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TURTLECREEK WEST

INTRODUCTION

This Chapter is an addendum to the Gateway Plan -West that was
adopted in 2015. Since the adoption of the Gateway Plan - West,
Turtlecreek Township has taken proactive steps to pursue projects
and address the quality, scale, and impact of development
initiatives. This chapter is inserted in response to changing conditions
and priorities in  Western Turtlecreek to set clear development goals
and principles and to serve as a key policy guide for Township
Trustees, boards and commissions, and staff as they evaluate future
land use and development within this important area. Like the
Gateway Plan -West, this Chapter will also provide focused
recommendations for character, scale, location, and extent of
public investments and private development throughout the Focus
Area.

The Chapter is based on a planning effort, built around Township

i nput, residentsd comments and di
principles designed to improve our quality of life and protect long -
term investments.

rect

THE PLANNING PROCESS

A Steering Committee of 21 informed stakeholders has been formed

to help guide the planning process. This Steering Committee includes
representatives from neighborhoods, businesses, institutions, township
staff, and Township trustees. The Steering Committee was tasked with
ensuring t hat t he Chapterds content
stakeholders and the Tu rtlecreek Township community. The Steering
Committee also served as the sounding board to review the findings,
concepts, strategies, and recommendations created as part of the
Turtlecreek West Focus Area Study. The Steering Committee provided
the goals, de sired elements, and recommendations for the study
area, discussed below.

The Focus Aredhe Focus Area isprimarily sim ilar to the Gateway Plan
West. Incorporating State Route 63, a highly traveled major arterial
roadway with direct access to Interstate 75, runs east/west through
the Study Area. Other primary roadways include Greentree,
Henderson, and Union roads. The study area spans approximately
four miles between the City of Mason to Franklin Township and
contains approximately 10,282 acres of land.
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BACKGROUND

The Turtlecreek West Focus Area was identified by the Township as areas that have the
capacity for growth and change , and an area that can become an example of the
types of development the Township would like to see. Most of the Turtlecreek West
Focus Area has been developed over the last half -century with institutional,
commercial, agricultural, and residential uses. To ensure that the area is well -
positioned to require desirable growth, high -priority elements include increased
connectivity; a more cohesive district identity; access to green spaces; and the
availability and timing of public infrastructure to serve develo pment (managing the
intensity of development to match the Township's capacity to accommodate new
growth).

-density, single -
and institutional
However, there are

Much of the Study Area is comprised of established and stable, low
family neighborhoods (approximately 7,536 dwelling units),
recreational uses that define the character of the Focus Area.
opportunities to develop new areas by providing compatible land use guidance or
recommendations to improve the quality of land use. It is also important that
Turtlecreek Township develop under a unified plan that balances the Township 'sheeds
with those of property owners and the potential impacts on traffic circulation,
emergency services, and other infrastructure
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EXISTING CONDITIONS

The southern section of the Focus Area (FA) contains large areas of
vacant and/or underutilized sites. The ease of access to | -75 and
the FAOs | bet ween t he

ocation ci ti

Cincinnati and Dayton , combined with recent public and private

investment , make it a promising candidate for growth.

Transformative Developments/Sites: To help understand the
context of the FA, small geographies were selected within the area
to explore how different types of development and improvements

vision for the FA. Transformative

have impacted the
developments/sites include:

9 The Cincinnati Zoo Properties
Otterbein Homes

Union Village

Armco Park

The Racino

Shaker Run Residential Development.
The Greentree Road Interchange

The State Properties
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EXISTING LAND USE

