
 

 

PLANNING COMMISSION AGENDA 
CITY OF PIQUA, OHIO 

6:00 PM – TUESDAY, FEBRUARY 10, 2025 
MUNICIPAL GOVERNMENT COMPLEX 

COMMISSION CHAMBERS – 201 W. WATER STREET 
 
CALL TO ORDER 
 
Chair Comments – Opening Remarks 
 
ROLL CALL – Clerk Calls the Roll 
 
2026 Chair and Vice-Chair Selection 
 
Meeting Minutes – December 8, 2025 
 
 
OLD BUSINESS 
 

1. RESOLUTION PC 20-25 (TABLED) 
A resolution to authorize a special use permit for a drive-thru ATM at 645W. Water Street. 
 

NEW BUSINESS 
 

2. RESOLUTION PC 1-26 
A resolution to recommend a final plat with dedication for 5545 Drake Road (M40-041400) 
 

3. RESOLUTION PC 2-26 
A resolution to authorize a special use permit for a convenience store / gas station at N44-072750, N44-
250056, and N44-073339. 
 

OTHER BUSINESS 
 

1. Comprehensive Plan Discussion – 2026 
2. Board Training Scheduled – March 3rd  

 
ADJOURNMENT 
 
 



RESOLUTION No. PC 20-25 
 

 A RESOLUTION AUTHORIZING A SPECIAL USE PERMIT FOR A DRIVE-THRU ATM AT 644 
/ 645 W. WATER STREET, PIQUA, OHIO 

WHEREAS, the property located at 645 W. Water Street, Piqua, Ohio (N44-016280 and 
N44-016290), is zoned NX – Neighborhood Mixed-Use under the City of Piqua 
Development Code; and 

WHEREAS, the applicant has requested a Special Use Permit to operate a drive-thru 
ATM at the aforementioned property, which includes two existing commercial uses, 
which have parking requirements and demands on the property; and 

WHEREAS, the proposed use of the property for a drive-thru ATM is inconsistent with 
the goals of the City’s zoning regulations, which require adequate parking, queueing, 
and structure setbacks for properties within the city; and 

WHEREAS, the Piqua Planning Commission has reviewed the application and finds 
that the proposed special use structure will remove required parking for existing 
businesses on the property as well as does not meet the requirements for the 
location of an ATM drive-thru, queueing / stacking of cars within an ATM drive-thru, 
and the required landscaping screening for an ATM drive-thru; and 

NOW THEREFORE BE IT RESOLVED, board member     hereby moves to 
recommend     of 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.    

 

 
 
 
 
 
 
 

 
 
Adopted this ____ day of ____________, 2025. 
 
Chairman, Planning Commission   Clerk, Planning Commission 

 
___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 

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

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 









 

 

STAFF REPORT 
 
City of Piqua Comprehensive Plan 
 
The Comprehensive Plan lists the property in its future land use map as Neighborhood 
Conservation.  This designation is intended to preserve the existing neighborhood 
character and continue maintenance of buildings and infrastructure. 
 
 
Special Use - Review Standards (Section 7.2.3) 
 

1. The use is allowed as a Special Use in the respective zoning district.  
a. Yes, they are permitted in the NX district. 

2. The use complies with any applicable specific use standards, if any, without the 
granting of any variance relating to those standards.  

a. No.  They are required to have 5 cars able to queue (only four possible), 
no landscaping provided as required. 

b. The site is required to have 32 parking spaces for the existing uses, and 
the removal of 11 spaces would make the site non-compliant. 

3. The use is compatible with adjacent uses in terms of location, scale, site design, 
hours of operation and operating characteristics.  

a. Yes, it is a commercial use along a commercial corridor. 
4. Granting the Special Use does not consume critical land resources that are 

uniquely suited to facilitate needs of the community for economic development, 
provision of utility services, or other important uses needed to safeguard the 
health, safety, and welfare of the community.  

a. Yes, it meets this standard. 
5. Any significant adverse impacts resulting from the proposed use in the affected 

area will be effectively mitigated or offset, or for those uses that by their nature 
have impacts on neighbors that cannot be easily mitigated, the Planning 
Commission has determined that the buffer granted is adequate and reasonable 
for both the applicant and any neighbors, and that the land area chosen is the 
best fit for the use. 

a. No, it does not meet the general landscape buffer requirements. 
6. The City and other service providers will be able to provide sufficient public 

facilities and services, including schools, roads, recreation facilities, wastewater 
treatment, water supply and stormwater facilities, police, fire and emergency. 

a. Yes. 

