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The following report provides a detailed analysis on several community topics: land use, transportation, community 
facilities and services, housing and neighborhoods, environmental resources, open space and recreation, and 
historic preservation. This report is a summary of the baseline conditions and trends that will inform and support 
recommendations for the City of Lebanon Comprehensive Plan. This plan will be guided by a community-derived 
vision and set of supportive goals. The Steering Committee will work to meld the conclusions of the public process 
with the principal findings of this series of technical reports. For questions on this report, please contact the project 
manager for Envision Lebanon, Brian Ashworth, Planner with planning NEXT, at brian@planning-next.com.  
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1. LAND USE AND DEVELOPMENT   
This section focuses on the existing conditions of the built and natural environments 
found throughout the City. Through this analysis, a comprehensive inventory was 
developed of the types of existing land uses and how much is represented to understand 
the potential for future development growth. This section also outlines the community 
character types, another method of assessing the community’s land use portfolio, 
assesses current growth potential for specific land uses, evaluates the zoning regulations 
responsible for governing land development, and identifies the community assets to 
leverage future investments.  

KEY FINDINGS 
» Lebanon has nine distinct development character types that contribute to its unique identity and 

sense of place. Each type is defined by its distinct building pattern, uses and other characteristics.  

» Public institutions hold a considerable amount of land. The City, County, and School District own 
nearly ten percent or 1,050 acres of all available land in Lebanon.   

» Potential industrial land growth exceeds all other land uses. Over 1,900 acres are reserved for 
industrial growth which is more than double the existing industrial footprint.  

» There is a prominent residential profile and common housing type. 25 percent or 2,100 acres of 
the City’s incorporated land is residential with the majority as detached single-family housing.  

1. EXISTING LAND USE 
Existing land use describes how a specific property in the City of Lebanon is currently being used such as 
farm cultivation, personal residence, or commercial business. This analysis was established using the 
Warren County land use codes that define current land use, grouped together to form common 
categories. These land use categories represent a broad range of housing types, business operations, and 
land management but provide an overview of the city’s existing land portfolio. The following analysis 
provides a description of the existing land use categories, an overview of the classification, and the 
current acreage in the city today.  

RURAL 
This land use category refers to areas of the city that are used for farming and related activities. It also 
includes large natural areas (minimally or non-developed land), or large-lot residential homes of generally 
over an acre in size. These areas are predominantly located along the city boundary providing a transition 
between the city’s growth areas and the rural character. In many locations, these areas are adjacent to 
growing developments with potential future street connections terminating at rural properties. There is an 
estimated 1,950 acres of rural land use today which accounts for 24 percent of the city’s total incorporated 
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land area. Although farming is included in this 
category, the majority of rural land is either considered 
vacant agriculture or natural areas. Approximately 280 
acres of rural land is active farming which accounts for 
only 14 percent of the total rural land. Most 
agriculture production occurs outside the city limits in 
townships or unincorporated areas of the county.  

RESIDENTIAL 
Focused on the neighborhoods, this category refers to areas composed of homes from single-family detached 
to duplexes and attached residential of less than four units. Multi-family residential (four units or more) is not 
included in this land use category. The style and character of residential housing vary by neighborhood with 
more traditional neighborhoods located near downtown while suburban or large-lot neighborhoods extend 
outward from the city center. Approximately 2,100 acres of land is defined as residential which accounts for 
almost 25 percent of the city. Of this total acreage, only 230 acres or 11 percent of residentially zoned areas 
are currently undeveloped. These ‘reserved areas’ tend to be large (greater than 20 acres) lots in new, 
developing subdivisions and large tracts intended for future development potential.  

Historically, Lebanon grew from the center outward. 
The oldest homes are located directly adjacent to 
downtown as part of the historic center of the 
community and the original formation of Lebanon. There 
are roughly 900 homes in the City of Lebanon that were 
constructed prior to 1949 which encompasses 14 
percent of the entire housing stock. Of these 900 homes, 
nearly two-thirds are located within a quarter-mile of 
the downtown boundary which increases to 80 percent 
at one-third of a mile. The central neighborhoods include 
more diverse housing options with two- and three-family 
homes incorporated on various blocks in a 
neighborhood.  

Neighborhood patterns shifted as the city began 
growing in the 1950s & 60s. New subdivisions began 
developing with curvilinear street networks composed of 
cul-de-sacs, defined neighborhood entrances, and 
integrated open space areas to accommodate modern 
housing. Middle housing types, such as duplexes and 
condominiums, were developed in individual sections rather than being integrated into single-family blocks. 
This outward development growth increased significantly in the 1990s and early 2000s with new subdivisions 
occurring throughout the city. Over half of Lebanon’s entire available housing stock was built after 1990 with 
over 1,350 units built between 1990-1999 and another 1,250 built between 2000-2009.  

Map LU1: Year of Housing Construction 

City Size 

The City of Lebanon is 12.9 square 
miles which equates to approximately 
8,250 acres in total size. 



 
Envision Lebanon | Technical Analysis Memo: Volume 1 | DRAFT Version 1.2 Page 5 of 65 
 

Residential land is expected to grow with approximately 2,700 acres reserved through residential zoning. 
This represents a 600-acre increase from what currently exists in the city in 2021. Much of this expansion is 
planned in residential growth areas in the north, northwest portions of the city and extending from existing 
neighborhoods. These planned neighborhoods are likely to develop in a similar density and character as the 
surrounding subdivisions with potential smaller, large-lot residential providing the transition to the 
surrounding rural context. Some clusters of residential are also reserved in the southern portion of Lebanon, 
near the industrial parks along I-71, but the major growth areas are to the north.  

MULTI-FAMILY 
This category focuses on medium to high-density residential areas composed of single, multi-unit buildings or 
multi-building developments. Residential housing included in this category begins with four-unit buildings but 
can also include attached townhomes, courtyard apartments, and other similar housing types. This category 
is one of the smallest land uses represented in Lebanon today with only an estimated 130 acres or less than 
one percent of the city. These housing types are typically located along major corridors or incorporated in 
transitional areas between commercial and residential uses. Due to this, multi-family residential appears in a 
variety of locations across the city as small nodes connected to single-family neighborhoods.  

Large format multi-family housing takes one of two 
forms. The first is multi-unit, multi-building complexes 
which contain dozens of units in several buildings 
across a single property. These are typically two-three 
stories, have between one and three entrances for 
each building, and share common parking areas and 
private open space. This type typically requires unique 
zoning to allow for the number of units on a single or 
small cluster of parcels. The second is a smaller 
version of the first with multi-unit buildings that are 
sometimes coordinated with similar buildings on a 
street or block. These are typically two stories 
maximum, have a single shared entrance for all units, 
have shared driveways or garages, and share smaller 
common private open spaces between buildings. 
While Lebanon has seen some recent development 
with multi-family, as recent as 2015, a significant 
portion of these properties is beginning to age having 
been constructed in the 1970s and 1980s.  

Multi-family has an estimated 200 acres of land reserved through zoning for future growth. These include 
all the existing multi-family developments which leave 70 acres available for future development. Most of 
these are located along major corridors such as Columbus Avenue and serve as a transition between 
commercial and residential areas around the city. Although this growth is substantial, overall medium to 
high-density multi-family housing accounts for only a small share of the overall housing stock.  
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COMMERCIAL 
Commercial land use is a broad category that includes the city’s activity centers, offices, and other related 
uses. These provide a variety of goods and services for the community including retail, restaurant, shopping 
centers, and in some rare cases a mix of these uses. These areas range in site and building design from small, 
local businesses near the edge of a neighborhood to large shopping centers surrounded by shared parking. 
This variety of commercial land is also influenced by the market reach of the business itself with every 
community encouraging a balance of commercial types. The format and configuration of these sites are 
heavily dependent on the location, tenants, and the year of construction.  

Lebanon has two commercial types. The first is neighborhood commercial which is intended to serve a few 
neighborhoods and may be accessible by walking. The second type is community commercial whose market 
extends beyond the city’s boundary. These areas are major destinations that typically have several 
commercial uses paired together in a shared center or collection of multi-tenant buildings. A significant 
portion of commercial land is located along Columbus Avenue in the northeast portion of the city with other 
areas located near major intersections such as Main Street and S.R. 48.  

The City has an estimated 500 acres of commercial land today which accounts for just over six percent of 
the total. While this represents only a small portion of the city, commercial areas provide many essential 
services to the community. Of all available commercial land, approximately 150 acres or roughly 30 percent is 
currently vacant. The commercial land profile is expected to increase only minimally, adding 30 acres for a 
total of roughly 530 acres reserved through existing zoning. Lebanon has not pursued commercial growth 
outside of existing demand which has prevented overbuilding infrastructure and allows for flexible land use 
planning for other non-commercial uses.  

INSTITUTIONAL 
The Institutional category covers the widest variety of land use forms due to the unique functions of this 
land. This category includes public-owned land (city, county, state), religious organizations, school district 
property, educational institutions, and other similar tax-exempt property. This does not include parkland that 
is owned by the city and county as those serve a different benefit to the community. An estimated 850 acres 
of institutional land exists in Lebanon today which represents ten percent of the entire city.  

Lebanon has a unique amount of institutional land because of its role as the county seat. Several large 
tracts of land are owned by Warren County for use as offices, maintenance facilities, affordable housing, or 
reserved for future county needs. The county owns roughly 275 acres of land which is 25 percent of all 
publicly held land. This includes the Warren County Fairgrounds which covers just over 80 acres north of 
Downtown. Another primary, single owner of land is the Lebanon City School District who owns 
approximately one-third or 230 acres. Educational uses require sufficient land to accommodate the facilities 
and recreational needs of the district. These properties are located throughout the city but are typically 
coordinated with other institutional uses such as city- or county-owned facilities.  

  



 
Envision Lebanon | Technical Analysis Memo: Volume 1 | DRAFT Version 1.2 Page 7 of 65 
 

INDUSTRIAL 
Employment and manufacturing areas range from small to large production, assembly, and warehousing 
uses. These sites typically locate near major thoroughfares like the interstate system and rail corridors to 
support the shipping needs of their operations. Roughly 70 percent of the use is located in one of the five 
industrial parks in the far southern portion of the city, adjacent to I-71. The industrial category covers 860 
acres representing ten percent of the city’s land. Within this total, an estimated 180 acres is currently vacant 
which equates to 20% of the total industrial land.  

Just over 1,900 acres are zoning for industrial development. This includes both existing development and 
individual parcels. Each industrial park has available acreage for development with roughly 550 acres or just 
over a quarter undeveloped today. This leaves substantial 
opportunity for growth with almost double the land area 
reserved for future industrial land than what currently exists 
today. This includes large tracts of the city near major 
corridors and available properties located in one of the city’s 
industrial parks. The Lebanon Commerce Park, Kingsview 
Industrial Park, and Columbia Business Park are all located 
near I-71 and S.R. 48. These three each provide direct 
connectivity to the interstate system, full utility connections 
including high-speed fiber, and tax incentives to potential 
industries. The remaining two industrial parks are located in 
the western portion of the city. The Harmon Industrial Park is 
located on Main Street providing similar amenities as the 
others including utility service and tax incentives. The Norgal 
Industrial Park is located on S.R. 42 heading southwest from 
downtown. This park has one unique feature from the other 
industrial parks which is the direct access to the railroad. This 
rail line is operated by the Indiana & Ohio Railway providing 
freight service directly to the City of Lebanon and connecting 
this industrial park to the larger regional network through Cincinnati.  

