
 
 

Planning Commission 
Work Session 

October 28, 2021 – 5:00 p.m. 
233 South Main Street, Monroe, Ohio  

 
Call to Order 
 
Roll Call 
 
 
Old Business 
  

Case No. 2021-1-1.  Consideration of Site Plan Application for Thornton’s. Tabled 4/20/21 
 
New Business 
 
Administrative Reports 
 

Work Session regarding Hyde Park at the Crossings, a proposed residential 
development at Roden Park Drive and Crossing Boulevard. 

 
 
Adjournment 



 
                        
 
 
 
 
 
 
 
 
 
 
 
 
                    CITY OF MONROE 
                    Inter-Office Correspondence 
______________________________________________________________________________ 
 
 
TO:  Members of the Monroe Planning Commission 
FROM:  Kameryn Jones 
  Assistant Development Director  
 
DATE:  October 28, 2021 
RE: Information Packet for October 28, 2021 Planning Commission Work Session at 5:00 p.m. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1 
 

I. Administrative Report—Hyde Park at the Crossings Residential Development 

A. Introduction 

• As Planning Commission may recall, in June this year, developers presented a higher density housing 
concept for property at the Monroe Crossings property at Roden Park Drive and Crossings Boulevard.  

• The proposed development would contain 101 attached single-family homes with a density of 4.83 
units per acre. 

• The property in discussion is approximately 21 acres in total and is presently zoned for commercial use 
(C-4 Gateway Commercial) under the Shops of Monroe Crossings Planned Unit Development (PUD). 

• At this time, the proposed development would require both a Zoning Map Amendment to change the 
zoning from commercial to multi-family (C-4 to R-4) and a Major PUD Amendment to alter the current 
commercially focused PUD agreement. 

• As the concept has not substantially changed, this report is fairly similar to the information seen in the 
June report. 
 

 

Zoning Map of Proposed Development 

 
Overhead View of Proposed Development 
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Northbound on Crossings Boulevard 

 
Southbound on Crossings Boulevard 

 
Eastbound on Roden Park Drive 
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Westbound on Roden Park Drive 

 
Overlook Development in West Chester 
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Overlook Development in West Chester 

 
Overlook Development in West Chester 
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Overlook Development in West Chester 
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B. Current Code Implications 

• As the Code exists today, the zoning of the property does not allow for any type of residential 
development. 

• As such, an application to rezone the property from its current C-4 classification to R-4 Multi-Family 
Residential is required. The zoning map amendment process would require a public hearing and both 
the Planning Commission level and at City Council, which ultimately approves/disapproves such 
requests.  

• Currently, the applicant is proposing to rezone the base zoning of the property and alter the Planned 
Unit Development (PUD) via a Major Planned Unit Development Amendment. 

• While a PUD offers some room for flexibility in the specific regulations for a development if approved, 
the following are just some existing base Code considerations: 
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• Architectural Standards: 
• Based on renderings provided, it appears some of the models have more than 25% siding 

permitted on the front elevations. The maximum on front elevations is 25%, with 75% 
required to be brick or stone. 

• Front elevations must incorporate variation in mass through methods such as wall offsets 2 
feet deep, bay windows, façade color changes, use of pilasters/columns, roofline changes, 
etc. Based on information provided, it appears wall offsets, façade color changes, 
columns/pilasters, and roofline changes have been incorporated. 

• Side and rear elevations must contain a minimum 50% brick or stone. This requirement has 
not been met. 

• Front and side facades (on buildings located on corner lots) must include a combination of 
design elements such as dormer windows/cupolas, recessed entrances, covered porches, 
pillars/posts/pilasters, bay windows, multiple windows with minimum four inch trim, etc. 
The front elevation does appear to show multiple windows, recessed entrances with 
covered porches, and pillars/posts, but side elevations do not meet this requirement. 

• Vinyl is proposed for this development, which is currently prohibited per code. 

• Open Space Standards: 
• Buffer yard Type A required as proposed multi-family use adjacent to single-family 

residential use. The conceptual plan does show space for that buffer to be developed along 
its borders with the existing single-family development. 

• Formal and informal open space would be required. Based on 20.91 acres, 1.05 acres of 
formal open space (programmed space) and 4.18 acres of informal open space (passive 
space) would be required. Open space cannot come from unusable areas such as 
easements, streams, flood areas, etc.  

