The Council of the City of Milfed met in regular session in Council Chambers at 745 Center Stre@0at 7
p.m. on February 3, 2015viayor Howland called the meeting to order with the Pledge of Allegiandea
Moment of Silence. Ms. Howland suggested that it would be appropriate éonten our armed forces
and the police department and fire department within our City.

Roall Call: Present: Mayor Howland&ice Mayor Lykins, Mr. Brady, Ms. Brewer, Ms. Evans, Ms. Hinners,
Mr. Pittman.

Ms. Howland thanked those who had come to the public hearing and saimhtbbiement in the City is
greatly appreciated. She went on to say that from the correspondenaedshithex members of Council
have received many feel that their voices were not heard and their geestiphunanswered at the last
meeting they attended. She said we are here to answer your quasiiondat is more, we are here to
listen. This is your City. She then said Mike Minniear, Law Director gathduct the Public Hearing and
that he has specific guidelines that will be followed during this meetingmBe¢ing was then turned over
to Mr. Minniear.

Public Hearing:

Michael Minniear, Law Director started the Public Hearing with a discussiardieg how the Public
Hearing will be conductedHe said that at the end of the Public Hearing Council will make a Motion to
continue until the next Council Meeting on Februar{).M/hen Council returns on February 17, they will
debate the issue. Mr. Minniear said he has been a part of many of fheseftyrearings and some brought
about emotional responses and yet he is pleased to report that everyded tterdselves in a civil and
polite manner and that he expects the same tonight. He asked that oalgtthios podium would speak
because shoulghis go to litigation, the record will be presented at court. This is what lawyers call a ‘clean’
record. He indicated that it is almost impossible to record if someondsetaking. Therefore, when
someone is at the podium- they have the podium. Please do not inteemup He stated ihwill be a fair
hearing; that means that at the next meeting you may leave sayingCsithril made the right decision or
Council made the wrong decision but you will not be able to say you didn’t get a fair hearing. Mr. Minniear
indicated that as this is a Hearing, those who wished to sp#altenallocated two (2) minutes in which to
speak. He instructed those present that when they arrive at the pbdiumill state their name and their
address for the record. He said that if they have any documentsvthuld like to have submitted in the
proceedings, they should bring them to him and he will enter thean aghibit. He stated that he is not
accepting any emails, faxes or mail as evidence this eveningMiMniear said the Public Hearing will
begin with a report from Pam Holbrook, Assistant City Manager witidbe followed by the Applicant.
After the Applicant speaks those who wish to speak will then be caledrd. He said that as they signed
in, those present should have indicated on the sign in sheet iflregd to speak. When he receives the
sign in sheets, he will call people forward in the order in whidy tsigned in. You will stand at the
podium and you will state your name and address to the Clerk. He reit#vatéflyou are speakinge
asks that you limit your remarks to two (2) minutes. After the puddimment section is completed, the
Applicant will have the opportunity to respariflyou have questions when you’re up there, state what you
guestions are. The staff will make notation of those questiondlan@€ohen should make notations of
those questions to answer later in the meeting. After the public comrtrentstaff and Mr. Cohen wiill
address the questions asked. He asked that those present remember tbese gqiestions might not be
suitable for City Council. For instance, any questions regardingatbeoéthe school should be addressed
at a school board meeting. After the Applicant has made his resgensaid he will close the public
comments part of the meeting. At that time Council can ask qussifostaff, Jeff Wright, City Manager
and Pam Holbrook, Assistant City Manager both of whom are heredressdquestions as well as Mr.
Cohen and his contingent. He stated that the Mayor feels that it typajape for residents to ask questions
of Council. Please remember that when we come back on Febrdigpd Zvill not have the opportunity
to ask questions.

Ms. Howland stated that Jeff and Pam will answer questions as you come tdlitina.fQuestions for the
developer will be answered later and questions regarding the sale of thadpuiillinot be addressed at
all.

Mr. Minniear stated that there might be a temptation to comment when people¢her@adium, but pleas
refrain as that would be a distraction. The Clerk of Council then detlvére sign in sheets to Mr.
Minniear at his request. He stated that as people come to the podium to speabkuleingicate whether
or not they have been sworn in. If they have not, they will hed@& sworn in at that time. At this time Mr.
Minniear asked those who wish to testify to stand. He swore them in thveed tthe time over to Ms.
Holbrook.

Pam Holbrook, Assistant City Manager, came to the podium to presermaifon regarding the Public

Hearing.

Proj ect: Milford on Main Zone Change Request

L ocation: 527 Main Street

Property Owner: Milford Exempted Village Schools St. Andrews Church

777 Garfield Avenue 552 Main Street
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Milford, OH 45150 Milford, OH 45150

Applicant: Real Estate Ventures Capital, LLC
10925 Reed Hartman Highway
Cincinnati, OH 45242

Zone Change Acreage: 4.41 Acres; 3.51 acre Project area excluding right of way,

Tax Parcel Id: Zone change area: 210730B022P

Existing Zoning: , Institutional District

Existing Use: Several small studios/offices/Clermont Educational Collaborative
Proposed Zoning: R5, Multi-Family Apartment District, OMO, PD

Proposed Use: 92 unit apartment complex

Consideration Dates: December 10, 2014, Planning Commission Public Hearing

December 18, 2014, BZA Variance Request

January 14, 2015, Planning Commission Public Hearing
February 3, 2015, City Council Public Hearing

February 17, 2015, City Council Final Vote

PROPOSAL
Jim Cohen, Real Estate Venture Capital LLC, is requesting a zone chathgesiabject site in order to
construct a three story, 92-unit apartment complex. The site is thentclacation of the Milford Main
School. Real Estate Venture Capital LLC has the parcel under contract for purcmasthdrMilford
Exempted Village School District. The applicant proposes to demolish the exstingl structure while
saving several key architectural detail elements for reuse. The applicansitdethohate the area nearest
to the five point intersection to the City for use as a park with a cobkll tower element near the park.

The applicant states that the units will be a combination of one, twothaeel bedroom floor plans
targeting active empty nesters and young professionals.cilifient zoning is ‘Institutional’ and the
applicant is requesting a zone change to R-5 Multi-family district with an Mild and Planned
Development Overlay.

PROCESS
The purpose of a Planned Development Overlay is to allow flexibility in themg@equirements in order
to achieve a higher quality and more creative development. The Planning €somrand City Council
review is based on the projects compliance with the Milford Zoningin@nde, and the Planned
Development Overlay district criteria. The establishment of a Planned DevelopmelatyQwerthree step
process.

First, Planning Commission holds a public hearing to review the prelimileasglopment plan, and make a
recommendation to City Council.

Second, City Council holds a public hearing and will vote to appoovéeny the establishment of the
Planned Development District; Council may make three possible motions:

1. To approve the Planning Commission recommendation in its entirety.

2. Toreject the Planning Commission in its entirety.

3. To approve the Planning Commission recommendation with amendments.
Each council member may make a motion for an amendment whidd ave to be voted on separately.
If none of the three motions get the requisite number of votes tienPlanning Commission
recommendation is adopted by default.

Should council vote to approve the Preliminary Development Plan, the thirthahdtep, is a review of
the Final Development Plan by Planning Commission. An analysis of takBévelopment Plan is based
on criteria outlined in Section 1169.07. (See Attachment F)

STATUS
On December 10, 2014 Planning Commission opened the public hearthg @aone change and Planned
Development request submitted by Real Estate Ventures. Planning Commissidntosa@ontinue the
public hearing to the January 14, 2015 meeting pending tiearef the density variance request by the
Board of Zoning Appeals.

The applicant submitted an application to the Board of Zoning Appeals reguastariance from Section
1169.03.2.H of the Milfat Ordinance which specifies that “in no case shall the density in the planned
development be increased by more than ten dwelling units per acre.” On December 18, 2014 the Board of
Zoning Appeals heard the applicant’s request and voted 3-2 in favor to allow the applicant to increase the
density in the planned development by up to 14.2 dwelling units peoser the underlying zoning. While
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the BZA approved a variance request of up to 14.2 dwelling units perozer and above allowable
density, as a part of the Planned Development process the City Coumcilevaluate criteria and
guidelines, including agreeing or disagreeing with the density \caja@s they deem appropriate.

Planning Commission resumed the public hearing on January 18; #@&l voted 3-1 to recommend
approval of the zone change application and the Preliminary Development Plaonditions.

ANALYSIS
Project Area
The applicant proposes to include two parcels in the project area: parcel #20RZBQB1), owned by the
Milford School District, and parcel #210730B023P (#2) owned by St.eAslCatholic Church; however,
the zone change area includes only #210730B022P (the school site). Vigheisdicates the total area of
the school site including right of way is 4.5 acres. For the puigfasaiculating density, land located in the
public right of way is excluded in the total project area; therefore, the tojatparea eligible for density
calculation is 3.5 acres.

The Clermont County Auditor’s website specifies that parcel #210730B022P is 2.35 acres in size. The
applicant has produced a survey from a local surveyor that shevgshe change area size to be 3.51 acres
in size. The data that appears on the County site is meant to provide@xirappion and is not considered

a legal document. Staff does not have any reason to challenge the vdlitigysoirvey submitted by the
applicant; the surveyor, Gerry Berding, who prepared the documeniicénsed, local surveyor who has
been in business for a number of years. However, in orddatify this issue Staff is requesting that the
applicant provide a boundary survey showing the exact acreage in thehmonge area.

Density
The applicant is proposing to construct 92 apartments on a 3.51 acre taltejettsity is equal to 92

units/3.51 acres= 26.2 units/acre. The allowable density is calculated bythesidensity permitted in the
underlying zoning district (R5=8 units per acre), the Old Mill Overlay (OMOwiiEs per acre) district,
and the Planned Development District; the maximum allowable density in g@sicdased on Section
1167.06.A. (OMO Use Regulations) which permits residential dwellings noedixgea gross density of
12 units per acre.

Section 1169.03.C. and H. (Planned Development Density Calculation) pemheitsity increase of up to
10 units per acre (over and above the underlying zoning) if @zgidoby Planning Commission. Based on
the ordinance the applicant is permitted up to 22 dwelling units per acre. The applicant’s proposal of 26.2
units/acre exceeds the allowable 22 units/acre.

The applicant was given several options:
1. Apply for a text amendment to the Milford Zoning Ordinance ideorto revise the permitted
density; or
2. Submit an application to the Board of Zoning Appeals applying for a wa&riemthe permitted
density.

As mentioned above, the applicant chose to pursue a variance throughitlae®i@as approved by a vote
of 3-2 to increase his project density by no more than 1wellidg units per acre above the underlying
zoning district of OMO.

TRAFFIC

Section 1127.03.AB of the Milford Zoning Ordinance requires the applicastitanit a traffic impact
study when a multifamily development exceeds 220 units or whegw development will generate more
than 100 new inbound or outbound trips during the peak IStaff requested that the applicant provide an
estimate of the number of inbound/outbound trips based on the ptblamsl use. The applicant contracted
with Jack Pflum, traffic engineer, to provide trip generation estimatea 2 unit apartment complex
consisting primarily of senior citizens. Mr. Pflum indicated that the apattweould generate 18 AM peak
hour trips and 23 PM peak hour trips. These results do not ttiggeequirement for a full-fledged traffic
impact study. (See Trip Generation)

In Mr. Pflum’s opinion the impact of the apartment trips will be negligible on the adjacent signalized
intersection. He believes that “there will be no measurable decrease in the level of service of traffic
operations and safetyused by construction of Milford on Main.”

While the requirement for a traffic impact study has not been trigg€igdCouncil may request that one
be submitted so that they have a degree of comfort that the addifi@rapfairtment units, whether they are
empty nesters or young professionals, will not have a negatipacinon traffic flow. (See Attached
Sample Traffic Impact Study Outline)

ACCESS AND PARKING

The off-street parking lot would provide approximately 190 parkpagss for residents with some covered
spaces; the applicant proposes to share a portion of the parking spac#ésewattjacent Catholic and
Methodist churches. The proposed parking should be adequate to meet thef teedpartment complex.
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Access to the site is obtained through three driveways via Lila Ayédwo driveways via Main Street and
the back alley. Currently, buses pick the children up on Lila Avehsppke with Mr. Soellner of St.

Andrews and he stated there has not been any conversation yet as to a npwaqgiation. Should the

project be approved, Jim Cohen and the church would discusgiarstduthis issue.

ELEVATIONS

The building will have two front facades - one facade facing Main Stregharather facade facing Lila
Avenue. The applicant proposes to use brick as the major exterior material smptbmith cement
board, vinyl siding and exterior stucco details. The facades will be broken ugheviticlusion of
balconies, windows, and a varying roof line.

General Planned Development Guidelines
In accordance with Section 1169.03.G. of Milford’s Zoning Ordinance when evaluating a proposed
Development Plan, the Planning Commission shall use the following guidelines

1. The residential “PD” district is consistent with the goals and objectives of the Milford Land Use
Plan. The Land Use Plan was adopted in 1997 and identifies the Project arelstitiational Land
Use. At the time the Land Use Plan was developed, the intent was to main&iealas a school use;
however, the Board of Education determined that the site no longer fmetificiently as a school.
The Goals and Objectives outlined in the 1997 Land Use Plan are all still mehnaugy even
though the world and our environment have changed a lot in the Igeb2 The decision on how the
City satisfies these goals and objectives is left to interpretation anikibe &s seen by City Council,
Planning Commission, Board of Zoning Appeals and the other dtessithat serve the City.

2. The residential “PD” district is an effective and unified treatment of the development possibilities on
the project site, and the Development Plan makes appropriate provision of the preservation of
streams and stream banks, wooded cover, rough terrain and similar area.

The applicant is developing a site that is already built out and contains asphalt and buildings

3. The residential “PD” district is planned and developed to harmonize with any existing or proposed
development in the area surrounding the project site.
The applicant is proposing to create a project that is transitional in n@tutiee surrounding
residential, commercial, and institutional uses. Low impact attached housing &ppopriate
transition and buffer between a commercial area at 5 Points, the offices, charthessidential uses
on Main Street and Lila Avenue.

4. Off-street parking and loading areas are provided in accordance with Chapter 1187, Off-Street
Parking and L oading requirements.
The applicant is required to provide an adequate number of parking spaitesgosposed use. Based
on a 92 unit apartment complex; staff would estimate the parking requirémnbe approximately,
two spaces for each unit or 184 parking spaces. The applicant is propdsioff-4@eet spaces.

It is expected that all parking spaces would comply with the stall anddaiséssion outlined in the

ordinance, and interior landscaping and outdoor lighting would beided as specified in Section
1187.09 and .10. A landscaping and lighting plan would be reqagegxirt of the Final Development
Plan submittal.

5. There is a beneficial relationship between the proposed residential “PD” district and the
neighborhood in which it isto be established.
The proposed development will provide several benefits to the neighloareoading:
a. Elimination of an underutilized, semi-vacant building.
b. Repurposing property from an ‘Institutional’ use to a ‘Residential’ use. The types of uses
permitted under the current ‘Institutional ‘zoning may be considered more intensive than
residential zoning.

This type of luxury, maintenance-free living near the bike trail apgntbwn will provide

opportunities to keep empty-nester residents, and attract youngsgiosfals who enjoy active
lifestyles. Currently, this type of housing choice is in limigeghply, and based on the success of the
Riverwalk development there appears to be a demand for units like these.

6. Evidence of sufficient or proposed off-site and on-site services and infrastructure is presented. I f the
services or infrastructure are not in place, assurances that the improvements will be in place at
completion of construction of the project shall be required.