This study includes an analysis of the current land patterns by use category, the amount

of vacant land, and the percentage of each land use. The Study Area consists of a

wide variety of land uses. The study area encompasses approximately 10,282 total

acre s on the western end of Turtlecreek Township. Approximately, 61.13% of this area is
undeveloped. The developed areas include the Otterbein Homes, Union Village, the
Racino, Armco Park, Shaker Run subdivision , and the state correctional facility. Single
fam ily, residential subdivisions with a density of about two units per acre border
Greentree Road. A variety of residential subdivisions exist including contemporary
neighborhoods. Housing types are primarily single  -family homes. Commercial uses are
primarily located along State Route 63 or State Route 741. Major employment centers
are Otterbein Homes, the Racino , and the state correctional facilities. Armco Park, on
over 311 acres, provides extensive recreational opportunities, and is the primary park
within the Focus Area (including a golf course). The largest undeveloped properties

include properties along Greentree Road, Henderson Road , and Union Road. These
large, undeveloped acreages provide a unique opportunity for unified planning that
highlight s the importance of the Gateway Plan -West as a guide to the future of the
are a.
TYPE OF USE PERCENT OF STUDY AREA
Agricultural -CAUV 54.1%
Residential 17.5%
Commercial 0.2%
Industrial 4.5%
Institutional 15.8%
Recreational 6.5%
Mixed -Use 1.4%
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CURRENT ZONING ~Micdlefown N/ | | _\' o JBRAD Current Zonlng

Development within Turtlecreek Township is regulated under the Warren T ey A
AL
County Rural Zoning Code , whichis used to ensure the compatibility of uses, F : Legend
safeguard public health and natural resources , and determine how land / L) study Area Boundary
. . . . . . . . . / —
can be used, ranging across single  -family residential, multifamily residential -
and mixed -use. Zoning determines the size, shape , and intensity of the | f,-____ﬁ, _ ‘ ™7 Township Boundaries
buildings that can be built to accommodate land uses. Finally, zoning ,f ‘ '
. : , N / o =Coun*ry Border
determines who decides to approve projects based on a set of criteria and / 8 O
whether a public hearing is required as part of the process. Thus, zoning is mi k: Lebanon-Warren Interstate
. County Airport
a critical tool for the Town  ship and County to manage development. Within 5 9?: - States and US Routes
om ! ht
_g | \

the Focus Area, density levels may have been set at levels in anticipation

of infrastructure improvements and extension (roads, sewer, and fire

service). These higher density and intensity levels were set primarily using
mixed -use districts, particu larly the MXU -N zoning district. The focus area |
study aim s to help determine which, if any, neighborhoods are most |
appropriate for zoning changes. Not all areas of Western Turtlecreek are
suited for higher -density residential development @ mixed-use district

| — Major Local Roads

T Warren County 7oning Districts
m Interstate Highway Overlay
(R1) Single Family (2 acre)
(R1B) Single Family (1 acre)
" L (R2) Two Family
RJ# ™ (R3] Multi Family

= A

. . .. ,—-\r' i ’ " ™ 4 ~-J (B2) Community Commercial
Zoning, and some areas may need investment in infrastructure upgrades r (/ J —7‘ - \ i (11) Light Industrial
| 4 \ ===
I [Menroa ! |

(12) General Industrial
(MXU-C) Mixed Use Center

before they can accommodate more residents. By modifying zoning
policies, the Township can help to ensure that growth and development ~

- T PR
are better aligned with the market and the provision of infrastructure and s B (Mxu-G) Mixed Use Gateway
. y yd (MXU-N) Mixed Use Neighborhood
services. /‘ﬂ‘/[LJ]/@, KFEICREREIK // (P) Public Institution
////TW P, /’/ B PR) Pubiic Recreation
What is Density? W 0((\\{\/(/ (PUD) Planned Unit Development

Density is generally defined as the amount of residential development permitted
given parcel of landtypically measured in dwellingnits per acreg the larger the
number of units permitted per acre, the higher the density; the fewer units permitt
the lower the density.
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and the requester assumes the entire fsk as to its quakty and suitability.

The pravider will not be liable for direct, indirect, incidental, or censequential damages
resulling from any defect in the information

The pravider shall have no liability for any other nformation, programs or data used
with ar cemined with the reguested infermation, including the cost of recovering
nformation, programs or data.