 
 
 



 

 

STAFF REPORT 
Staff Recommendation: 
 
Based on the approval criteria within Section 7.2.3 the proposed ATM and drive-thru do 
not meet the requirements for approval therefore staff recommends DENIAL of the 
Special Use Permit for an ATM drive-thru.  
 
 
 
 
 
 





Start Date: 11/02/25 

End Date: 3/01/26 

The undersigned acknowledges that the information provided herein is accurate to the fullest extent of their 
knowledge.: 

Signed in GovWell: Friday October 3, 2025, 3:23pm 
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RESOLUTION No. PC 01-26 
 

 A RESOLUTION RECOMMENDING ACCEPTANCE OF 0.0646 ACRES OF DEDICATED 
PUBLIC RIGHT-OF-WAY AT 5545 N. DRAKE ROAD, PIQUA, OHIO 

WHEREAS, the property located at 5545 N. Drake Road, Piqua, Ohio (Parcel ID #M40-
041400), is a 1.14-acre parcel in Washington Township, Miami County, currently 
improved with a single-family dwelling; and 

WHEREAS, the owner has proposed or executed a dedication of 0.0646 acres of land 
for public right-of-way purposes, to be added to the City's street and public right-of-
way system; and 

WHEREAS, this dedication of new right-of-way is consistent with the goals and 
requirements of the City of Piqua Development Code, including Article 6 Subdivisions 
& Streets (Div. 6.1 Intent, Div. 6.4 Streets and Public Right-of-Way), and supports 
orderly development, access, and public infrastructure in alignment with the Plan It 
Piqua Comprehensive Plan and related adopted plans; and 

WHEREAS, the Piqua Planning Commission has reviewed the proposed dedication, 
associated plat and survey documents, and finds that the dedication meets 
applicable standards for location, width, alignment, design, and compatibility, with 
no adverse impacts identified on adjacent properties, traffic, drainage, or public 
safety; 

NOW THEREFORE BE IT RESOLVED, board member     hereby moves to 
recommend that the City Commission     the dedication, 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.    

 

 
 
 
 
 
 
 

 
 
 
Adopted this ____ day of ____________, 2025. 
 

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

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



RESOLUTION No. PC 01-26 
 

 Chairman, Planning Commission   Clerk, Planning Commission 
 

___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  February 10, 2026 
Re:  PC 01-26 – Acceptance of Right-of-Way (R/W)   
   
Applicant: City of Piqua 
Owner: Ronnie W. Lennington & Margaret A. Paskert 
 
Address: 5545 Drake Road N  
Parcel #: M40-041400 
 
Zoning: Not in corporation 
 
Request: The applicant requests approval of a permanent right-of-way dedication 

for the City of Piqua, along with a temporary right-of-way for construction 
of a water main, associated with parcel M40-041400 (5545 Drake Road 
N), as shown on the submitted plan. This action is processed under the 
City of Piqua Development Code, Article 6 (Subdivisions & Streets), 
including Division 6.4 (Streets and Public Right-of-Way). 

 
  
 
Staff Comments and Recommendations: 
 
Background: 
 
The proposed dedication and temporary construction easement are necessary to 
facilitate public infrastructure improvements, specifically the installation of a municipal 
water main. The dedication provides for permanent public right-of-way, while the 
temporary right-of-way supports construction access and activities. 
 
Analysis: 
 
The proposed dedication and temporary easement have been reviewed and are 
consistent with the requirements of Division 6.4 for public right-of-way dedications and 
temporary construction uses. The plan aligns with City standards for access, utility 
installation, and public infrastructure. 
  
Recommendation: 
 
Staff recommends that the Planning Commission approve the permanent right-of-way 
dedication and temporary construction right-of-way for M40-041400 / 5545 Drake Road 



 

 

STAFF REPORT 
N, and forward a positive recommendation to City Commission for final acceptance and 
authorization. 
 
