
Development Department 

Chad Henry – City Planner 
201 West Water Street Piqua, Ohio 45356 

chenry@piquaoh.gov 
(937) 778-2049

October 1, 2024 

*** MEETING  NOTICE *** 

Please be advised that the Planning Commission meeting will be conducted on 
Tuesday, October 8, 2024 at 6:00 PM at 201 W. Water St. in the Commission 
Chambers. 

Residents and others with interest in the agenda topics may attend the meeting or 
submit public comment on an item until noon on the day of the meeting by 
emailing piquapermits@piquaoh.gov . Public comments submitted by the date/time 
noted will be presented to the Planning Commission at the public hearing 
proceedings. 

The full agenda packet may be accessed by visiting the City’s website using this link 
https://piquaoh.gov/AgendaCenter  

Please contact this office if you have any questions pertaining to this notice. 

Chad Henry 
City Planner 



PLANNING COMMISSION AGENDA 
CITY OF PIQUA, OHIO 

6:00 PM – TUESDAY, OCTOBER 8, 2024 
MUNICIPAL GOVERNMENT COMPLEX 

COMMISSION CHAMBERS – 201 W. WATER STREET 

CALL TO ORDER 

Chair Comments – Opening Remarks 

ROLL CALL – Clerk Calls the Roll 

Meeting Minutes – September 10, 2024 

OLD BUSINESS 

NEW BUSINESS 
1. RESOLUTION PC 21-24

A resolution to consider a Special Use Permit for a personal service in the D-SX zoning district at 527 N. Main
Street.

2. RESOLUTION PC 22-24
A resolution to consider a petition to annex Parcel’s M40-250021 and M40-046700 into the jurisdictional
boundaries of the City of Piqua.

3. RESOLUTION PC 23-24
A resolution to consider a preliminary replat of Parcel’s N44-076518 and N44-077518.

4. RESOLUTION PC 24-24
A resolution to consider a zoning designation of Parcel’s N44-076518 and N44-077518.

OTHER BUSINESS/ADJOURNMENT 
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PLANNING COMMISSION MINUTES 
CITY OF PIQUA, OHIO 

6:00 P.M. – TUESDAY, SEPTEMBER 10, 2024 
COMMISSION CHAMBERS – 201 W. WATER STREET 

CALL TO ORDER 

At 6:00 pm Chairman Bubp called the meeting to order and welcomed all in attendance. Mr. Bubp outlined 
the order of business and procedures that will be followed by the Planning Commission. 

ROLL CALL 

Members Present: Brad Bubp, Eddie Harvey, Adam Seas, Terry Wright, Micah Underwood 

APPROVAL OF MINUTES  

The minutes of August 10, 2024 were approved by a voice vote.    

OLD BUSINESS 

Resolution PC 18-24 

Mr. Harvey motioned to un-table the resolution. Mr. Wright seconded the motion.  

Commission felt that Mr. Grimes had been given adequate time to prepare a development that would 
conform to the proposed district, but felt that it had not been accomplished.  

Mr. Bubp made a motion to not recommended the zoning amendment. Mr. Underwood seconded the 
motion. Mr. Seas abstained from the vote. The vote was 4-0 to deny the zoning amendment request. 

NEW BUSINESS 

Resolution PC 20-24  

Mr. Henry was present and gave the staff report. 

Ms. Melanie Walker, 526 N Wayne spoke as a citizen and asked if this request was against the code. Mr. 
Henry stated that it is an acceptable Special Use.  

Ms. Mindy Gregerson, 415 N Main spoke as a citizen and was opposed to the special use because Code 
Piqua stated that it was supposed to be restaurants and retail. 

Mr. Wright asked how long the building had been vacant and Mr. Bubp stated that it has been vacant for 
quite a while. Mr. Underwood stated that he sees real estate in downtown districts. Mr. Bubp agreed with 
Mr. Underwood.  

Ms. Walker also stated that there have been tv’s in the building that haven’t been altered for years. 
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Mr. Henry addressed the intent of Code Piqua and stated that restaurants and retail were preferred 
however there are a number of acceptable uses, to which is why it is before Commission with a 
recommendation.  

Mr. Bubp made a motion to approve the resolution, Mr. Wright seconded the motion. The resolution was 
approved with a 5-0 vote.  

OTHER BUSINESS 

None. 