OFFICE 
The office category makes up a small portion of the overall development footprint in the city and is 
composed of small office buildings or clusters of offices near industrial and commercial centers. These are 
typically distinct, mono-use and standalone office buildings that provide a variety of medical, administrative, 
or professional services. An estimated 27 acres exist in the city today representing less than one percent of 
the city’s incorporated land area.  

Building character and form can vary depending on the office use. Many are integrated into the surrounding 
context and/or neighborhoods matching building form, height, and site design such as incorporating 
residential style architecture in a neighborhood context. Multiple stories are common near industrial or 
commercial areas which offer a transition between predominantly business-related areas and adjacent 

Map LU1: Vacant Industrial Park Land 
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neighborhoods. These include only those properties that are entirely office-oriented and do not include office 
components integrated into the downtown mixed-use or industrial uses. Similarly, some institutional uses 
overlap with office use if focused on business administration such as the collection of Warren County services 
on Justice Drive.  

Office has the largest potential for future growth despite its low existing land use. Lebanon’s zoning map 
reserves nearly 530 acres of professional office land to accommodate existing developments and future 
growth. This zoning allocation aligns with many institutional uses blending between private office parks and 
public services. However, several areas in the city allow for the potential growth of medical, administrative, 
and professional offices as an alternative to the land uses currently found around the city.  

DOWNTOWN MIXED USE 
The city’s historic core incorporates a mixture of uses within a small boundary including commercial (retail 
and restaurant), office, parks, open space, and residential. This category is roughly 75 acres in size which 
represents less than one percent of the city and is centered around the intersection of Broadway and Main 
Streets. While this is the smallest land use category by far, it serves as the cultural centerpoint for the 
community and is a principal asset for Lebanon.  

Downtown and several surrounding areas is the historic core with some properties dating back to the 
1800s. Ensuring the long-term protection and enhancement of the downtown has been a primary focus for 
the community. The 2009 Comprehensive Plan outlined a Focused Area Plan which reviewed potential infill 
development opportunities available to the community to encourage. In 2017, the City pursued a master plan 
called Think! Downtown which outlined challenges and action recommendations to position downtown for 
increased vitality. These past planning efforts have been accompanied with substantial investments being 
made in recent years to ensure the prosperity and enhancement of downtown.   

PARKS & OPEN SPACE 
This category includes the passive and active spaces for recreational and entertainment use by the 
community. These are dispersed across the city at a variety of scales from small neighborhood gardens to 
large community parks. Some are owned and maintained by the City, County, or State while others are under 
private ownership as amenities for employees or specific residents. Publicly owned open space is protected 
from future development while private areas supplement the public network through additional connections 
and greenways.  

Park spaces usually include a wide array of amenities for use by the community. Bicycle trails, playgrounds, 
walking paths, fitness areas, sports courts, and community pavilions are just a few of the amenities typically 
integrated into open spaces. Natural features like creeks, rivers, ponds, wetlands, and woods are preserved 
through conservation efforts from public and non-profit organizations. These areas include only places that 
are preserved and protected from development typically through city ownership and management. An 
estimated 959-acres of land or approximately 11 percent of the city is designated as parks and open space 
today. 
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RIGHT-OF-WAY 
The remaining acreage not accounted for in the existing land uses represents right-of-way for the 
transportation network. This is land within the city limits that does not have formal zoning which includes 
local streets, major thoroughfares, county & state roads, and the interstate system. Public components of the 
streetscape such as sidewalks, tree lawns, and medians are also considered part of the right-of-way. These 
areas vary considerably in size based on the thoroughfare needs to meet travel demand.  

2. CHARACTER ANALYSIS AND TYPES 
Community character expands on land use to define the characteristics of existing natural and manmade 
environments. The existing character types are established based on shared features of an area including 
building density, street patterns and connectivity, block layout, open space integration, and the diversity 
or lack thereof of land uses. Defining the existing development characteristics of the city leads to 
understanding the qualities of place that the community supports while identifying the types of places 
that may not exist today but could be supported in the future.  

COMMUNITY CHARACTER TYPES 
The community character types determine, define, and describe the variety of natural and manmade places 
found in the City of Lebanon. Each type was developed by analyzing the existing land use, the mix of uses on 
a block, building form, street pattern and connectivity, the relationship between the building and street, and 
integration of open space or natural areas. The combination of these factors defines the unique types of 
places that are represented in the community today. These are not intended for review at the parcel level but 
focus on the neighborhood-scale characteristics that were established through the city’s historical growth. 
Provided below is a description of the nine character types found in Lebanon today. A citywide character map 
is provided in the map gallery, see LU.1 COMMUNITY CHARACTER. 

Downtown District 
Downtown Lebanon is the historic, civic, and cultural center of the 
community. The area is defined by a grid street pattern composed of 
short blocks with several intersections providing access to the 
surrounding area. Streets accommodate moderate traffic at slow speeds 
with on-street parking on both sides. Buildings are located close to one 
another or directly attached near the street frontage with a pedestrian 
area defined between the building and right-of-way. Many buildings 
contain multiple uses with restaurants or retail on the ground floor and 
office space or residential units above.  
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Neighborhood Residential, Core  
Neighborhood Residential, Core areas are found in the central city 
adjacent to Downtown Lebanon. These include early historic residential 
neighborhoods with a diversity of housing styles within each subdivision. 
They are characterized by grid-like street networks with multiple 
intersections that connect between neighborhoods. Homes have side-
loaded garages or are accessible by an alley serving the entire block with 
both single-family and multi-family units. This area reinforces the 
downtown character and is reminiscent of the City’s original town center.  

Neighborhood Residential, Transition  
Neighborhood Residential, Transition areas are found in the central city 
incorporating a broad range of housing types and development patterns. 
Some of these areas include early historic residential neighborhoods that 
follow a grid-like street pattern adjacent to Neighborhood Residential, 
Core areas. As this moves away from Downtown, lot sizes, architectural 
style, and street pattern typically become more similar to Suburban 
Residential. A mixture of single-family and multi-family units can be 
found in each neighborhood which are typically served by front-loaded 
garages. 

Suburban Residential 
Suburban Residential areas are found in a transition area between the 
outer edge of the city and the community center. These include car-
oriented subdivisions with predominantly residential homes on 
curvilinear streets or multi-family developments. They are characterized 
by individual subdivisions or neighborhoods with a singular point of 
access that defines the entrance. Typically these areas are clustered 
around open space serving as an amenity and buffer from non-residential 
land uses and similar architectural styles throughout the neighborhood.  

Rural Transition Residential 
Rural Transition Residential areas are found along the outer edge of the 
City limits adjacent to Townships or unincorporated land. These areas 
include a mix of existing subdivisions developed in the township along 
with small farms or natural areas. Individual homes are typically located 
on large lots about one-acre in size or larger and may rely on on-site 
septic for sewer service and wells for water service. These areas are 
characterized by one or two local streets in a curvilinear pattern with 
homes setback a considerable distance from the street frontage.  
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Retail District 
Retail Districts are nodes or corridors that provide destinations for the 
community for commerce or employment. Some are focused on 
providing local services including retail, commercial, and business on a 
neighborhood scale near the city center. Others accommodate 
community or regional-scale uses composed of shopping centers or “big-
box” stores along major corridors. Some also serve as “gateways” to the 
City due to their location at interchanges or intersections of major 
thoroughfares.  

Professional Office 
Professional Office includes a variety of administrative, professional, and 
medical office uses. These typically are larger footprint buildings with 
multiple stories offering flexible space for businesses of varying sizes. 
Sites are developed with large, shared parking areas in front of buildings 
set back from the street. In some instances, multiple buildings are owned 
and occupied by a single organization such as the Warren County 
Government complex. Private plazas and pocket parks serve as amenities 
for employees with activity centers usually nearby to provide additional 
services to businesses.  

Industrial District 
Industrial District areas are found primarily in the southern portion of the 
city, adjacent to I-71, or in defined parks west of downtown. These 
include a variety of light- and medium-intensity uses in varying building 
sizes to match the operational function of the business. They are 
characterized by large, single-story buildings setback a considerable 
distance from the street with landscaping incorporated as a buffer. These 
areas may have access to rail corridors for business operations or require 
large parcels to conduct operations outdoors.  

Civic Space 
Civic Spaces are collections of academic, government, or unique 
community-focused uses dispersed in clusters across the City of Lebanon. 
These have a wide range of development characteristics to match the 
operational needs of the business from small office buildings to large 
campuses with integrated open space. Smaller institutional uses are 
easily integrated into residential neighborhoods or Activity Centers while 
larger hubs are organized in a single development with several associated 
buildings. These can occur as individual properties or expand multiple to 
support the institution.   
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Park Space 
Park Spaces are found dispersed across the City of Lebanon as both 
passive open spaces and active park facilities. These include small 
gardens or community parks integrated into residential neighborhoods 
and large tract parks adjacent to Activity Centers. They are characterized 
by their incorporation of natural features, landscaping and hardscaping 
design, and recreational amenities for use by the greater community. 
These range in scale, design, location, and amenities to support a variety 
of the City’s parks and recreation programming.   

 

3. ZONING & LAND REGULATION 
Governing land development in the City of Lebanon is conducted through a combination of legal 
regulations, community guidelines, and elected or nominated reviewing bodies. The city’s zoning 
ordinance establishes the requirements and tools for guiding development with supplemental plans for 
the unique places that define the community. This section provides an overview of the governing 
framework that the City of Lebanon employs to manage the built and natural environment.  

Land management and regulation are directed through the City of Lebanon’s Zoning Code. Through the 
zoning code, individual properties across the city are designated a zoning district with unique requirements 
to regulate existing and new development. Requirements for use of land, lot size, building setback, building 
height, parking quantity and location, block length, landscaping, historic preservation, and property 
maintenance are just a few categories outlined in the city’s code. The zoning code also represents the legal 
method for implementing the city’s comprehensive plan recommendations, specific to the city’s future 
development types, land use strategies, and community character maintenance.  

Lebanon’s code was adopted in 2007 along with the official citywide zoning map. A total of 19 unique 
zoning districts were included to allow for the variety of residential, business, and specialty uses found in the 
city. Three overlay districts were also established to outline specific requirements pertaining to the historic 
downtown, community gateways, and special developments. Since its adoption, the code has been amended 
several times with the most recent amendment occurring in April 2019. A zoning map is available in the map 
gallery, see LU.1 ZONING DISTRICTS.  

