
























PP EXHIBIT #1

CASE #
2023-08

APPLICANT/OWNER/AGENT Mark & Connie Burton/ Royce Machine

TOWNSHIP Union

PROPERTY LOCATION
ADDRESS 2358 Lebanon Rd.

PIN 13-33-100-010-0

PROPERTY SIZE
FRONTAGE

2.165 Acres
221.07 Feet

CURRENT ZONING DISTRICT
“I-2” w “IHO” General Industrial Manufacturing Zone with  
Interstate Highway Overlay

FUTURE LAND USE MAP (FLUM) 
DESIGNATION

Low Density Residential

EXISTING LAND USE Manufacturing with a caretaker dwelling

ZONING REQUESTED
“I-2” General Industrial Manufacturing District
With a Planned Unit Development (PUD)

ISSUE FOR CONSIDERATION
To rezone the property from straight I-2 to an I-2 PUD for expansion   
of a long-time family business.



Rezoning Process 

Regional Planning 
Commission

November 16, 2023

Board of County 
Commissioners 

Warren County Rural Zoning 
Commission

December 12, 2023



Vicinity Map                                                   2023-08
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Notification Map                                  2023-08



Zoning Map                  2023-08



Future Land Use Map (FLUM)

SITE



City of Lebanon Future Land Use – 2019 City of Lebanon Comprehensive Plan

The future land use designation 

is Innovation District.

INTENT

• Provide flexible space to support a variety of low-impact

but high-value industrial activities

• Encourage the transition of existing industrial uses near

residential areas to lower intensity use that are less likely

to create negative neighborhood impacts.

• Provide buffering through landscaping and building

placement where Innovation Districts are adjacent to

residential areas.

• Encourage the use of higher-quality building materials

and landscaping for highly-visible sites

PRIMARY USES

• Light Industrial

• Warehousing/Distribution

• Commercial/Retail

• Office

SECONDARY USES

• Civic/Institutional

• Parks and Open Space



Permitted Uses

Permitted Use Groups

• Agricultural & Related Uses

• Residential Uses

• Accessory Uses & Structures

• Temporary Uses

• Community Facilities & Essential Services Uses

Permitted Sub-Use Groups

• Commercial Business and Services Uses –

Professional Office

• Industrial Manufacturing Research and Supply 

Services Uses – Manufacturing

• Industrial Manufacturing Research and Supply 

services Uses – Industrial Services



Prohibited Uses

Casino Sexually Oriented Businesses

Shooting Range Slaughterhouse and Stockyards

Truck Terminals and Distribution 
Facilities

Warehousing and Depot

Mover Storage Facility Container / POD Storage Facility

Class IV Composting Facility
Construction and Demolition Debris 

Disposal Facility

Energy Recycling Plant Motor Vehicle Impound Lot

Recycling and Salvage Center

Applicant proposed prohibited uses

Additional prohibited uses added 



Warren County Regional Planning Commission 
Executive Committee Recommendation

At its meeting on November 16, 2023, the Warren County Executive Committee

voted to recommend Approval of the Royce Machine I2 to I2 PUD to the Warren

County Rural Zoning Commission with a vote of 12 yes, 3 no and 1 abstain, subject to

the following conditions.

1. All plans and proposals of the applicant shall be made conditions of approval

unless modified by one of the following conditions.

2. Compliance with the Warren County Rural Zoning Code.

3. Prior to the Board of County Commissioners review the applicant submits an

updated site plan that documents the setbacks for existing structures.



Warren County Regional Planning Commission Cont.

4. Prior to the Board of County Commissioners review the applicant shall submit the

following, in compliance with the application requirements of the Warren County

Rural Zoning Code:

a. A legible map of the site, drawn at one inch (1") equals two hundred feet (200')

or a different scale if specified by the Zoning Inspector, prepared by a

registered architect, landscape architect, engineer, surveyor, or other

professional planning consultant, which shows all existing property lines,

easements, public road centerlines and rights-of-way, contour lines at suitable

intervals, regulatory 20 floodplain boundaries if involved, and generalized

locations of public and private utilities;



Warren County Regional Planning Commission Cont.

b. Section 1.305.4 Application Requirements of the Warren County Rural Zoning

Code (A) 2-9. For example, parking location and dimensions; land use areas and

percentages; driveway dimensions and details; open space location and

quantity; building setbacks and height; stormwater management areas; and

community impact statement.

c. Identification of the future 82’x100’ building location.