Fire & EMS

Concerns have been brought up about this project’s impact on the City’s Fire and EMS services. Chief
Cooper has indicated that the addition of ninety-two (92) living unitsfapats with fifty-five years
old (55) and over residents will have an impact on the fire departmemtilhhdve to be addressed in
the future planning of the service to the City as a whole. This issueendlfactor in future service
planning when a similar proposal is planned for any other area Giitthe

Capacity and impact on City Water and Waste Water:
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The City has evaluated whether the existing water and waste water facilitiablar® handle the
potential 92 new units, and have determined that there is existing caplbityh water and waste
water facilities to handle potential increase in users. There are approxi@ately existing waste
water connections today. 92 more units would be an increase ofkapately 4% more users. The
Waste Water Treatment Plant was significantly upgraded and expanded in R@OTVW Plant is
authorized by the Ohio EPA to handle an average daily flow of 1.2 miigdlons. It is designed to
have a maximum daily flow of 3.25 million gallons and in 2014 theahcaverage daily flow was
only 682,000 gallons. Thus, if Milford on Main was approvesduld be increasing the daily flow by
4%, still only half of the design for typical days and only 28Pthe allowable maximum daily flow
allowed. Also, in the past decade the City replaced the Combined ®swetow lines that use to
exist in the downtown. This added capacity of both waste water and wi@ien downstream from
Milford on Main. Furthermore, the City’s investment the past three years in relining the existing
sanitary sewer lines means that there is less storm water now infiltratisattery sewer lines.

The Water Treatment Plant has also received large capital improvements in tbelgsafs to stay
ahead of actual demand. The most obvious one is the new Cleaatellah installed. In 2013 the
City replaced the water booster station on Main Street and in 2014 a nesv, Wai@r main was
installed on Main Street between the Plant and 5 Points. This is the areatiofftbe proposed
Milford on Main. In 2015 the City will receive a grant and loan to reptheeest of the Main Street
water lines between 5 Points and the new water booster station. it¢apests to handle an additional
92 accounts.

7. The proposal meets the purpose set for the “PD” Planned Development District as set forth in
Section 1169.01, Purpose.
The proposal meets the objectives set forth in Milford’s Land Use Plan which specifies the design
should be in keeping with the area by extending the character ekigteng neighborhood into the
new development.

8. The proposal meets all the regulations for “PD” Planned Development Districts as set forth in this
Chapter.
Spacing and Building Height: The maximum height of the apattingifding (42.8”) is in keeping
with the maximum height of the existing school (42°).
Setbacks: Staff feels that the building setbacks shown on the site glandaquate for this
neighborhood and do not present any adverse impacts to the adjapentigso

Common Open Space Requiremenrsmmon open space is defined as “land within or related to a
development, not individually owned by occupants of the developmerithws designed and
intended for the common use and enjoyment of the occupathis difvelopment.”

In a Planned Development Overlay, Common Open Space is one of theemants that must be
satisfied by the developer. Section 1169.03.L Open Space Requirepecifies that common open
space must comprise at least 20% of the project area. In this caapphlicant is required to provide
20% * 3.51=.7 acres of common open space.

The applicant’s common open space consists of 32,950 square feet of open space which equals 21.5%

of the 153,093 square foot site (3.51 Acres). (See Open space attachheeRfpnned Development
guidelines state that common open space must comprise at lease twenty Réedgrdf(the project
area, excluding areas used for vehicle parking and circulation. The apigaoposing to donate
5,500 square feet (.1 acres) of open space near the intersedtiten Afenue and Main Street. Staff
recommends that the applicant be required to construct a bell or clock tower park that will
incorporate several architectural elements of the school building as wellvadepoatdoor furniture
(benches, picnic tables, and trash receptacles) to create a user friendly neigthipairx.

9. Common open spaces and recreational areas should be linked together by walkways or planting
areas.
The common open space would be an integral part of the Five Points inters@ectisnaccessible by
existing public sidewalks.

10. Where commercial uses are proposed within the residential planned development, buffering and
landscaping should be used to create a natural separation between the uses.
Not applicable.

11. Commercial uses shall be designed to resemble the character of the surrounding residential
buildings.
Not applicable.

12. Buildings should be sited in an orderly, non-random fashion. Long unbroken building facades
should be avoided.
The applicant is proposing to vary the building facades with balconies and $ewerabf elements to
add interest.



13. Short loop streets, cul-de-sacs and residential streets shall be used for access to residential areasin
order to provide a safer living environment and a stronger sense of neighborhood identity.
The applicant will not be creating any new public right of way.

14. Street location and design shall conform to the existing topographic characteristics. Cutting and
filling shall be minimized in the construction of strests.
Not applicable.

15. Adequate landscaping shall be provided throughout the site to create an attractive development, to
reduce the amount of impervious surface created and to prevent large expanses of uninterrupted
pavement areas.

The applicant will be required to provide a landscaping plan during subroittdahe Final
Development plan. The landscaping requirements will include screeninigtoansf trees and shrubs
around the perimeter of the parking areas and the building.

16. Consideration should be given to the provision of bus shelters.
Currently, there are several existing bus stop along Main Street and LilaéAven

STAFF RECOMMENDATION

The subject site will draw a very desirable demographic to the Citywéhgrovide an attractive housing
option for the empty-nester as well as the young professiohalwants easy, walkable, bikeable access to
downtown Milford, businesses along Main and Lila, and the neegbreational amenities. In return, these
residents will support and enhance downtown Milford businessesgthrdiscretionary expenditures, and
generation of new revenue for the City. The ability to place an OMIP&8nOverlay on the parcel ensures that
this development will be held to a higher standard. Staff recommends appwithvthe following conditions:

CONDITIONS OF APPROWAL

1. Dedicate the 5,500 square foot common open space area to the Cityseullzes @ public park.

2. Construct a bell or clock tower in the park that will incorporate significanttanotbral features and
components of the existing structure in an appropriate fashion to frevad by the Planning
Commission on the Final Development Plan.

3. Applicant to provide outdoor furniture (benches, picnic tables, and trashaelesp to create a user
friendly neighborhood park as approved by Planning Commission.

4. Acceptable materials for use shall include brick, wood, hardie plank, st@tgcoo. No vinyl.

5. Secure an easement from St. Andrews to use the driveway located Ardiilae.

6. Applicant shall revise, if necessary, the location of the existing Maeet pedestrian crosswalk used
by St. Andrews students. (Current crosswalk location may provédefhict).

7. ldentify location of trash compactors or dumpsters on site plan.

8. All modifications as submitted by the applicant at the January 14, 2015 Pl&onmgission meeting.

9. Applicant shall not exceed the maximum density of 26.2 units per acrpaveqg by the BZA.

At the end of Ms. Holbrook’s report, the Applicant, Mr. Jim Cohen, Real Estate Ventures Capital, LLC
was invited to the podium. Mr. Cohen stated that there are a loesfigns and concerns and that he will
address each and every one. He stated that the building will houseeaidy citizens 55 years and older. It
will not house young professional and families. This building tsmaompetition with Riverwalk; it will
meet a very different market. Mr. Cohen stated that he has met wittesesance with this project mostly
from those who live on Main Street or Lila. He said he met whith same resistance regarding the
Riverwalk development and the fears of the citizens at that time ludvgean realized. Mr. Cohen said
CMC is a company of professional developers who keep their preniite stated that they have never
embarrassed themselves or any municipality with their projects. He staedvith the Riverwalk
development, he has a vested interest in the City and the success of the dfilfdain development. He
went on to say that with all the flyers and the facebook cortymaad citizen’s meetings regarding this
project no one has come up with a better proposal and the moheaggdat to fruition. Mr. Cohen stated
that he was at the school auction of the Milford Main building in April \wghmany as 20 developers and
no one bid on the building. He said he then reached out to thel tfaod with a proposal. He stated that
he had then reached out to several local developers and no one was interdstdulilding. He reached
out to Clermont Senior Services and they were not interested in a méav Séizens Center. The City
passed on the opportunity for a civic center or park. The Autism Schasitleoed the option of combining
several of their classes and schools into one building and passed offetheThe American Legion
considered relocating to Main for about five minutes then passeceffdér. The suggestion that makes
the most sense is a 55 and older senior housing develagvirer@ohen indicated that there is a need for
housing for those 55 years and older that falls into place between SEMigindend facilities like
Pinebrook. He stated that seniors want to remain in this communitywtheyto be able to walk to shops
and services; they want to grow old around familiar faces and plaeeschool that educated a generation
will now be repurposed to meet their current needs. Mr. Cohen dtaedt a meeting of the BAC
(Business Advisory Council) empowered by the Milford School Risémd chaired by Tom Rocklin and
attended by community leaders and development professionals like Dale Roe redechs@mior housing
for Milford Main. He quoted: “The location seems ideal for a senior housing facility as it is located in the
heart of a walkable community with essentiatvices close by.” Senior housing in this location has many
advantages for the City and for its residents. He indicated that the effeaffrrwiill be negligible, it will
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still provide significant shared parking for the churches, and itolgin up an abandoned school building
which will not get better with agéde continued to say the building will serve as a buffer between a gas
station, a convenience store, an auto repair shop, the police headcaradterdar. Milford on Main will
provide a safe secure walkable home for Milford’s aging adults who want to remain in the community but
not in a home. Tom Rocklin Chair Emeritus of Clermont Senior Seruichsated that they have 240
person waiting list for their housing units and Sem Laurel has ay&aB wait for their two bedroom
independent living apartmentslr. Cohen described the potential living quarters as having low windows,
removable base cabinets to accommodate wheelchairs, sheltered balconies, siledfiygsichtors, walk-

in showers, sit down vanities, second or third bedrooms, anandpslip resistant floor coverings. He
indicated that there will be events to keep the residents active and engalget) paths transportation to
shopping and cultural events, demonstration kitchens, artisan repidgnams and programs with local
church groups and activities recommended by the Council on Aging.

Mr. Cohen said he had three experts with him to address thentbstgalked about concerns: Jack Pflum,
the regional expert on traffic studies will discuss the science of traffdiest Doug Gallow who is a
national expert on senior facilities and aging and Dean Lutton, projecteatchill address size, density
and design issues and will demonstrate conclusively that our buiklimgtually the same size as the
school, we have lowered our height to be 8 feet below the current bugldchgncreased our setbacks to
match our neighbors.

Mr. Cohen said he will now touch on the most frequently asked qugstion

1) Will taxes increase as a result of this development? Milford Main has not pate>asyfor one
hundred years. We will pay taxes on the land from day onerea3igents will pay income taxes
from day one. Hundreds of thousands of dollars will be paidaepy taxes as soon as the CRA
Tax Abatement expires.

2) What impact will Milford on Main have on EMS serviceIhere is no doubt that 92 senior adults
will generate more runs than an empty school. SEM Laurel independagthiad 70 runs in 2014
for 122 apartments. Proportionally that will equal about 50 for dtlfon Main. Riverwalk has
had only 1 EMS.

3) And concerns about parking. Shared parking will be a significant benbétcfiurches and the
school have shared parking for 100 years. At the beginninigisoptoject my first calls were to
Father Rob and Pastor Hess and | committed to both of them that we wolltbgether. | have
designed the building with 100 more spaces than we need. MrnGi$glayed a picture of
Pinebrook independent living. They have planned 1 space for evarynept and they always
have open parking spaces. He then spoke to plans they have to pave aguditicrad of the land
to create additional parking and driveway access. There will also be pladdress school bus
needs.

4) Will property values go up or down? Mr. Cohen indicated that it washature to try to answer
that questions, however, at Riverwalk the neighbors have onlytserproperty values go up.
Milford on Main should have the same effect.

5) How is open space calculated? Gerry Berding, a local surveyorrroedfiwith the Clermont
County Auditor the accuracy of his survey. 3.5 acres is thexsrehge after the removal of the
right-of-way. The open space calculation exceeds the 20% required by the codktidm aek are
donating the point of the Five Points intersection to the City.

6) Does our plan comply with the 1997 Land Use Plan? 1997 idfs\ago. Good practice is to
update Land Use Plans every 5-7 years. The Commonwealth of Kentutgtésgthat cities
update their plans every 5 years. However, the goals of the Plan thét refavant today are:

a) Develop creative gateways near all major entry points of the City.
b) Create a sense of ‘place’ that is unique to Milford.
c) Create the potential for innovation and adaptive potential for underused properties

Mr. Cohen asked: If not this, what? And who is going to payt?orhope you will agree with the staff, the
school district, the BAC, your Planning Commission and the Boardoning Appeals that Milford on
Main is the highest and best use of this site and that it is good for yhef Gilford.

Doug Gallow, Principal Architect with Lifespan Design Studio: Mr. Gallows/jated his qualifications and
that of his company then indicated that he wanted to discuss demiogrttt are occurring across the
country, all over the world and in the City of Milford. He indicated that @0 6aby boomers turn 65 every
day in ths country. By 2030 20% of the population in this country will be 68lder. Right now itis 1 in 8
and at that time it will be 1 in 5. Mird has an average age that exceeds the national average; Milford’s
median age is 43.2 years and the national average is at least 6 ysaysrytban that. 22% are at le@St

in the City. In the state of Ohio, 14% are over the age of 65.&3¥%lford’s residents are over the age of
50 and 20.3 are betwe@5-49 years of age which will soon be aging into the senior demograpiies
average household in the City averages 2.09 residents pse H3&o of Milford’s residents live by
themselvesAARP regularly conducts polls regarding the issue of where individuatg to live and
consistently 85%-90% individuals 65 older want to remain in their ausdas long as they possibly can.
Many realize that that is not going to happen because the houdevéhigyis not conducive to the aging
process. If they cannot stay in their own home, they certaiaht to stay in their own community and it is
extremely important to them. The housing demand that exists sitayld be viewed as a continuum of
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meeting the needs of the baby boomers; 78 million of themMtmimeen 1946 and 1964. The baby boomer
children need special housing to allow them to live long and healthy lit@shia future. This building is
designed to house adults 55 years and older. It is not assisted liviigsanot a nursing home. Milford on
Main will proved 1, 2, and 3 bedroom units to meet the demandied the consumer has created in down-
sizing. Statistically one bed room units are not popular when people dowtgiyeyant to have more
room. The extra bedroom can be used as guest rooms, & elitidual gets older, for a care-giver so
they can stay in their own home and not have to go to assiistegior nursing home. Based on the fact
that 43% of Milford residents live alone, it is anticipated that most esethapartments will be single
occupancies. Mr. Gallow then reviewed the particular amenities included in the@ptarto benefit senior
residents.