ADJOURNMENT  

With no other questions, comments, or business before the Planning Commission, a motion was made Mr. 
Seas to adjourn, seconded by Mr. Harvey to adjourn the meeting. With all those present in support of the 
motion, the meeting was adjourned at approximately 6:40 P.M.  

The meeting minutes provided herein were prepared by Emily McCulla, City of Piqua. Comments 
requesting corrections, additions, or deletions to the content of this record should be directed to Ms. 
McCulla at emcculla@piquaoh.gov   

mailto:emcculla@piquaoh.gov


 

 

STAFF REPORT 
Planning Commission 
 
Date:  October 8, 2024 
Re:  PC 21-24 – Special Use Request – 527 N. Main Street 
 
Applicant: Wise Roll Jiu Jitsu Academy LLC, Greg Highley 
Owner: John C. Patterson / Psalm 8318 UN LTD 
 
Address: 527 N. Main Street, Piqua, OH |  
Parcel #: N44-003150 
 
Zoning: D-SX - Downtown Shopfront Mixed Use 
 
Request: The applicant is requesting a Special Use designation to operate a 
Personal Service (Gym) within the Downtown Shopfront Mixed Use (D-SX) district. 
  
 
Staff Comments and Recommendations: 
 
The applicant is requesting a Special Use designation to operate a Personal Service 
(Gym) within the Downtown Shopfront Mixed Use (D-SX) district. This district is 
primarily intended for pedestrian-oriented commercial uses, and the proposed gym will 
provide fitness services in line with community health goals. The special use request is 
necessary as gyms are not automatically permitted in D-SX, requiring consideration of 
factors such as compatibility with surrounding businesses, potential impacts on foot 
traffic, and alignment with the district’s intended character. 
 
Staff recommends approval of the Special Use request, citing the gym’s ability to attract 
consistent foot traffic and activate the streetscape during early morning and evening 
hours, complementing surrounding retail and dining establishments. The proposed use 
aligns with the district’s goal of providing a diverse range of services that cater to both 
residents and visitors. The gym’s inclusion would contribute to the vibrancy of the 
downtown area without significantly altering its overall character or pedestrian focus. 













RESOLUTION No. PC 21-24 

WHEREAS, Greg Highley, has applied for a Special Use Authorization to 
authorize a personal service (gym) to be located at 527 N Main St, zoned D-SX 
Downtown Shopfront Mixed Use; and, 

WHEREAS, Code Piqua sections 3.2.1 Primary Use Table and 3.5.5 Use 
Standards; provides the procedure for Planning Commission to approve a 
requested Special Use; and, 

WHEREAS, the Planning Commission has studied the request, conducted a 
public hearing on the matter, and has established findings that indicate the 
proposed expansion: 

☐ Will be compatible with the intended use of the real property.

☐ Will not threaten the general health, safety, and welfare of the
surrounding properties, and the adjacent property values will not be
negatively affected.

☐ Granting the Special Use does not consume critical land resources
that are uniquely suited to facilitate the needs of the community for
economic development or other important needs.

☐ Conforms to all other applicable plans, policies and regulations of
the city.

NOW THEREFORE BE IT RESOLVED, board member ________ hereby moves to 
_________ the request made, as described by this resolution, the testimony 
provided, and the documents attached hereto, the motion is seconded by 
board member __________ and the voting record on this motion is hereby 
recorded as follows. 

AYE NAY ABSTAIN ABSENT 
Mr. Bradley Bubp ☐ ☐ ☐ ☐

Mr. Eddie Harvey ☐ ☐ ☐ ☐

Mr. Terry Wright ☐ ☐ ☐ ☐

Mr. Adam Seas ☐ ☐ ☐ ☐

Mr. Micah Underwood ☐ ☐ ☐ ☐



 

 

STAFF REPORT 
Planning Commission 
 
Date:  October 8, 2024 
Re:  PC 22-24 – Annexation – 3.691 ac 
 
Applicant: Kevin Krejny, Utilities Director 
Owner: City of Piqua 
 
Address: 9480 SR 66 N  
Parcel #: M40-250021 & M40-046700 
 
Zoning: To be determined 
 
Request: The City of Piqua is requesting the annexation of parcels it owns into its 
municipal boundaries to ensure consistent management and provision of city services. 
  
 
Staff Comments and Recommendations: 
 
The City of Piqua is requesting the annexation of parcels it owns into the city limits for 
consistent management and provision of city services. The parcels in question are 
adjacent to the existing water plant, which is zoned "IL - Industrial Light." To maintain 
continuity and support future operational needs of the water plant, staff recommends 
assigning the "IL - Industrial Light" zoning designation to the annexed parcels upon 
approval of the annexation. 
 
