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City of Napoleon, Ohio

PLANNING COMMISSION
MEETING MINUTES
Tuesday, March 10, 2020 at 5:00 PM
PC 20‐01 – Subdivision Replat
PRESENT
Members
City Staff

Jason Maassel‐Mayor, Suzette Gerken, Larry Vocke
Kevin Schultheis‐Code Enforcement/Interim Zoning Administrator
Joel Mazur‐City Manager

Exec. Asst. to Appt.
Authority/Clerk of Council

Roxanne Dietrich

Others
ABSENT
Commission Members

News Media, Brian Bostelman

Call to Order

Acting Chair Maassel called the meeting called to order at 5:01 pm.

Approval of Minutes

Hearing no objections or corrections, the minutes from the August 27, 2019 meeting
were approved as presented.

PC 20‐01
Subdivision Replat

PC 20‐01 – Subdivision Replat
Mazur read the background on PC 20‐01, an application for public hearing has been
filed by Damira, LLC of Napoleon, Ohio (Brian Bostelman). The applicant is requesting
the approval of a subdivision plat to combine two parcels in order to build a new
optometrist office. The request is pursuant to Section 1105.04 (Subdivision
Administration) of the Codified Ordinances of Napoleon, Ohio. The property is in a C‐
4 Planned Commercial Zone.

Comments

Mazur explained this is at the corner of Independence and Oakwood. Gerken asked if
the curb at Independence is supposed to be at the right‐of‐way? Mazur said it is a
remnant of an old plan. Maassel asked Bostelman your building plan does not affect
that, right? Bostelman replied we have an offset setback from that line, the setback is
further back than is shown. Mazur said the developer has been working with the
Electric Department to put in underground utilities. Gerken asked how big of a
building will be put in? Bostelman stated it will be 5,000 sf and passed out a copy of
the site plan to the commission members.

Motion to Approve
PC 20‐01

Motion: Vocke
Second: Gerken
to approve PC 20‐01, combining the two parcels and the subdivision replat

Passed
Yea‐3
Nay‐0

Roll call vote on the above motion:
Yea‐Maassel, Gerken, Vocke
Nay‐

Tim Barry, Marvin Barlow

The meeting continued with the consideration of PC 20‐02.
Approved
______________________________
March 31, 2020
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City of Napoleon, Ohio

PLANNING COMMISSION
MEETING MINUTES
Tuesday, March 10, 2020 at 5:00 PM
PC 20‐02 – Subdivision Replat
PRESENT
Members
City Staff
Exec. Asst. to Appt.
Authority/Clerk of Council

Jason Maassel‐Mayor, Suzette Gerken, Larry Vocke
Kevin Schultheis‐Code Enforcement/Interim Zoning Administrator
Joel Mazur‐City Manager
Roxanne Dietrich

Others
ABSENT
Commission Members

News Media, Paul Martin

PC 20‐02
Subdivision Replat

PC 20‐02 – Subdivision Replat
Mazur read the background on PC 20‐02, an application for a public hearing has been
filed by Roserock Holdings, LLC (Chad Bruner, the developer for Love’s Truck Stop) of
Oklahoma City, Oklahoma. The applicant is requesting the approval of a subdivision
plat to combine two parcels in order to build a Love’s Truck Stop. The request is
pursuant to Section 1105.04 (Subdivision Administration) of the Codified Ordinances
of Napoleon, Ohio. The property is in a C‐4 Planned Commercial Zone.