Mr. Jack Pflum, Civil Engineer and Traffic and Transportation Rdatimen came to the podium to discuss
the traffic study that was conducted. He indicated that he was a foypatitmgr of the firm that prepared
the 1997 Land Use Plan. Because of the expertise and the experience hedes Hael years (40 years)
he has provided expert witness testimony in various cases and has fongeblic and private clients. He
indicated that traffic engineering is a science today due to the impadtaffic has on our lives. He said
they use computer modeling and technology that is available on the intega#téo information and made
judgments. There are rigid standards that have to be followed in traffies because if he violates the
Standards of Practice he could be disbarred and lose his ability to dodrgfineering and transportation
planning. There are 3 agencies in this particular case that has influetheeCity of Milford: 1) State of
Ohio Department of Transportation that publishes the standards fac traffact studies and of traffic
studies 2) the Clermont County Board of Engineers which havaajed access management regulations
and 3) the Hamilton County Engineers which have also developed awanaagement regulations which
we follow. These three agencies have all published regulations that a trgffictistudy is necessary if the
proposed development generates more than 100 trips during anyhgeakisually the morning or
afternoon peak hours. That is 50 trips out and 50 tripsria fotal of 100 trips. In this case the 92 units of
senior housing generate 18 trips in the morning and 23 tripiseirafternoon. He came to this decision
using a well-respected 'bible' in the traffic engineering professiainwhs published by the Institute of
Transportation Engineer - an international body of experts in thdicTEdfgineering profession which
have conducted thousands of studies of land uses from the largest ghogoigrs to the smallest batting
cage facility including schools, housing, and apartments. He sth#tdhis reference is available to
everyone. Another source is the Department of Transportation Trip Genekédioual. Based on that
information, the Senior Citizen Housing proposed here would generatedref8 and 23 trips in the peak
hours and that is clearly lower than the 100 trips threshold. He compihetestudy and submitted his
information to Mr. Cohen and he in turn provided a copy to Ms. Holbroothat memorandum he pointed
out that a full and complete traffic impact study was not required uhdeguidelines that he uses in the
preparation of such studies. Mr. Pflum stated that he spoke to Dr. Farré&irdvBichool Superintendent,
who reports that when the school was operational that site generated adiatalgday, almost 1300 trips a
day; roughly 4 times the trips as the senior citizen facility waheyate. Mr. Gallow then presented
information regarding traffic if other entities are built on the curs#iet He indicated that senior citizens
generally do not drive in peak hours and generate fewer trips on 8aaamd Sunday. He then disceds
the parking ratio. He indicated that 20 years ago parking was a big deptogrerties tended to be built
with large parking areas but that is not encouraged or needed any mec&lgsmvith this type of use.
There are three agencies across the United States that we refer to as a refaeei@seral Housing
Administration, Urban Land Institute and American Planning Association. Thesehpstdisstics from
across the country and they vary because every developmdfersnd. The parking ratios range from 2 to
.5 per parking spaces per unit with an average of .7 to 1 spacaipétaithen went on to discuss owner
occupied homes versus rental units. The 1997 Land Use Plan used ©98¢ data. The rental units in
Milford at that time were 60%. In 2010 the Census found that 48%eatiriiis were rental. The 92 units
we're dealing with here will be a relatively small 'blip' on the censws.réf® said the question has come
up "Who pays for it?" Generally speaking the developer paysuiwegs because he owns the land in
guestion. However, the standards are so well known and publisheglritdst impossible for an engineer
to 'cook the books'. In closing he said the proposed design isyabign use. The number of trips being
generated will not affect the traffic volume and is insignificant.

Mr. Minniear asked if Mr. Gallow had @V with him that he could admit as an exhibit. Mr. Gallow said he
did not but would get the information to Mr. Minniear. Mr. Minniear tasked Mr. Gallow if he had any
other information he would like to submit as an exhibit and Mr. Gallow reptied "

Dean Lutton, architect and Project Manager with Reztark Design Studio, thentoatine podium to
provide the following report: Mr. Lutton began by stating Milford Main moves the building east to
balance the site, the parking, and to appropriately frame Main Street and LilaeAWhile staying back
30°-35’ from the curb, the building and landscaping forms an edge, a sense of enclosure to the streets which
visually defines the sidewalks and public spaces. The height ofitlaén relates directly to the width of
the space between itself and the buildings across the street, creatmmépaatde, room-like quality. The
parking area is broken into two sections, one near 5-Pointshvdiiows relief at the intersection to
coincide with the park at the point. While the remaining parking is at the wdsbfethe site, sharing
excess parking with the churches, hidden from Lila Avenue by a sitaye parking garage. The loading
zone and trash zone is hidden in this area as well. There have beangenpeessed about the distance of
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the building from Lila Avenue. In response Mr. Lutton then describedirps projected on the screen
present in the room. He indicated tlerrangement of the building to pull it 5° farther from the street than

the previous design. He said the developer has also added additional larglstéps area to help screen
the building from the street and the neighbors. The curb cutsateéeen modified to allow right-in from
the two way portion of Lila Avenue, and right-in, right-out at theirvigtreet curb cut. This will hinder
those seeking to use the development as a cut-through between MainaStteleorest Avenue. He
provided a slide which also depictebht the existing school building’s footprint in yellow and the
proposed building in blue indicating approximately the same areaoiR@e@ out the area that indicated the
proposed common open space as defined in the code, which exceedsithd 2if6. He saichithe initial
proposal they had also shown a separate fitness building near théshimteirsection. They heard concerns
about too many buildings on the site and have since moved those fignictiide the main building to
allow the 5 points intersection to remain more open. At 5-ponts, iaréizeof land donated to the city for a
park, they have proposed a monument to memorialize Milford Main.idesdy they showed an option for
a bell tower with the'Boys and ‘Girls’ terracotta arches preserved and incorporated into the monument.
We have heard that some think a fountain would be more piii®in this area so we have taken the first
steps to conceptualize a fitting memorial. Mr. Lutton stated that this sitégiseurBeyond the triangular
shape, it is directly adjacent to four different zoning districts. Tlufegvhich are more robust and
commercial in nature, I-Institutional, O-Office, and3B- General Business, and one is less robus, R-
Single Family Residential. He said we believe that the proposed change from tmstittdi Residential
multifamily with the Old Mill Overlay, to preserve the character of the neidgidmul, and a planned
development overlay will allow this site to be a transition from the monestaurrounding districts to the
single family districtIn the Institutional, Office and General Business districts, a maximum height of 45” is
permitted. In Single Family R; 35’ is allowed. The change in zoning we are proposing will be a transition
between these different intensities. The proposed PD overlay for the site permits 45°, however we have
reduced the building’s maximum height to 42° 8”. This occurs at the main entrance facing 5-Points. Facing
the singlefamily homes on both Lila and Main Street, we have reduced the height almost 11” from our
initial design down to 8 8”. Mr. Lutton then provided a slide depicting the transition from the Office,
General Business and Institutional heights of 45 to the proposed front, Roints elevation of 42° 8”, then
down to the Lila and Main Street proposed elevation heights of 38’-8”, and finally down to the R-3
Residential Height of 35°. He that stated that previously we had reduced the height of the building on Lila
but we believe even though Main Street is busier and can supportea haht, it is important to respect
the single family homes across the street, so we have lowerdeiffie about 11 here as well. The
building is set back from the curb similar to the houses acresstrdet. And we are appropriately sized per
the American Planning Association’s recommendation of a street width to building height ratio of 3:1.
There have been some concerns expressed that the shadow createaubgittgewould put the houses on
the north side of Lila into darkness. Using the global position ®fsite, we have calculated the solar
angles for the project. The four views shown indicate the shéidevat noon for various dates around the
year. The upper left is the longest day of the year, Jul@®doon. As expected, the shadow line is near
the building. In the upper right is the noon shadow at April and ARAiSit doesn’t quite reach the curb

on the south side of the street. On February and OctoBeat2oon, the lower left image shows that the
shadow reaches into the street. Finally, on Decembérti2d shortest day of the year, the shadow reaches
across the street to the sidewalk on the north side. The ajgpedpsized and setback building ensures that
houses will continue to enjoy the sunshine. Mr. Lutton then addedrtbattibe rezoning is approved, this
project will continue to follow the typical Final Development Plan approvatga® which will review
materials and colors as directed by the Old Mill Overlay, as well as revidhéndetails in site layout,
landscaping, and lighting. He ended by suggesting residents cdhgrairection supported by the Staff,
Board of Zoning Appeals, and the Planning Commission, vawe lall recommended for approval of this
project.

Mr. Minniear then stated that the Charter of the City of Milford andMirutes from both the Planning
Commission and Board of Zoning Appeals are already on recorthadereiterated how the remainder of
the Public Hearing would be conductétt stated that while everyone’s input is important residents and
businesses from the City would be heard from first and thenresidential entities. He asked that
everyone limit their remarks to two minutes and that he would call people sgpeak using the sign in
sheet. He indicated that if an individual represents a group to name tipe gro

Jacqueline Kohake: Ms. Kohake indicated that she resided in East Milford. She statest ttwickerns
were over parking in that there is not much parking available. She indibatestatistics indicate that even
though it has been said elderly don’t have two cars, the elderly received a lot of visitors. She said she is
concerned about the density of the site and remarked that most retiredualdivid not pay City taxes and
asked if that was correct.

Mr. Minniear stated that questions would not be answered at that timeoblat be addressed by staff and
Council at the conclusion of the public speaking portion of the Hearing.

Ms. Kohake then stated that she is concerned about as time goes on whadlithg: Will look indicating
that she doesn’t want another Edgecomb or Brooklyn at the beginning going down to old Milford. She then
alleged that there was a court case pending regarding this builder at Rivemdialkveer lines. She then
stated that there would be a need for more policemen and EMS and wontieredtive money would
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come from if we’re not going to make that much money from the houses. Ms. Kohake then askedhat the
cost would be to the retired people as most of them live on scheduled incomes.

Melissa Wilson (614 Main Street 71/2 years, Clermont County 44&)&ire indicated that she will be
speaking on behalf of an organization called 'Moms and Babes' whistitatms 140 individuals. She is
opposed to the proposed senior living/housing, 55 and oldeglim the area of discussion statinge w
oppose the zone change from institution to residential. She said that in soimet @fexheard tonight there
were extreme discrepancies between senior housing, empty nedbars,citizens etc. She says she is
grateful for the clarification that what we're focusing on now isy8ars and older community. She
indicated that she was an administrative assistant at Pinebrook and has owtddge of development
working with the market team there. She said she has heard concerhghabproposed building and
traffic and parking. We don't like the idea of a 192 off street pajiogosal. She said creating that much
parking would displace residents of the community that are already Sf@eaid she has learned through
several venues that the City has receatlyuired the Pleasant Hill School site for $1 and would suggest
that this developer pursue with the City building there. Therelsisioric building there to be concerned
about. We'd like to preserve Milford Main as it is. She said she appreciatesin'€mformation and his
qguestion was 'if not this then what?' What we would propose foentral feature to the Main Street
location is what she, as the mother of a three year old calls a 'sprankiehat includes a wet playground
with fountains, trees, benches, and areas to play including a gigrquad.

Mr. Minniear thanked Ms. Wilson and said it appeared that there were a couplersEsbe answered.

Ms. Brewer said it has been made clear tonight that the proposed develagpmentn assisted living
development and asked if Ms. Wilson considered Pinebrook to be assisteddiwvidgpendent living.

Ms. Wilson indicated that what she knows is that some of those unitdobaueapportioned for assisted
living so there would still be independent living available.

Ms. Brewer asked that in her experience with them, based on the units thdtilyere all of the parking
spaces utilized by the current residents? Is there adequate parking? Is théceeimspérking?

Ms. Wilson said that what is nice about the location of Pinebrook is that itdeeémain street and not at
the convergence of five and that the parking that is founded forfabiity is usually 1/3 filled with
resident vehicles.

Ms. Brewer asked if Pinebrook provided busiaghe mall or the Aaronoff or to the grocery store.
Ms. Wilson said that they did and that the busing included WalMart and theylibrar

Bob Farrell, Superintendent of Milford Schools, came forward. He indicated thatriied to answer some
of the questions that have been raised about the school building. ThebMilimg stopped serving
students in 2003 after the new elementary schools were built. We abanteniedilding at that time.
There have been questions about whether we have sufficient studentispagebuildings. We do have
sufficient student spaces in our buildings now and actually accaimiagstudy by the State of Ohio over
the next 10 years we will have fewer students. Dr. Farrell indi¢chtgdhey are currently participating the
State of Ohio's Building Plan and that funds 27% of the costdl duildings that we build and the tax
payers fund 73% of buildings we build. This cost is determined bgte formula based on the wealth of
each resident of our school district. We are in the process of replacidgEBB&mith and Seipelt Schools.
We did not have to request additional funding because for thisgbneg received a credit of money that
we had already spent with tax payer money on McCormick, MeadowWettison, and Mulberry and
renovations to the high school and junior high so that has beeimana:. $Ve do intend to tear down and
abate those buildings and tax payers pay 73% and the State pays 2% bkekn asked 'Can the school
tear down Main and have the state pay for it?' Currently that is nibeiplan but the plan could be
amended. The cost to tear down and abate Main in current prices is b&8@®000 and $900,000. We
can ask the state to change the plans and fund 27% of that but we waikd ltame up with the money
now or whenever we tear it down. So, that would be between $&D@ytd $900,000 and then at some
point the State would give us credit and the bill would be for us betweshk® and $657,000. | have
also been asked the question 'What would the school district do if the Citpatcgsprove the zoning for
this project?' It would be dangerous for me to talk on behalf ef Bbard of Education but my
recommendation would be to continue to sell Main. | have been here 8 gm@drg has been the
recommendation of a special committee of residents, with Board membeseaefation in 2008 and
Business Advisory Council that after two year study the schistid sell Main. We did give notice that
we would be selling as required and proceeded with an auction in Wjer had approximately 20 people
attend and there were no bids at the auction. After the auction we receg/batldrom Jim Cohen of Real
Estate Venture Capital to purchase the property and the Board approved thalubjdviith contingency
for zoning approval. We currdgtrent Main to dance groups, gymnastic groups, some local artists,
Clermont Education Center who has several units for autistic children andisbeuse the playground and
we also serve lunch for St. Andrew children and they also use thgrqlengl. All groups have been given
notice that the building may not be available after the end of the school yeareWerking with St.
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Andrews about alternate plans for lunch if they want us to pravidd/e have offered space to the
Clermont Educational Center for their autistic units and our prescmoBt. 28. Some have also asked if
the deal falls through what happens. We believe the renters will mobecause of the uncertainty of the
future of the building. Over the Christmas holiday one our taiteis failed which we knew was a danger
so we are currently heating the building with the only remaining bdllerhope it will last the winter. The
roof continues to leak and we're thinking we should not investh&/e been advised not to invest monies
into rehabbing the building. In the last couple of years the rentergpla@léor the utilities of the building
and we do not anticipate that with the mounting costs that we can eoitinavest monies into the
building. My recommendation to the Board would be to mothball theibgildhe Board of course is the
only one to make that decision. Those are questions we have bedrbggske community and | thought |
would answer them here.

Mr. Minniear tanked Dr. Farrell for his remarks and asked if Council hadqaegtions for him at this
time.

Ms. Hinners asked if it is true that there is a tremendous cost to remogiaghiéstos in the building.

Dr. Farrell: Yes, That is part of the abate cost. It's not just the tearing dsmme abate that costs so
much. That's why the cost is so much higher. We are tearing 8eipelt and Boyd E. Smith but they are
hundreds of thousands dollars less than Main.

Ms. Hinners: And the Seipelt property; is it true that it has been given to Miami hipwos recreation?

Dr. Farrell: Yes. We didn't get any bids to buy the Seipelt property. One of gmnseae didn't is that the
roof would have cost $400,000 to replace. We had about 100 buaketdtiring the last winter. We have
repaired it but it's just a patch job. It's lasted this winter which weareful for, but we had to tell people
it would cost $400,000 to replace the roof. So, we had receiveidisioTine Township was willing to make
into a park so we did sell it to them for $1.00

Ms. Hinners: It is a small lot isn't it?

Dr. Farrell: Yes, it is a small lot and there are some drainage issues on theHetpseelopers didn't want
to develop there.

Mr. Minniear thanked Dr. Farrell.
Ms. Howland indicated that Mr. Wright had a question and that she also hadtmiu

Mr. Wright: | wanted to answer Ms. Wilson's question while Dr. FarreH atahe podium. We heard Ms.
Hinners say that the township received the property for a dollar. Thshgwdoesn't have to pay for any
of the demolition costs, is that correct?