• The preliminary site plan shows about 1.13 acres of formal open space that the 
applicant states will be for walking trails, shelters, and charcoal grills. 

• The 4.18 acres of informal open space are not directly defined on the preliminary 
site plan. 

 
• Subdivision Design Standards: 

• The applicant requests to deviate from City standards required for development of 
public/private streets. The applicant requests no curb/gutter, sidewalk on one side of the 
street, and to deviate from the standard street width required. 

• Further review would be required regarding private streets in terms of width and access for 
emergency vehicles and school buses.  

• Staff would like to better understand how visitor parking and any on-street parking will be 
addressed.   
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C. Planned Unit Development Implications 
 

• The Shops of Monroe Crossings PUD was established in 2007 to accommodate a commercial retail 
shopping center along both sides of Roden Park Drive between Route 4 and Crossings Boulevard. Plans 
were designed to accompany this PUD.  

• As this retail development has not developed to the level originally envisioned, there may be reason 
to consider alternative development on a portion of this property. 
 

D. Draft Comprehensive Plan Implications 
 

• Pedestrian Connectivity: 
• A major piece of feedback heard from the community is a desire for more pedestrian 

connectivity.  To follow the community desire for walkability, the draft comprehensive plan 
prioritizes developments that are not auto-focused, that include community gathering 
space, and have varied architectural characteristics to create a sense of place.    

• With this recommendation coming from this policy document, Staff recommends 
incorporating more units with rear facing garages houses, particularly along the 
development’s frontage on Roden Park Drive and Crossings Boulevard.   
 

• Density and Growth: 
• The draft Future Land Use Map makes a designation of Mixed Residential, which includes 

single-family detached homes, townhomes, and duplexes at no more than 4 units per acre. 
This use is intended for suburban and infill development and should emphasize connectivity 
and walkability. The proposed development is 4.83 units per acre, which is a 20.75% 
increase in density above the draft recommendation of the Comprehensive Plan. The 
proposed density is less than the 8 units per acre currently permitted by Code in the R-4 
zoning district. 

• Another major component of the Comprehensive Plan is growth expectations, particularly 
as it impacts the school district. Further detail should be provided and discussed to better 
understand the anticipated person per unit at this location.  
 

• Design Goals: 
• In terms of vision and look of higher density housing, the Steering Committee, in past 

meeting discussions, has been supportive of the following type of developments (refer to 
the mixed residential/multi-family images below): 
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• With the emphasis on design, Staff has researched a few potential areas that may fit to combine auto-
oriented uses and with pedestrian emphasis. Images of these areas have been included in your 
packets. 

• It should be noted that these examples do not necessarily meet all criteria of our current Code or draft 
Comprehensive Plan. The intent is to show nearby examples of higher density housing that have 
addressed various design issues in different ways. 



11 
 

E. Department Comments 
• Fire Department:  

• All access roads will need to be a minimum of 26’ and able to accommodate a 42’ turning 
radius for our aerial apparatus. OFC Appendix D Section D103.1 

• All turns must be able to accommodate a 42’ turning radius. 
• All dead-end access roads in excess of 150’ feet will need one of the following: 

• 120-foot hammerhead, 60 foot “Y” or 96” diameter cul-de-sac in accordance with 
OFC Appendix D Figure D103.1 

• “No Parking Fire Lane” signs will need to be posted on all access roads and turnarounds in 
accordance with OFC Appendix D Section D 103.6 Signs 

• Hydrant spacing and placement needs to be approved in coordination with Monroe Water 
Dept. and Fire. 

• Any raised island must be a mountable style island. 
• Police Department: 

• No comment at this time. 
• Public Works/Engineering: 

• Conversations with the design firm are ongoing as it relates to the TIS and how the design of 
this new subdivision can alleviate traffic concerns in this area. 

 
F. Conclusion  

• Presently, there is no vacant land in Monroe appropriately zoned for this type of housing.  
• The draft Comprehensive Plan, in the adoption phase of the approval process with City Council, 

designates this area for Mixed Residential, which is somewhat close to the concept presented in terms 
of housing type and density. 