Zoning districts and existing land use have a distinct relationship to the community’s character. The zoning 
district is the legal application for land use management and development. There are clear relationships 
between uses outlined by a zoning district and the existing land uses found throughout the city. Although 
zoning regulations can permit a wide variety of uses in a single district, there are dominant land uses that are 
defined by the purpose and requirements of the zoning code. These can similarly influence the existing 
character types that form based on the mixture of various land uses and development styles. The table below 
illustrates the relationship between the city’s zoning districts, existing character types, and existing land use 
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categories reviewed in this memo. The graphic emphasizes how zoning districts focus on specific land uses as 
the dominant feature of that district. Character types delve further into the relationship between several 
types of land uses permitted through zoning and how the combination of those districts shapes the built 
environment.  

Table LU1: Consolidated Zoning Matrix 

Character Types Lebanon Zoning District Land Use 

Parks and Open Space ← Resort and Public Institutional District → Parks & Open Space 

Rural Residential 
← Estate Residential District / Rural Residential 

District (R-R) → 
Rural 

← Residential One-A District (R-1A) → 

Residential 
Suburban Residential 

← Residential One-B District (R-1B) → 

← Residential One-C District (R-1C) → 

← Residential One-CC District (R-1CC) → 

Mixed Residential 

← Residential One-D District (R-1D) → 

← Residential One-Urban District (R-1U) → 

← Residential Two District (R-2) → 
Multi-family 

← Residential Three District (R-3) → 

Employment Center ← Professional Office District (PO) → Office 

Activity Center 

← Neighborhood Commercial District (NC) → 

Commercial ← General Commercial District (GC) → 

← Mixed-Use District → 

Downtown Core ← Central Business District (CBD) → Downtown Mixed-Use 

Industrial Center 

← Industrial Park District (I-P) → 

Industrial ← Light Industrial District (I-1) → 

← Heavy Industrial District (I-2) → 

Institutional Hub ← Public-Institutional District (P-I) → Institutional 

 
Governance for the City of Lebanon is managed by three distinct reviewing bodies. These bodies include; 
City Council, Planning Commission, and Board of Zoning Appeals. Each one has specific powers and duties 
through the zoning code to review and apply the regulations for land management. The reviewing bodies are 
supported by the Community Development Department who is responsible for the day-to-day application, 
processing, and enforcement of the zoning code. A brief description of the powers and duties for each 
reviewing body is outlined in the following section.  
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CITY COUNCIL 
City Council is the governing body for all city leadership, serving as the legislative entity for the code of 
ordinances. Seven members are elected by the residents of Lebanon to serve four-year terms with the 
potential for re-election. Within the zoning code, City Council is primarily responsible for reviewing and 
approving amendments to the zoning code or official zoning map. As these documents represent the legal 
framework for land development, City Council is the final reviewing entity on determining an amendment. 
The council also serves as an appeal board for historic building demolition within the city’s Architectural 
Review District, an overlay district of the city’s downtown and surrounding residential areas. Appeals from 
the Planning Commission pertaining to historic demolition have the final decision rendered by City Council to 
ensure the continued preservation of the community’s historic assets.  

PLANNING COMMISSION 
The Planning Commission is the primary reviewing board for the city’s zoning code and is composed of a five-
member body appointed by City Council. Each member serves a four-year term on the commission. As the 
primary reviewing entity, the Planning Commission is responsible for reviewing and determining the majority 
of development applications. Certificates of appropriateness, conditional uses, development reviews, and 
designation of individual landmarks and historic districts are all under the purview of the commission’s 
review. The commission is also responsible for making recommendations on zoning code and map 
amendments to City Council as part of the two-step public process for legislative changes. Similarly, the 
Planning Commission serves as the guiding entity for implementing the city’s comprehensive plan 
recommendations pertaining to community character and development. Their review and application of the 
zoning code seeks to align new development with the future vision of the community.  

BOARD OF ZONING APPEALS 
The Board of Zoning Appeals represents the specialized reviewing body for the city and is composed of three 
members appointed by City Council. The board is responsible for reviewing specific applications that pertain 
to appeals of previous development reviews or variations from the zoning code due to unique circumstances. 
Administrative decision appeals, changes in non-conforming uses, and variances to the zoning code are the 
three review duties of the board. These development applications are to address disparities between the 
zoning code or application of zoning regulations under previous development reviews. This board serves as a 
unique complement to the Planning Commission in applying the regulations of the zoning code to new and 
existing development.  

4. RECENT PLANNING EFFORTS 
Lebanon and the surrounding region have a robust history of pursuing land use planning policies to align 
development with the community vision. These planning efforts have been conducted from specific 
neighborhoods or corridors to the larger county region, each one building off the previous work 
completed. This section summarizes the recently completed land use planning work conducted around 
Lebanon looking specifically at guiding policies since the last comprehensive plan in 2009.  
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WEST MAIN STREET AREA PLAN (2018) 
The West Main Street plan defined a pathway for development at the city’s western entrance. A primary 
component of this guide was analyzing the relationship between preserving the natural features and 
marketing the area for future mixed-use growth. Environmental features ranged from site slope or grade to 
soil composition to floodplain areas and natural tree canopies. These resources are important benefits to the 
community that can strengthen available amenities to connect development growth to the city’s downtown 
district. The relationship between protection and progress is envisioned through conceptual opportunity 
areas illustrating the characteristics of site and building design the community supports. These principles for 
quality conservation design will inform the boundaries of city growth to ensure the preservation of Lebanon’s 
natural environment.  

THINK! DOWNTOWN MASTER PLAN (2017) 
The Downtown Master Plan built upon the foundation of Lebanon’s planning efforts to refine 
recommendations that would support the city’s center. The process examined the assets available to 
leverage future investment, identified elements to enhance the district, and reviewed the existing 
environment and market conditions that would impact potential growth. As the city’s historic district, 
downtown represents a major activity center for both residents and visitors to utilize with the variety of 
restaurants, businesses, and community landmarks. The plan engaged the community in an important 
discussion on how to further enhance the district, building off the momentum of recent investments and 
previous area planning. Since its adoption in 2017, major improvements have been made or are currently 
underway to implement the recommendations of the community such as streetscape improvements, trail 
connections, and private investment. The recent investment energy provides the opportunity to review 
previous work and identify emerging recommendations that continue to support the distinct character of the 
downtown district.   

I-71 / S.R. 123 AREA PLAN (2013) 
The purpose and intent of this area plan were to understand the challenges and opportunities that would 
encourage quality growth and investment around the interchange. The 10-month long process was led by a 
Planning Advisory Committee (PAC) composed of staff from the adjacent communities and property owners 
within the planning area. This group explored several key topics such as utility access, transportation 
connectivity, zoning and design, existing and future land use, and economic development strategies that 
would affect development within the planning area along with the surrounding character. The adopted area 
plan leverages the 2011 Warren County Comprehensive Plan and 2009 City of Lebanon Comprehensive Plan 
to further define a diverse mix of land uses that complement the long-term visions of the neighboring 
communities. The framework of recommendations outlined in this plan will assist in guiding development 
treatment for Lebanon’s gateways along with the transition between city development and rural character.  

WARREN COUNTY COMPREHENSIVE PLAN (2011) 
The county comprehensive plan defines the goals of future growth for all unincorporated or township 
property within Warren County. Similar to the City’s Comprehensive Plan, the county plan focuses on critical 
pathways related to future growth including land use, housing, economic development, parks and open 
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space, transportation, and capital investments. A primary focus revolves around the balance maintained 
between rural, agricultural character and developing areas whether they be mixed-use, residential, 
commercial, or industrial. This balance is an important factor in the transitional areas around Lebanon’s city 
boundary and development nodes identified within the region. Guiding recommendations for encouraging 
appropriate development that aligns with the preservation of open space and protection of the rural 
community will ensure Lebanon’s comprehensive plan contributes to the regional vision.  

CITY OF LEBANON COMPREHENSIVE PLAN (2009) 
The City’s existing comprehensive plan has been the primary guide for land growth and development over 
the past decade. Major decisions weighed by City Council, the Planning and Zoning Commission, and City 
Staff have relied on the recommendations, principles, and vision for Lebanon outlined in the plan. During the 
process, the community collaborated to define critical pathways for the future which were envisioned 
through the future land use plan, focus area evaluations, economic and market strategies, and the 
transportation thoroughfare plan. These elements have supported Lebanon and will continue to serve the 
refinement and development of recommendations through the comprehensive planning process. The 2009 
Comprehensive Plan is the basis for outlining the implementation strategies, land use guidance, mobility 
opportunities, and economic progress that reinforces Lebanon’s vision for the future.  
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2. TRANSPORTATION 
This section focuses on the existing conditions of mobility throughout the City of 
Lebanon. The breadth of transportation will include all means of travel in the City as well 
as the movement of goods and services. Through this analysis, an inventory was 
developed of the types of roadways and how they may impact future development 
growth.  This section also outlines an evaluation of the travel options within the City and 
a snapshot of future capital improvement projects.  

KEY FINDINGS 
» Lebanon’s workforce is regional and its residents work (primarily) outside the City. 85 percent of 

employees leave the City for work. Those employed within the city commute an average of 24 
minutes. 

» Walkability is essential to downtown’s success. Downtown has great access to amenities and 
transportation while exterior neighborhoods require vehicular trips for the same options. 

» Significant investment in active transportation. Over $2 million is allocated to improving bicycle 
infrastructure in multiple ways by 2022.  

1. EXISTING TRANSPORTATION PLANS 
Plans currently utilized were gathered from multiple different scales and organizations to gain an 
understanding of regional and local transportation planning strategies and conditions.  

WARREN COUNTY TRANSPORTATION PLAN (2019) 
This plan was developed to identify and remedy connections in transportation, meet current and future 
needs, improve safety, provide travel convenience, foster economic growth, be sensitive to environmental 
concerns, and make efficient use of limited financial resources. In addition, there is an emphasis placed on 
intermodalism (integration of modes other than vehicle traffic). The plan graphically depicts three future 
collector roads immediately adjacent or inside of City limits, and provides typical roadway section drawings 
to accompany the map graphic.  

LEBANON COMPREHENSIVE PLAN – THOROUGHFARE AND TRANSPORTATION PLAN (2009) 
The existing Thoroughfare and Transportation Plans were completed as part of the comprehensive planning 
effort. This plan outlined roadway classifications, presented traffic volume projections, and identified 13 new 
roads and major improvements. Key findings include; the current network being inadequate to handle the 
traffic associated with 2030s anticipated development pressure, the lack of an east-west corridor hinders 
truck and heavy vehicle traffic forcing those trips through downtown, and several new road installations 
being needed to support the expansion of the City and increased traffic volumes. Six roadway typologies are 
identified and described with land use districts in which they are best suited. The two plans along with the 
future land use map provide the foundation for decision-making when assessing development proposals.  



 

Page 18 of 65    

SOUTHWEST WARREN COUNTY TRANSPORTATION STUDY (2005) 
Though this plan focused more on the geographies south and west of Lebanon, there was a low-level priority 
improvement identified, that being Glosser Road expansion and extension to SR 123. The proposed 
improvements outlined in the Southwest Warren County Transportation Study are reinforced in the Warren 
County Transportation Plan mentioned above.  

2. COMMUTING PATTERNS 
It is important to understand how both people and goods move through the City and region. This 
information can be used to develop recommendations that increase the daily quality of life for travelers, 
increase economic productivity for businesses, and provide a balance of travel options that safely get 
people to their destination.  