Comments / Discussion

Mazur stated originally they purchased the southwest corner of Industrial Drive and
American Road. Then they purchased another long parcel adjacent, this was the
parcel formerly owned by Paul Martin and Sons. The plan for this parcel is to develop
for the storm drainage/retention area that is required for all new developments. The
large parcel will be developed with all building and concrete on pervious surface so
they needed the extra drainage. Right now, we are working with Love’s developer to
reconstruct American Road to handle that volume of truck traffic. This property and
development may be triple the size of the Pilot station and have more truck traffic
coming in that intersection. A lot of traffic patterns and road reconstruct needs to
happen. They plan on building the road to our specifications and concrete. The
question was asked what are they going to use as the retention pond and is that their
plan with the giant pond. Did they say how many acres that is going to be? Mazur
said it is a 5‐acre parcel but we don’t know how much of that will be retention.
Maassel asked Mr. Martin if he had any objections? Mr. Martin replied, it is good as
far as I’m concerned. Mazur said some details still need to be worked out on the road
and the start of development will hopefully get underway soon. Gerken asked do
they want to start yet this spring? Mazur replied at least on the road part, they may
want to do some site work. They are getting the plans around, does there need to be
signaling on American Road and/or Industrial Drive and the north interchange. I
believe there is one on the south. Maassel confirmed there is one on the south.
Vocke asked if modifications to the road are up to where their driveway comes in and
stops there? Mazur said that is one of the details we are trying to work out with
them. There are four different grants tied to this project. One is a CDBG grant, one is
a TID grant, one is from Ohio Jobs and Commerce and the fourth is from Economic
Development 629 funds, totaling a little over a million dollars. That covers the
engineering for all of American Road and Oakwood down to Freedom Drive and it
covers the construction of the road up to the other side of PetVet so they can
maintain access while the road is reconstructed. There will be three lanes with a turn
lane on American Road. There will be three entrances, one for cars, one for trucks

Tim Barry, Marvin Barlow
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and another one for trucks. They only need the turn lane for the two and then it will
taper down to two lanes. They have to put in storm sewers along their edge of the
road. We are looking to use the remainder of the grant money to build up to the
other side of PetVet that way we are halfway there. The remaining half we are talking
with the two school districts, Liberty Center and Napoleon, and are working to
establish a TIFF District to cover the remaining portion of the road we are slating for
next year. Vocke commented there will definitely be more traffic. Mazur noted they
did do a traffic study to help them figure out what they absolutely need. Mr. Martin
asked Mazur what did you say the proposal for the intersection between the three
truck stops was going to be? Mazur replied, right now I believe it is going to continue
to be a four‐way stop and the light on the north interchange. That’s still part of the
talks we are having on the infrastructure. Right now we are seeking approval of the
replat, combining two parcels.
Motion to Approve
PC 20‐02

Motion: Vocke
Second: Gerken
to approve PC 20‐02, combining the two parcels to build a Love’s Truck Stop and the
subdivision replat

Passed
Yea‐3
Nay‐0

Roll call vote on the above motion:
Yea‐Maassel, Gerken, Vocke
Nay‐
The meeting continued with the consideration of PC 20‐03.

Approved
March 31, 2020

________________________________
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City of Napoleon, Ohio

PLANNING COMMISSION
MEETING MINUTES
Tuesday, March 10, 2020 at 5:00 PM
PC 20‐03 – Alley Vacation
PRESENT
Members
City Staff
Exec. Asst. to Appt.
Authority/Clerk of Council

Jason Maassel‐Mayor, Suzette Gerken, Larry Vocke
Kevin Schultheis‐Code Enforcement/Interim Zoning Administrator
Joel Mazur‐City Manager
Roxanne Dietrich

Others
ABSENT
Commission Members

News Media, Dawn

PC 20‐03
Alley Vacation

PC 20‐03 – Alley Vacation
Mazur read the background on PC 20‐03, an application for a public hearing has been
filed by Kahle Design & Build (Dave Kahle) of Defiance, Ohio. The applicant is
requesting the vacation of an alley for a potential residential development. The
request is pursuant to Section 909.03 (Planning Commission Review of Alley and
Street Vacations) of the Codified Ordinances of Napoleon, Ohio. The property is in an
R‐3 Moderate Density Residential Zone.

Comments / Discussion

Mazur reported where Fair Street dead‐ends, this area is a paper alley. Kahle owns
the two parcels where Fair Street dead‐ends and this parcel that has a vacant house
on it. Their plan is to demolish it and incorporate the alley and everything into their
development. Dawn asked does the alley goes the other direction too? Mazur said it
does. Dawn said that’s why I’m here, my property is on the other side of it. Gerken
asked if the alley is being vacated all the way down or just on that parcel? Mazur
replied just the north half. Vocke commented vacating of paper alleys is not an
unusual thing. Mazur said no. Gerken said this is a R‐3 zone, what does he want to
do, put in single family homes? Dawn said she looked it up on their website, they are
putting in eight homes on the north side of Fair Street and eight condos with two
units each on the south side. Maassel asked if that fits the description for an R‐3?
Mazur said yes. Gerken asked if there is any infrastructure in the development or do
they have to put all the infrastructure in? Mazur replied we would have our water
and sewer lines going up to the end of here, so they would have to put everything in.
Vocke asked if Fair Street will be able to handle all the new traffic? I know that was an
issue with the senior housing going in on the south side with that street. They have
sidewalks there now? Maassel said they will have to add them. Mazur said unless
they keep it all private like build a road and don’t dedicate it to the city. I haven’t
seen any site plans for it. Gerken asked will Fair Street need to be redone? Maassel
said it will have to be evaluated. Hopefully there is enough traffic we need to rebuild
the road. If it’s an improved road we may wait for construction to be done. Dawn
noted it is a nicer street than Hudson Street. If I build a house, does the lot line go
from the edge of the where the alley is instead of what I thought was our property
line? Maassel said you have to build inside the green box. Your builder should know
all that stuff. Dawn I’m just curious, I didn’t know the alley was there.

