





ORDINANCE NO. 2009-003

AN ORDINANCE ADOPTING THE 2009 COMPREHENSIVE
PLAN FOR THE CITY OF LEBANON

WHEREAS, the City of Lebanon is committed to preserving and enhancing the high-
quality of life, community character and fiscal well-being offered to those who live or work in
the community; and

WHEREAS, the City of Lebanon strives to manage growth and adapt to the changes that
result from the demand for residential and commercial development; and

WHEREAS, the Comprehensive Plan is a flexible planning document that is intended to
guide the City in decision making and policy implementation; and

WHEREAS, the City of Lebanon seeks to protect the public health, safety, and welfare
through enactment of the policy goals and objectives as provided in the Comprehensive Plan;
and

WHEREAS, the Comprehensive Plan Steering Committee presented Planning
Commission with the 2009 Comprehensive Plan, which included an update to the Official
Thoroughfare Plan; and after consideration of the same recommended adoption by Council.

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Lebanon, Ohio, that:

SECTION 1. The 2009 Comprehensive Plan be, and hereby is, adopted pursuant to
Lebanon Charter Section 8.07.

SECTION 2. Council hereby repeals the previously adopted plan and all amendments
thereto.

SECTION 3. That this Ordinance shall take effect and be in forceat the earliest date
allowed by law.

Passed: February 10
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ExXeEcuTIiVE SUMMARY

The Comprehensive Plan for the City of Lebanon is the
guiding document for the future development of the city.
The plan includes a future land use map, focus areas,
public realm recommendations, a thoroughfare plan, and
implementation strategies all designed to meet the goals
of the city for its future. The citizens and elected officials
of Lebanon want it to grow into a sustainable, attractive
and livable city.

Lebanon has experienced the growth pressure in
recent years associated with being located between two
metropolitan areas. However, due to the changes in the
economy, development in all sectors has slowed. In
response to this opportunity, the city is able to define

its future and set the direction it desires so when the
economy does return the city will be prepared.

A steering committee of residents and stakeholders
worked throughout 2008 to set the goals for the future of
Lebanon and to craft the recommendations to achieve
those goals. The recommendations were forwarded

to City Boards and Commissions for their review and
adoption. At this time the recommendations of this plan
are the policies of the City of Lebanon.

The comprehensive plan is traditionally a document
defining future land uses and development patterns.
However, cultivating a strong and sustainable city goes
beyond the use and pattern of its land. Although those
are critical elements in the success of the city, it is

also important to set a course for area redevelopment,
economic health and quality of life. This plan includes
the traditional comprehensive plan elements as well as
chapters on focus areas, economic development, and the
public realm.

The recommendations are based on the planning
principles identified by the steering committee and reflect
the goals of the community. The planning principles
provide important foundations for the recommendations
in the plan. They tie the strategies to the results the
community is seeking.

Future Land Use Plan

A critical component of the plan is the future land use plan.
The previous Lebanon Comprehensive Plan provided
limited direction for future land use both within the existing
corporate boundaries and in logical expansion areas. As
a result this plan update cast a wide net for future land use
recommendations. The study area includes the existing
corporate boundaries and the unincorporated land that

is feasible for Lebanon to serve with utilities in the future.
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This comprehensive approach provided a clear picture of
the possible future, and it allowed the committee to create
a future land use map that met their goals.

Evaluation of existing land use makes clear that

Lebanon has a strong core surrounded by existing
development, some of which is successful, some of which
needs improvement. Beyond that is an attractive rural
landscape. The future land use map maintains the focus
of development in the core, recommends redevelopment
of commercial corridors and significantly reduces
residential densities beyond the existing corporate
boundaries. If implemented, the future development
pattern would support the small town character Lebanon is
interested in preserving.

Focus Areas

In addition to the future land use map, the steering
committee identified four redevelopment possibilities:
along Columbus Avenue and East Main Street; infill
development within downtown; and office development
along I-71. These are areas of opportunity for the city,
but each of them suffer from development challenges.
The focus area plans show viable development or
redevelopment schemes for these areas. They show
possible solutions to the design challenges, but are
not intended to stifle creativity for the development of
these areas. The city should use the focus area plans
to encourage new quality development in these areas
and evaluate proposals against the goals and the
recommendations of the plan.