Lebanon’s workforce is regional and its residents work 
primarily outside the City. The vast majority of Lebanon 
residents commute outside of the City for their 
employment, 8,033 to be exact. This 85% of employees 
leaving has economic impacts through income tax dollars, 
but also adds pressure to the local and regional 
transportation network in the form of daily trips. 
Conversely, 9,485 workers enter the City for employment 
with 41% of these workers traveling from less than 10 
miles away and 19% commuting 25 miles or more. For a 
regional comparison, 53% of Springboro workers commute 
less than 10 miles. Of those that are employed in the City, 
there is an average commute time of 24 minutes. This 
compares to Warren County’s average commute time of 
26 minutes. 

Freight is dependent upon the road network. Freight travel is heavily weighted toward truck traffic both in 
the region and in Lebanon. According to a 2011 OKI study, 80% is via truck traffic. Lebanon specifically is 
dependent upon truck traffic as there is no access to freight rail lines. The Indiana Ohio Railway (IROY) line 
that runs through town is only currently utilized for tourism and is not up to the 286k pound standard to be 
used as a freight line. OKI studies have also shown that truck traffic along the 63 corridor has significantly 
increased, with 2013 providing the most recent data of over 1,000 trucks per day. Other traffic count 
locations with data from 2018 showed a slight decrease in truck traffic, in contrast to an increase in annual 
average daily traffic (AADT). 

Street typologies connect and define community. 225 miles of streets within the City are maintained by the 
City. The rest are part of the larger County, State, and Federal road networks. These larger-scale roadways 
offer improved access to the region but create physical barriers to pedestrians/cyclists at the local level. The 
type and density of development on different road types are indicative of traffic volumes and roadway size. 

Figure TR1: Workforce Inflow / Outflow 
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For example, Walnut Street is 26’ wide with on-street 
parking and is almost exclusively in a residential context 
with lower speeds and volumes. Whereas Columbus 
Avenue is 52’ wide along a predominately commercial 
corridor with higher speeds and traffic volumes.  

Parking is adequate downtown. There are ample 
amounts of surface and street parking opportunities 
throughout downtown. Recent pedestrian safety 
improvements have slightly reduced the number of 
street parking spaces but drastically increased safety for 
pedestrians walking to and from surface parking lots. 
There is some stress around lack of parking, but stems 
mainly from large-scale events. Care has been given to 
balancing event parking with day-to-day parking needs 
and surface lots are largely hidden from view to 
maintain downtown aesthetic and appeal.  

3. TRAVEL OPTIONS 
Beyond the car, there are a few ways to commute in the City and region. Understanding the deficiencies 
in some aspects will provide residents and visitors with a greater range of options to travel in the City. 

Transit is limited, but still unique 
for a city the size of Lebanon. The 
primary transit option is the 
Lebanon Loop. Bus service was 
created through a fair housing 
program to provide unmet 
transportation needs to low-
income residents, the disabled, 
elderly, and mentally handicapped. 
This fixed-route bus service began 
in 2014 and runs from Monday thru 
Friday 8a-5p. The Loop runs through downtown Lebanon and connects to the YMCA and Columbus Avenue 
commercials areas such as Walmart. The service is supported by federal and state grant funds and through 
Warren County general dollars. There has been discussion about the expansion of the Loop to the South, but 
additional dollars would need to be obtained to facilitate the expansion. On-demand service is also available 
through the Warren County Transit Service. Riders must schedule in advance but are able to travel anywhere 
in Warren County Monday thru Friday, 6a-6p.   

Map TR1: Street Typologies 

Figure TR1: Lebanon Loop Transit Network 
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Local airfield is a regional asset with growth potential. While not within city limits, the Warren County 
Airport at John Lane Field is a public airfield that provides regional service. Owned and operated by Warren 
County, it has seen consistent growth in the number of trips per year. In 2018 there were 31,525 flights, or 90 
per day, with 99% of those flights being for general aviation. The 4,500’ runway does have limitations to the 
level of aircraft capable of landing but has been in operation since 1956. In 2016, County Commissioners 
opted to repave the runway, while the Federal Aviation Administration pushed for widening of the runway 
and the construction of additional hangars and runways. The Warren County Thoroughfare Plan recommends 
the support and promotion of the airport as a “viable element of the county’s transportation system…” 

Rideshare is available but limited. Uber and Lyft are available in Lebanon though driver availability is directly 
tied to ridership. These on-demand services can be used for travel but also as food delivery options. 
Restaurants that participate in this format are on an opt-in basis. Many of the chains located along Columbus 
Avenue are capable of being ordered through Uber Eats. 

Walkability is essential to downtown’s success, but 
drops significantly in surrounding areas. Downtown 
Lebanon is very walkable and is increasing with recent 
changes to Broadway and an increased effort towards 
pedestrian safety along the corridor. WalkScore ranks 
this portion of the City highly with good access to 
transit, shops, education, and parks. Lack of walkable 
access to groceries is the only reason that downtown 
does not score higher than its current 62. Outside of 
downtown, walkability scores much lower with many 
of the surrounding neighborhoods featuring winding 
roads and a limited number of access points. Exterior 
neighborhoods average a WalkScore of 24. The City 
has done well with construction of sidewalks in many 
of the housing developments. This offers residents the 
ability to walk safely for exercise or local visits, but the 
lack of connectivity limits the viability of walking as a 
way to limit the vehicle dependency for daily trips.  

4. SAFETY 
Crash data provides a sense of trouble areas throughout the community, where potential changes need 
to be made. Using the Ohio Department of Transportation’s (ODOT) Transportation Information 
Mapping System, an analysis of reported crashes can be conducted at the county and city levels. 

 

Map TR1: Walkability Evaluation 
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Most dangerous vehicular crashes occur at the 
periphery. In 2019 there were 436 accidents reported 
in Lebanon, with only 10% of those resulting in minor 
injuries or worse. Warren County had 4,946 and saw a 
2% increase in total accidents from 2018 to 2019. 
Most of the injury accidents in Lebanon occurred on 
the exterior portions of the City with only three 
occurring in the walkable downtown area, zero 
involving pedestrians. As speed increases on wider 
peripheral streets, so too does the likelihood of an 
injury accident.  

Pedestrian safety is a priority. The City has worked to 
improve pedestrian safety specifically in the 
downtown setting, responding to many concerned 
comments throughout the Think! Downtown process. 
Road diets along North Broadway, medians through 
downtown, and bulbed intersection crosswalks have 
all improved pedestrian safety and are a direct result 
of the public engagement process. The City Engineering Department has completed these projects through 
their design guidelines but there is not a specific Complete Street city-wide policy. Similarly, the school 
system lacks a Safe Routes to Schools program. There were 27 pedestrian accidents reported with none of 
them reporting injuries in 2019. The same ODOT dataset shows no bicycle crashes reported in the same year. 

5. ACTIVE TRANSPORTATION  
Located in a trail-rich region, Lebanon is well-positioned to make regional connections. This section 
describes how the City intends to expand this network and build on the current amenities. 

Regional trail connections surround Lebanon. Lebanon is home to several trails, the most prominent being 
the Countryside YMCA trail. This connects to the regional Little Miami Trail and the statewide Ohio-to-Erie 
Trail. The greater Dayton region is known for an abundance of paved multi-use trails complimenting the 
scenic rivers and park networks, but also enhancing the quality of life for area residents and tourism 
opportunities. In 2015 the Lebanon-Turtlecreek Trails Initiative was adopted which outlines future 
recommendations and itemizes trail projects along with their associated costs. Recommendations range from 
standalone multi-use paths to signage-only shared roads. Some of the recommendations set forth have come 
to fruition such as the protected bike lane extending North from downtown along Broadway. Though the 
Trail Initiative is a 30-year vision, the vision would see 70 miles of trails in Lebanon and Turtlecreek Township.  

Significant investments being made in active transportation. The City has made significant improvements by 
adding the Lebanon Bike Park. The 95-acre park has made an immediate impact in the cycling community, 
offering active recreation opportunities for riders of all ages and skill levels. In 2022 will construct a bridge 

Map TR1: Vehicular Accidents 
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over Ohio 48, providing access to neighborhoods in the southeast as well as connect the City and Countryside 
Trail with the bike park. The Capital Improvement Plan (CIP) notes $2.15 million being spent in the next two 
years on bicycle network improvement between the North Broadway Extension, US 48 bridge, and Lebanon 
Bicycle Park improvements. This shows a commitment to improving active transportation options in various 
forms of biking infrastructure. Improvements made in these areas will not only increase active recreation 
opportunities but offer a plethora of benefits to the community. Bolstering connectivity to the different 
neighborhoods will offer another transportation option, provide safer routes for students/children, and 
provide economic benefits to stores downtown. Many studies have shown the economic benefits related to 
quality of life improvement and tourism opportunities, examples of which can be seen as close as Xenia or 
Yellow Springs.   

6. CAPITAL IMPROVEMENT PROJECTS 
Community response is taken into consideration. The City currently maintains 225 miles of roadway. Recent 
customer satisfaction surveys have shown dissatisfaction with roadway conditions. The City has increased 
spending towards road maintenance and is currently working through a backlog of road maintenance 
projects. Per the CIP, road resurfacing occurs on average every 12 years and reconstruction around 40 years. 
The most recent CIP outlines the locations and extents of many roadway resurface and reconstruction 
projects, with an average of $2.59 million coming from grants annually. There are 18 roadways to be 
improved or reconstructed by 2025, with many more undergoing resurfacing. Many of the road 
reconstructions are located downtown or in the Pleasant Park area, while the resurfacings are spread across 
the City’s jurisdiction, focusing on residential developments. Over the next five years $7.6 million will be 
devoted to these roadway improvements. 

Commuting pressure impacts state 
and federal traffic planning. The large 
amount of commuters adds pressure 
to the existing transportation 
network. Many of these primary 
thoroughfares are outside of City 
maintenance or control but certainly 
have local effects. For example, SR 48 
has seen daily trips increase by 17% in 
the last 15 years. SR 48 and US 42 see 
some of the highest counts of AADT in 
the City, at 26,000 and 13,000 
respectively. The largest single 
volume of traffic occurs at the 48 and 
I-71 interchange with nearly 35,000 
daily vehicles. This corridor serves as the north-south connection to the interstate but is also the location of 
the City’s industrial nucleus. This interchange is identified in the OKI 2050 Long Range plans for improvement 
in the 2035 timeframe. Similarly, SR 63 west of town and the SR 123 / I-71 interchange are both slated for 

Map TR1: Transportation Corridor Improvements 
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improvements in 2035, totaling $60 million. Due to the wear cycle of the road infrastructure and increased 
traffic, these areas have been identified as locations for future improvements or expansions. 
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3. COMMUNITY FACILITIES AND SERVICES  
This section provides an overview of the facilities, infrastructure, and services that the 
City of Lebanon offers to its residents. The Department of Safety, Service Department, 
and Division of Public Works are integral to providing safety, infrastructure, utility, and 
other public services across the City. The City works collaboratively with other 
jurisdictions and private contractors to ensure the most cost-effective and broad-based 
coverage.    