Staff finds that the proposed zoning is consistent with the existing land use in the area 
and supports the continued operation and maintenance of vital city infrastructure. 
Therefore, staff recommends that the Planning Commission recommend approval of the 
annexation and the assignment of "IL - Industrial Light" zoning to the parcels. 





RESOLUTION No. PC 22-24 
 

 WHEREAS, The City of Piqua, has filed an annexation petition for Parcel M40-250021 
and M40-046700, from the Planning Commission; and, 

WHEREAS, Section 6.2.3.A of the Development Code provides the procedure for 
assigning a zoning designation during an annexation of land; and 

WHEREAS, the Planning Commission has studied the request, conducted a public 
hearing on the matter, and has established findings that indicate the proposed 
zoning designation is suitable considering: 

☐  The proposal’s compatibility with existing land use plans and policies 

☐  Traffic impacts and changes 

☐ Environmental impacts or improvements 

☐  Potential impacts to historic assets 

☐  Changes or impacts to the enjoyment of property by neighbors 

☐  The ability of the City to serve the proposed development with water, 
sanitary sewer, stormwater, electric and other utility infrastructure; and 

☐  The City’s ability to meet the public health and safety needs of the 
development 

NOW THEREFORE BE IT RESOLVED, board member ___________________ hereby moves 
to ___________________ the request made, as described by this resolution, the testimony 
provided, and the documents attached hereto, the motion is seconded by board 
member _____________________  and the voting record on this motion is hereby recorded 
as follows.    

 
  
 
 
 
 
 
 
 

 AYE NAY ABSTAIN ABSENT 
Mr. Bradley Bubp   ☐   ☐   ☐   ☐ 

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  October 8, 2024 
Re:  PC 23-24 – Preliminary Replat – N44-076518 & N44-077518 
  PC 24-24 – Zoning Designation – N44-076518 & N44-077518 
 
Applicant: D.R. Horton, Rob Smith 
Owner: Craycon Homes Inc. 
 
Address: Piqua Clayton Road / Spotted Doe TL  
Parcel #: N44-076518 & N44-077518 
 
Zoning: RE-10 – Residential Estate 10,000 SF 
 
Request: The applicant is seeking a preliminary replat of two parcels — one 
measuring 60.94 acres and the other 22.72 acres — along with a zoning designation 
change from RE-10 to RE-6 (Residential Estate 6,000 SF) for single-family homes, as 
well as S-RM (Suburban Residential Multi-Unit) for multi-unit living. 
  
 
Staff Comments and Recommendations: 
 
Staff recommends conditional approval of the preliminary replat and zoning designation 
change, with the following considerations: 
 
The proposed development includes a mix of single-family residences (201 total) and 
multi-unit living (132 townhome lots), offering a variety of housing options. The 
townhome units are strategically placed adjacent to an existing development and across 
from single-family homes, with a buffer in place to screen and maintain neighborhood 
aesthetics. Additionally, 15.49 acres of open space will enhance the community’s 
character, and the proposed density of 3.98 units per acre is appropriate for the area. 
 
The proposed lot sizes for both single-family homes and townhomes are well within 
reasonable ranges for this type of development. Typical single-family lots will be 7,020 
square feet, providing ample space for homeowners while maintaining an efficient use 
of land. The townhome lots, at 2,000 square feet each, will offer a more compact, low-
maintenance living option, which could appeal to a broader demographic, including 
young professionals, downsizers, and smaller families. The inclusion of multi-unit living 
near an existing development also ensures a gradual transition between different 
housing types, enhancing neighborhood cohesion and providing housing diversity. The 
15.49 acres of dedicated open space will further enhance the overall livability of the 
development, creating recreational and aesthetic value for future residents. 



 

 

STAFF REPORT 
This proposal aligns with Objective H3 from the 2007 Plan It Piqua Comprehensive 
Plan, which aims to "Provide a variety of housing choices." As demographic shifts and 
changes in family structures occur, it becomes increasingly important for communities to 
offer housing options that accommodate diverse household sizes and types. The variety 
of single-family homes and townhomes proposed in this development reflects a 
thoughtful approach to meeting these needs. Housing choices should be available 
across a range of locations, styles, and price points to ensure that all residents can find 
suitable living arrangements. The proposed mix of housing types – paired with the open 
space and thoughtful layout – demonstrates a commitment to diversifying the local 
housing stock, which complements the evolving demographic trends in the Piqua 
community. By offering both traditional homes and multi-unit living options, this 
development will cater to a broad spectrum of residents, from growing families to empty-
nesters and individuals seeking more compact living. 
 