Dr. Farrell: That is correct.

Mr. Wright: Because, as you had explained to us, is 73% - 27% forBwlhe State of Ohio is paying for
27% of the costs and the school district is payingo73

Dr. Farrell: That is correct.

Mr. Wright: | just wanted to make sure, per Ms. Wilson's question thatlasfied that it wasn't the City
and that the building was coming to the Township without any afdkts before the $1.00.

Dr. Farrell: That's correct. The money is available to the school district hcaudeof the credit for

building those other buildings. That's why we don't have to taket ibfoour general fund or ask the tax
payer to demolish those buildings. 24 million came to the schooictigirbuild those buildings and to
demolish Seipelt.

Ms. Howland: | have two quick questions because | know there areoé doestions from our residents
concerning this development. A lot of residents thought the facadeochbe kept for 12 years and the
tenants had one year to move out after it has been purchased. Caplgoutexeverybody as to why that
has been altered and if that had been out there in the beginning woh&l/avgotten other developers to
come in and bid knowing those two elements were not part of thedudgs.

Dr. Farrell: We made no changes in terms of the people that were going toviedalbostay through the
school year. They were only St. Andrews and Clermont Countigdiidnal Service Center; the others are
month{o-month. They don't have leases for a year. Regarding the facade; it Wees language of the
contract that the preservation of the facade could be interpreted a loteoéwiffivays. It did say for 12
years, but it was preservation of the facade. So what does that actually mean?

Cole Carothers (22 High Street): The Applicant received an enormous amduom.dn fairness it would
have been best to hear from the people who had the most at stakeaindttfisse are the current residents.
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Mike Minniear; Council has rules which we have always followed for presentatfchss sort at a Public
Hearing. We've always followed those procedures. As I've indicatedebdfisr Cohen's group had 38
minutes and | would anticipate that no one will leave this meeting andeatfis Council of being unfair.
I've already deviated from my 2 minutes on the previous spedaxrh.of them have had 5 minutes so far.
I've heard your question and those are the rules. I've been’hgeard and we have not deviated from it.

Cole Carothers: Thank you for your clarification. Mr. Carothers indicatadh is not good at public
speaking and would like to read a couple statements. He then oemdttfe 'City Brochure' and the
'Community Profile'. Mr. Carothers said this is a pivotal momenthe history of the City; Council's
decision will affect the City for decades to come. Development of the Méliliriy is inevitable. Without
vision and courage we will squander this opportunity. He said we nesuiéostand what our future is and
it is not a mega structure that basically tears apart the fabric of what Miigrdlready identified as an
iconic place.

John Mark Ziegenhardt (586 Main Street): Mr. Ziegenhardt distributed thiegzomap of the Old Milford
Overlay to Council members. He stated that the purpose of the OMQ@ristéct the unique historic small
town character of downtown Milford. Downtown Milford is exactly wh#res is laying right now. If you
start separating this and putting it all over the City, we're goingve &t kinds of issues because of the
density that's allowed in that district. At the end of the OMO district, thedBafaZoning Appeals heard
the variance to that. Three members voted yes and two voted nai lbgh at that relationship to the
variances, the property is wholly or partially located within the OMO. Titdpgsty has never had a zone
change yet - that's why we're having these hearings. The vargmmgs not have been permitted in my
opinion for that reason. He indicated that the appeals to the zoningoage wthen the Planning
Commission makes a decision that the applicant doesn't like and then hé takibe Board of Zoning
Appeals. The other problem that he has is the properties and apartmeigxasrtocated within the City
and they are all in the periphery and not in residential neighborhabdg're all on the side of them. Mr.
Ziegenhardt brought up a development in the property knowebkey View and indicated that Council
had made the right decision there. He then closed with | hope that yasiodes to not change the
decision in the OMO district. If it is changed it should be to a lower levetamiciin the density.

Dawn Hillman (32 Cleveland): She stated | understand that there will be a develgirfése Points; my
biggest concern is the size of it, whés going to look like. I'm not satisfied with the current facade. I'm
not satisfied with what I'm looking at. If | lived there | would be pgllin and out of my driveway 180
times a day. Ms. Hillman provided information regarding her déilying habits then stated this is the
most important piece of property in the City and it deserves to bedribateway because we are going to
be looking at it every single day.

Tenderly Adams (804 Center Street): She thanked those who had reveivednails and respoed and
took her telephone calls. She opened a discussion regarding the Lanthtusayihg parts of the Land
Use Plan have been discussed and the other parts are also relevant as it relateedodpvelopment
zoning. The first part that relates to traditional residency indicates that theirmeture should resemble
the existing houses in the area. The proposed structure doesn't bleid what is already there. The
second part is the multi-family residential section. This is fron®@e but | think the people had this type
of situation in mind. She said this is being presented now as a sarility but there is nothing to say that
it will remain that way if it doesn't work out as a senior facility. iniportant that the studies beisgown
are based on any potential for the residents that will be living theree homers have a much larger
financial stake in the City than renters do. Renters have less incehigveit comes to the political process
whether it means voting for local representatives, community issues thateaffect our property value or
situations such as this. As a Realtor my experience is that hoatesehocated near apartment buildings
almost always are much less desirable to buyers. Apartment buildidgsoammercial buildings are
considered an external obsolescence, which means there are thiidgs yuts home over which you have
no control that decrease your value. The Land Use Plan has purposes@nSlection E which states one
of the purposes of the PDD is the creative development that conformsheitipals and objectives set
forth in the Milford Land Use Plan. This development is not in linth whe Land Use Plan. Why were
these overlays and density variances allowed? As Council members wihyatuigael will be the benefit to
the community? We're prepared to take this to the ballot.

Joe Cooper (552 Lila Avenue): He said he was confused about thmatifan from the Superintendent
regarding the 1300 trips per day when the school was open. He iddinatesurements using the City
Council Chambers as a base and suggested the actual measurertfenizr@osed building site will be
very different.

Jo Ann Weigel (101 Post Oak): She said she is in supportsoptbject and has been since its conception.
She has not changed her mind. She stated | think it's wondadulvauld love to move there. | have
spoken to many friends who are active like | am. | still work add pay taxes to the City of Milford. |
look forward to something like this. | have empathy for otlagic respect your opinions but | think it's not
going to get any better with that building sitting there. She closed sathimk Ithis would be a really great
opportunity for the City.

12



Karen Wikoff, Executive Director of the Milford/Miami Township ChamioérCommerce: She saidew
respect all opinions. The Milford/Miami Township Chamber of Commerseblean serving the Milford
area and the businesses of Milford since 1947. The missithre d¥lilford/Miami Township Chamber of
Commerce is to develop, promote and enhance business interests innouaurgty, establish vital
connections with our government, education and civic organizations. Wil like to acknowledge the
hard work and the integrity of Milford City Council, City Managard Assistant City Manager and staff
and the residents. We also appreciate the citizens of the City of Milfordvathateer to serve on the
Planning Commission and BZA. This is not an easy processtrMgt that you will make this proposed
development meet all the requirements for the betterment of the CitpoWamly support the rezoning of
this property, but also think it is a boost to our community. CMC é&ttigs has taken steps for the building
to retainits integrity and landscape to the community and offer parking to tieclses. They have
invested in this City. The Board of Directors of the Milford/Miaéwnship Chamber of Commerce
endorses the rezoning of the property located on Main Street in Milforddiolential housing.

Janet Cooper (522 Lila Avenue): Ms. Cooper questioned the statistics rggapdirtiments. She indicated
46 % of Milford residents currently are renters in apartments.titeidiighest in Clermont County. If we
build more apartments it will increase and will basically be going backwacdsaging the amount of
renters. Compared to neighboring communities, we are higher than ladinof Clermont Cougts average
is 22%. She stated Ohio's average is 28%. Milford's is 46%. Miami Township ifnguslchew senior
living apartment complexes; some have been built and some are cupeingybuilt.

Justin Bonnell (544 Lila Avenue): | would like to read a letter | jonesly sent to City Council. | also have

a couple questions. He read his letter commenting several times as he read it. QuUBstoithere any
plan to do a light impact traffic study? 2) Who is paying forkibk tower or fountain memorial? 3) In the
statement 'the City was offered and the City passed' - who is tHeeT@rring to? 4) In the last slide the
architect showed, the part donated to the City is the same color as the opergpiaement of 20%. If it's
donated to the City how can it still be part of his open space as awarat? 5) What is hardie siding? 6)
He stated no one is arguing that the senior living facility is gtonge successful. No one is arguing that
that sort of thing isn't in demand. The reasons some of wghbdouses here and decided to raise our
families here are being jeopardized. | oppose this thing altogether.

John Aufdenkamp: (554 Brandon Avenue): When | sat on thatadithe bench | was very much involved
in enlarging the City. This development does not fit in with@itg. | have the Old Milford Overlay and
have discovered that it has not been codified. When | looked at 1167 @bdified Ordinances | found
that it is already taken by a Recreation District. This Overlay will not tgoaifRecreation District. | always
thought that concerning Milford Main, the Catholic Church and everybadyd pitch in and take it over.
Renting it out to schools has worked out pretty good. When ¢izeédBof Education moved out, Madeira
came here and went for two years. If the school district can tear atbvnbuildings and build new ones,
why can't they rejuvenate a building that is in good condition exoepisbestos which is a minor detail to
get rid of? Why can't the school district rehab this building and magh@ity can help them finance it.

Mr. Minniear: | say this very respectfully, we are well aware that whatevendlalecides; litigation or
referendum are possible outcomes. We are well aware of what could occur.

Jim Corwin (618 Main Street): He stated you are all faced with a tough deabiaously. It's wrapped in
emotion and many people here in this room are pretty upset aboWw#hiis.talking about dealing with our
homes and neighborhoods and our community; our towrave hattended the Planning Commission
meetings and that of the BZA. I'm here trying to be active in whatilggm in my community. We're
talking about dramatically changing the face of Milford and | thifkdisturbing to everyone here. | will
highlight just a couple of things. The Land Use Plan was developed tegring committee of citizens
from Milford; also in the develop of the Land Use Plan there were Council exepd member from the
Planning Commission and from the BZA and an independentesriyig firm from the outside. That lends
a great deal of validity to an 18 year old plan. The Land Use Plaanhiasredible amount of thought put
into it. Mr. Corwin read from the goals of the Land Use Plan atithis. He then stated that the triangle of
land the building sits on is surrounded on three sides by R-3 mdaldéving, there are 2 churches and
there are offices at the end; it is residential all the way around. The residéntiehes and school have
been integrated in neighborhoods for as long as there have beeponedgits and an apartment building
does not make a neighborhood. When you drive down into Mifford the east and you cross the Five
Points intersection, you are driving past an apartment building, natinbng. Next | would like to touch
upon is the layered zoning that has been passed by the BZA. We havartdReh zone and are trying to
convert it to an R-5 to Institutional to build this building on. R is designed for apartments, multi-
family complexes of this nature. Mr. Cohen wants to adjust tbedBasity. The R-5 density is only 8 units
per acre and he wants to go to 26 units per acre. We've thro@iMthen there. The purpose of that is to
protect the historic character of the downtown residential Milford units. Oofttiis layered zoning we
are having a Planned Development District. If you read through theitA®Besigned to give guidelines to
build sub-divisions and tract homes. It has nothing to do agdrtments. So, we're combining special rules
from other areas inaccurately to come up with enough rules to quadifjfle then get a density variance
to stretch to get the number we need to get this building to workeldensity BZA meeting there was no
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debate. | think Council really needs to question the extent theyarg 1@ to allow someone else to make
a dollar off of Milford.

Lisa McKinney (6 Hogan Drive): This City has integrity with deeots and long family lines. We want to
raise our kids here with the same sense of community that we Had:tlwant Milford to compromise
itself and its integrity for 92 unit apartment building on the nmweminent piece of property in Milford
whetherit’s for seniors, assisted living or young professionals or whoméwersure this will be a
beautiful building with wonderful amenities but this particular piece of lambisthe place for it to be
built. I ask that you don't let anyone tell you now that it should have lye@ated and that it's old and it's
not working. If that was the case the Council and staff woule hgdated it every five years and they
would have looked at things and changed things and made new rulesdN#iar is an icon but it is not
usable at the moment. | trust that there could be another plan. Itkedwilding has been sitting there and
the Board wants to get it off their hands. This can bring forwarer athernatives that can work for the
City of Milford and the neighborhoods. The homeowners payakes and keep the schools going and the
EMS going. Renters will not have any vested interest in our Cityggfmrward. Two questions: 1) If
Council approves the building, can CMC change this building from setoaanything else? 2) There's a
note in the Milford Schools BAC meeting (1%-2013) that states that the property be donated to the City
of Milford to be used as a community center or park and that thed€iyned that offer. | want to know
who in the City declined that offer and why that was dorelieve the citizens and community would
have come together to make that work whether it be in volunteering bounaterials or in supporting a

levy to pay for it

Roger Kleinfelter (634 Wallace Avenue): He stated he has lived in Milforti%grears and 29 years in the
area. It is a great place to live and | would like to spend the rest difeniyere. Walk-ability is very
important to me because | am legally blind. Currently there fagility in the area that would allow me to
be independent and still maintain my dignity. This facility would allbnat.t| would move there in a
second. It would allow me to go to the bank, the store, and domm towould allow me my dignity. In
1996 | built a house up on Wallace Grove. We had people come to the dnaditell us no house should be
built there. And yet Wallace Group has been an asset to the City and sahi®piject.

Bill Koster indicated that he had nothing to add and did not come to the podium.

Dean Judkins (115 McCormick Trail): Over the past 5-10 years we deome Milford really come back
from a sleepy sometimes dying town and that is so exciting to seg.isTirom all the restaurants, the
businesses and Riverwalk. As | weighed the pros and cons of<OM@posal for the property, | see its
potential to add to the vitality of the community and its one of theorea| strongly support the
development. The other reasons | believe Council should approve the |sdjeat whatever was said
tonight, there wasn't one other project offered. If we want to sitnatch Milford Main deteriorate we can
do that. That's the other option right now. | think the buildggttractive. | think it would make a nice
statement as one drives into downtown Milford. I'm really concernedtdlilford Main falling down
around its structure. It meets the needs for an every growing gapiolation and fits a nice niche between
fully independent living at home and living in an assisted livanglity. We need that facility in Milford.
As a member of Milford First United Methodist Church for 20 yearsnlgizarantee parking is a problem
up and down Lila, Main Street, other street's around and we havéMiléed Main parking on Sundays.
It's to CMC's credit that they're offering parking that will be availablinéobenefit of both Milford First
and St. Andrews. As a tax payer | know your expenses go upedihtl, there's only three ways to deal
with that. You can cut your services, raise taxes or you can increastaydase. For me I'd much rather
increase the tax base than my taxes. 92 new folks in the community comdritneir taxes plus what Mr.
Cohen will be contributing owning the building is a benefit to all oding to City Council.

Robert Huxell (1000 Forest Avenue) A couple notes, for 15 years | livedsaitr® street. One of the points
that has not been raised is the amount of light, the amount ajyetiés building will create. I'm very
concerned that there is only one plan. We should all be concerned thattfteske it or leave it' mentality
that Mr. Cohen brings to the table. It should not only be conmugio me but to Council. Why only one
plan that looks into the houses of every single street that it abutsckros dozens of people looking into
the houses on Main Street. It has been stated that a 3-1 vote pushadviansent forward and it bares
consideration that the one vote resigned that evening. It's like that néidio't resign because that person
felt so strongly that the Planning Commission had done its joblidve that one vote felt so strongly that
the guidelines hadn't been followed.