KEY FINDINGS 
» City-owned public facilities are limited, but residents have adequate access to County and private 

facilities. The Countryside YMCA is one of the largest community centers in the country. 

» Fire and EMS services are better equipped than most departments. Advanced Life Support 
equipment sets Lebanon’s Fire Department above 83% of departments in the US without such 
access.  

» Lebanon leverages public and private regional partners to provide major utilities. Infrastructure 
for electric and water is provided by the City while generation is outsourced.   

1. PUBLIC FACILITIES 
This section provides an overview of the facilities that are owned and operated by the City.  

City Hall houses most administration and departments. Centrally located at 50 S. Broadway, Lebanon City 
Hall is home to all departments except fire and police.  The Fire Department operates out of two fire stations, 
and the Police Department operates out of its own station as well. City Hall represents the center of 
government for the city and is an important facility for city services.  

Lebanon Public Library is a valuable publicly owned asset. The library is located in Downtown Lebanon 
providing the community central access to its services and resources. In addition to the library building, the 
library includes a shared, public parking lot along Main Street and a park with a pavilion.   

The City supports a weekly seasonal Farmer’s Market.  In a City-owned parking lot at the corner of Main and 
Sycamore Streets, the Farmer’s Market serves Lebanon from 3pm to 7pm on Thursdays between May and 
October. In cooperation with the Parks and Recreation Department and the Recreation & Natural Resource 
Coordinator, regional growers, merchants, and vendors offer high-quality local goods.   

2. PUBLIC SERVICES AND WORKS 
This section describes the services offered by various departments within the City, including Fire and 
Police Services, Utilities, Waste, and Infrastructure & Fleet Maintenance.  These services fall under the 
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purview of the City Manager and are housed within the Department of Safety and the Service 
Department.   

DEPARTMENT OF SAFETY 
The Department of Safety contains the Police Department and Fire Department and provides safety 
services to the community.   

FIRE DEPARTMENT 
The City operates a well-equipped Fire and EMS department.  Two fire stations provide fire and EMS 
services and operate three engines, four medic units, a ladder truck, and a battalion vehicle.  The medic unit 
is the busiest unit in the fleet, accounting for about 70% of call volume.  Each unit is also equipped for 
Advanced Life Support (ALS), a significant asset; only 17% of Fire Departments in the US have ALS equipping.   

The Special Operations Unit is a valuable and collaborative asset.  The Lebanon Fire Division participates in 
the Warren County Technical Rescue Team.  Members of the team include firefighters and technicians from 
all over Warren County who assist local fire, E.M.S., and police agencies with technical rescues such as 
confined space, trench, structural collapse, rope, wide-area search, dive, and swift water.  This group was 
formed in 2014 and conducts regular training.  The team also works closely with other regional teams such as 
the Butler County Technical Rescue Team, Hamilton County USAR, and Ohio Task Force One. 

POLICE DEPARTMENT 
Lebanon boasts a competent and effective police force, though slightly smaller for a city its size.  The 
Division of Police is an internationally accredited agency that includes 28 sworn officers and 9 civilian 
personnel, serving a city of 21,000 citizens and patrolling 12.9 square miles.  Personnel includes dispatchers 
and administrative staff who oversee tasks such as recruiting hiring, budgeting, and finance.   
Communications officers are trained and certified in Emergency Medical Dispatching protocols, setting this 
department apart from its local peers. According to national statistics from 2016, jurisdictions with 
populations between 25,000 and 50,000 averaged 17.0 sworn officers per 10,000 people and 21.2 total 
personnel.1  Though Lebanon’s population is slightly lower than this range, it is worth noting that the City 
supports 13.3 officers per 10,000 residents and 17.6 total personnel.   

The Division of Police provides a variety of services to residents. The following list summarizes the 
responsibilities of the different patrols and units within the two bureaus of the department: 

› Bike Patrol – support at festivals and special events.  

› Canine Patrol – detects narcotics, locates evidence at crime scenes, conducts building and area searches, 
supports handler protection and criminal apprehension. 

› Honor Guard – attends special events and funerals. 

 
1 https://www.governing.com/archive/police-officers-per-capita-rates-employment-for-city-departments.html 



 

Page 26 of 65    

› School Resource Officer – acts as a safety and law enforcement partner, educational resource & problem 
solver, and a Liaison to Community Resources. 

› Traffic Patrol – works with the City engineer to resolve traffic-related issues in the community. 

› Uniform Patrol Section – responds to calls for service, conducts preliminary investigations into crimes 
that are reported, maintains order, enforces the criminal and traffic code, and creates a safe and 
comfortable community in which people can live, work and visit. 

› Warren County Tactical Response Unit (WCTRU) – responds to critical incidents, including hostage 
situations.  Comprised of officers from the Warren County Sheriff's Office, Clearcreek Township Police 
Department, Franklin Police Department, Hamilton Township Police Department, Mason Police 
Department, and the Springboro Police Department. 

› Support Services Bureau – operates the Communications Center, police records, evidence and property 
room, recruiting and hiring, promotional processes, accreditation, finances, and budgeting. 

Crime and drug activities are relatively low in Lebanon.  The following chart shows the number of instances 
of various crimes and drug-related activities in 2018 and 2019.  Several categories increased, others 
decreased, and Murders and Attempts stayed at 0.   

Table FS1: Crime Statistics  

Number of Crime Incidents 2018 2019  Number of K9 Brix Uses 2018 2019 

Larcenies 355 316  Area Searches  1 22 

Burglaries 22 32  General Patrol Assists  15 16 

Motor Vehicle Thefts 19 18   Narcotic Searches 26 7 

Rapes and Attempts 23 10  Demonstrations  16 5 

Robberies 3 5  Tracks  8 3 

Felonious Assaults 4 5  Article Searches  4 3 

Murders and Attempts 0 0  Drug Arrests/Assists  6 2 

    School Searches  9 2 

    Building Checks / Assists  2 1 

3. SERVICE DEPARTMENT 
Lebanon’s Service Department houses the Division of Electric, Division of Public Works, and the Division 
of Information Technology.  It assists residents in connecting with a range of utility and public services 
across the City.   
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DIVISION OF ELECTRIC 
Lebanon provides electric services through a combination of city owned infrastructure and external power 
generation.  The Division of Electric, which started in 1895, owns and operates its own transmission and 
distribution systems, as well as a 30-megawatt power generation plant which is only utilized for emergency-
power production.  The City’s daily demand is met through the purchase of bulk power from American 
Municipal Power (AMP) in Columbus, Ohio. This practice leverages the buying power and generation 
capability of a large utility while maintaining quality local service for power delivery to residences and 
businesses.  Since 2007, Lebanon has invested over $10 million to replace, upgrade and expand the electrical 
infrastructure of the City.  The capital investments have doubled substation capacity, replaced outdated 
infrastructure, and increased reliability for businesses. 

DIVISION OF PUBLIC WORKS 
The Division of Public Works offers a variety of services and collaborates with outside agencies to serve 
Lebanon residents.  The Public Works Department consists of six divisions: Cemetery, Fleet Maintenance, 
Parks, Streets, Water Distribution-Sewer Collections, and Wastewater Treatment.  Together, these divisions 
maintain city assets through wise use of resources and application of proven technology to best serve the 
community.  They also provide reliable and cost-effective water services while preserving and stewarding the 
natural water resources in the city.  Specific responsibilities are as follows: 

› Cemetery – responsible for managing the sale of burial sites and maintaining 36 acres of land containing 
more than 12,000 burial sites.  

› Fleet Maintenance – responsible for routine maintenance and any needed repairs to 187 vehicles and 
pieces of equipment.  

› Parks – responsible for maintaining more than 500+ acres of parks and trails across the city.  

› Streets – responsible for maintaining 219 lane miles of roads, street signage, and parking meters, 
providing leaf collection, snow removal, and street sweeping services, and providing staff support for 
festivals and events. 

› Water Distribution-Sewer (Sanitary & Storm) Collections – responsible for providing maintenance services 
for 116 miles of water main, 4 water towers, 2 booster stations, 208 miles of sanitary and storm sewer 
lines, and 6 sewer pump stations. 

› Wastewater Treatment – responsible for providing treatment of approximately 2.856 million gallons of 
wastewater per day.  

Water distribution and sewer collection are handled by the city, though water is supplied and treated by 
the Greater Cincinnati Water Works.  The City operates a potable water distribution system that delivers 
water to approximately 7,300 accounts in and just outside of the City through 116 miles of water main.  The 
Greater Cincinnati Water Works (GCWW) supplies wholesale water to the City, with a capacity of six million 
gallons per day.  In recent years, the City has implemented an aggressive water-main replacement program 
to replace outdated pipes. Four water-booster stations are located throughout the City to supply water into 
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one of four water towers. The City also has 100 miles of sanitary sewer mains, 14 miles of sanitary force 
mains, seven pump stations in the sanitary sewer collection system, and 92 miles of storm sewer mains. 

The City contracts for consolidated refuse and recycling services and relies on Warren County for 
management.  Through a competitive bidding process, the City collaborates with Rumpke Refuse Collection 
to provide trash and recycling services at a competitive rate.  Warren County manages the solid waste and 
recycling program as the City is part of its Solid Waste Management District (SWMD). The SWMD is a single-
county district that corresponds to the boundaries of Warren County.  6 transfer facilities accepted waste 
from the county during 2014, with 4 located outside the District but within the state, and two facilities 
located out-of-state.  7 composting and yard waste management facilities provided services to the SWMD in 
2014, 5 of which are located within the county and 2 of which are not.2 

The Warren County 2018 Solid Waste Manage Plan provides goals and expectations for solid waste 
management.  The three purposes of the report are: (1) to reduce the amount of waste Ohioans generate 
and dispose of; (2) to ensure that Ohio has adequate, protective capacity at landfills to dispose of its waste; 
and (3) to reduce Ohio’s reliance on landfills. As part of the Warren County Solid Waste Management District 
(SWMD), the City of Lebanon is subject to the report’s finding that the SWMD will have access to at least 10 
years of landfill capacity to manage all of the solid wastes that will be disposed of.  Due to an expected 2% 
increase in recycling, the following table reflects the reports waste projections for the next three years. 

Table FS1: City Waste Production  

Year Residential Commercial Waste 
(tons) Industrial Waste (tons) Total 

2021 233,005 59,262 292,267 

2022 231,247 59,339 290,586 

2023 229,565 59,416 288,982 

 

The City relies on independent providers for other utilities.  Duke Energy is responsible for any natural gas 
service and distribution within the city of Lebanon; the City provides contact information on its website for 
those residents who require gas service.  Like most cities, Lebanon does not provide broadband internet 
access.  Instead, 17 independent providers offer broadband coverage to 99.8% of residents in the City, with 
an average speed of just under 120 Mbps.3   Most households in Lebanon have 2-3 options of internet service 
providers, whereas 8% of the population only has one option.  Approximately 25-30% of the City has access 
to Fiber Optic Broadband from two different providers.4   

  

 
2 https://www.co.warren.oh.us/solidwaste/GenInfo/Plan.pdf 
3 https://broadbandnow.com/Ohio2  
4 https://broadbandnow.com/Ohio/Lebanon 

https://broadbandnow.com/Ohio2
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4. CAPITAL IMPROVEMENT PROJECTS 
In order to address infrastructure improvements and maintenance throughout Lebanon, the City adopted 
a five-year Capital Improvement Plan (CIP) to establish funding, resources, plans, and completion 
schedules for specific projects.  These plans inform the City’s finances and operating budget.  This section 
summarizes the current CIP and reflects on recent capital improvement efforts.  

