Monroe Planning Commission Minutes
January 19, 2016 - 6:00 pm
233 South Main Street, Monroe, Ohio

The Planning Commission of the City of Monroe met in regular session at 6:00 pm on January 19, 2016.
The meeting was held at Monroe City Hall.

Call to Order

The meeting was called to order at 6:00 pm by Mr. Morris. Members present were Steve Wood and Ron
Tubbs.

Also present were: Kevin Chesar, Director of Development/Zoning Enforcement Officer; Kameryn Jones,
Planner; Deana England, Deputy Clerk of Council, Richard Mascarella, Assistant Fire Chief, and Jordan
Parker, Engineering Technician.

Election of Officers

Mr. Tubbs moved to appoint Mr. Morris as Chair and Mr. Berry as Secretary; seconded by Mr. Wood.
Voice Vote. Motion carried.

Approval of Minutes

Mr. Wood moved to approve the minutes from the October 20, 2015 meeting; seconded by Mr. Tubbs.
Voice vote. Motion carried.

Mr. Morris opened Public Hearing Case No. 2016-1-1. Mr. Chesar was sworn in.

Public Hearing Case No. 2016-1-1: Consideration of an application from Mount Pleasant Retirement
Village for a zoning map amendment for six parcels along Seminary Drive to be rezoned from R-1
Residential to R-PUD.

Mr. Chesar stated that Mount Pleasant currently owns and operates both properties at 230 Seminary
Drive, where Hilltop Early Childhood Enrichment Center and the Treasure Barn are located. Although
both have been operating for a number of years, they have yet to be formally incorporated into the
Planned Unit Development. More recently, Mount Pleasant has purchased the three multi-family units.
Mount Pleasant for years has sought to acquire these properties for the purposes of the community,
and now it plans to raze all three buildings to create open space with potential for redevelopment in the
future. The rezoning request is to officially add in these new properties, as well as incorporate the two
businesses that have already functioned as part of the Mount Pleasant community.

Mr. Chesar stated that while there may not have been an error made, it appears that the 230 Seminary
Drive properties (Treasure Barn and Hilltop Early Childhood) have always acted as a part of the Mount
Pleasant community and this fact should be reflected in the zoning map. Past issues surrounding the
multifamily units along Seminary Drive and their recent purchase by the applicant represent a change in



both the ownership and consequently the future purpose of these parcels.

Mr. Chesar stated the proposed change is consistent with the proposed land use plan map which
designates the future use of the parcels as residential, though it would fall under a PUD overlay.
However, future plans for the multi-family unit buildings and parcels will need to be considered to
ensure this consistency.

Mr. Chesar stated that the particular area within the City of Monroe is almost entirely residential in
nature. The change of approximately 2.4 acres of land to be covered by the Mount Pleasant PUD will
continue an appropriate development pattern and essentially reflect how the land has existed for years,
and will make this area less problematic and a safer alternative.

Mr. Chesar stated and presented evidence that proper notification was sent to area residents in regards
to this amendment and received no comments.

Mr. Chesar stated that the Police Department had no comments, the Fire Department would like to
reserve the right to comment during plans review and inspection process.

Mr. Chesar stated that his staff recommends that Planning Commission give a favorable
recommendation to City Council for the property rezoning requests.

Mr. Wood moved to give recommendation to Council for the approval of the proposed zoning map
amendment; seconded by Mr. Tubbs. Voice vote. Motion carried.

Mr. Morris closed the public hearing at 6:17 pm.

Case No. 2016-1-2: Consideration of a site plan for Skyline Chili.

Mr. Chesar stated that Matt Patterson with Cincinnati Commercial Contracting has submitted a site plan
for Skyline Chili restaurant to be located at the corner of State Route 63 and Premium Outlets Drive. The
property is currently owned by Corridor 75 Park LTD. The property owner has recently split off 0.876
acres from the remaining 2.76 acres of land area. The applicant is proposing a 3,600 square foot building
and intends to begin construction in the spring.

Mr. Chesar stated that the applicant is proposing 50 parking spaces; the Code allows 1 per 100 square
feet for eating and drinking establishments. Given the approximate square footage of the proposed
space, the Code requires only 36 spaces. By right, however, the applicant may install up to 10% more
than this required number. Additional spaces are not permitted without the submission of a parking
plan demonstrating a need for additional spaces and the approval of the Code Enforcement Officer. In
conversations among Staff, the applicant engineer, and the Skyline owner, it has been stated that this
number of spaces are necessary to accommodate both customers as well as staff parking. The property
owner, Mr. Lenny Robinson, has stated that a shared parking agreement will be in place. Staff believes
that the proposed layout would allow for shared parking for a potential neighboring user. Staff supports
a shared parking agreement and this parking plan. The applicant is meeting requirements. The site plan
proposes 10x18 parking stalls and the minimum 2-way drive aisle width of 24 feet.



Mr. Chesar stated that code also requires building elevations visible from a public street to contain a
window occupying at least 25% of the total wall surface area. While there have not been official
calculations provided, it appears that the applicant may be meeting this requirement on the State Route
63 and eastern Premium Outlets Drive frontages. However, there are no windows proposed for the
southern Premium Outlet Drive frontage. Staff has raised this issue with the applicant, suggesting false
window(s) (similar to the recent Culvers window) as a potential solution in the case real windows are
impractical at this location.

Mr. Chesar stated that the code requires 20% of each front yard to be landscaped; this site has three
frontages: one along State Route 63 and two along Premium Outlets Drive. The applicant has proposed
7 Cleveland Select Pear trees. As the Cleveland Pear is a prohibited tree type, another species will need
to be selected to replace the 7 existing Pear trees. The three front yards are constricted by the building,
parking, and impervious area, on a relatively small lot. Furthermore, a large "ditch" SR 63 right of way
area exists along the north property line that appears as green space. The plans will need to show the
percentage of front yard covered by landscaping. Additionally, staff is encouraging the applicant to seek
out ODOT/ or the City of Monroe Public Works officials to inquire about the possibility of landscaping or
maintaining the ditch area as the typical mowing maintenance schedule.