Warren County Regional Planning Commission Cont.

5. The landscape plan submitted at PUD Stage 2 shall illustrate Buffer [Type] A adjacent to

industrial zoning and uses.

6. The existing driveway shall terminate 10 feet prior to the eastern property line to install Buffer

[Type] A, or the applicant shall submit a shared driveway access maintenance agreement

with parcel # 13331000120.

7. Compliance with the revised PUD Standards, proposed by staff in Exhibit B.

8. Dedicate right of way in compliance with the Thoroughfare Plan, prior to PUD Stage 3.





1.304.5 Decision-Making Determination Considerations: The approving authority shall review the proposed Zoning Amendment in 

the interest of public health and safety, as well as the public convenience, comfort, prosperity, or general welfare, as applicable, by 

considering the following factors: 

(A) Is the proposed amendment consistent with the purposes and intent of this Zoning Code? 

(B) Does the proposed amendment deviate from the suggestions of the Warren County Comprehensive      Plan? 

(C) Is the proposed amendment justified because of changed or changing conditions of the surrounding area since the time the current 

zoning designation for the property was established, and has assumptions on, capital investments, road locations, population trends, 

land committed to development, density, use, or other elements changed to justify the amendment? 

(D) Is the proposed zoning compatible with the present zoning, nearby uses, and the character of the surrounding area? 

(E) Is the site suitable for the uses to which it has been restricted, or does the current zoning deprive the site of all economically viable 

uses? 

(F) How long has the property remained vacant as zoned and is it zoned different from an adjacent properties? 

(G) Are there available sites elsewhere in the County that are already zoned for the proposed use? 

(H) Are public central sanitary sewer, stormwater facilities, roads and other public facilities available and  do they have adequate 

capacity to serve allowable uses? 

(I) Will approval of this amendment result in existing land uses, parcels, or structures becoming non-conforming or somehow result in 

conflict with any provision, restriction, or requirement of this code?



Required Landscaping 2023-08

PUD Standards proposed state he will meet all the requirements of the Warren County Rural 
Zoning Code.



Staff Summary

Location 2358 Lebanon Road, Union Township.

Parking Meets the specifications as submitted in the PUD Standards.

Landscaping

Landscaping PUD Standards state it will conform to the zoning code 
requirements. Staff believes this is unattainable with the building setbacks from 
most property lines. Staff recommends landscaping comply around all residential 
lots per the Warren County Zoning Code where available.

Signage
The sign height, setback and square feet are taken from the Warren County Rural 
Zoning Code and will be approved under separate permit.

Lighting
Lighting proposed appears residential in nature except for 3 pole lights located in 
the center of the property. Maximum pole height 25’.

Service Structures
Required construction to match existing buildings and landscape buffering 
installed around each service structure. None are shown on existing plan.



Zoning Comparison

Comparison of Current, B1 & Proposed Zoning Standards

Zoning I2 (Current) I2 PUD (Proposed)
RPC Staff 

Recommendation

Front Yard Setback 50 ft. 50 ft. 50 ft.

Side Yard Setback (North) 50 ft. 20 ft. 20 ft.

Side Yard Setback (South) 50 ft. 5 ft. 10 ft.

Rear Yard Setback (East) 50 ft. 5 ft. 10 ft.

Maximum Impervious 

Surface Ratio
0.70 0.53 0.53



Proposed Lighting                                2023-08

All lighting shown appears to be residential in nature except for the 3 pole 
lights near the center of the property.



Parking & Loading 2023-08

Section 3.307

14 Parking Spaces are shown.



Proposed Signage 2023-08
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