CAPITAL IMPROVEMENT PLAN 
The Capital Improvement Plan (CIP) for 2021-2025 addresses a range of essential improvements. The CIP 
seeks to provide resources for necessary infrastructure improvements while operating within the capital 
constraints of the City, both maximizing grants and minimizing debt.  Expenditures for 2021 are expected to 
total $14.1 million across seven program elements, as described below:  

› General Capital Improvements include general facility maintenance, rail line maintenance, and fleet 
maintenance. 

› Road Improvements address resurfacing, reconstruction, and a variety of other improvements.  The most 
recent Customer Satisfaction Survey which that people are more dissatisfied with roadway conditions 
than any other service area in the City.  Additional revenue resulting from the tax credit reduction is 
expected to allow the City to increase the level of effort for road maintenance by about 50% compared 
with pre-2018 spending levels, resulting in higher levels of satisfaction as the road maintenance backlog 
is reduced over time. Major 2021 roadway maintenance projects include the reconstruction of New St., 
Sycamore St. from Silver to Mulberry, and Wright Ave.  The City will also pursue curb, gutter, and 
sidewalk replacement.  Some road improvements will depend on securing state and federal grant money.   

› Park Improvements include extending the Countryside YMCA trail, expanding the parking lot at the 
Lebanon Sports Complex, and replacing playground equipment at Harmon Park.  

› Storm Water System Improvements include installing a new storm water system on New Street and 
Sycamore Street and addressing drainage issues along S.R. 63. 

› Sewer System Improvements include making improvements to collection in coordination with road 
improvement projects and lowering the existing sanitary sewer main in Reeder’s Run watershed. 

› Water System Improvements include replacing old and undersized water mains on New Street, Wright 
Avenue, Glenview Avenue, and Ridgewood Lane.  

› Electric System Improvements include improving and expanding the transmission and distribution 
systems as well as generation and substation improvements.  

RECENT PROJECTS 
Several key projects were undertaken as part of a 2019 and 2020 two-year effort.  These include: 

› Monroe Road Improvements that focused on water main replacement and road improvements.  
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› Downtown Pedestrian Safety Improvements that addressed 12 intersections in Downtown Lebanon.  In 
response to a pedestrian safety study that was prompted by the Lebanon Downtown Master Plan, this 
project sought to improve pedestrian visibility and safety.  

› North Broadway Corridor Improvements sought to improve the streetscape and reduce the road from 4 
to 3 lanes.  These improvements allow for on-street parking along portions of the roadway and a new 
bike path beginning south of the Warren County Fairgrounds and extending to DeSales Avenue.  
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4. HOUSING AND NEIGHBORHOODS 
Safe and affordable housing is an essential component of a strong and resilient 
community. Strong neighborhoods are the building blocks of a prosperous city and 
include housing types that reflect the diversity of the community overall. This chapter is 
an outline of the key conditions and trends within the Lebanon housing market along 
with a review of major neighborhood plans and initiatives. These pertain to the full 
spectrum of housing conditions from homelessness to homeowners.  

KEY FINDINGS  
» Housing is affordable in Lebanon when compared to the region and peer communities. The city’s 

housing market is relatively affordable for renters and owners when measured by levels of rent and 
mortgage cost burdening. There are myriad factors that contribute, but principal among them is the 
presence of naturally affordable housing types or “middle” housing like duplexes, triplexes, and 
small-scale apartment buildings. The relative age of the existing “for sale” housing caps the cost of 
large portions of the ownership market and there has been little additional stock built after 1980. 

» Most of the housing stock is more than 40 years old. 75% was built before 1980 with the ‘50s and 
‘60s as the most active decades. Construction slowed down after 2000 and only 17 percent of the 
city’s overall is from this period.  

» There is a significantly larger share of middle-type housing. This includes single-family detached, 
duplex, triplex and other multi-unit buildings up to 10 per building. The city has more of these types 
when compared to the county and other peer communities in the region.  

» Larger share of renters compared to the region. The share of renters, 40 percent in 2019, is higher 
than the county and state and increased 14 percent from 2010. This group spends less on rent when 
compared to peer communities and there are fewer instances of rent cost burdening among the 
city’s renters. 

» Sales prices are rising quickly. Average sales prices rose consistently from a low point in 2012 
following the national recession. Price increased at a faster rate through the first three quarters of 
2020 with roughly the same number of sales as the year before. During this period of growth 
following 2012, construction permits for single-family homes have declined and remained low.  

» Housing unit growth is occurring faster than population growth driven by a decrease in household 
size. As the median household size has steadily declined, the city’s population has mirrored a 
positive trend. Housing unit growth has uncoupled from population and is growing at a faster rate 
led by the formation of smaller households, especially single-person households.  
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1. HOUSING STOCK  
Housing stock refers to all dwelling units in a community. These can range from single-family homes to 
apartment buildings, to mobile units. The “stock” refers to the full spectrum of structure used primarily 
for housing. The following is an analysis of the city’s relative breakdown in inventory, age, growth trends, 
and other measures of the housing stock within the Planning Area. 

HOUSING INVENTORY 
There are over 8,300 housing units in the city, an increase of 670 from 2000. The city experienced a modest, 
eight percent growth in its housing stock between 2000 and 2018. Over this same period, the county grew by 
12 percent, adding more than 10,000 units.   

Lebanon has a greater variety of housing types compared to the county and state. Most housing units in the 
city – 5,100 or 62% of the total – are single-family, detached. This, however, is a significantly smaller share 
than the county where the type accounts for 75%. Compared to both the county and state, the city has a 
larger share of middle housing types. These range in density from single-family, attached units (more 
commonly referred to as townhomes), to duplexes, triplexes, and large apartment buildings (more than 20 
units per structure).   

Figure HS1: Percentage of Residential Types   
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Middle housing types are more integrated into older neighborhoods, especially those adjacent to 
downtown. Middle housing types like duplexes, triplexes, and multi-unit structures are more integrated into 
the development pattern in older and more central neighborhoods in the city. These types do exist in the 
newer, peripheral neighborhoods, but they tend to be more isolated and segregated from single-family units. 
The map above indicates residential structures and middle housing across the city’s neighborhoods.  
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Map HS1: Missing Middle Housing Types 
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HOUSING AGE 
Housing stock is older on average. Only 17 percent of the city’s housing stock was built after 2000, with the 
remaining 83 percent, or 6,800 units built before. The 1950s and ‘60s were the fastest growth periods. Close 
to half of the city’s housing stock was built in this 20-year period.  

Figure HS1: Age of Housing (2018)  

 
Remodel activity is concentrated in the city’s central neighborhoods. The map indicates residential parcels 
with major or permitted remodel activity. The larger the dot the more recent the project. Activity spans the 
city, but perhaps unsurprisingly, is concentrated in the central and older neighborhoods including Pleasant 
Park.  

GROWTH & CONSTRUCTION 
Single-family home permitting activity slowed considerably in the last decade. After averaging 127 permits 
a year up to and through the national recession, activity slowed significantly in the 2010s. An average of 28 
permits were issued each year through that decade. At the same time, average sales price in the city rose 
markedly through the last five years of the decade, from a low point in 2013 following the national recession.  
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Figure HS1: Single-Family Housing Permits and Average Sales Price 

 
Infill development and redevelopment have increased especially within the city’s historic core and 
surrounding neighborhoods. More recent residential proposals and entitled projects are located closer to 
the city center and tend to include a range of housing products. Two notable projects are just north of 
downtown and are set to add more than 120 residential units. These two projects include a mix of products 
including townhomes, condominiums, and apartments. At the time of the plan, these are the two largest 
residential projects that are pending development.  

HOME VALUES & MARKET TRENDS 
Median home values trail the county but outpace the state. The median value in the city is $174,000 
compared to $211,000 in Warren County. The city has a much smaller share of homes valued above 
$300,000; 13 percent compared to the county’s share of 28%. The city outperforms the state by $30,000 
where the median value is $140,000.   

Figure HS1: Median Home Value 
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Home sales value track closely with county and have grown steadily from their low in 2012. Sales price 
averages have increased steadily from their low point in 2012, averaging a five percent increase each year. 
During the national recession, the local market experienced a “double-dip” decrease in values. This bottomed 
out in the first quarter of 2012 when the average sale prices fell below $187,000, the lowest average since 
2001. The city’s sales price tracks closely with the county, with the county maintaining a $5,000 positive 
difference each year.  

Figure HS1: Average Home Sales Price  
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Figure HS2: Annual Change in Average Sales Price 

 
The city and county significantly outperform the Cincinnati Metropolitan Area and the State of Ohio. The 
average sales price in the city was $72,000 more than the metro and $110,000 more than that state. Growth 
rates in the metro, however, are slightly higher than in the city with five percent in added value each year. 

Sales prices have spiked during the 2020 global pandemic and related economic shutdowns. In the final 
nine months of 2020, average sales prices in the city have increased significantly. Prices in March, when the 
pandemic-related shutdowns began, were up $20,000 from the same month in 2019. The data showed a six 
percent overall increase in price through the first nine months of the year with the same relative churn or 
number of sales.  

The average sale price will surpass $300,000 by 2025 based on current trends. Not factoring in the dramatic 
increases in price through 2020, the city would still exceed $300,000 in the middle of the decade. The 
forecast additionally assumes consistent permitting in new housing starts. A dramatic decrease in permitting 
coupled with demonstrated demand in 2020, could increase the speed of sales price growth in the city faster 
than the five percent average.   
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Figure HS1: Average Home Sales Price and Forecast 

 
The Lebanon School district drives and defines the home sales market. A 2020 snapshot analysis of the for-
sale housing market discovered 140 active or completed listings in a five-mile radius of the center of 
Lebanon. Homes in the Lebanon School District sold for higher prices ($424,000 in the district, $353,000 in 
the city) and were generally younger than the city proper (1970, 1985). Despite a four percent increase in 
sales price, there are fewer homes for sale during the 2020 snapshot period, a decrease of seven percent.  

Limited vacancy in the rental market is spread across a variety of unit types. During the 2020 market 
evaluation snapshot, there were 40 available rental properties ranging from studio apartments to single-
family homes.  Rents for apartment units ranged from $550 to $2,400 and $975 to $2,050 for single-family 
homes.  

OWNERSHIP PATTERNS 
There is a higher share of renters in the city compared to the county and this segment is growing. Between 
2000 and 2018, the share of renter-occupied housing units grew by 14 percent. Just over 3,000 or 40 percent 
of the 7,600 occupied housing units in the city are renter-occupied. This compares to 22 percent for Warren 
County and 30 percent for the state of Ohio.  
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Renter-occupied housing is not limited to apartments. Among the 40 available rentals surveyed in the 2020 
snapshot, six were Single-family homes. A review of the tax records showed 80 single-family homes where 
the tax address does not match the street address for the property. This does not assume that all the 
properties are renter-occupied but is a reliable indicator or proxy.   