• The concept could add diversity to the fairly homogenous housing stock in Monroe, an issue 
highlighted in the 2018 Housing Study. 

• Considerations regarding this concept and any other housing development include:  
• Architectural standards and quality design 
• Connectivity and walkability goals, connectivity/walkability 
• Responsible growth  
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October  21, 2021 
 
 
Ms. Kameryn Jones 
Assistant Development Director 
City of Monroe 
233 S. Main Street 
Monroe, OH 45050 
 
RE: Hyde Park at the Crossings 
 Planning Commission Work Session 
 
Dear Ms. Jones, 
 
On behalf of Park Place Development LLC, enclosed please find the following information to be shared 
with Planning Commission at the work session on October 28th: 
 

1) Concept Plan for Hyde Park at the Crossings. 
2) Color building elevation for the proposed townhomes. 

 
Park Place Development LLC, requested the work session in order to receive feedback on their upcoming 
Zoning Map Amendment and Planned Unit Development Applications for Parcels C1800-016-000-019 
and -030.  The subject parcels consist of vacant land located at the intersection of Crossings Blvd. and 
Roden Park Drive, within the Monroe Crossings development.  Additionally, the subject properties were 
part of the Shops of Monroe Crossings Commercial Planned Unit Development (C-PUD) which was 
approved by City Council in 2007.  At this time, Park Place Development LLC wishes to rezone the 
property to allow for the development of Hyde Park at the Crossings – A Townhouse Landominium 
Community.   
 
The property is currently zoned C-PUD with an underlying zoning district of C-4 Gateway Commercial.  In 
order to develop the property as a townhouse landominium community, the underlying zoning district will 
need to be changed to R-4 Multi-Family Residential District and a Residential Planned Unit Development 
Plan will need to be approved.  
 
Hyde Park at the Crossings will consist of 101 owner occupied townhome landominiums on 20.91 acres, 
with a density of 4.83 units/acre.  A minimum total of 4.18 acres (20%) of open space will be provided, 
with 1.13 acres (5.4%) to be developed as formal open space.  The formal open space shall consist of 
walking trails, shelters for gatherings and charcoal grills. 
 
Access to the development will be provided on both Crossings Boulevard and Roden Park Drive.  All 
streets internal to the development will be private and maintained by the Homeowners Association.  The 
streets on the eastern portion of the development will consist of 25 ft. and will accommodate 2 way 
vehicular traffic.  The streets on the western portion will consist of both 15 ft wide one-way streets and 25 
ft wide two-way streets.  All streets will be designed to accommodate emergency vehicles.  The private 
streets will be constructed of asphalt and will not contain curb and gutter. A 5 ft sidewalk will be 
constructed along 1 side of each street. 
 
The proposed 2 story townhome landominiums will consist of 3 bedroom homes with attached 2 car 
garages.  Exterior building materials will consist of a mix of brick, stone, and high quality vinyl.   
 
A Homeowners Association will be created and all homeowners will be a member.  The Homeowners 
Association will be responsible for the removal of snow on the private streets, as well as the maintenance 
of all open space, open space amenities, lawns, walk, pavement, water quality basins and landscaping. 
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Landscaped mounds will be provided along Crossings Boulevard and Roden Park Drive to serve as a 
buffer for the development from the roadways.  Additional landscaping will also be provided in front of 
each townhome.  The existing buffers to the single family detached homes to the east and west will 
remain. 
 
Park Place Development LLC is proposing the following deviations from the City of Monroe codes and 
standards: 
 

1) Private streets to consist of a width of 15 ft (one-way) and 25 ft. (two-way) with no curb and 
gutter. 

2) Sidewalk to be provided on 1 side of the private streets internal to the development. 
3) Permit high quality vinyl to be installed on the townhomes. 
4) More than 25% of high quality vinyl on the front elevation of the townhomes. 
5) Compliance with Comprehensive Plan. The current Comprehensive Plan calls for these parcels 

be developed as Commercial.  However, the draft Comprehensive Plan calls for the parcels to be 
developed as Mixed Residential. 

6) Since this is a landominium development with private streets, the individual residential lots will not 
abut a dedicated street right of way. 

 
Should you have any questions or need any additional information, please do not hesitate to contact me. 
 