Economic Development

Another important component in moving Lebanon
forward as a sustainable, healthy community is economic
development. The city is currently burdened by land uses
that are not in balance. There is a significant amount

of residential land that requires services, which is not
currently being supported by enough revenue-generating
land uses. The plan includes an economic development
chapter, as well as a fiscal impact analysis model - both
are tools the city can use to increase office and industrial
ground to the level needed to support the residents’
service needs.

Public Realm

As Lebanon grows it will need to make improvements to
infrastructure, roadways, parks and open space. Each

of these instances is an opportunity to define and carry

on the character of Lebanon. Residents and visitors in
Lebanon experience the community largely within the
public realm; establishing organizing elements and a
consistent character creates a unigue and attractive place.

Thoroughfare Plan

In conjunction with the comprehensive plan, the city
completed a thoroughfare plan for the study area. This
plan determines necessary improvements and additions to
the roadways system that will be needed to accommodate
new growth. It is important to undertake the two plans
together so future land use can respond to roadway
improvement needs; these can in turn respond to the
future land use recommendations. By enabling that
relationship at the planning stage, the city can implement
land use and roadway plans that function together. The
impact of the improvements and growth will be better
managed and in line with the community’s goals for a
livable city.
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Lebanon’s Community Character
1. Small town feeling
2. Bucolic natural environment surrounding the city
3. Strong downtown and impressive urban fabric
4. Historic architectural elements and styles

5. Significant natural features, large wooded areas,
and interesting topography

Natural Environment

When Lebanon was founded in 1802 the settlers coined
the name from the trees covering the hillsides and their
resemblance to Middle Eastern cedar trees. In addition
to the significant tree coverage the area has substantial
topography as well. Being nestled between the Miami
River and the Little Miami River creates significant slopes
and valleys through Lebanon and the surrounding area.

Additional Influences

Lebanon’s history as a city along major travel routes
strongly influences the character. The roadways were
originally designed to allow for stagecoaches to fully turn
around. This created wide streets downtown which gives
Lebanon a distinct feel. Also, the presence of the railroad
provided unique building architecture that contributes to
the overall aesthetic.

Historic homes define the architectural style found in Lebanon

Historic Main Street commercial buildings contribute significantly to the
genuine character of Lebanon

Lebanon’s role as an important transportation hub influenced its structure
and architecture.
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PLAN FounDpATION # 3: LEBANON MUST ESTABLISH A
BALANCE OF LAND USES TO BE A SUSTAINABLE CITY

In a city each land use type has a different role to play.
Each is important, establishing a balance based on
benefits and costs, positioning the city up for long term
prosperity. A city must carefully manage the balance of
land uses in the community based on all of the factors
including quality of life, city fiscal health and long term
sustainability.

Becoming a balanced city that is able to provide services
and generate revenue will make Lebanon a sustainable,
livable city in the long term.

Land Use

Residential is obviously an important part of any
community. The homes bring residents, turning cities

into communities. A city’s residents create a market for
retail and commercial uses to locate in the community.
Without a certain number of residents to patronize
restaurants and shops, the businesses cannot survive.
Additionally, the type of residential products added to a
community influences the impact that new housing has
on the fiscal health of the city and the school district.
Some may increase the number of school aged children;
others may add empty nesters or young professionals

to the community. In Ohio, for city budgets, residential
development does not contribute sufficient revenue to
cover the cost of services a city provides. These services
include police, fire, snow removal and street maintenance,
among others.

Retail is the most challenged land use in a city. Itis

also one of the most sought after by the residents.

Retail provides services like dining, groceries, and
entertainment. All of these retail uses benefit the
residents. However, given the retail market development
practices, the gain is often short-lived for a city. Retalil
establishments have a strong likelihood of relocation

leapfrogging.

@ Plan Foundations

Creating a Balance of Land Uses

*  Only provide (zone) for retail space that your
community desires

»  Foster & support employment centers (office/
industrial)

»  Carefully locate and consider zoning for
residential development. Match pace &
availability with employment centers

» Various land use types require varying degrees
of community services

»  Various land uses generate varying amounts of
revenue to the community

in short time periods and continued investment in
communities is not likely from national retailers. These
factors lead to retail leap-frogging that leave second and
third tier tenants behind in previously thriving retail areas.
Additionally, retail does not provide net positive revenue
for a city. With low wages and the need for services, the
city often breaks even. Therefore, it is critically important
to manage the amount of retail ground in the city and to
only add retail ground if there is a significant demand.
The city should encourage redevelopment of existing retail
ground over greenfield development for new retail.