Tim Barry, Marvin Barlow
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Motion to Approve
PC 20‐03

Motion: Gerken
Second: Vocke
to approve PC 20‐03 vacation of the alley at the dead‐end of Fair Street

Passed
Yea‐3
Nay‐0

Roll call vote on the above motion:
Yea‐Maassel, Gerken, Vocke
Nay‐
The meeting continued with the consideration of PC 20‐04.

Approved

March 31, 2020

________________________________
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City of Napoleon, Ohio

PLANNING COMMISSION
MEETING MINUTES
Tuesday, March 10, 2020 at 5:00 PM
PC 20‐04 – Conditional Use Permit ‐ 2269 Scott Street
PRESENT
Members
City Staff
Exec. Asst. to Appt.
Authority/Clerk of Council

Jason Maassel‐Mayor, Suzette Gerken, Larry Vocke
Kevin Schultheis‐Code Enforcement/Interim Zoning Administrator
Joel Mazur‐City Manager
Roxanne Dietrich

Others
ABSENT
Commission Members

News Media, Dan (Dergham) Ridi

PC 20‐04
Conditional Use Permit
2269 Scott St.

PC 20‐04 – Conditional Use Permit ‐ 2269 Scott Street
Mazur read the background on PC 20‐04, an application for a public hearing has been
filed by Ridi Reio, LLC (Dan Dergham Ridi) of Sylvania, Ohio. The applicant is
requesting the approval of a Conditional Use Permit to have a planned commercial
development. The request is pursuant to Chapter 1141 of the Codified Ordinances of
Napoleon, Ohio. The property is in a C‐4 Planned Commercial Zone.

Comments / Discussion

Mazur explained this is the planned location for the Stop‐N‐Go. They are seeking to
combine these parcels. Scott Street and Wood Drive right next to Taco Bell has been
vacant for a long time. An environmental site assessment has been done on the
properties and came back okay for commercial development. This will be the first
new construction of a Stop‐N‐Go facility out of sixty locations. Maassel noted that is
not Marco Drive anymore, that was voted on and changed to Roundhouse Road.
Mazur said we have an easement allowing the developer to build an access drive
through here, the drive does not have to meet our specifications. We have given
them access to build driveways and utilities, as needed. In the future, should we want
to build a road out that direction or if they do build a road to our specifications it will
allow them to dedicate it to the city. The Master Plan has Roundhouse Road Maassel
interjected going underneath the overpass where the railroad track used to be next to
Glenwood.
Mr. Ridi said the development will be 7,600 sf. One is going to be a convenience store
and a smaller strip is attached to it, we don’t have a tenant for that yet. Mazur
showed the site plan noting there is a fuel station. One of the items specific to this
location was “can they have a drive entrance on Scott Street?” The answer was “yes
but, it is only right in and right out”. Maassel asked when might you start breaking
ground? Mr. Ridi said we are hopeful to begin in the Fall. We still have to go through
Wood County. We are ready to go.

Motion to Approve
PC 20‐04

Motion: Gerken
Second: Vocke
to approve PC 20‐04 Conditional Use Permit at 2269 Scott Street

Passed
Yea‐3
Nay‐0

Roll call vote on the above motion:
Yea‐Maassel, Gerken, Vocke
Nay‐

Tim Barry, Marvin Barlow
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Motion to Adjourn

Motion: Vocke
Second: Gerken
to adjourn the Planning Commission meeting at 5:37 pm.

Passed
Yea‐3
Nay‐0

Roll call vote on the above motion:
Yea‐Maassel, Gerken, Vocke
Nay‐

Approved
March 31, 2020
________________________________
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