Sincerely, 
 

 

Etta M. Reed, PE 
Principal 
 
Enclosure 
 
cc: Park Place Development LLC  
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Site Acreage: 20.91 Acres

Current Zoning: C4 with PUD Overlay
Proposed Zoning: R4 with PUD Overlay

Total Units: 101
West Property: 74 Units
East Property: 27 Units

Density: 4.83 Units / Acre

Required Open Space - 4.18 Acres
Required Formal Open Space West - .65 Acre

±.65 Acre Provided
Required Formal Open Space East - .40 Acre

±.48 Acre Provided

Parking Required: 2.5 Spaces / Unit = 255 Spaces
(Provided by Garages and Driveways)

DESIGN SUMMARY
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a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Rural Residential:
•	Low density, single-family 

housing development of various 
sizes 

•	Typically one dwelling per two 
acres 

•	Not typically located within a 
subdivision 

•	May allow small-scale 
agricultural activities on the lot 
assuming there is no disturbance 
or harm caused to other nearby 
properties 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Large Lot Residential: 
•	Single-family housing 

development of various sizes
•	Typically two dwelling units per 

acre 
•	Located within a subdivision 
•	Newly developed 

neighborhoods should have a 
walkable, well-connected street 
system to access other adjacent 
neighborhoods, amenities, and 
destinations 

LAND USE DESCRIPTION



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Mixed Residential:
•	 Single-family detached homes on 

lots of varying sizes, townhomes, 
and duplexes

•	 Typically four units per acre 
(housing types can vary but should 
always consider surrounding 
character)

•	 Works well in a traditional 
suburban neighborhood and for 
infill development 

•	 Connectivity, bikeability, and 
walkability should be key elements 
near this development type as this 
is where it will be most successful 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Multi-Family Residential: 
•	 Includes townhomes, small-scale 

apartments, and condominiums 
(single-family housing is allowed)

•	 Typically eight units per acre 
•	 Allows for successful housing 

integration and is for people 
of all ages and incomes to live 
comfortably at any point in their 
lives

•	 Can be used for infill development 
in select locations 

•	 Multi-family residential areas 
should be walkable and well-
connected to other nearby 
amenities. 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Commercial: 
•	 Two types: neighborhood commercial 

centers and regional commercial 
districts 

•	 Neighborhood commercial centers 
should be compact development with a 
mix of uses

•	 Can be located throughout the City and 
must be compatible with neighborhood 
character

•	 Regional commercial districts are larger 
in size and are of higher intensity 

•	 Typically they have anchor stores 
(including grocery and big box stores)

•	 Should be located along major 
corridors and avoid large expanses of 
parking 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Mixed-Use: 
•	 Provide a diverse combination 

of high activity uses within a 
connected and walkable block 
layout

•	 Mixed-use development may 
include restaurants, small-scale 
retail and professional services, 
offices, single family attached 
housing, multifamily apartments, 
townhomes, and recreation 
amenities

•	 Mixed-use centers should have 
coordinated development 
patterns at a pedestrian scale with 
pedestrian and bicycle amenities 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Employment:
•	Designed to encourage 

economic growth and 
job creation through the 
development of office, research 
and development, advanced 
manufacturing, and institutional 
uses 

•	Buildings should be smaller 
scale 

•	Encourage buffering
•	Outdoor storage or operations 

are strongly discouraged to be 
used within this area

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Transitional Development:
•	 These areas may be more 

challenging to develop
•	 Development is still an option but 

requires additional costs
•	 Appropriate future uses will vary 

by context and may include open 
space, recreational facilities, retail, 
office space, light industrial, and 
research and development uses

•	 Stormwater drainage, 
transportation, and other 
infrastructure improvements will 
be planned in accordance with 
development of the area 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Heavy Industrial:
•	Uses include manufacturing, 

warehousing, office, and 
research and development 
(with some supporting local 
commercial businesses)

•	Incredibly important for 
employment opportunities and 
contributes to the economic 
base of the community

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Light Industrial:
•	Uses include small 

manufacturing and 
warehousing, office, and 
research and development uses 
(with some supporting local 
commercial businesses)

•	No extensive exterior storage or 
operations should be allowed 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Institutional: 
•	These uses serve a community’s 

social, educational, health, and 
cultural needs

•	Includes schools, libraries, 
museums, religious institutions, 
and government facilities 