Mary Sue Vilardo (604 Main Street) | think this is a landmark that shoulddogporated into something
beautiful as you drive into Milford and not into an apartment buildinghould be a park or something, |
haven't come up with what it should be but there has to be some other answer.

Gary Birch (623 Lewis Avenue): The applicant has talked about demogsagtdcunderutilization and the
aging process. Mr. Birch provided information from 'web md' iiggrchild development. Children play
outside at Milford Main. They are not coaxed into exercising; they areglaytside because the space is
there. Playing outside has positive effect on cognitive achievement. The childemndrew use Milford
Main for recess even when it's wet. It's a place of possibility andats Health and welfare of our
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children and the children yet to come is not trivial. Feelings of homdealonging to a community are not
trivial. It is these sentiments that bring us here. Because thecpisjlarge and expensive does not make it
impressive. If it is realized it will always be seen as a ponddshwmsler in the midst of a well-preserved
one hundred year old neighborhood. The speculative benefits ditigsare hard to swallow especially as
touted by people who don't live here.

John Brumleve (912 Forest Avenue): The OMO equals 12 units per agr&Q ddr the PDD equals 22. If
you ask for 20% more you get 26.2 against an established rule that wag aaetluided in the past.
Really if you look at it as just the PDA itself it's about a 40%ease and unit density; you're looking at
taking what was pretty good guidelines and taking what was meaataabideline for the exception and
going beyond the exception for even more. Now | understand ribjiety has become a commodity and
sits in the cross hairs of that commodity for investment purposefoanthers. But | do know that we had
guidelines that were pretty well established. | think the City Council anthg@ommission should have
held the line. The guideline was good and the guideline should staydand think that because we find a
part of our city in the cross hairs we should say welcome intalel a pass on the guidelines you knew
when you came in. It is not fair to our City, to our future @&nsknds a bad signal to those others who
might see us as a commodity to be acquired.

Becky Birch (63 Lewis Avenue): We look to you; and you are chandjmegtion of what this town should
be. The building blocks the community and | hope that it isn't thetidinegou're setting for our town that
it's going to be an apartment community and not a communityafoitiés. | want to talk about the traffic
study. | know about models and | know about how models watkfaou pick the wrong model and you
put in t the wrong data you get the wrong answer. | ask that y&watadbe models again a little bit harder.
If there is any sort of slow down or problem on Main the traféers onto Lewis and becomes heavy
traffic on an alleyway. | see this as making it worse. | woultgsk if you want this next to your house. |
don't think we want to live here with a structure that big in our eidtood.

Larry Curliss (548 Lila Avenue): One thing | want to say to the M#yatr she asked of the Superintendent
about the facade. Here's how they got around it. They said they weretgaiane the facade for a period
not less than 12 years, the next sentence reads 'for purgdbesagreement the building facade shall be
defined as that front portion of the building located on the ptpgenblazoned with the words 'boys' and
'girls'. That is not the facade. I'm referring to a portion of theuldis of the meeting of December 18th.
Ms. Conover stated "Since the building is being marketed to emptysaattthen to young professionals,
if the project is not successful at leasing to seniors, at what point wouldeihteel to young professionals?
| understand that you're trying to cover both bases but it seems likeepazate audiences. Is there a
threshold?" Mr. Cohen stated that the question can't be answered tonighte\Wasdtion ever answered?
Later Mr. Cohen stated "if we find out down the road that this is ri@ctive to seniors for whatever
reason, if we misinterpreted the information, if the demographics amgwre will lease the building to
yuppies or puppies or anyone who can pay $1250 per moiitiete is no guarantee what it can be. At
Riverwalk numerous incentives were given to CMC Properties by tiye I@n not sure what a CRA
Abatement is, but | do know al5 year tax abatement was giveruld Wke to know about that. He then
read part of a letter published in the Cincinnati Enquirer.

Charles Evans (769 Forest Avenue) He began by stating we boudhbuse in east Milford because of
the neighborhood and quaint houses. We have pride in our neigloioloand would like to see that it stays
quaint and keeps the historical charm. | understand that Milford iglaiot going to be saved; there are too
many problems with it. | am not against Mr. Cohen developing tbpepty, | would just like to see
something that is not so massive as compared to the housing aramddeiten compared to the exigtin
St. Andrew's Church building and the school building. It completely dwhadse buildings. | would
welcome a development that would more into the character of the peight) the size and scope of the
neighborhood. We are trying to maintain our own identity and keepsmall-town charm. In numerous
meetings, Mr. Cohen said that if this property could not be leasetd 55 and overs he would open it up
to younger people. That has been stated on the record numerous times.

Mary Sue Roberts (412 Lila Avenue): | am concerned about the hiigef Beniors waiting to get into
apartment buildings all over Clermont County. They built three hose are all subsidized. Now I'm
looking at this thing that we are going to put up here with all the @ie®rand it is going to be on the
pricey side. It's not going to be easy for all of the seniors teenmto this apartment place. I'm worried
about density. I'm worried about the facade and the park. Seniorg gb %100 to have dinner and doctor
appointments in the morning. Do the right thing.

Andy Evans (556 Lila Avenue): There was a statement about half:trayhgroup has worked very hard to
present questions of fact. We have taken pride in our work to dauidat take umbrage that we are
disseminating half-truths. | want to submit into evidence this motlds & scale model done by a
professional. It is one inch equals ten foot. That was made to showatleeo$ this building and it's not
even including the garage. That is the magnitude of what is going ppatka with proper setbacks and
scale and size.
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Mike Minniear: What | would like you to do, because that is goingetexiremely cumbersome, is to take
digital photographs of it and submit the photographs as evidence. eifdthave to go to court, | cannot
take that thing with me. If you can reduce it to digital form, that woeldreat.

Andy Evans: This is used for review for City Council to viéQuestions/Statement: When the Methodist
Church in 2001 built their building they had to have a certain numibparking spaces for the square
footage of their building. Mr. Evans quoted 'For Planning Commisstotsideration the applicant has
submitted a parking analysis. This analysis utilizes the accepted parkingrstaof one space per fou
seats in the church sanctuary and determined that 75 parking apacesguired.' This was to close down
Beech Street, add the building on to the Methodist Church. They had to eetnagis from Craver Riggs
Funeral Home which supplied 29 space#ilford helped create on street parking for them and the Milford
Main school property had to provide 30 spaces. They are providingpE@@s, 92 units times 2 equals 184
spaces for the residents. That leaves 6 parking spaces for just thedide Church's 30. Under the
preliminary plan of approval from the Planning Commission it shgsthey need to secure an easement
from St. Andrews Church to use the driveway located on Lila AvertuereTis no easement secured from
St. Andrew Church. Clermont County Senior Services builds senior devette for income-based
housing. These are for people of advanced age. It is my understématitigere is immediate occupancy at
Sem Villa and at Sem Laurels for one bedroom at Sem Laurels. For tiv@e bedrooms you may have to
walit. Is this going to be 55 years and over certified? Has Councilreeeiving emails and what do you
think the percentage of pro and con emails are?

Ms. Howland responded with 44 against and 3 of those are not ressgeittss 41 against and | have
received 3 emails in favor of which 2 are not residents.

Mr. Lykins said that his number is different and that he believes all ersndd Council have different
numbers because some received emails that not all members of Counaddeceiv

Ms. Howland stated that she tried to forward her emails to others.

Ms. Brewer said she shared all of her emails as well.

Mr. Brady said no matter what the final number is the emails are ovemrgy against it.

Andy Evans: For the record, the emails you have received have beeinelgirvgly against the project.
Mr. Lykins: It's also only 1% of the population of the City foe tiecord.

Ms. Hinners: That's right, we can't go by that.

Mr. Lykins: If we're going to put statistics out,’leput them all out.

Ms. Howland: There are only 4,000 registered voters not 6,000.

Mr. Lykins: So the other 6,000 don't count. I'm just making sure.

Ms. Howland: No, I'm just saying if you're going to play statisticghat these 44 people, I'm not going to
get into that debate. These 44 people are very passionate. Again it's ribbskea®,000 don't vote, but
maybe they're part of the 2,000 because people who rent don't teotd tind register.

Mr. Lykins: Ms. Howland, | rent and | vote and | register #rd invested in this community more than
some people.

Ms. Howland: You have and you're almost 55 and you're also a higéllygent and very successful man.
Voice from audiencé:And you rent from Mr. Coheh.
Mr. Lykins: Yes, | do rent from Mr. Cohen.

Mr. Minniear: Up until now | have been very impressed with how civihaee been up to this poiritet’s
continue on an even keel. Please continue Mr. Evans.

Andy Evans: Is it incorrect that if | own a house that is worth §ZEDthat this property will be paying the
same amount of taxes? And it is my impression that there will becesase of taxes for safety services.
He read a quote at this time then said if this is going through; it dmuldonsidered taxation without
representation. My opinion is that the role of Council is to represent the cidmeiném getting that the
majority of citizens is against this. Second the job of Council igpoesent City-owned businesses and
third, is to represent business entities that do business with thé/Citizvans then listed several items that
Council had said "No" to developers and developments. He continued thitik it was a mistake that the
City didn't take this property for $1.00. As it was brought ufiezathe City found money to purchase the
property at 300 Main Street to develop into more parking. Almost $50:@9@und for that project.

Mr. Minniear indicated that the model would be marked 'Exhibit 2'. Mr. Minrasked if staff would like
to answer any of Mr. Evans questions then said | would like to painhere that the applicant and his
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three witnesses took a total of 38 minutes and we started our publicecwsnat 8:30. | believe we'll
probably be here another 45 minutes.

Ms. Howland invited those in the hallway to come inside indicating that there tsesaable

Emily Rich (614 Main Street): Ms. Rich began by thanking everyonth&mformation she had received.
She next asked if the complex would have elevators. She next askédehcommunity be guaranteed tha
the complex would remain for those 55 and over.

Rachel Richardson (907 Center Street): | purchased my historic homefandWilith the confidence that
the City of Milford would support the zoning codes. The burden itherCity to prove that this is in the
best interest of the City as a whole. Milford Zoning Code callsriaximum 12 units per acre with an
additional 10 if authorized. Ms. Richardson quoteairf the Zoning Codes at this time. She asked what is
the reason for having a Zoning Code is the codes are not appligsteathg? The variance requested by
the BZA is 44% higher than the density the City specifies for thieing Code. It also surpasses the
recommended density suggested by the American Planning Associationisvidi6hunits per acre. Ms.
Richardson then said she thinks the projected building will noh fieamlessly with the homes on Main
Street and Lila Avenue. Ms. Richardson then suggested that should sheaetv¢o sell her home, she
doesn't believe the projected building will add value to her property. She inditetes is a need for
affordable senior housing. Ms. Richardson said that the rent at tferdvilin Main site would be between
$1200 to $1500 a month. That would mean that the average incoMéftmd on Main residents would be
between 43,000 - 55,000 generally if you apply the 1/3 raeybur rent should not be more than 1/3 of
your total income. Ms. Richardson then quoted from the 2010 CenspertRregarding income of
Clermont County seniors. She then enumerated reasons she feltpsokiloit Mr. Cohen from banning
children if the apartment building shouldbe opened to young professionals. She said area communities
have turned down or revised similar building projects. She indi¢h&dimiting the density would solve
many of the residential concerns.

Christine Seltzer (4022 Paxton Road, Cincinnati): Ms. Seltzer reiterated that thelMkin building was
built in 1913 and was over one hundred years old and wondered hehptdjected building would look
like in one hundred years. She stated that if the building could be tistede National Register as a
historic building, federal and state income tax money could be had and thkypwovide $44,000 toward
the cost rehabbing the building. She suggested the Cincinnati Preservatbmmefisn could be a valuable
resource. Ms. Seltzer stated that the historic character was worth preserving.

Don Holcom (6629 Nickle Road): Mr. Holcom stated that he served on a Pldbmingnittee in Kentucky
and as a Marketing Director for a civil engineering firm. He stated thatiaxierience large commercial
buildings placed in a residential area is not the best recipe for growingxthegta and increasing the
availability of things that can come. He suggested if the City puts 2&nésidn a single acre how many
more people will come and say 'Milford is where | want to developusecl can maximize my dollars.’
He indicated that should he decide to rent somewhere he would plan to stang dirfie" thus having a
building renting to 55 year old seniors is a good investment. Hetesaiohg the building down and yet
keeping the facade would be very expensive but there has todieaplan. He hopes there can be a better
plan with less residents per acre.

Pam Cerveny (823 Forest Avenue): Ms. Cerveny said she wanted torgoood as being against the plan
and that she doesn't see this as an asset to the City.

Kimberly DelLuca (212 Main Street): She wonders if the building can beds&he stated that there are
several organizations, one is called Artspace.org. They preserve old taigdidgrent each room to an
artist. She stated that she is shocked no one searched out organizationshe baildihg. She indicated
that she is opposed. She would like to see the building saved oalpalt but not the current project.

Dino Pelle (134 Cleveland): Mr. Pelle indicated that people have made substagtialents for both
sides. He stated that to know who you are you have to look into youHgasaid Milford is a historic city
and that is what our past is. He said the building could be located anywhersebiécamot distinguished.
He suggested that the building needs a historic look to reflect who wedanehanhas made us different.

Len Harding (222 Cleveland): He said he wanted to point out that thioemand feelings were strong at
the meeting and he would hate to be in Council's shoes makimptision. He reminded everyone that the
developer who wanted Valley View was turned away and the residestaith Milford bought the land
and held on to it. They paid off the loan and got grants. He staed the builder is going to be turned
away, it will take money and effort. No one wants the taxes to ggapks cost money. He said abating a
building is ferociously expensive. He suggested that those who spdketaga project should "put your
wallets behind it otherwise you're just venting your spleen."

Mr. Minniear said that according to the rules we are now going to hear liidplicant and asked that
they limit their response to answering the questions and commentghieqruablic.

There was a five minute break at this time.
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Mr. Minniear said he wanted to addrésenflict of interest He stated that he is serving as Parliamentarian
for Council tonight and as the Law Director for the City those datiaie under his purview. He stated
that with the exception of Ms. Brewer everyone has had a claim dlictaf interest at one time or
another. He said he has talked to Council members and reviewedittee amd has determined that no one
on Council has a conflict of interest or an appearance of conflict of intdrests Ispecifically brought up
this evening about Mr. Lykins leasing or renting space from the Applao@ihit's not a conflict of interest
unless Mr. Lykins gains some benefit from that, which he doesvrotLykins has toldme that he can
provide proof that he does not have a conflict of interest. Each and reeenper on this Council in his
professional determination as a practicing attorney for 41 years and ttigsnigb for 37 is that these
people are going to make a conscientious decision based on what théyeheyehis evening. They are
going to take two weeks to consider and review all the evidence and allttimoitgsthey have heard, all
the evidence, all the Minutes, all the documents, everything that has beenealilmit then they are going
to come back on the 17th to make their decision. They are gotatktabout it then. He indicated that he
wanted to maké clear on the record that nobody here, in his professional andoleigédn has a conflict
of interest or even the appearance of a conflict of interest.

Applicant Response.

