
Turtlecreek West
Focus Area Study

Citizens Advisory Committee

Meeting #5

February 13, 2024
6:00-7:30 PM

Turtlecreek Township Administration Building



Agenda

ÅWelcome and Introductions

ÅWebsite: TurtlecreekWestPlan.com

ÅSWOT Analysis Recap

ÅFuture Land Use Exercise

ÅNext Meeting/ Adjournment



Introductions



Timeline

June 2024

Meeting 1: 
Orientation

August 2024

Meeting 2: 
Information 

Session

October 2024

Meeting 3: 
Information 

Session

December 2024

Meeting 4: 
S.W.O.T. 
Analysis; 
F.L.U.M

February 2025

Meeting 5: 
F.L.U.M 

April 2025

Meeting 6: 
Draft Plan

June 2025

Public Comment 
Period

July 2025

Township 
Trustees 
Approval

August 2025

RPC 
Recommendation

September 2025

County 
Commissioners 

Review and 
Adoption



CAC Meeting #4 Recap



SWOT

Analysis Findings



STRENGTHS

1. Location (Between Cincinnati and Dayton)

2. Potential for Growth

3. Large blocks of undeveloped land

4. Proximity to county seat (Lebanon)

5. Fire service provision

6. Armco Park, and Warren County Park District

7. Water supply

8. Fiscal responsibility

9. Quality residents

10.Access to interstates, and high-speed internet

11.Green spaces

12.Little Miami Recreation

13.JEDD

14.Schools



WEAKNESSES

1. Butler County Sewer District (lack of sanitary 

sewer service)

2. Location of state prison

3. Infrastructure (Roads, sewer, electricity, gas, 

storm sewers, etc.)

4. Limited tax base on vacant warehousing

5. Lack of input between neighboring 

communities

6. Existing roadways (Greentree Road, State 

Route 741)

7. Topographic and environmental issues within 

commercial area 

8. Density and property values ($475k to 

breakeven)

9. Housing affordability



OPPORTUNITIES

1. General Infrastructure (roadways, sewer, etc.)

2. Master Plan

3. JEDD (partnership with Monroe)

4. Cincinnati Zoo (potential usage of property for 

tourism)

5. Access to highways

6. Millikin Road

7. Tourism

8. Strengthen buffer requirements in the zoning code

9. Upgrade design standards within the mixed-use 

zoning districts

10. Opportunity for commercial development

a. State Route 63

b. State Route 741

c. Union Road

d. Butler-Warren Road



THREATS

1. Demographics (struggle for younger 

generation to move to area)

2. Annexation

3. Growth (and ensuring existing 

infrastructure can cover the capacity of the 

population) 

4. Apartments

5. More warehousing

6. Waste Management Facility

7. Aquifer contamination



Warren County Rural Zoning 

Mixed Use Development Standards



Development Standards ð Integrated Development

Development Standard
Mixed Use Sub -Districts

MXU-C MXU-N

Density 

(Units Per Acre)

Free Standing 

Residential Component
8

Single 

Family

Two-

Family & 

Apartment

4 4.2

Upper Story 

Residential
Unlimited By The Density Standards

Minimum House Size 

(Sq. Ft. of Living 

Space Per Unit)

Single-Family 1,200 1,200

Two-Family 960 960



Integrated
Development

ÅMix of Uses or Types of Uses

ÅEmphasizes horizontal/vertical  integration  of uses

ÅApplicant: single or multiple owners

ÅSite Plan Review is required by BOCC

ÅApplicant required to develop design principles with staff

Conventional
Development

ÅPrimarily will be a Single  Use

ÅApplicant: primarily single owners

ÅSite Plan Review is required by BOCC

ÅApplicant not required to develop design principles with staff

ÅMixed Use Neighborhood Density = limited to 1 unit per acre 

(Density of R -1B)