Hundreds of properties are owned by parties or entities outside of the city and the state. Among the 7,700 
single-family residential properties 874 are owned by entities or individuals outside the city. 330 of these are 
outside the state. Most multi-family parcel owners are outside of the city. There are just over 100 of these 
parcels and 60 are owned externally, 28 are owned by entities outside the state of Ohio.  

CONDITION & OCCUPANCY  
Very low levels of vacancy especially among troublesome “other vacant” category. While vacancy rates in 
Lebanon have increased slightly from 2010 (up 16 percent) most of these properties can be categorized as 
temporarily vacant. These include units that are actively for rent, for sale, sold but not occupied, seasonal, 
etc. Properties categorized as other vacant include chronically vacant units or properties liable to blight, tax 
delinquency, and other deleterious effects on neighborhood vitality. Just under two percent of all housing 
units in Lebanon fall into this category and the share is decreasing (down from three percent in 2000).  

Lebanon’s proactive code enforcement practice stands out as the exception among similarly sized 
communities. The city has adopted the International Property Maintenance Code. This is the standard for 
residential and commercial property maintenance and upkeep. The city also provides residents with a guide 
for minimal property maintenance through its Property Maintenance Code Enforcement Sheet and performs 
routine inspections across neighborhoods.  Lebanon’s practice of proactive versus reactive code inspections 
and enforcement is uncommon for cities of its size.  

2. HOUSEHOLDER MAKE-UP 
The following section is an analysis of the occupants of housing in Lebanon. This details trends related to 
affordability, household size, and other related topics. 

HOUSING AFFORDABILITY 
Lower mortgage costs compared to the county. With a median cost of $1,400, monthly mortgage 
expenditures in the city are $200 less than Warren County, with 60 percent of mortgage holders paying less 
than $1,500. Within the 4,500 owner-occupied housing units, just over 1,000 do not carry a mortgage at all.  
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Figure HS1: Household Mortgage Costs Compared 

 
Relatively inexpensive rent when compared to the regional peer communities. The city’s median rent is 
$846 based on the American Communities Survey 2019 estimate. This ranks second-lowest among a list of 
seven peer communities, trailing only Hamilton, Ohio, $809. This is also lower than the surrounding county, 
$1,061, but slightly higher than the state median of $808. Measured median rent and market or offered rents 
differ, however. A snapshot review of the rental market in 2020 found 40 available properties ranging in size 
with an asking rent between $550 at the low end and $2,950 at the high.  

Table HS1: Median Rent  
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Housing cost burdening more common among renters in the city, but a smaller share than the county and 
state. The US Department of Housing and Urban Development (HUD) states that “families who pay more 
than 30 percent of their income for housing are considered cost-burdened,” suggesting that they may have 
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30 percent of their monthly income on rent. This compares to 37 percent of county renters and 45 percent 
for the state.  

Figure HS1: Rent Cost Burden 

 
Greater variety of housing types contributes to naturally occurring affordable housing and increases 
relative affordability. Compared to the county, state and peer communities in the region, Lebanon has a 
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HOUSEHOLDS 
Increase in population and a decrease in household size are adding demand for housing units. The city’s 
population grew three percent between 2010 and 2019 while the median household size decreased from 2.8 
to 2.6. Smaller household sizes with continued population growth amplify the demand for housing as 
cohabitation groups shrink. As the population between 2010 and 2019 grew by three percent, the number of 
housing units increased by five percent. This divergence between the population growth rate and the housing 
unit growth rate will continue as long as household size continues to shrink and demand (which has been 
demonstrated) remains high.  

Households with children decreasing; households with young children decreasing significantly. The most 
recent decade of data shows a general decline in household size with an increase in total households from 
7,096 to 7,875, an 11 percent increase. As a segment of these households, family groups grew by a slower 
rate, five percent, and families with children under 18 decreased by eight percent. Total school enrollment 
(all districts) decreased over the same period by 300 students from 5,500 to 5,200.  

Households with older residents have increased. Between the measured period (2010 to 2019) households 
with at least one member over 60, increased by 43 percent. 36 percent of households in the city now fall into 
this category. In addition, householders living alone and over 65 increased by 30 percent from a share of 
seven percent of total households to nine percent.  

3. NEIGHBORHOODS  
Neighborhoods are the fundamental building blocks of a community and helpful organizing unit for city 
policy and programs. The city of Lebanon has dozens of formal and informal neighborhoods. The 
following section provides an outline of topics pertinent to the city’s neighborhoods.  

There are few formally designated neighborhoods in the city but dozens of additional informally 
designated neighborhoods based on subdivision development and other growth clusters. In the absence of 
formal designations, neighborhoods in Lebanon are generally defined by the residents themselves. Major 
roads tend to serve as neighborhood boundaries, with neighborhoods typically sharing characteristics such as 
the age of homes, development type, and intangible “feel” or identity of the area. According to 
Nextdoor.com, Lebanon is comprised of 43 distinct neighborhoods. Lebanon is also home to several Historic 
neighborhoods as recognized by the National Register of Historic Places. Floraville and the East End Historic 
District were added to the register in 1984 and represent the historic residential areas of the city. Several 
Homeowners Associations (HOAs) exist in Lebanon to provide structure and enforcement to private 
covenants and restrictions within certain neighborhoods.   
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4. HOUSING POLICIES AND PROGRAMS  
There are a variety of housing-focused policies and programs available to property owners in the city. 
Some of these are funded and maintained by the city while others are provided through state and federal 
programs. This section highlights several of these local programs.  

CITY PROGRAMS  
The City of Lebanon offers several programs and services to promote community character and 
neighborhood gathering.   

› The Lebanon Beautification Program is run by the City’s Shade Tree Commission along with the Garden 
Clubs of Lebanon and a Master Gardner.  Each year, they recognize and award property owners who 
have enhanced the beauty of Lebanon through landscape improvements.   

› Block Party Permits are issued by the City to enable residents to host block parties on a small scale.  The 
permits provide guidelines for road closures and event sponsors.   

› The City’s Event Calendar and Monthly Newsletter provide details about local events.    

HOMEOWNER PROGRAMS AND MAINTENANCE  
The City adheres to International Property Maintenance Codes to uphold appearance and maintenance 
standards.  The standards include but are not limited to: proper maintenance of exterior and structure of 
buildings, maximum grass/weed height of 10 inches, and freedom from accumulated garbage and junk.  The 
City also employs a full-time Code Enforcement Inspector who monitors new projects and responds to 
reports of code violations.  These measures are meant to ensure the safety and character of neighborhoods 
across Lebanon.   

Homeowners are eligible for some programmatic and financial support at a county or statewide level, but 
clearly defined City programs are lacking.  Warren County, The Ohio-Kentucky-Indian Regional Council of 
Governments (OKI), and the State of Ohio provide resources to homeowners and municipalities through a 
variety of programs.  

› The Solar Ready II Program from OKI promotes and facilitates increased solar energy adoption.  The 
program provides permitting guidelines to local governments and guidance for builders, developers, and 
architects concerning solar-ready building design.  

› Energy Assistance and Weatherization are offered by the state through the county. Some residents are 
eligible for the Home Energy Assistance Program (HEAP) and/or the Home Weatherization Assistance 
Program (HWAP). Information is available on the Warren County website.   

› Tax incentives and abatements may also be available.  Lebanon has a Community Reinvestment Area 
(CRA) program “in which property owners can receive tax incentives for investing in real property 
improvements.” The purpose of a CRA is “to encourage revitalization of the existing housing stock and 
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the development of new structures.”  The CRA program was established in 1988 and provides tax 
abatement to promote new construction or rehabilitation of residential, commercial, or industrial 
structures. The objective of the City of Lebanon’s CRA Program is to promote investment in areas that 
have experienced decline resulting from disinvestment. The program provides incentives for residential 
remodeling and renovations for eligible housing in seven of the eight CRA districts. Warren County 
provides information about Tax Increment Financing (TIF), stating that the mechanism is sometimes 
available for residential rehabilitation.  However, “Residential projects are generally not eligible for TIF 
unless located within a blighted area of an impacted city.”5  

› The city offers a Property Assessed Clean Energy (PACE) program, allowing property owners to finance 
investments into energy efficiency and renewable energy improvements. Additionally, the city has a 
housing council that oversees the CRAs, develops tax abatement procedures, and “encourages 
renovations and improvements to existing buildings.”    

AFFORDABLE HOUSING  
Lebanon provides a variety of federally supported affordable housing options, mostly managed by 
the Warren Metropolitan Housing Authority (MHA).  The Warren County MHA operates public housing and 
Housing Choice Voucher Programs within the city of Lebanon.  The Low-Income Housing Tax Credit (LIHTC) 
program enables private sector and non-profit developers to construct and manage affordable housing by 
subsidizing the cost of acquisition, construction, and/or rehabilitation of homes.  Currently, in Lebanon, there 
are 3 LIHTC Properties with 118 units.  

Three Department of Housing and Urban Development (HUD) multifamily properties provide 154 
affordable units, and one public housing development property contains 127 units. The MHA also 
administers 137 active vouchers. These vouchers make up 4.7% of total housing in the Northwest portion of 
the City, 4.8% in the Northeast, and 7.9% in the South.  

In addition to these federal programs, there are a significant number of Naturally Occurring Affordable 
Housing (NOAH) options in the city. NOAH is the most efficient and common form of affordable housing in 
the US, and it presents an opportunity to explore ways to preserve affordable housing for Lebanon’s 
residents. The city’s median rent is lower than that of the surrounding county and five of six peer 
communities, thanks in part to the greater variety of housing types.  Middle housing, such as duplexes, 
triplexes, quad, and other multi-unit buildings make up about 30 percent of the city’s housing stock and 
represents a significant contribution to the affordability of housing in the city.  

  

 
5 https://www.co.warren.oh.us/wcoed/IncentivesFactSheets/Tif_Parcel_Guidelines.pdf 

https://www.co.warren.oh.us/wcoed/IncentivesFactSheets/Tif_Parcel_Guidelines.pdf
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5. ENVIRONMENTAL RESOURCES  
This section analyzes the natural resources and unique places that have naturally 
defined areas of Lebanon. Through this analysis, a baseline of existing conditions is 
established to understand community assets and opportunities for future investments. 
Consideration is given for the relationship between the natural features and manmade 
environment focused on development across the City.   

KEY FINDINGS 
» Lebanon has prominent natural features. Including waterways like Turtle Creek connecting through 

downtown to a robust tree canopy covering one-third of the city. 

» Environmental quality meets or exceeds the majority of standards. Measuring, evaluating, and 
maintaining regulations for air, soil, and water quality.    

» Modern industrial operations preserve environmental resources. Despite the significant industrial 
footprint, the city has no identified Brownfield Sites – potentially contaminated properties with 
hazardous substances.  

1. ENVIRONMENTAL RESOURCES 
This section focuses on identifying the specific natural resources that are unique to Lebanon. These 
represent assets that provide a benefit to the community and are distinct characteristics for the city. 
Protection and preservation of these resources are important to maintaining the environment and 
enhancing the community character of Lebanon.  