Gross Density= Total residential units / total development land area

Net Density= Total residential units / total residential land area (excludes roads

other uses) 1 inch = 0.742 mile
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[ LY ENVIRONMENTAL CONTEXT

R Map Sensitive
IF R-A [N] KL N

-ErWIP

8 6 Western Turtlecreek represents a unique crossroad of land use and ecology.
’ Groundwater Areqs Major environmental features include the area 's streams, floodplains, and the
Legend aquifer recharge area. The aquifer recharge area and other environmental

-1 constraints have been used to limit density in these areas. Approximately 8.8% of
__'Sfudy Area Boundary o ] o

the Focus Areas are within the Groundwater Protection area , Where the density is

LI Municipal Boundaries limited to one unit per five acres. The development review process calls for an
assessment of a variety of environmental factors , such as floodplains and

stormwater management , that are often cited by neighbors who want to limit
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County Airport

new development.

States and US Routes
TRENDS AND ASSUMPTIONS

BUTLI R Co.
WARREN €O,

— Major Local Roads
During a series of steering committee meetings and a community meeting,

. Planning staff and steering committee members explored several developing
Sensitive Groundwater Areas ] ) ) o
trends currently impacting the FA and assumptions about potential issues that

P special Flood Hazard Areas

could influence growth.

Trends:

1. The study area is growing steadily.
Property values continue to rise due to ongoing growth , and rental rates
on housing will continue to climb as costs increase.

3. The residential market continues to be strong in western Warren County
and generally in the areas close to Interstate 75.

4. The demand for infrastructure, schools, and public services intensifies.

5. Union Village, the Racino, the Sports Park, and Armco Park are
strengthening their status as destinations, drawing more visitors from

regional locations.
6. National franchises are looking for possible locations in the study areas.

The provider makes no warranty or representation with respect to this information,
its quality or suitability for a particular purpose. This information is provided AS IS, . .
and the requester assumes the entire risk as to its quality and suitability. 7 |ncreased demand for mu|t| -use tralls

The provider will not be liable for direct, indirect, incidental, or consequential damages
resulting from any defect in the information.

The provider shall have no liability for any other information, programs or data used
with or combined with the requested information, including the cost of recovering
information, programs or data
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8. Development pressure will increase. 'K
9. Additional commercial centers will be constructed

Current
throughout the study area , the State property , and
along Highway 63 Future Land Use
10. Industrial growth will continue north  of the City of Mason
along SR 741.
11. Highway 63 improvements and the possible interchange
at Greentree Road will spur development.
12. Entertainment venues will continue to thrive and expand
as opportunities become available.

13. The pace of residential growth will continue.
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Future Land Use

Land Use Categories

Agricultural-Rural Residential

- Commercial
- Industrial
- Mixed-Use

Multi-Family Residential

Map 8.7 illustrates the current future land use map that was
referenced throughout  the creation of this plan. This map was
last updated with the Gateway Plan 0 West in 2015. This
introduced the mixed -use category. The purpose of the mixed -
use category is to provide quality development through unified
planning and the establishment of an innovative and high

Office

quality site, landscape, and architectural design standards — .

hile encouraging efficient land use The next page will show ' < rotection Aree
whi : | .

' g | P Public-semi-Publi
the proposed future land use ma  p. \Q“ WU RTLEICREEKR - ublic-Semi-Public
TW 2, v Single Family Residential
(\
0@*\? - Parks & Recreation -

Nt Open Space
™~

The provider makes no warranty or representation with respect to this information,
its quality or suitability for a particular purpose. This informaticn is provided AS IS,
and the requester assumes the entire risk as to its quality and suitability.

The provider will not be liable for direct, indirect, incid I, or
resulting from any defect in the information

The provider shall have no liability for any other information, programs or data used
with of ined with the reqy d ion, including the cost of recovering
information, programs or data.
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Future Land Use

The proposed Future Land Use Map illustrates some key changes. Those changes

include two new land use categor ies of Gafeway Residential 6 and
o0Commercial / Residential 0. The creatioand of t}
the zoning districts that support each category will give flex ibility to determine the

mo st appropriate land use for that area. The south end of the study area, along

the east side of SR 741 , industrial category to align with the existing zoning, and

the addition of Gateway Residential along Brewer and Butler Warren , with the
anticipation of the Mi llikin Road and [-75 interchange. Additional commercial is

also proposed along the west of SR741 near the existing ODOT District 8 office. The

land use categories are outlined ont  he next page.

e —————————————————————————————————
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