 
 
 
 
 





  

  

 

-1- 

Exhibit “A” 

November 4, 2025 

Washington Road Water Main Extension 

Warranty Deed Right-of-Way 

Washington Township 

Description of 0.3289 Acres 

 

 

Situated in the State of Ohio, County of Miami, Washington Township, Section 30, Town 6, 

Range 6 East, and being part of a tract of land conveyed to Ronnie W. Lennington and Margaret 

A. Paskert, as recorded in 2024OR-04892 of the Miami County Recorder’s Office and being 

more particularly described as follows:  

 

Commencing at a found cotton gin spindle at the Northwest Corner of the Northwest Quarter of 

Section 30; 

 

Thence on the Section Line of Section 30 and centerline of Washington Road right of way (60’ 

R/W), South 00 degrees 31 minutes 09 seconds West, 1320.84 feet to the intersection of the 

centerlines of Washington Road (60’ R/W) and Drake Road (60’ R/W), also being the 

northwesterly corner of said Lennington tract, and POINT OF BEGINNING; 

 

Thence on the centerline of Drake Road, North 76 degrees 50 minutes 35 seconds East 30.87 feet 

to a point on the centerline of Drake Road; 

 

Thence parallel to the Section line and centerline of Washington Road, 30 feet therefrom, South 

00 degrees 31 minutes 31 seconds West, 30.88 feet to an iron pin bent west found at the 

intersection of the east right of way line of Washington Road and the south right of way line of 

Drake Road; 

 

Thence on the east right of way line of Washington Road, South 00 degrees 31 minutes 31 

seconds West, 115.01 feet to an iron pin to be set; 

 

Thence on a new right of way line, South 44 degrees 28 minutes 29 seconds East, 7.50 feet to an 

iron pin to be set; 

 

Thence continuing on a new right of way line, parallel to the Section line and centerline of 

Washington Road, 35.30 feet therefrom, South 00 degrees 31 minutes 31 seconds West, 135.39 

feet to an iron pin to be set; 

 

Thence continuing on a new right of way line, South 44 degrees 28 minutes 29 seconds East, 

32.19 feet to an iron pin to be set; 

 

Thence continuing on a new right of way line parallel to the Section line and centerline of 

Washington Road, 58.06 feet therefrom, South 00 degrees 31 minutes 31 seconds West, 46.40 

feet to an iron pin to be set; 
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Thence continuing on a new right of way line South 45 degrees 31 minutes 21 seconds West, 

36.15 feet to an iron pin to be set; 

 

Thence continuing on a new right of way line parallel to the Section line and centerline of 

Washington Road, 32.50 feet therefrom, South 00 degrees 31 minutes 31 seconds West, 5.45 feet 

to an iron pin to be set on the south line of said Lennington tract; 

 

Thence on the south line of the Lennington tract, South 88 degrees 14 minutes 08 seconds West, 

2.50 feet to an iron pin to be set at the intersection of the south line of said Lennington tract and 

the present west right of way line of Washington Road; 

 

Thence continuing on the south line of said Lennington tract, South 88 degrees 14 minutes 08 

seconds West, 30.02 feet to the southwest corner of said Lennington Tract, Section Line, and 

centerline of Washington Road; 

 

Thence on the west line of the Lennington Tract, Section Line, and Centerline of Washington 

Road, North 00 degrees 31 minutes 31 seconds East, 380.75 feet to the POINT OF 

BEGINNING, containing 0.3289 acres of land, of which 0.2643 acres is PRO (Present Road 

Occupied), leaving a net take of 0.0646 acres, more or less, subject to legal highways and other 

easements of record. 

 

The above described area is contained within Miami County Auditor’s parcel number M40-

041400.  

 

This description is based on a field survey conducted in November, 2024 by Casey Walter, 

Professional Surveyor No. 8156 of the State of Ohio, a plat of which was developed and filed in 

Volume _____ Page ______ of the Miami County Recorder’s Record of Plats.  

 

Bearings used herein are based on Ohio State Plane Coordinates, South Zone, referenced to  

NAD (83) (2011) and are for this project use only. 

 

All iron pins to be set referenced herein are 3/4 inch diameter x 30 inch long iron bars with 2-1/2 

inch aluminum cap stamped “CITY OF PIQUA R/W, P.S. 8156, FISHBECK” and will be set 

after construction.  
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This description was prepared on November 4, 2025, by Casey Walter, Professional Surveyor 

No. 8156 of the State of Ohio. 