Mr. Cohen: Mr. Cohen thanked those who remained for stayitngao the answers. He indicated that he
would begin by painting a picture that should be said and that theommal in America is a bend toward
renting rather than owning not just with the older age group. Milfias between 40%-50% of its residents
renting. He said the older adults they are targeting for Milford on Main régplay 50% of their income
toward housing. That means that if the apartments on Main a8080and more that would require an
income of $24,000 per year. That is not a high income but ittisutsidized housing. The development
will not be income based, but market based. There is an enormous dezhaedrbthe low income senior
subsidized housing and the high income senior housing at KeramaoBinebrook. They rent for $2,5a0 t
$3,500 per month as a start at Pinebrook they're more expensivevaid¢erOur building will be certified
as 55 and older; we have no intention of renting to people under 5aidHelsas been suggested that there
is another plan. He stated that there is no other plan. No other plansdew@rbsented to the school
board or to anybody else. Water parks are incredibly expensive to bdilthey generate no income. In
order for the school board to come up with an alternate use, serhas to come forward with a concept
that is‘zonablé and has the ability to be built. He indicated that they will have to work vesglglavith
the Planning Commission regarding design and materials used. There twitl bevators. There is a huge
demand for income restricted housing for senior citizens. He indicatecetdaek not know if the property
was ever offered to St. Andrew, but he does know the property fiemedto the Methodist Church. Due
to the enormous cost to abate the asbestos and tear the building idegd @éeen at no cost they couldn't
afford to tear the building down or renovate it. The light impact studgrisething that will normally come
out of Planning Commission. The fountain will be paid for bydbeeloper. As far as he knows the City
passed on the property and the Methodist Church passed on the properiyiilford BAC years ago
studied alternative uses for the site and literally came up with nothing.prbperty was widely marketed
to developers through the auction process and again nobody bidrbe park will be donated to the City,
not because it is an enormous park, but because the City shoulal tmmoint and the City wants to own
the point. Hardie siding is a cement product; a masonry product. He dischssaarrent zoning of the
property which contains a garage, a gas station, a small store, officagpalice station none of which are
usually compatible with residential neighborhoods. He feels the building ffetl @ buffer between those
properties and the neighborhood. Mr. Cohen said Pinebrook is adsistgdand that with 112 parking
spaces for 120 units he has still found spaces for visitors. HM#&dd on Main will also provide busing

to local events, Arronoff and things like that. Mr. Cohen statatllte knows nothing about any court case
regarding a break in the sewer line at Riverwalk and not fixingdet.said with 109 apartments at
Riverwalk, he has never heard of a backup on the sewer linedldated that he thought he had answered
the questions that were brought up and would gladly answer any gedstiancil should bring up.

Mr. Minniear stated that he would get to Council questions when the Public Heasngosed. He stated
that was the Applicant's response and asked if they had anythadgfitde then asked for a Motion to
close the Hearing. A Motion to close the Public Comments section of the He@aBgnade by Ms.
Hinners and seconded by Ms. Evans. All voted yes. Mr. Minnieatlsaidext portion of the Hearing is for
Council to ask questions of the staff or Applicant.

Ms. Evans asked about the traffic study. Since Lila Avenue is onetw@wpf the exits are on Lila Avenue
and the only way for people to leave on Lila Avenue and get to 2@Byavhere else is to cut down Forest
and then up Pike Street to get to Main Street. Hudson and Pike donlinevep - it's a crazy intersection.
She said she believes the traffic on Forest and Pike Street will be unbelievable.

Dean Lutton responded that there are two exits onto Lila. He said that on Lilaonestr they took staff's
recommendation to make that a right in.

Ms. Evans: And across from that there is no left turn so the'y lsead to 275 from the other side of the
property on Main Street unless they cut back through the back part?
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Mr. Lutton: Yes. Originally we had the Main street entrance as a full entrance/asas lecommended by
staff that due to the proximity to the intersection that would not bepsable. We were advised to make
that a right in - right out. There is the option for someone to come dbsame point to Main Street.

Ms. Evans: | believe there will have to be a traffic light at Lehr's.

Ms. Howland: There are twenty cars that leave St. Andrews every moaniaghiool drop off and pick up
currently. There are about twenty people who come in for chaortfe morning and that doesn't include at
Milford Main building where people arrive to do whatever they do. Tdewynto Main Street and it is a
steady stream of cars anywhere between 7:00 - 7:30 in the uokilin is also a steady stream between
7:00 - 7:30. Parents who need to go up US 50 to Miami Townslag,dgb down Forest and they cut
around to the light at 5 Points. Going left on Main Street and cutting acadfés during rush hour you
wait a long time. If you're talking about seniors, most of thenitdike having to have that push to go out
against traffic like that. Chances are that if there is a longer way tcagtaltes them to a light they're
going to be taking that light. | believe a traffic study needs to be dolyebecause if the numbers come
out the same we havérost anything. If the numbers come out different, we can tigemef out what we
need to do. If we dohdo a traffic study and we end up having a traffic issue on Farestrave Points or
at Main Street then shame on us for not doing a full blown tréffitdys | have run traffic study numbers
from a national study, too, and it depends which national study yoiti diepends on the manipulation of
the statistics and facts. How do the statistics and facts weigh in onveagretreet and how do they weigh
in on streets that tend to be narrow because we're a historic town?

Ms. Evans stated that there are a number of children in the neighborhogolayha the streets, go to
UDF or just hang out at Main. This will also put more traffic on Forest, Pik€anter Streets.

Mr. Lutton: | will allow the traffic expert to speak to those issue®. krbw that with apartment buildings
that are not senior apartment buildings it's around 1/2 trip per unittfrerstudies I've read which sounds
like it is about what you're saying .4 to .6. So it would be approxiyndéel

Ms. Howland: | have 4.5 to 5.6 trips per day per unit. I'm not an ekpeit's a matter of different studies,
then you add seniors into it. My concern is the seniors comihgralinot wanting to face the challenge of
Main Street and wanting to go down those side streets to get to the kg &oints.

Mr. Pflum: You're right about the studies. The manuals or whatever cesgoun have; there are between
800900 studies done and are probably 35-40 different sources dealmgewidiential properties, single
family to congregant living. They range from very low to verghh So if you’re looking at the high end
you might have 4 or 5 and single family dwelling units genexltait 10 trips a day.

Ms. Howland: | just wasn't sure what study to look at.

Mr. Pflum: You're a driver and have Council responsibilities and leagpat. Parts of the problems you're
describing right now exist today or tomorrow.

Ms. Howland: Our traffic today is much worse than it was five years ago

Mr. Pflum: Yes, and it will continue to get worse. The job that I'=d m the past in dealing with these
issues is to very carefully segregate existing problems and existings and you described them very
well. Will the new traffic exacerbate those problems beyond the point wioerecan tolerate it? I'm
suggesting to you that while your concerns are legitimate andiawel the responsibility and authority to
ask for a larger traffic study clearly if you want to do that. But welaading with numbers that vary day to
day, week to week and month to month. You can go out an Bi@eet and count the traffic today aad
month later it will vary a lot more than the amount of traffic that willge@erated by this senior citizen
housing. That's why | wrote that report and submitted it to the Eitsiuse we meet all of the concerns; we
meet all of the requirements of traffic studies as | understand tligrou Iwant more detail, that's your
prerogative to do that. Then when the report is provided to you asciCdalbecomes a matter of record
that there are issues, and some of them might be safety issuew. thienarea but | don't live here. I'm not
picking up my children every morning as you are, but once tloedés made it then becomes a matter of
public record.

Ms. Howland: My question to you is is that considered a traffic studyaffic analysis? Is it a traffic
impact study?

Mr. Pflum: It is considered a traffic impact study. Technically speaki you're going to do the 100 trip
threshold and you're above that, you do a traffic impact study which &icklot of ...

Ms. Howland: Then what you turned in to our staff, in to Jeff and, Raald that be considered a traffic
analysis or traffic impact study.

Mr. Pflum: It is not a traffic impact study it is a traffic analysis. | thim& memo was titled.

Ms. Howland: | just wanted clarification because in our old Milford plannimggtht requires a traffic
impact study for all developments that exceed 50 residential units amdl fmmmercial and industrial
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developments in the plan. That was adopted in 1997 that even thouglpesophe think it's outdated. I'm
just curious then why it was not recommended.

Mr. Pflum: I'm in an awkward position because | wrote part of shady. And at the time that that was
written those were the standards and the standards have changed tadlaheyArare now 100 as |

indicated and that is universally accepted by practically every agen@vévelealt with. The 100 vehicle's
is now used as a threshold.

Ms. Holbrook: | just wanted to add that the zoning ordinance actually usestlas 1le threshold.
Ms. Howland: | was just curious as to why that one had 50.

Mr. Pflum: While I'm here there was one other question. Is every kideohus considered a trip and the
answer is no. We count the bus as one trip.

Mr. Brady: Jim, a couple different times as you were talking youtlaidyou haven't heard a better option
yet or that it would be up to the school board to pick another optionjuStocarrying that out to
conclusion; if there was another option or alternatitleat you would walk away from the project? What
do you mean by that?

Mr. Cohen: When | first took the option on the property | put a sig and spoke to the press asking for
development opportunities for the Milford Main site. I'm primarily a multiifg and office developer. We
own right now one senior housing project. We're not senior hguksaelopers. When | started looking at
the recommendations of the Milford BAC which | didn't see until | becdméoptioner of the site did |
realize that some pretty good minds in the development businessmecaled senior housing. So | started
looking around at senior housing options that exist in this comyndrdctually flew to Buffalo New York
to look at a model very similar to what’re designing ér here. And | made the decision after an awftl lo
of analysis about what would be the highest and best use of thif siebody could present to me a
higher or better use that | felt was a good investment, | wouldwblyochange to that. If the zoning
doesn't go through for here then it goes back to the school andhdieythe decision what to do. | think
this is an appropriate use for that site. Certainly there is a large demamd community and every
community across America. And every time I've looked at it I've seentthemvery successful.

Mr. Howland: My understanding is and word from the businesstdir at St. Andrews is that at this point
in time the Archdiocese is not even considering the easement. They willatotomk at the idea of the
easement until it has been re-zoned at which point in time, to quotdéymiwill do what is in the best
interest of the children." So there is a strong possibility that, after gpombling from St. Andrew's
parents, that you may not get this easement from the archdiodeis® part of your application process
that you will get the easement so | don't know what that legality is. ttms that look different if you
don't get the StAndrew’s easement?

Mr. Cohen: Do you see the driveway right now on Main? That wilekecated.
Ms. Howland: Will you still meet your set back on the property in th& bathe building?

Mr. Cohen: Yes, we'll still be 30 ft. off the property. Now having dhat there have been cross access
arrangements that have existed between the church and the sapestypfor decades. It's in everyone's
interest that those continue because in order for the church to accesarkivag lot directly behind their
building they have to drive across the school's property to reaglaitkiag lot.

Ms. Howland: Look at the side entrance here on the other side of the rettieng's a street.
Several from Council said it was an alley and that it came up along the Methodist.chu

Mr. Lutton: There is currently a wall on here that comes down to a garageessory structure. It could
eliminate the accessory parking along here and have a driveway tingctothrough to the garage. They
would lose the parking in that area and they would be able to accasghtlargharp turn and still get to the
back area. They certainly would lose parking in the back iethersn't an easement across the developer's
property to get to it.

Ms. Howland: There is that wall there.

Mr. Lutton: At the end of the day the whole purpose of incorpaydtie church is that it is undeveloped
ground and would allow 12 additional parking spaces. Obviously wgirg tto create as many parking
spaces we can for the churches. So | do believe it is in the &hinest interest, the developer's best
interest, the City's best interest, to have as much parking there as long aa ibigrsea of parking. We're
trying to make this parking more conducive to the neighborho@titing landscaping, by breaking up the
big fields of parking.

Ms. Brewer: So if this is no longer an option, and this is rddree deal, how do you access the units from
Main Street? Do you only access from Lila then?

Mr. Cohen: No, we'll just move that driveway to our property instéaideochurch's property.
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Ms. Hinners had questions about the developer's map as depicted on the whitedralidg St. Andrew's
property and the easement and school property which were explained Bphm and Mr. Lutton away
from the microphones.

Mr. Minniear reminded everyone that the tape will only pick up one voice at a time.

Ms. Evans: If this is the only option; if Council turns down thetB2re's no 80 or 72 it's 92 or nothing? Is
that what I'm hearing?

Mr. Cohen: The answer is it's a balance as to what the requirements arespiht to the design of the
building and the cost of the building. What I'm told is that this builtag to have three facades; it has to
be all masonry. You've heard what it costs to abate. This is an incredibhsaspproject. We've knocked
it down from 100 units to 92. Riverwalk is 109. We're buiddone in Loveland that is 115 or 107. None
are below 100 units because that is the break-even point in ordesi¢gm é building and get a return on
investment. These projects are incredibly risky in spite of what peoiplk. thnd the answer to the
question has to do with a whole lot of balance between what Planning €siommis going to require vs.
what Planning is going toallow us to do. We have to work througlptbcess with Planning Commission
just as we did with Riverwalk. We realize this is a very visible piece af. l&is woefully underutilized
today. We'd like to build something there that people will be prodidrahany decades. We'll design it in
such a way that it meets the needs of the City and the developer.

Ms. Hinners: This is more a comment than a question. | just wanéegoge to be aware that | have lived
here mostly all my life. | have been all over this City all of nfig #ind if I've heard about 'Oh, it's going to
ruin the looks of..." | respect those opinions, if you drivaiadothis town; you're going to see all kinds of
different buildings next to each other. You're going to see this amdthiat and everything keeps character
with our town. | think that this being on Five Points, righttrtex-orest Avenue, there's a business, another
business, Evans Funeral Home, business, business, business dissthough we have a perfect village
that has a perfect plan and that's the way it is. It's not that watksiné this fits in beautifully.

Mr. Minniear thanked Ms. Hinners for her remarks then stated that all commiirtite made at the next
Council meeting.

Mr. Lykins: | have six questions and | think some are directeditgtstaff. I'll try to identify which is
which. I'm going over the notes | made tonight to make sure ewes/questionseaj answered. | may have
missed a couple. 1. Will the people in this development pay income taxedRefe any figures from the
City that tell us the percentage? | know we can't say every one CMI@ vemt to would pay income taxes
but do we have any ideas on that?

