




 

 

STAFF REPORT 
Planning Commission 
 
Date:  November 18, 2024 
Re: PC 27-24 – Zoning Designation Request – #M40-041750, M40-041800, 

M40-041900, M40-041850, M40-042000, M40-042010, M40-011610, 
M40-011650, M40-012000 to "IH - Heavy Industry" 

   
Applicant: The Piqua Land Company LLC; Aaron Underhill, Esq. 
Owner: Leah Pickrel: 2675 Farrington Rd W, Piqua, OH 45356 
  James A. Hiegel: 1006 S. Gordon St, Piqua, OH 45356 
  John McCoy, Jr: 5515 N. Washington Rd, Piqua, OH 45356 
  William Didier: 208 Ford Drive, Piqua, OH 45356 
  Thomas & Christina Hiegel: 5255 Washington Rd N, Piqua OH 45356 
 
Address: Parcels are largely bound by Drake Rd to the north, Farrington Rd to the 

south, and Washington Rd to the east 
Parcel #: M40-041750, M40-041800, M40-041900, M40-041850, M40-042000, 

M40-042010, M40-011610, M40-011650, M40-012000 
 
Zoning: N/A 
 
Request: The applicant requests a zoning designation change for Parcels #M40-

041750, M40-041800, M40-041900, M40-041850, M40-042000, M40-
042010, M40-011610, M40-011650, M40-012000 to "IH - Heavy 
Industry"."  

  
 
Staff Comments and Recommendations: 
 
Budget/Financial Impact (Project Costs and funding sources) 
 
Revenue Considerations: 

• Rezoning the 329.824-acre parcel to "IH - Heavy Industry" is expected to 
increase its market value, which could result in higher property tax assessments. 
This, in turn, will generate additional tax revenue for the City. 

• With the potential for industrial development, the parcel may attract heavy 
industry tenants, leading to job creation and associated payroll taxes. This 
growth in business activity will likely contribute to the City’s revenue through 
business licenses and tax receipts. 

 
Development Related Fees: 

• As the parcel develops under its new "IH" zoning, revenue will be generated from 
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land use applications, building permits, and other related fees required for 
construction, environmental assessments, and site preparation activities. 

 
Economic Development Benefits: 

• The "IH" zoning is intended for large-scale industrial uses, which could attract 
manufacturers, distribution centers, or other industrial businesses. This would 
likely lead to significant job creation in the City, reducing unemployment and 
increasing economic activity. 

• Industrial development typically spurs secondary business opportunities, such as 
supply chain and service businesses, boosting the local economy and 
broadening the City’s economic base. 

 
Infrastructure and Service Considerations: 

• While the development of this parcel may necessitate upgrades to infrastructure 
such as roads, utilities, and drainage, the scale of industrial development will also 
bring in the necessary investments to support these changes. These 
improvements may result in new sources of revenue, such as utility fees or road 
use charges. 

• There may be some increase in public service demands, particularly from public 
safety, waste management, and infrastructure maintenance. However, the 
potential for tax and fee revenue from industrial activities is expected to offset 
these costs in the long run. 
 

Environmental and Compliance Considerations: 
• Heavy industrial zoning may necessitate environmental impact assessments and 

remediation costs. However, the City can manage and recoup some of these 
costs through environmental mitigation fees, regulatory compliance, and 
development agreements that include requirements for environmental protection. 

 
 
Options (include deny / approval option) 
 
N/A 
 
Project Timeline 
 
Not provided 
 
Staff Recommendation 
 
Staff recommends approval of the request to rezone the newly annexed 329.824-acre 
parcel to "IH - Heavy Industry." This recommendation is based on the following factors: 
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Rezoning this parcel to "IH" is consistent with the City's broader goals of promoting 
industrial growth and economic development, particularly in areas designated for large-
scale industrial uses. The "IH - Heavy Industry" zoning district is well-suited to 
accommodate heavy industrial operations such as manufacturing, distribution, and 
large-scale warehousing, which are expected to align with the property’s size and 
location. 
 
The parcel's location within the newly annexed area presents a strategic opportunity to 
enhance the City’s industrial base. The "IH" designation will allow the parcel to be 
developed for industries that can generate significant employment opportunities, 
stimulate economic activity, and contribute to the City’s tax base through property taxes, 
business revenue, and associated employment taxes. 
 
Additionally, the zoning change will enable the City to attract large-scale industrial users 
that are compatible with the surrounding area, thereby optimizing land use and fostering 
job growth. This will provide economic benefits not only through direct tax revenues but 
also by supporting secondary business activity in sectors such as logistics, 
transportation, and supply chain management. 
 
Finally, the proposed zoning change is consistent with the City’s long-term economic 
development plan, which emphasizes diversification and expansion of the industrial 
sector. It will facilitate appropriate development that maximizes the parcel’s potential 
while minimizing potential conflicts with residential or commercial land uses. 
 
For these reasons, staff recommends that the Planning Commission forward a 
recommendation of approval to the City Commission for rezoning the newly annexed 
329.824-acre parcel to "IH - Heavy Industry." This zoning designation will help facilitate 
appropriate industrial development and contribute to the City’s economic and 
employment growth. 













RESOLUTION No. PC 27-24 
 

 WHEREAS, the City of Piqua has received a request to rezone the 329.824-acre 
parcel located among Parcels M40-041750, M40-041800, M40-041900, M40-041850, 
M40-042000, M40-042010, M40-011610, M40-011650, M40-012000, which was 
recently annexed into the City, from its current zoning designation to "IH - Heavy 
Industry"; and 
 
WHEREAS, the "IH - Heavy Industry" zoning district is intended to accommodate 
large-scale industrial uses such as manufacturing, distribution, and warehousing, 
which are compatible with the size and location of the parcel and consistent with 
the City’s goal of promoting economic development and industrial growth; and 
 
WHEREAS, the rezoning of the subject parcel to "IH" will provide an opportunity to 
enhance the City’s industrial base, create employment opportunities, and 
contribute to the local economy through increased property tax revenue, business 
taxes, and job-related taxes; and 
 
WHEREAS, the proposed "IH - Heavy Industry" designation will allow for appropriate 
land use in a manner that minimizes conflicts with residential and commercial 
areas while maximizing the potential of the land for industrial development; and 
 
WHEREAS, the rezoning of the parcel to "IH" is consistent with the City’s 
Comprehensive Plan and long-term economic development strategies, which 
prioritize the expansion of industrial uses and the diversification of the City’s 
economic base; and 
 
WHEREAS, the Planning Commission of Piqua has reviewed the proposed zoning 
change, considered its potential impacts, and has determined that the rezoning of 
the parcel will serve the best interests of the City and its residents; 
 

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

 

 
  
 



RESOLUTION No. PC 27-24 
 

  
 
 
 
 
 
 

               _________________ Chairperson 
 ATTEST: ___________________ 
   Clerk of Commission 

Date:______________________ 
 

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

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 