MXU Premise: 2 Types of Developments



Development Standards ð Required Open Space %

Development Standard
Mixed Use Sub -Districts

MXU-C MXU-N

Mixed Use 

Development 

Minimum Open 

Space 

(Percent of Site)

Free Standing 

Residential Component
8% 12%

Non-Residential 

Component
6% 6%



Types of MXU 

Developments

Integrated

Conventional



MXU-C
Mixed Use Center

Commercial / Non -Residential 

Component Required 

(unless exempt) 

ÅPrimarily a Commercial  Zone

ÅOnly  Integrated Developments are allowed

ÅAny freestanding residential - interior or rear of a site and have a 

commercial component

ÅMax Residential Density: 8 units/acre

ÅMax Floor Area Ratio: 0.3

MXU-N
Mixed Use Neighborhood

Commercial / Non -Residential 

Component Allowed but not required

ÅPrimarily a Residential  Zone

ÅBoth  Integrated and Conventional Developments are allowed

ÅMax Residential Density: 4 to 4.2 units/acre (Integrated Development)

ÅMax Floor Area Ratio: 0.2 
(& no more than 5,000 SF per commercial building)

MXU Subdistricts



MXU-C
Mixed Use Center

(Primarily a Commercial District)

Free Standing  Residential  Uses in  the  MXU-C: Within the MXU-C 

zoning district, free standing residential uses are limited  to the interior  or 

rear portions  of a site and to the rear of non-residential structures. The 

construction of free-standing residential structures shall be phased to 

coincide with or after the development of the non-residential portion  of 

the site. A commercial/non -residential  component  is not  required  in  

the  MXU-C district  if  one (1) or  more  of  the  following  applies : 

1. (The property  involved  is ten  (10) acres or  less, on or  before  

the  effective  date  of  this  provision . 

2. The property  does not  front  on a collector  or  arterial  

roadway,  per  the  Warren  County  Thoroughfare  Plan. 

Mixed Use ð Center, Free Standing Residential Uses



Mixed Use Districts - Prohibited Commercial Uses

1. Dealers or businesses with outdoor display of automotive, recreational vehicle, motorcycle, boat, construction equipment, farm 

equipment, manufactured homes, and other similar equipment for sale, rent or lease; 

2. Heavy equipment sales and service; 

3. Towing services, salvage yards, and Impound lots; 

4. Car wash; 

5. Mini -storage and self-storage facilities; 

6. Commercial laundries with dry-cleaning operation on-site; 

7. Warehousing and distribution facilities; 

8. Freight terminals; and, 

9. Industrial Heavy: Manufacturing, fabrication, processing, and assembly of materials in a raw form. 

10. Any use or development that creates a danger to public health or safety and/or a nuisance, including but not limited to 

environmental pollution; traffic; noise; vibration; odor; dust; or, glare, is subject to interpretation by the Zoning Inspector in order 

to determine whether such is compatible to the zoning district; and, 

11. Any use similar to one or more other uses already prohibited within the district. 



Housing Types
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Housing Types ð Currently Allowed
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Duplex



Fourplex



Townhouse

Live Work



Multiplex

Maximum Number of Units per Structure: Twelve (12)



MXU-N (Example 1)

MXU-N
Single-family

Triplex

Duplex

Courtyard 

Apartment

Duplex

Duplex

Maximum Number of Units per Structure: Twelve (12)



MXU-N

Mansion 

Apartment

Fourplex

Duplex

Duplex

Single-family

MXU-N (Example 2)

Maximum Number of Units per Structure: Twelve (12)



Mixed Use Center (MXU -C)



Mixed Use Neighborhood (MXU -N)



Future Land 
Use Exercise 

Future Land Use communicates the 

¢ƻǿƴǎƘƛǇΩǎ vision and projects how 

the Township should develop over 

the course of the planning time 

frame (20 years). 



Current Future Land Use Map



Current Future Land Use Map (North of SR63)



Current Future Land Use Map (South of SR63)



Current Zoning



Current Zoning (North of SR63)