Mr. Wright: We've not done a statistical analysis of age. It's a good quediéord is similar to most
cities in Ohio in that we tax earned income, so | say that in hopes of argMerifKohake's question and
yours. If a retiree has a guaranteed pension fund, we don't tax #t Hetiree has a part-time job and the
pension fund, we would tax their part-time job. To my knowledgehave not done an analysis of age
group and the income. We have to keep that information very closeveshe

Mr. Lykins: Question 2: The Main Street, 300 Main Street Project, can yar tloe cost? Some people
said $500,00; some people have said $600,000 for that project. The 308 Main Stwgstt B3 purchasing
the old Marathon gas station and the grocery store next to it makpagking lot out of the Marathon
station. Can you go over those costs a little bit - what the projéstion

Jeff Wright: I'll try to identify some information and Ms. Holbrook csupplement me if I'm leaving
anything out so we can cover everything. It was a distress sale; it wdedhea foreclosure. When | say
'it', it is actually two propertie800 Main Street is the former Sauer's Marathon gas station that was empty
for approximately 12 months before the City bought it. It includeadthacent 308 Main Street which was
a deli building and there are three apartments above. Because it was lweddeecfosure by 5/3 Bank,
the City paid $225,000 for the land costs for both parcels. Téteefipense the City had was demolishing
the building. The building was demolished for a lot of reasons. Coulugis behind those were a 12
month abandoned gas station was starting to have a blighting effdatvaryone agreed that if it wasn't
already a blighting impact, it was starting to have a blighting impacteThas concern that it would not
have adjacent development happen. Luckily Riverhills Bank acros¢rédet has happened since that time.
And, as Andy Evans mentioned, there was also the motivation of a jpaloking lot. The plans have 37
public parking spaces there. The demolition and the removal of tleegradnd storage tanks that had had
the gasoline and racing fuel had scared off the development commumetys5B,000 cost for demolition
for removal of the underground storage tanks was covered by Quigrbevelopment Block Grants from
Hamilton County. So we had $225,000 for land costs for bathesties, $58,000 was a pass through for a
demolition and tank removal. The next expense was a contract fallsidehpush back so there could be a
higher number of parking spaces and for putting for a dyedtantped concrete panel trying to make it
decorative is a $287,000 contract. There were some other soft cosswésea design for that, we had to
have an environmental engineering firm make sure the tanks were repropedly so the City has a clean
bill of health and not liability in the future from the undergroutudage tanks. There were some soft costs
from that. | don't have those at the top of my head, but there segezal with some professionals. Mr.
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Lykins talked about potential income from the sale of the propeniy.City doesn't have a contract but we
are almost done with negotiations. The City you recall, after a public adveetis, received three
proposals. We did an RFP. Council selected a group of former Milfordengsithat would be moving
back to Milford and operating a small grocery, a juice bar, health foodffee bar, etc. They would have a
retail footprint there. They proposed to buy the property from the @ity don't have a signed contract.
The potential sale though was high. There would be an income in the odngx figures between
$150,000 and $200,000 of income that would come from jus$ateeof the building. The City will keep
the parking lot for public parking. They would rehab the buildingtfier first floor and then they would
rehab the apartments above. There are three one-bedroom apartmetiteythabuld rehab for new
tenants. So that is over all the expenses the City has expended and thetlecGieexpects back.

Mr. Lykins: So assuming the sale goes through, our net is somewbare &50.
Mr. Wright: That is very close.

Mr. Lykins: It keeps coming up that the City passed and | thiakviayor touched on it in the last meeting.
But it's worth going over again.

Mr. Pittman: City Council...City actions by City Council.

Mr. Lykins: Yes, City actions by City Council. The City passedtdrecause of the cost of tearing down
the existing building and making a park.

Mr. Wright: We heard Dr. Farrell say in the last twelve or thirteen yéarsahool district's BAC looked at
it twice and he told us tonight one time about seven or eight yearfi@gowas a community panel put
together to look at it. During part of that two year process the BAGtbak there was a day when Pam
and | did an open house. We invited a lot of local developers to it. Ombiarh is a very successful
Milford resident who does a lot of his work in Over the Rhine. Halyglbuildings and he's very good at it.
We invited other residential and mixed use developers through there; ndhevigloal of saying "Pretend
the building is gone, what would you seven or eight developersTdw?e was another time someone was
looking at it for senior housing. We showed him the buildingapes that someone would say "Yes, | have
a plan." that they could rehab the building and that there would be etnfarkt. And that private owner
could have income from it because everyone we showed the building ta'tjugtido it because they had
some unlimited resources; they had to earn an income from it ndigjcsuse they agreed with us that it is
very interesting and a historical significant building.

Ms. Howland: You're talking about saving the building.
Mr. Wright: Saving the building.
Ms. Howland: You're talking about working with developers to save tiheig

Mr. Wright: | know that that was the first goal and | know firsthddsl Holbrook and | took several, and a
couple of them were local, another one lives outside of the City but awnsstruction business in the
City, we invited him to go through thinking he might have an idgaréserve the building. So | know that
was their hope and that was our goal. We showed it because | agresevithne here tonight that it is a
significant property in Milford. Unfortunately the ten plus people thatsh@&wved it to didn't come back
with a financial plan that they could make work.

Ms. Howland: My understanding is because it is too expensive. I'm ttginget the numbers from
Mariemont. Mariemont had asbestos in their building. Obviously they arekit¢pat their emails this late
at night to find out what that cost was to renovate Mariemont with asbestos

Mr. Brady: The follow-up question to that would be, that per Dr. Fare@fsments this evening that it
could be treated like Seipelt if the district had the property back is not sométainvgais proposed to us.

Mr. Lykins: Our deal was to take the land and tear down the building.
Ms. Howland: It was going to be well over a million dollars which is why weeqzhsen it.
Mr. Brady: But what he's bring up is new information that is welltlwor

Mr. Wright: | wanted to give an answer to the question Mr. BonnellLasal McKinney had. Yes, what
Mr. Brady said is correct. This is new data we have learned this wegpréciate knowing the news
because it's not that the school board was not forthcoming sewety school district has to have a Master
Plan and the Ohio School Facilities Commission has to bless that plarschbid has been inactive for
twelve years; that's why it's not part of that. One of earlier residgeked did the City buy Seipelt or did
Miami Township. It was Miami Township. Miami Township makesalgout 80% of the school district we
make up about 15% of the school district and Union Township makebaui 5% of the school district.
To answer Mr. Brady, that information was not something that existeqéais ago or one year ago or
eight years ago when the first panel did their study or twelves yggr when the first BAC did their study.
It's good information and it's helpful information, but it was not availableyweos ago.
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Mr. Lykins: Mr. Curliss asked what a CRA Abatement is.

Mr. Wright: The City of Milford adopted the Community ReinvestmArga program in 1986 so that was
the wisdom of the previous Council and the previous administrdtibas existed here for 29 years. It has
never been amended since maybe the late 90's. | believe the Cityaweageliised the boundary. In 1994
the State of Ohio did significant changes with the Ohio Revised Code to .Q®HA®d was allowed to
make one revision without losing all their grandfathered statusbsliele in the late 90's we might have
made a map revision. They are prevalent all over the State of Ohio and po#siblgtates. The goal of a
CRA is to entice new private sector development into an older neigldzbriiccan be used to rehab an
existing building. It can be used to temporarily abate property taxeswrmronstruction. In Milford, terms
haven't changed since 1986 since we adopted it. New construction of tiesialecommercial buildings in
Milford receive a tax abatement for 15 years. If a building is rehattbechbatement lasts for 12 years.
Since 1986 | would say there's between 20-25 times this has begnTine earliest ones in the City have
expired. We probably now have 15-18 on the county record right itie most recent examples:
Riverwalk was used as the most recent construction, Glenny Glass waomngtruction on Castleberry
Court, 20 Brix has 15 year tax abatement. Earlier when | said income tax is close to the Jdstt httan
that anything is hidden. With income tax, | don't receivgbody’s information. It's private information. |
don't know what a single resident pays. Property tax is not quitevedep When you get home you can go
to the County Auditor's website and find out what any of your theighpaid for their home and what they
pay in taxes. So that is very public information. I'm sensitive when tpldoout businesses because it's
topical. So 20 Brix and Riverwalk and Glenny Glass are probably tigestigew construction. As | said,
it's prevalent throughout Ohio. Almost all cities and many of yoare urban and larger townships have
CRA's. The CRA wasn't created recently by staff or Council to entice MerCwhdo something to the
property. | think attorneys call it 'by right’; it's not been miediffor Mr. Cohen. Council could modify the
terms at some future date; and that should apply to the whole City. knongedge before | worked here,

I don't think has it ever been modified for one developer ovethanoThere has never been a situation
where Developer A gets this term and Developer B will get this term. It Wagsbeen consistent. That is
the only item Mr. Cohen and his company are eligible for. Thecelemelopment agreement that exists.
You heard him respond that he would pay for the fountain. TéenGnt Lumber property redevelopment
was a 15 year goal from when Clermont Lumber Company lasateperMr. Critchell owned it all that
time. To my knowledge there were about seven developers that hatkit aontract or had submitted a
plan to the City. That was a long time coming. My words this senwhen | heard that Mr. Cohen had the
contract from the school district was to understand that the City's motivaiiotevelop the 15
year blighted lumber site is going to be different than the motivatiorofoething occurring at Five Point
and to that point the CRA that this neighborhood is eligible for is theitmh. There's nothing else being
waived and I've not taken a request or asked Council to consider somithitizat. The City needt
repave Main Street whether this project goes forward or not. Part of #wrgau knew we had the water
capacity if something was to be built on Main Street, and it's nets&cyou, was that we replaced the
waterline and that next year we need to repave the street. TheilCitgpave that street because we need
to correct how we damaged it when putting in a waterline that replacecoomé908.

Mr. Lykins: Mr. Evans asked a question about a tax increase. As Istaderit Council is the only one
who can authorize a tax increase and I've not been party to any disgesgrding a tax increase.

Mr. Minniear indicated that we can't adjust an income tax without a vote from thegitize

Mr. Wright: Anything over 1% takes a vote of the citizens. Property taxesl@ut inside millage and
outside millage and this is true in Ohio and not just Milford. It wdakk a vote of the residents. Chief
Cooper's been very helpful helping us understand this. We kmeyhave been great stewards with the
tax. We know part of their levy is from other resources, ambulamseand charges to people's insurance.
There's not been a discussion about increasing the Fire and EMSfltbis/ development or another
development would go. And again, the City couldn't increase the FireMBdLevy without going back to
the residents. You will recall that 79% of you passed a renewal and inthease three years in length.
There's not been any discussion of retiring that and comingtbadu early. Again, regarding any income
tax over 1% and any property tax to increase the outside millageciCaonld discuss it and put it on the
ballot and either action would take a vote of the residents.

Ms. Howland: That's where he got his whole taxation without representation.

Mr. Lykins: One last one for Mr. Cohen. | think it was Ms. McKenney abked if the owner can change
it from seniors to Section 8 housing if it doesn't work out.

Mr. Cohen: | can tell you that this owner doesn't own or managesaatjon 8 housing. I'm not familiar
with the Section 8 requirements. What | have been trying to illustrategihtbe experts and the testimony
tonight is that there is an enormous demand for this product. Wertivcome to this decision lightly.
We're making an enormous investment in this community as weitlidRiverwalk. It's a calculated risk
but it's a risk. As I've said before on the record, if this thingsd® fill up, if all of a sudden this
administration decides that there is free housing for seniors; walratde entrepreneur. We're going to
figure something to do to fill the building and fulfill our inte®ent, but there's no reason to believe that
this building is not going to fill up with the senior citizens that it'snbeesigned for because it's a well-
designed property in a community with a large base of senior citizenarthready to move into this type
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of facility. | don't know how | can answer that any better thaat. th can assure you that under this
ownership it is not going to go Section 8. We've never done a Sectioje8t@mnd never would unless the
program changes.

Ms. Howland: So there is no guarantee that it will not, at some point if theengrknands it, will go to
young professionals. You can't guarantee 100% that you will never goeotltsi@5 and over zone for this.

Mr. Cohen: | cannot guarantee.
Ms Howland: So with that in mind, don't you think that would impactiéifi@ic analysis?

Mr. Cohen: No because the traffic analysis was run even with yoyreggrie and it still didn't come
anywhere close to the 100 trips per day.

Ms. Howland: | thought the analysis we got said it was for the marketafidbver.

Mr. Cohen: If you did it based upon a regular apartment it is still lesbttanof the required 100 trips per
day.

Ms. Howland: The analysis we have before us is for a typical fpusiit of seniors of seniors 55 and
over. We don't have that analysis.

Ms. Brewer: Before we change topics, just for clarification, the questieri'@an you sell it? Yes or no."
Could the building be sold for Section 8 housing?

Mr. Lykins: The question | asked was "Do we have any guarantee th&dWien won't change it from
Seniors to section 8?"

Ms. Howland: And mine was seniors to young professionals. Someboely dskwould be 55 and over
certified.

Mr. Cohen: There are requirements for 55 and older housinthengualifies.

Mr. Pflum: The memorandum report, the traffic analysis | gave to yasubssed on senior citizen housing.
This was in November, since then we've become aware that there aresallother currents that are
floating around and | can tell you that we did look at other hgusimits which would include young
professional and a much broader range of demographic. B2osgartments would produce 46 trips and
55 trips in the peak hours. $ds well below the 100 threshold. We'd have to go to a completely different
use, a non- residential use of this small site before we go overmi@dical office building, restaurants,
etc.

Ms. Howland: Then someone had the question 'Is Mr. Cohen pdgrgpme amount of property taxes as
their $230,000 dollar property?

Mr. Wright: | printed out the Clermont County auditor's value. &bditor has the appraised value today
with the school owning it of $368,500. So 368,000 - 369,@% Ms. Holbrook explained, the county still
has it at 2.5 acres because they had never updated it.

Mr. Pittman: What is the interplay between that number and the CRA?
Mr. Wright: Do you mean that right now the school district doesn't pay fyotjaees?
Mr. Pittman: Is there going to be that amount paid or is that the valuatiba fft?

Mr. Wright: That tax would have to be paid if the property if the propesaty sold to any private entity, not
aschool district, not a church, not the City of Milford. The value of thd il has to be paid with a CRA
program. Every CRA that exists in the City; the improvementsiaaged ér either 12 or 15 years, but the
underlying land value that is accessed by the Clermont County Auditficks, ahe property owner pays
taxes on the value of the land. But, they don't pay taxes on theuildiadp or a building rehab.

Mr. Pittman: So, it's improvements to the land that are covered by the CRA
Mr. Wright: That's correct. It does not abate land value.

Ms. Howland: We have a question from the audience. Has all of Councitheadport from the Milford
BAC on the Milford Main building dated 126-137?

Mr. Pittman: | have.
Mr. Brady: | can't say that | have.
Ms. Howland: | can't say that | have.

Ms. Evans: | have not.
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Mr. Lykins: | may have in 2013.
Ms. Hinners: No.
Mr. Minniear asked if there were any more questions for the applicant.

Mr. Pittman: As it is now, and | understand that changes may be mhdeisvthe total sq. ft., the interio
sq. ft. of the project?

Mr. Cohen: Can | get back to you after | calculate it?

Ms. Howland: Do you currently have one unit that is senior housihat is the rent on that per month?
Mr. Cohen: I'd say it's in the $900 range.

Ms. Howland: Where is that located?

Mr. Cohen: It's in Amberly Village.

Ms. Howland: Mr. Cohen, when you first came to Pam, Jeff armit griginal proposal to us was not for
senior housing. You gave us a long detailed speech; you had a repdrhalyoimportant it was that this
piece of property was to the City. You called it our gateway. Youwshadever we built there had to be a
gold medal in your own words. Your suggestion at that time was a @atkef City. We did not have the
means or the ability to do a park at that time. So, my question tswary subjective, after seeing your
long presentation to us. At the time you asked us if we would tradéevén&ant property for the Milford
Main property so you could expand Riverwalk. When we said weotajive up our riverfront you said
maybe I'll do senior housing. So, my question to you isalotiiink after you gave us that long speech
about how vital it was and there would be nothing better than for penghéve into Milford and see this
big open space and see this park and how gorgeous it would bé thethsame gold medal as you
described it?

Mr. Cohen: We're going to build a building there that is goinget@diconic as Main was when it was
built. It's going to be a stately iconic building in that location.gd®g to be very different than a park. For
it to become a park, the City has to pay for it. Or some benefactor tatyhea8 to pay for it. In order to
put a development there that is going to be income generating thiatstg support the cost of the land
and the cost of the abatement and the cost of construction, itstgdiave to be a building that is going to
generate revenue for whoever is making the investment. | think thanigutldat is before us, in my
personal opinion, is a very attractive building. It's very difficult ésign a building by committee; but
these guys are pretty good at what they do. When Dean started hisgiir@sehe talked about some of the
design principals he has incorporated, how he has incorporated thimg@th the churches, and the
residents. I've said it before. I'm not going to build anything | wdulake proud to live in. | don't think
anyone in this room would be embarrassed to live there. | know sorp&e @een't happy with the way
Riverwalk turned out. I'm very proud of Riverwalk and wouldiéhao trouble living there. This is an
equally important property in Milford and it's going to be beautiful bigtvery different than a park.