While the proposal has many positive elements, there are a few areas that require 
further attention to ensure the development meets city standards and aligns with long-
term planning goals. Particularly, staff cannot support the current road configuration at 
the north end, where Eagles Lake Drive is not connected. This design creates 
unnecessary maintenance challenges and promotes inefficient circulation, offering no 
tangible benefit to the City. Staff recommends revising the road layout to ensure a 
proper connection. 
 
Additional staff comments have identified several improvements and adjustments that 
should be incorporated into the final design, and may not be limited to: 
 

• Improvements on Piqua-Clayton Road: Necessary upgrades, including 
potential right-of-way (R/W) acquisition, should be addressed in coordination with 
the City. 

• R/W parking spots: Further discussions will be required regarding their location, 
specifications, and any potential modifications. 

• Utilities: Final construction plans will need to be refined to ensure utilities comply 
with City standards. For example, utility mains should not run between houses, 
although stormwater lines may be permitted with proper easement or HOA 
space. 

• Stormwater management: Protective measures, such as guardrails, should be 
installed within the R/W where stormwater basins are directly adjacent to ensure 
public safety. 

With these revisions and conditions in place, staff believes the project will align with City 
standards and enhance the community’s residential offerings. Therefore, staff 
recommends approval, contingent upon addressing the outlined issues.  



City of 

PIQUA 
Zoning Designation Request 

Application 

HOW TO APPLY FOR A ZONING DESIGNATION REQUEST 

1. To have an item placed on the agenda, site plans and application materials may be submitted to
piquapermits@piquaoh.gov no later than 5:00 P.M. four weeks prior to the scheduled meeting date. Please
include the following: 

• Completed application form with the name of person or persons requesting the Zoning Change,
stating their legal interest in the property and names of all interested persons;
Site plan of the lot showing proposed use, drawn to accurate scale, showing all pertinent information
pertaining to the Zoning Change;

• $100.00 Application Fee to be paid at time of submittal.

2. Piqua Planning Commission will conduct a public hearing; and take final action at its regularly scheduled
meeting, the second Tuesday of each month.

3. All items must be received in the Planning & Zoning office no later than 5:00 P.M. four weeks prior to the
scheduled meeting date.

SUBMITTAL REQUIREMENT CHECKLIST 

@ Application I @ Lot Plan I
Kl $100 Fee 

(Show existing and proposed zoning) (Cash or Check) 

APPLICANT INFORMATION I � Primary Contact 
I 

□ Billing Contact

First Last Name: D.R Horton 

Contact Person First Last Name: Rob Smi th 

Mailing Address: 4705 Duke.Drive, Suite 250, Ma son, OH 45Q40 

Phone Number: 513-297-3460 I Email: rdsmith@drhorton.com 

Type of legal interest held by applicant: Option on land being requested for rezone 

OWNER INFORMATION 

First Last Name: Craycon Homes Inc. 

Mailing Address: PO Box 1499, Pi qua, OH 45356 

Phone Number: 937-773-7000 ext. 1225 I Email: Mimi.Crawford@Crayex.com 

201 W Water St I Piqua, OH 45356 I Office I 937.778.2049 

Paid 9/20/24 Check 20919





 
 
 
  
 

 
 
 
 
 
 

       
 
 

  
 
 

  

 
 
DATE:                  

 
 
 
September 20, 2024 

  

NAME: Kyle Hinkelman, AICP 

PLACE: City of Piqua 

ADDRESS: 
201 W. Water St. 
Piqua, OH 45356 

  
  

PROJECT NUMBER: MIA-PIQ-2403 

PROJECT NAME: Deerfield Subdivision Preliminary Plat and Rezoning 

SENT VIA:     ☐  MAIL     ☒  HAND DELIVERED      ☐  UPS 
  
  

DESCRIPTION:  

 

1 application  

1 $100 check 

3 – 11x17 copies of preliminary plan 

3 – 11x17 copies of building renderings 

1 – 24x36 copy of preliminary plan 

 

 
 

If you have any questions, please feel free to contact our office. 

Signed:  Nicholas J. Selhorst, P.E. 
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