Commercial uses, like offices and industrial uses, are

an important part of any community. The city receives
revenue from income taxes which support maintenance
and services for the residents. In Ohio, office
development is critical to offset the costs of residential
development. Offices provide the largest revenue source
per square feet due to the likelihood of large salaries.

Permitting iconic architecture, where appropriate, encourages the
development of owner occupied office buildings which are more
likely to be long term members of the community.



Industrial uses help if they are employee-intensive.
Warehouse uses often employ few people at lower salaries
relative to their substantial size. Construction helps provide
income tax, but it is temporary.

Land Use Balance
The goal for a healthy, sustainable city is to establish and

maintain a balance of land uses that capitalizes the benefits

of each. Achieving that kind of balance is elusive and
difficult for most cities.

Each community is distinct in its demands for services
such as water and sewer and different in its tolerance for
revenue-generating land uses. The balance of land uses
for each community is therefore different.

General Fund Revenue Sources - Lebanon

All other
13%

Admin Charge Backs

13% Income Tax

43%

Service Fees/Permits
6%

Interest Earnings
8%
Estate Tax
3% “‘ Property Tax
State Shared Tax 8%
6%

Lebanon is no exception, income tax provides the majority of the
revenue for cities in Ohio.

Office development should be organized to create amenities such
as greenspace to create an office development that encourages
long term tenants.

Achieving land use balance in the city is not about
creating a city where land uses are equal percentages
of the whole. It is about determining, as a community,
the desired service levels and planning for land uses

to provide that revenue. If a community is willing to
accommodate a large daytime population, and its impacts,
then a large amount of revenue will be available for city
services like bike trails, recreation centers, infrastructure
improvements, and the like. Determining land use is

a science of balancing the books as well as the art of
determining what the city’s needs are (and providing the
resources without compromising the quality of the life in
the community).

Property Tax Distribution

City of Lebanon
15%

Warren County
12%

Public School Districts
73%

The majority of property taxes go to fund schools.

Residential provides community members to the city, but new
homes require services that without additional revenue become
difficult for the city to provide
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PLAN FounpaTioN # 4: GROWTH OF THE COMMUNITY
MUST BE IN SUSTAINABLE, INNOVATIVE PATTERNS

Innovative tools and development patterns create unique,
successful, sustainable communities. The field of planning
and development have become more sophisticated,

and therefore better tools have been created to facilitate
quality development that contributes to the community. To
reach its goal of being a successful, sustainable city it is
Lebanon’s interest to employ these innovations in planning
and development.

Development in cities around the country has long

been dominated by developers. Companies arrived in
communities with their template retail, office or residential
products and developed them independent of the
character of the community, street or surrounding parcels.
These developments became ubiquitous in the American
landscape. Developments were designed and reviewed
as individual sites that required self sustaining parking,
circulation, access and utilities. Parcels were developed
in a vacuum. This practice resulted in cities with individual
parcels that lacked coordination. This deteriorated the
character of communities, resulted in unattractive places,
and led to dysfunctional cities. As a result planners and
city officials have looked toward more effective means

to achieve their goals, requiring integrated, not isolated
development.

Traditional Neighborhood Design/Mixed Use

Zoning, as it has been practiced since its inception, was
focused on the separation of uses. Many communities
adopted zoning at the height of an automobile revolution
that created development focused on cars, not people.

Middleton Hills, Wisconsin -
Example of Traditional Neighborhood Design

@ Plan Foundations

Components of Traditional Neighborhood Design

» Historical development patterns
— Grid Street Pattern
— Homes closer to the street
— Strong connections
* Focus on human scale development
*  Mix of Uses including
— Residential
— Neighborhood retail
— Office
* Walkable and bikable
* Compact
*  Quality open spaces
e May involve transit

These zoning codes, many of which are still in use, have
resulted in cities, lacking a sense of community through
separation of uses, concentration on individual parcel
development, and the over-accomodation of the car.

Traditional neighborhood design and a mix of uses brings
neighborhoods back by encouraging neighborhood retail,
a variety of housing types and other compatible (though
not necessarily the same) uses to locate together. This
pattern of development employs a holistic view by fitting
developments into their surroundings and managing
impacts among developments rather than on each
individual site. These developments are compact and
walkable. Homes are closer to the street with strong
pedestrian and vehicular connections to neighborhood
retail, schools and parks. Traditional neighborhood design

The Kentlands, Gaithersburg, Maryland