Ms. Howland: | know that a lot of people have raised the question@ntigve said this that no one else
was interested in this property. A lot of developers weren't interestedsimpritperty and | think it is
because of the facade. It turned a lot of people away - the keepthg &cade. In your professional
opinion, with the facade out and not having to keep the tenants year, would there have been more
developers who would have come in to bid on that property?

Mr. Cohen: The issue was always keeping the tenants through fhetierpof their leases.
Ms. Howland: It was in the paper at one time that the tenants would have ote rgdacate.

Mr. Cohen: The fact is the commitment we made, and the only thirggpect to the tenants, is that they
would stay through their leases and the school would stay thitbegschool year. As far as the facade;
when we first got the option one of the first companies we brought innwmn@ati to look at it was an
organization called Core Redevelopment. They're out of Indianapolis. Emeyate historic school
buildings all over the country including the School of Creative andofeing Arts in downtown
Cincinnati. | walked through with the President of Core and the nuorteeguy in the company and their
first comment to me was that there is absolutely nothing historic aboutr®/idh Main other than the fact
that it's 100 years old. The structure itself you could build today lwithk and it would look exactly like
that. When you walk through the halls of Milford Main it is a 195@kool building because it was
completely remodeled in the 1950's. All of the historic moldings dackboards all the things that make
SCPA such a beautiful iconic place that someone would come in and reisdve¢ause it truly had all the
history back in it or still in it; moldings and built-ins and that kofdstuff. These guys said there is no
federal funding available for this. The school board at one or twieedfi¢arings, | think it was Rockland
and he is in charge of the BAC said they have explored every fedegahm to try to save the school and
exhausted it. The only thing that | did to look into that is that | cafietle best expert that | know in this
region and that's Core Redevelopment and they said there is abswdubésgoric value.
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Ms. Howland: That's what everybody and the public was led to believe, that thdatade had to be

saved for 12 years. Taking that out, not saving the building, byiuthlec for whatever reason thought the
front facade had to be preserved. If you take that stipulation out, irpyofessional opinion, do you think
more developers would have come to the school board with the éptiary and demo that building?

Mr. Cohen: | don't believe anybody came to the school board and sdidowy it if we can tear the
building down. Second, somebody here tonight read the contract thegdddfe facade as the 'Boys' and
'Girls' because those are the elements that are considered historic. tdhansighat have looked at the
building have said that there isn't anything particularly memorable fiuist@ic standpoint except that it's
100 years old. It doesn't have great historic significance architectdrhélydefinition of facade was clearly
'Boys' and 'Girls' elements which is why we have always saidi@ve going to incorporate them into a bell
tower or now possibly a fountain because that was the commitmemiababade and the requirement was
to maintain the '‘Boys' and 'Girls' terracotta pieces. It was neveede®one end to the other. We would
have had no interest if that was the case. The developer said it was preljitdtipensive to keep a
facade. As a matter of fact in Terrace Park, they went a couple million dotrdudget to keep a facade.

Ms. Howland: That's exactly to my point. A lot of developers thouglt llael to keep one whole side of
the building. Thus they were not interested in this development. Buthmad it's out there that you don't
have to keep one whole side of the building, that's a whole other ballghats. My whole point to you, is
that it was out there so developers assumed they had to keep deesidhoand now it isn't it's just that
'‘Boys' and 'Girls' and that changes a developers whole perspecthe mfect being profitable because
like you said, it's extremely expensive. Not just expensive in tedritmyvn, but in trying to design around
it. And that scared a lot of developers away. To the argument that nolsedyahted it because they
thought there were different stipulations.

Ms. Hinners: | was way back in the BAC days when it first got stateblthat was the only thing they
talked about; saving the 'Boys' and 'Girls' lintel.

Mr. Minniear: Let me interrupt here. As long as | am in control of the nggetinis is how I'm going to
handle it. This meeting is for questions. Discussion and commargstiime.

Mr. Brady: You had said a couple minutes ago if there was going t@éek ahe City would need to build
the park. So, just as a what if, if the school had control of theepty again, they could add the building
into the plan and then if the Board would approve it, they could goet&tate and the State would pay
27% of the demolition of the building and the school would db#oe rest of it which would mean our
taxes would be used for that. Then carrying it out to a conclusion, agayng that for the City to build a
park that is something you would be willing to help us with?

Mr. Cohen: No.

Mr. Brady: It's just that at a couple different times today you've made stdtelikenthere isn't any other
plan, or the City would need to do this, and the school board weeld to do that so | just wanted to get it
clear. It's not like you're saying you would walk away, yougaiag to pursue this.

Mr. Cohen: I'm going to continue to pursue this through the zopingess. If we're not approved for
zoning, obviously we cdnbuild what we want to build. I'm not going to build a park. | nesad | was
going to build a park. | asked the City if they wanted to build a park.

Mr. Lutton: | can answer the sg. ft. question. It's a little overA@bsg. ft. that's over the course of three
levels. If you add the basement it's 120,000 sq. ft.

Ms. Evans: Regarding what Andy brought up concerning the parkihg &dthodist Church, part of their
getting permission for what they want to build is having 30 sfyota the school. And now they won't
have that so what does that do to their contract?

Ms. Holbrook: The zoning approval letter that was generated at that time datify spat there had to be
'X' number of spaces. There was paperwork associated with that file that geaekdown of that required
75 parking spaces. Milford on Main is to share 30 and there was a cartaber for the funeral home,
and then a majority of it was generated through shared parkipgu Subtract out the 30 spaces, they still
meet the minimum 75 required spaces.

Ms. Evans: Without the 30 they still had the required 75 spots?
Ms. Holbrook: With everybody else's share of the parking.

Mr. Brady: So, we have referred tonight about the OMO and then a loapng the overlay downtown
butit’s being applied far from downtown. Can you explain that?

Ms. Holbrook: Sometimes in an ordinance you'll have an overlay district ihagive a boundary say

between Center Street and Forrest Street, it'll give a specific boundary.cisthef the OMO there is no
boundary identified. In this case we tried to use that as a means to éntreaensity. There's nothing that
says you can't do it. In other words you could come in andgpkcant can aslof anything and the beauty
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of the process is that he gets heard by a jury of your pgeeisbeen to Planning Commission which is four
residents and a business owner; he's been to BZA which is dsiglents. He went back to Planning
Commission and now he's come to Council so ultimately you hayeother to agree or disagree with the
previous commissions based on the vision you see for the comnBuitthere's nothing in the ordinance
that says it can't be done.

Ms. Brewer: So all the stipulations that would apply in the OMO downtoawidvapply here as well. Not
just density; all stipulations would apply.

Mr. Lykins: That was the question | was going to ask. We have dsiugty; the OMO has a lot of other
controls in it for the City.

Ms. Holbrook: In other words, most of the time, if somebody wasggtmrbuild on that property today,
they'd just have to go to Planning Commission. With an OMO if h@sma paint the building that has to
go to Planning Commission. Normally that wouldn't have taogBlanning Commission, but anything he
does to the exterior of the building would have to go to Plannimgn@ssion. It does add an extra degree
of protection from any development particularly downtown. It also caoldk in this case as well because
it requires the developer to answer to the Planning Commission.

Ms. Brewer: So, not looking at the criteria specifically of the OMO, does tlagyrdaneet those
requirements of the OMO as presented?

Mr. Pittman: It's just a concept design.
Ms. Holbrook: This is a concept. The final development plan is where we startgadldetails.

Ms. Brewer: My question was leading up to how much deviation might wecexpthis didn't meet the
OMO criteria as presented?

Ms. Evans: People might think they're going to see that, but they'reingttgsee that.

Ms. Brewer: Right. So if the OMO is applied and this is presented, halk ochange or variations does or
does not meet within that overlay?

Ms. Holbrook: The OMO is looking for aesthetics, a lot of aesthetics.oDtie key things is any exterior
change is going to have to come back to Planning Commission.

Mr. Lykins: There are almost three pages of things he's going ® teagome back with if this is all
approved.

Ms. Holbrook: Mr. Bonnell asked about lighting. He's going to have a fplahighting, signage, paint
colors, the type of material that goes on the building, landscapingetoatks.

Also, Mr. Aufdenkamp talked about the OMO not being valid. It wasama by ordinance in 1999 as
part of that overall zone change that the Council did. The book, bk woning ordinance was approved
in 1999. That was when the OMO came into existence to my knowledge.

Mr. Wright: That is my understanding.

Ms. Hinners: Mr. Cohen, | just want to clarify because I'm surprisgtd3t Andrews has so little of their
property there if it's just that darker thing where the cars are. €drrec

Mr. Cohen: Yes.

Ms. Hinners: Now then, for years we've used from there to Lila Avengettm and out. If you got this
property you would own all the way over to the United Methodist Chuneh I that right?

Mr. Cohen: We'd own to the alley.

Ms. Hinners: So there is a legal that goes through there. In other words, paristdould get from Lila
Avenue, down that alley, to the back of St. Andrews.

Ms. Evans: You'd have to tear the wall down.
Ms. Hinners: If you tore the wall down. That's what | needed to know.

Mr. Cohen: Let me point something out. If you tore the wall dowen ih order to get around here, these
nine parking spaces right here would disappear because that wdulg é&reing a drive lane. But, | don't
have any reason to believe that St. Andrews, and the Methodist Chdrcis as a developers aren't going
to agree to cross access easements because it makes sense fodevésylvoeverybody's best interest.

Ms. Holbrook: Andy Evans asked about securing an easement fromddewsn This is a concept plan; it
is identified as a condition that would be part of the final developpiant They would have to have that
easement in place at that time.
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Mr. Brady: We've heard a lot about the Land Use Plan. We've heard tlaat litekn relied upon, we've
heard it criticized, and pieces taken to promote all different points of viewt W have is a Land Use
Plan that says 'the City does not propose the addition of newfamiti areas for the future to encourage
more single family and condominium developments and ownempaocy'. When | read that | originally
thought that it said to me why do we even consider this? But thesol thought we considered and
approved River Flats which flies in the face of this. So | guessuéstion is from a guide standpoint when
either City staff or Planning or Zoning or these different graupsevaluating these kinds of things, should
people be relying on this or are we relying on it now becausadiaksuits the needs of enlargements or
what? Why do we have it if we say we should increase owner oaoubam then we are talking about
adding apartments? Maybe it's more philosophical how we approafth stuf

Ms. Howland: No, | think some of our ordinances and codes state that itdzsyo

Mr. Minniear: | think | can answer that. Any community that is gdim adopt a Zoning Code has to by
law first adopt a Comprehensive Plan. Comprehensive Plan is not a stasuéeguide for how the people
who adopted it at that particular time feel about the community. That'edhéhat they're trying to set as a
guide. It's not bound in law whereas a Zoning Code is more restrictiiésaspkcific as what is permitted
and what's not permitted. But within a Zoning Code itself, theeglances which allows a property owner
to get a variance or vary from the code and there's also a PUldortpch allows an owner to deviate
from the zoning code and if he does, Council is permitted to put cordiioigranting that variance on a
PUD. So, | don't know if that answers your question, but a Celmepisive Plan merely serves as a guide.
There are many communities in Ohio that have Comprehensive tRérere twenty and thirty years old.
Why don't they update them? Because they don't have the modeyittoThat's not Milford's case, but
that's why we have a Comprehensive Plan. It's a guide.

Ms. Howland: On 11.69.03 Item One says the residential PD distdoh&stent with goals and objectives
of the Milford Land Use Plan. Is it a guide even though it specificakéntions a couple times under
11.69.03 the Land Use Plan? Which | guess is a guide but it sastid be consistent with the goals and
objectives. One of those goals and objectives was not including rental\Wéties. for me as a Council
member; it's in here, but it's a guide and we don't have to follow it, faystwe have to here. I'm trying to
figure where does it place then if it says residential planned developasett be consistent with the goals
and objectives of the Milford Land Use Plan.

Mr. Minniear: That's where the variance part comes in. You can varytfranas long as the applicant
seeking the variance proves certain conditions.

Mr. Pittman: Because part of the Comprehensive Plan and thegZBlEn whether it's PUD's or the OMO
or whether it's the BZA process itself, or Planning Commisstingf those things are part of the total
Zoning Code. They are all part of the vision for how we deal witth lese planning in Milford.

Mr. Minniear: Are there any more questions? Before we close up heretamdit back to the Mayor to
close the regular session...

Mark Ziegenhart: This is regarding Pinebrook. | have personal kngelbdcause my mom lives there.
They have vacated the whole second floor and they are making the sdumnd floor assisted living.
That's why there aren't as many cars in the lot.

Larry Curliss: This is regarding the facade. Mr. Curliss quotem tlee April 17, 2014, Milford Board of
Education News. Mr. Curliss then quoted from the July 3, 2@tdhase Agreemenite then quoted from
School Board Meeting Minutes from the July 24, 2014 meeting.

Mr. Minniear: Where we're going from here is that | have a few closingneonts, then we are going to
entertain a motion and second to continue the Public Hearing in progtéghel next Council meeting.
And then I'm going to turn it back over to the Mayor to adjatime regular session of Council. | have
attended many of these kinds of Hearings for townships, villages, cige€ijtthof Milford and I've been
doing this for a long time. | can tell you that I've never attendeeeting that was so fair to both sides.
Both sides had an opportunity to say whatever they wanted to as lony agtited to say it. This is one
of the fairest Hearings I've ever been to. As far as the timéhérecord the Applicant for his primary
presentation and his rebuttal, took about fifty minutes. The publicabbolt two hours and fifty minutes. |
want to compliment the Applicant. Their presentation was very professindavell presented. I'd like to
compliment the public for those of you who are still here, and thos@wfat By Gollys or Skyline,
because again you've proven what I've always known that you datk&e extremely emotional about a
topic and an issue, and still come here and present it in a very civie@os and polite manner. You get
your point across the way you did tonight without a lot strionics and that's much appreciated. |
anticipate that the way this is going to work out if history isuale for this type of project which is
obviously controversial, we're coming back on the 17th. That's Wleemcil will have the discussion and
debate. They're going to have two weeks to review all the documdnttatisquestions, no decisions are
going to be made outside a Public Hearing. All decisions are going to be madeoahcil meeting. If
there is an ordinance to be approved, it is not going to be passed atetmgnit's always been done that
we'll have a first reading at one meeting and a second reading to athepsacond meeting of Council. So
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there's going to be two meetings. If there is a decision tmdme, it's not going to be passed as an
ordinance at the next Council meeting. The soonest it is going to basditneefirst meeting in March. If
there is a first reading on February 17th, then the second readiagdption will be the first meeting in
March. | don't know that there's going to be an ordinance; therd migtioe a call to pass an ordinance.
So, right now | would like to entertain a motion and a second to contieugublic Hearing and progress
until the next Council meeting.

Mr. Pittman made a motion to continue the Public Hearing and progress entiexh Council meeting,
seconded by Mr. Lykins. All voted yes.

Mr. Minniear: | will now turn the meeting over to the Mayor to adjourn duilar Council session.

Ms. Howland: It’s 1:15a.m. Do | have a motion to adjourn?

Mr. Pittman made a motion to adjourn; seconded by Mr. Lykins. All voted yes

Sharon Waldmann, C.P.T. Laurie Howland, Mayor
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