 

________________________           _________ 

Casey Walter           Date      

Professional Surveyor of Ohio No. 8156 

 

 
10856 Reed Hartman Highway, Suite 175 

Cincinnati, Ohio 45242 

513.469.2370    

 



RESOLUTION No. PC 02-26 
 

 A RESOLUTION AUTHORIZING A SPECIAL USE PERMIT FOR A FUELING STATION AT 
1239 E. ASH STREET, PIQUA, OHIO 

WHEREAS, the property located at 1239 E. Ash Street, Piqua, Ohio (presently N44-
072752, N44-250056, and N44-072750), is zoned CX – Corridor Mixed Use under the 
City of Piqua Development Code; and 

WHEREAS, the applicant has requested a Special Use Permit to operate a fueling 
station at the aforementioned property, which may include associated pump islands, 
canopy, convenience retail, and other permitted accessory commercial activities; and 

WHEREAS, the proposed use of the property for a fueling station is consistent with 
the goals of the City’s zoning regulations and the Development Code, provided that 
adequate parking, vehicle queueing/stacking, access drives, setbacks, landscaping, 
screening, lighting, signage, and other site design, environmental, and operational 
standards are met; and 

WHEREAS, the Piqua Planning Commission has reviewed the application, site plans, 
and supporting materials and finds that the proposed special use meets the 
applicable requirements and standards for fueling stations in the CX district (Primary 
Use Table §3.2; Commercial Uses §3.5; Development Standards Article 4; Special Use 
review §7.2.3), including location, vehicle circulation, queueing, 
landscaping/screening, and compatibility with adjacent uses; 

NOW THEREFORE BE IT RESOLVED, board member     hereby moves to 
recommend     of 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.    

 

 
 
 
 
 
 
 

 
 
Adopted this ____ day of ____________, 2025. 
 

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

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



RESOLUTION No. PC 02-26 
 

 Chairman, Planning Commission   Clerk, Planning Commission 
 

___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  February 10, 2026 
Re:  PC 02-26 – Special Use – Fueling Station  
   
Applicant: The Kleingers Group, Anthony Chu 
Owner: Hutton Piqua OH ST, LLC, Learon Miller 
 
Address: 1239 E. Ash Street 
Parcel #: N44-072752, N44-072750 and N44-250056 
 
Zoning: CX – ‘Corridor Mixed Use’ 
 
Request: The applicant seeks approval for a fueling station   
 
  
 
Existing Conditions: 
 

 
 
The proposed special use will rise on the site currently occupied by Best One Tire & 
Service (1241 E. Ash Street) and China East Chinese Restaurant (1239 E. Ash Street).   
 
 
 



 

 

STAFF REPORT 
 
Aerial Overlay: 
 

 
 
 



 

 

STAFF REPORT 
Zoning Map: 
 

 
 
Properties are zoned CX – Corridor Mixed Use.  This district allows fueling stations as a 
special use, which is why the applicant is before the Planning Commission. 
 



 

 

STAFF REPORT 
 
Background: 
 
The property located at 1239 E. Ash Street, Piqua, Ohio, consists of three parcels (N44-
072752, N44-072750, and N44-250056) that are currently being replatted into a single 
parcel for development purposes. The site is zoned Corridor Mixed-Use (CX) under the 
City of Piqua Development Code, which is intended for a variety of commercial uses 
and residential uses along the city’s arterial and major collector corridors. 
 
The applicant, Wawa Inc., is proposing to develop a convenience store with an 
associated fueling station on the consolidated parcel. Wawa is a well-established chain 
known for providing fresh food, beverages, convenience items, and fuel services. This 
would mark one of Wawa's expansions into Ohio, aligning with their recent openings in 
the state, including locations in Liberty Township and planned sites in nearby areas 
such as Celina and Harrison Township. 
 
Key site details include: 

• A municipal water tower is currently located on parcel N44-250056, which is 
positioned behind the other two parcels fronting E. Ash Street. Utilities serving E. 
Ash Street are being relocated as part of the development to ensure continued 
service without interruption. 

• The City will retain maintenance access to the water tower and utilities through a 
dedicated drive provided by the developer at no cost to the City. 

• The proposed development includes a 6,000+ square-foot convenience store 
building, fuel pumps, parking areas, and associated landscaping and screening. 

 
The application requires a Special Use Permit because fueling stations are designated 
as a special use ("S") in the CX - Corridor Mixed-Use District per §3.2 (Primary Use 
Table) of the Development Code. This classification ensures that such uses are 
reviewed for compatibility with surrounding areas, traffic impacts, and adherence to 
development standards. 
 