•	Can be located within multiple 
other uses including all 
residential areas 

LAND USE DESCRIPTION 



a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN

Parks/Open Space:
•	 To protect recreational area, 

public parks, golf courses, private 
recreational facilities, and general 
open space

•	 Includes passive open spaces, 
ball fields, play equipment, 
conservation areas, and 
environmentally sensitive lands 

•	 Can be located within multiple 
other uses and should have access 
to pedestrian and bicyclist facilities 
and other existing neighborhoods 
and destinations 

LAND USE DESCRIPTION 





a d v a n c e m o n ro e ADVANCE MONROE COMPREHENSIVE PLAN
LAND ABSORPTION CALCULATIONS
Current Population:  15,000 (2019)
Projected Population:  21,000 (2040)

Current People Per Household:  2.74 (2019)

Remaining Approved Housing Units by Development:
Monroe Crossing:  200 Single-Family & TH
Tall Oaks:  182 Single Family
Trails of Todd Hunter:  106 Single Family

Additional Housing Units Needed:   
Projected Housing Units:  2190
Approved Housing Units:  488
Total New Housing Units:  17021

1Monroe would issue approximately 85 building permits per year. 
On average, Monroe issues about 80 residential building permits per year.

Assumptions
Rural Residential 0.5 units/acre
Large Lot Residential 2 units/acre
Mixed Residential 4 units/acre
Multi-Family Residential 8 units/acre
Mixed Use 8 units/acre

Proposed Land Use Plan Land Absorption
Rural Residential 80 acres (40 units)
Large Lot Residential 825 acres (1,650 units)
Mixed Residential 760 acres (3,225 units)
Multi-Family Residential110 acres (895 units)
Mixed Use 100 acres ( 770 units) 
Commercial  210 acres
Employment  780 acres
Light Industrial  220 acres
Transitional  835 acres
Institutional/Parks/Open Space 100 acres

Projected Land Absorption
New Population Growth 5k every 20 years
No changes in lot size assumptions
Requires about 1,800 new housing units
Roughly 50 to 60 years until residential build out 
Roughly 40 years until commercial & mixed build out2

Roughly 50 to 75 years until employment build out3

Roughly 2 to 10 years until light industrial build out4
2Monroe currently issues permits for approximately 34,500 sq.ft. of commercial permits 
per year.
3The timing for employment building out depends on the market as well as the required 
infrastructure improvements to support the intensity of development.
4The timing for industrial build out depends on the market.  Currently 3 buildings and 2 
vacant properties are for sale which are included in this total.
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HIGHER DENSITY HOUSING EXAMPLES



THE OVERLOOK
WEST CHESTER, OH

• Walkability and connectivity
• Garages/parking in rear
• Open space and amenities
• Material types
• Varied architectural features
• Street trees
• Visitor parking

Limited sidewalks, no curb or street trees

Limited visitor parking at end of 
street, no on-street parking

Limited open or amenity space

Somewhat material, but monotonous 
design

No rear facing garage option



BEACON HILL
MASON, OH

• Walkability and connectivity
• Garages/parking in the rear
• Open space and amenities
• Material types
• Varied architectural features
• Street trees
• Visitor parking

Varied rooflines, front elevations

Garages in the rear accessed by alley

Built in open space, street trees

On street parking, units built up to 
the street with sidewalks= walkability

Quality materials, but less variety 
in material type



MASON OAKS
MASON, OH

• Walkability and connectivity
• Garages/parking in rear
• Open space and amenities
• Material types
• Varied architectural features
• Street trees
• Visitor parking

Some rear access garages

Visitor parking placed throughout 
subdivision

Varied design and materials, some 
units have front facing garages

Units built to the street, sidewalks increase 
walkability/pedestrian friendliness



UNION VILLAGE
TURTLECREEK TWP, OH

• Walkability and connectivity
• Garages/parking in rear
• Open space and amenities
• Material types
• Varied architectural features
• Street trees
• Visitor parking

Garages in the rear accessed by alley

Units built to the street, sidewalks increase 
walkability/pedestrian friendliness

Architectural interest with front porches 
and visual interest on side of buildings, but 
lack of variety in material and design
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