Mr. Chesar stated that at the time of application, the standard spacing for street trees requirements was
25 feet on center and is what should apply. The new requirement has increased the spacing to 40 feet
on center and staff recommends that the new requirement be met.

Mr. Chesar stated that a minimum of six spaces for drive through facility stacking; the applicant has
provided five. The applicant has suggested the addition of one more space at the curve behind the fifth
stack space as a potential solution.

Mr. Chesar stated the code requires maximum lot coverage of 75% (28,637.13 SF) within the C-1.

The applicant is proposing lot coverage of 75.21% (28,718 SF). The applicant has worked to lower this
percentage by adding more landscaping, particularly at the western edge of the parcel along the drive-
thru lane.

Mr. Chesar stated that staff encourages connectivity within the site and to the other surrounding
developments. Code requires sidewalks along all portions of a parcel that front a public or private street
for any new development. The applicant has proposed a 5’ sidewalk along Premium Outlets Drive,
spanning the entire eastern and southern portions of the site. It is the opinion of Staff that these
sidewalks will encourage connectivity among neighboring users to the west on the same piece of land as
well as any future development to the east. Due to the drainage ditch to the north along State Route 63
and the nature of that major thoroughfare, Staff does not see a sidewalk along that portion of the
property to be viable or beneficial for pedestrian use. Planning Commission does have the ability to
waive the requirement for a sidewalk along a public street if there are issues with connectivity or safety.

Mr. Chesar stated the applicant has updated the elevation drawings to include both additional and
changed materials along the base of the building as well as the cap of the building to emphasize these
features. The applicant should provide the area of the skyline engraved area on the west side as this is
considered a sign and while permitted, the size will depend on the overall allotment permitted.



Mr. Chesar stated that further discussion should occur with Planning Commission about the appropriate
area to connect pedestrians to the adjacent site in the context of the drive-thru lane occupying the
majority of the west side.

Mr. Chesar stated that Public Works had comments in regards to the island at the northeast access point
shall be raised concrete, not merely striped, as to ensure right turns out of the parking lot. Drainage
calculations also need to be calculated. The Fire Department would like to reserve the right to comment
during plan review and inspections. The Police Department had no comment at this time.

Mr. Chesar stated that staff recommends approval of the proposed site plan based on the following
conditions: A shared parking agreement is required and shall be presented for the record and
documentation stating that the shared southern access point (a portion which is located on the

adjacent parcel) has been approved by the adjacent property owner, approval of five or six drive thru
stacking spaces per Planning Commission, replacement of the pear trees, indication of total landscaped
area (not including grassy area), encouragement of follow up with ODOT/City Officials regarding front
maintenance of north right of way easement area, installation of street trees 40 foot on center along
Premium Outlet Drive, further discussion about the appropriate area (if any) to connect pedestrians to
the adjacent site in the context of the drive-thru lane occupying the majority of the west side, the
applicant should provide the area of the skyline engraved area on the west side of the structure as this is
considered a sign and while allowed, the size will depend on the overall allotment permitted, installation
of at least one spandrel/false window on the south side elevation on each side of the rear door, the
island at the northeast access point shall be raised concrete, drainage calculations also need to be
calculated as provided for approval, and all minor modifications to be approved by staff.

Mr. Morris stated that he would want to see an addition handicap parking space.

Mr. Wood stated that the sidewalk portion north of the access drive is not needed and does not serve a
real purpose, that the sidewalk shall be installed up to the right in/right out access drive which is a safer
option.

Mr. Chesar stated that further discussion with the City Engineer should occur regarding future
connectivity and that the sidewalk decision should be decided at that time.

Mr. Wood stated concern that directional signs should be installed to ensure safe traffic flow.

Mr. Tubbs moved for approval for Case No. 2016-1-2 with the following conditions: a shared parking
agreement with the adjacent owner is required and shall be provided, documentation provided stating
that the shared southern access point (a portion which is located on the adjacent parcel) has been
approved by the adjacent property owner, the northwestern cross access drive is to be removed. Curb
and landscaping that corresponds with the rest of the development shall be installed to allow room for
drive thru stacking spaces, the pear trees proposed are not permitted and a new tree type shall be
submitted for staff approval, indication of total landscaped area (not including grassy area) shall be
listed on the landscape plan, encouragement of follow up with ODOT/City Officials regarding front
maintenance of north right of way easement area is preferred, the installation of street trees 40 foot on
center along Premium Outlet Drive is required, the area of the Skyline relief area on the west side of the
structure has to be indicated as it is considered a sign. An overall sign concept plan will need to be
presented as it may impact the permitted size of the Skyline engraved area, the sidewalk location and
terminus will be determined by the Director of Development and City Engineer after further discussion



regarding City connectivity, the island at the northeast access point shall be raised concrete as approved
by Public Works, drainage calculations need to be provided for approval, a third handicapped spot shall
be added north of the northernmost handicap space, the right in/right out shall be widening to allow
better delivery truck egress, landscaping in this area should be maintained as approved by staff,
wayfinding signage to I-75/SR 63 is required as approved by staff, all minor modifications to be
approved by staff; Seconded by Mr. Woods. Voice vote. Motion carried.

Mr. Wood motion to adjourn at 7:31 pm; Seconded by Mr. Tubbs. Voice vote. Motion carried

Respectfully submitted:

Deana England
Executive Assistant/Deputy Clerk of Council