 
Analysis: 
 
The proposed fueling station and convenience store align with the intent of the CX 
District, which promotes mixed-use development along key corridors to enhance 
functionality as walkable centers serving residential neighborhoods. The site's location 
on E. Ash Street, a major thoroughfare, supports commercial reinvestment while 
providing convenient access for motorists and pedestrians. 
 
Compliance with key provisions of the Development Code:  

• Use Standards (Division 3.5, Commercial Uses): The proposal meets the 



 

 

STAFF REPORT 
definition of a "Fueling Station" as a retail facility selling fuel for motor vehicles, 
with an accessory convenience store. No additional retail beyond typical 
convenience items is proposed. The minimum lot area requirement of 25,000 
square feet is exceeded by the consolidated parcel. Fuel pumps and drive aisles 
are positioned at least 50 feet from adjacent residential uses or protected 
districts, ensuring compatible transitions. 

• Building and Site Standards (Division 4.1, Building): The building design 
incorporates appropriate setbacks, massing, and facade treatments to relate 
positively to the public realm, including pedestrian-friendly elements along E. Ash 
Street. 

• Parking and Access (Division 4.2): Adequate parking is provided for the 
convenience store and fueling operations, with queueing spaces for fuel pumps 
designed to minimize on-site congestion. The dedicated drive for City access to 
the water tower avoids conflicts with customer traffic. 

• Landscaping, Transitions, and Screening (Division 4.3): The plan will include 
required landscaping buffers along lot lines, frontage screening along the public 
right-of-way, and visual screening for the fueling area to mitigate impacts on 
adjacent properties. Tree preservation and enhancement efforts will comply with 
§5.2 (Tree Preservation). 

• Environmental Protection (Article 5): Utility relocations ensure no disruption to 
watershed protection (Division 5.1) or stormwater management (Division 5.3). 
The site is not in a floodplain, and erosion controls will be implemented during 
construction. 

• Subdivisions and Streets (Article 6): The replat consolidates the parcels 
appropriately, with no new streets proposed. Access improvements support safe 
ingress/egress onto E. Ash Street, eliminating two drives (net reduction in curb 
cuts). 

• General Compatibility: The development balances conservation and growth by 
promoting reinvestment in an established corridor (per Section 1.1.5, Intent). It 
provides standards for compatible transitions in use, scale, and height with 
nearby developments. No significant adverse impacts on traffic, noise, or 
aesthetics are anticipated, as confirmed by preliminary engineering reviews. 

 
The proposal is consistent with the Plan It Piqua Comprehensive Plan, emphasizing 
high-quality, neighborhood-friendly development that contributes to a balanced public 
realm. This project fully addresses all relevant standards. 
 
 
Staff Recommendation: 
 
Staff recommends approval of the Special Use Permit for the proposed fueling station 
and convenience store at 1239 E. Ash Street, subject to the following conditions: 
 



 

 

STAFF REPORT 
1. Final engineering approval for utility relocations and stormwater management. 
2. Dedication of the access drive for City maintenance purposes via easement. 
3. Compliance with all applicable building permits and inspections during 

construction. 
 

This development will enhance economic activity along E. Ash Street while maintaining 
the City's infrastructure access and environmental protections. 
 
 
 
 
 
 

































           

January 21, 2026 

*** MEETING NOTICE *** 
 
Please be advised that the City of Piqua Planning Commission meeting is scheduled for 
Tuesday, February 10, 2025, at 6:00pm. The meeting will take place in the 
Commission Chambers (Second Floor) of the Municipal Government Complex, 201 W. 
Water Street, Piqua, Ohio.  
Residents and interested parties may attend the meeting to present comments on 
agenda items. Alternatively, public comments can be submitted via email at 
emcculla@piquaoh.gov by noon on the day of the meeting. All comments received by 
this deadline will be presented to the Commission during the public hearing.  
The meeting notice and agenda, including the address of items under consideration, are 
available to the public through this notice or by scanning the QR code posted at the 
location listed in the agenda. The full agenda packet will be available for public review 
by February 4, 2026, at https://piquaoh.gov/1614/Agendas-Minutes.   

For any questions regarding this notice, please contact the Community Services 
Department.  

 

 

 

 

Chad D. Henry 
City Planner 

Enc. 

 

Community Services Department 

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

(937) 778-2049  
 