WATERWAYS & RESOURCES 
Waterways, also referred to as blueways, are important environmental assets for a community. They 
function for natural flood control while also defining unique natural features across the city. Lebanon is home 
to an expansive network of streams, rivers, and creeks that are often found adjacent to public parks, open 
spaces, and other natural areas. Turtle Creek is a prominent blueway corridor given its pathway near 
downtown and extension outward. Muddy Creek, located in southern Lebanon, is another significant corridor 
but is one of many blueways found within the city. Other major rivers, streams, and creeks include: 
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› Bainum’s Creek 
› North Fork Turtle Creek 
› Dry Run 
› Howards Run 
› Corwin’s Run 
› Reeder’s Run 

› French Run 
› Mulford’s Run 
› Mad Run 
› Irons Run 
› Jamison’s Run 

 
Natural water flow is an important aspect of blueway networks. These areas depict the natural drainage 
pattern and flood risk for surrounding land. As the primary water corridors, Turtle & Muddy Creeks serve as 
the collectors for the vast majority of water drainage in Lebanon, both directly and indirectly. Low-land areas 
adjacent to floodways known as Riparian Zones are the areas that are most susceptible to flooding during 
heavy rain events. The Federal Emergency Management Agency (FEMA) identifies the riparian zones on their 
floodplain map, further characterizing flood potential based on the likelihood of reaching specific water 
levels. The 100-year and 500-year floodplain zones represent areas that have a 1% and 0.2% chance, 
respectively, of being flooded during a rain event in a given year.  

Approximately 675 acres of land is located within the floodplain zones identified by FEMA. This is 
important for Lebanon as it covers eight percent (8%) of all incorporated land. All property located within 
floodplain zones is limited from development as it requires specific flood insurance to permit and can alter 
the surrounding drainage patterns causing potential impacts to more property. This limitation removes the 
roughly 675 acres from potential development but offers opportunities for unique environmental 
improvements. Many communities leverage floodplain zones for greenway and trail development, 
encouraging sensitive improvements that work with the natural features of the blueway. Minimal site 
improvements like bike paths, trails, sports fields, and landscaping reduce potential flood risks while offering 
additional community amenities. Lebanon has already begun positioning many public parks in floodplain 
areas or adjacent to waterways such as the Lebanon Sports Complex.  

URBAN TREE CANOPY (UTC)  
Lebanon’s development growth and relationship with natural features have supported the preservation of 
a robust urban tree canopy. This canopy is experienced across the community with parks, neighborhoods, 
downtown, and commercial/industrial land having access to vibrant tree growth. An estimated 2,600 acres of 
the City are covered by the existing tree canopy with accounts for 31% of all land, compared to the state 
average of 38%6. This is based on analyzing areas with substantial coverage, a contiguous canopy of five-
acres or greater in size.  

 
6 Journal of Forestry. 116(2): 164-177. 
https://www.fs.fed.us/nrs/pubs/jrnl/2018/nrs_2018_Nowak_003.pdf  

https://www.fs.fed.us/nrs/pubs/jrnl/2018/nrs_2018_Nowak_003.pdf
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Urban tree canopies offer a variety of benefits to the 
community. This includes air pollution removal, aesthetic 
value, energy conservation, and stormwater mitigation. As 
new areas develop, the promotion of tree canopy growth 
will assist with mitigating many urbanization concerns. 
Natural shade can soften the sun’s heat lowering building 
energy consumption and limiting the heat island effect, 
where urban areas experience higher temperatures than 
outlying areas due to sun heat redirection. The heat island 
effect is increased in areas with densely developed land 
consisting of buildings, pavement, or other hardscapes and 
minimal landscaping or natural features. Tree cover assists 
with rainfall management using the environment to absorb a 
substantial portion of water while redirecting the rest along 
natural drainage channels. Additionally, tree canopies 
provide a public health benefit by removing air pollution 
from the community while also enhancing the community’s 
aesthetic. 

NATURAL RESOURCE AREAS 
Included in Lebanon’s parks system are several natural resources areas identified for their distinct 
conservation value. These areas preserve environmental features to serve as both a recreational asset to the 
community and to protect wildlife, water quality, and endangered species. Many include natural walking 
trails, wildlife viewing areas, and education facilities that work with the environment and minimize site 
disturbance. There are five identified natural resource areas which include Bowman Nature Preserve, Corwin 
Park, June Marie Park, McBurney Hill Park, and Turtlecreek Nature Preserve. These five areas total almost 
116-acres for natural preservation and conservation efforts, over 15% of all Lebanon parkland. Similarly, 
Miller Ecological Park is a passive park space that was acquired to assist with the conservation of the green 
space and wetland area in the northwest corner of the city. This park composes an additional 96-acres for 
conservation purposes.  

2. ENVIRONMENTAL QUALITY 
This section evaluates the current conditions of Lebanon’s natural features including soil, water, and air 
quality. These resources are reviewed to understand the potential risks or threats to their quality as they 
represent unique features that enhance the characteristics of the community. Protecting and preserving 
all of these resources is important to the quality of life for Lebanon’s residents as the community 
continues to grow and develop.  

AIR QUALITY 
Air quality is an important factor to public health as it can raise health risks for people over prolonged 
exposure. Several measurements can be taken to evaluate the air quality index for a community. Lebanon is 

Map EN1: Natural Features 
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monitored by the Southwest Ohio Air Quality Agency which evaluates local air quality information for Butler, 
Clermont, Clinton, Hamilton, and Warren Counties. The Agency has a monitoring station located in Lebanon 
which identifies Particulate Matter as the most prominent air quality threat for the city. Particulate Matter is 
defined as suspended air droplets with may be hazardous to community health including dust, pollen, soot, 
smoke, and liquid. Lebanon has maintained good measurements on the air quality index with no concerns 
related to high or unhealthy levels of pollutants.  

WATER QUALITY 
The City of Lebanon obtains drinking water for the 
community through a partnership with the Greater 
Cincinnati Water Works (GCWW). This is collected from a 
combination of surface and groundwater that is treated in 
either the Richard Miller Treatment Plant or Bolton 
Treatment Plan before being distributed. These systems 
perform dozens of tests every day to ensure all drinking 
water meets or exceeds Ohio Environmental Protection 
Agency (OEPA) standards7. Water provided through 
Lebanon’s public water service meets all applicable OEPA 
standards for safe drinking, showing no signs of concern for 
quality. OEPA has established a water source protection 
area in the southern portion of the city to ensure drinking 
water sources are protected from contamination. This area 
is predominantly located south of I-71 with a small portion 
extending to the northwest near Lebanon’s industrial parks. 
Consideration should be given to properties developing in 
this area to prevent adverse effects on the region’s drinking 
water sources.  

Lebanon has supported the protection of water quality for the network of waterways traversing the city. The 
majority of water corridors have no risk of pollution with the only exceptions being Muddy Creek and the 
Little Miami River located in southern Lebanon. These two corridors have been identified by the 
Environmental Protection Agency (EPA) as being at risk for water pollution. While this does not affect 
drinking water, improving the waterways is important to conserving natural features located along the 
corridors. The Little Miami River is also designated as a National Wild and Scenic River and was the first to be 
added to the Ohio Scenic Rivers Program. This act states that selected rivers that meet certain environmental 
criteria should be preserved for the benefit of present and future generations. The Little Miami River is noted 
for both its rich ecosystem and its numerous recreational benefits placing an importance on protecting its 
quality from potential pollution. 

 
7 Lebanon Water Quality Report (2019) - 
https://cms8.revize.com/revize/lebanonoh/Departments/Public%20Works/2020%20Water%20Quality%20Report.
pdf  

Map EN1: Water Sensitive Areas 

https://cms8.revize.com/revize/lebanonoh/Departments/Public%20Works/2020%20Water%20Quality%20Report.pdf
https://cms8.revize.com/revize/lebanonoh/Departments/Public%20Works/2020%20Water%20Quality%20Report.pdf
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INDUSTRIAL BROWNFIELD SITES 
A Brownfield is a property that has either been contaminated by hazardous substances or is thought to be 
contaminated due to prior use of the land. Lebanon has a vast industrial sector with five identified industrial 
parks and various other industries located across the city. Despite the variety of manufacturing, assembly, 
and warehousing business operations, Lebanon does not have any identified brownfield sites. Many sites 
have remained in operation since their original development with updates to ensure modern regulations and 
procedures are implemented. However, monitoring these properties is an important factor for Lebanon’s 
future to ensure no hazardous substances are released into the community’s soil, drinking water, and air. As 
new industrial properties develop, similar considerations should be taken to monitor environmental 
conditions for surrounding property.  

3. ENVIRONMENTAL STEWARDSHIP 
This section provides an overview of the various organizations that manage, support, and advocate for 
environmental stewardship. Some are responsible for enforcing regulations related to the protection of 
natural resources while others implement initiatives to assist in maintaining environmental assets.  

WARREN COUNTY SOIL & WATER CONSERVATION DISTRICT 
The Warren County Soil & Water Conservation District’s mission is to promote wise stewardship of natural 
resources through cooperative partnerships, educational programs, and technical assistance in land and 
water management. Similar to other county departments, the district is located in Lebanon. The department 
is responsible for managing several programs or initiatives focused on conserving natural features. Recent 
initiatives include their watershed work for the Caesar Creek Collaborative and Operation Rain Garden, a 
program that looks to solve issues related to water quality and pollution through the implementation of rain 
gardens on public land.  

LITTLE MIAMI CONSERVANCY 
The Little Miami Conservancy (LMC) is a nonprofit organization dedicated to the restoration and protection of 
the Little Miami River. Founded in 1967, the organization is responsible for promoting restoration and 
protection of the river corridor and its designation as a National Wild & Scenic River. The organization 
maintains over 110 nature preserves, several tributaries, and assisting with the protection of riverfront land 
through numerous partnerships. Programs offered by LMC include annual river cleanups, restoration of 
natural plantings along the corridor, and educational nature programs held in communities along the river.  
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6. OPEN SPACE AND RECREATION  
The open space and recreation section reviews the parks, trail system, and open space 
amenities within Lebanon. Total acreage, available recreation opportunities, and service 
area of each distinct park were reviewed to gain insight into the existing conditions.  
Trails were analyzed to understand their connectivity within and outside the city.  
Current planning efforts and projects were also considered to understand the nature and 
direction of future improvements.  Budget and expenditures were also considered.  This 
analysis provides a basis for recommendations as its findings are considered in light of 
other related topic areas.  

KEY FINDINGS 
» The City’s current park system provides good coverage and access to residents.  Most residents live 

within 1.5 miles of a park or trail, and nearly 25% live within a half-mile.  

» Strategies are in place to support substantial investment in existing parks.  The 2020 Parks Master 
Plan includes recommendations and cost estimates for various improvements for each individual 
park. 

» Planned trail improvements will significantly increase connectivity.  The 2021 Northern Trail 
Extension and the 2022 Southern Trail Extension will connect the existing trail through downtown 
and across Bypass 48. 

» Capital improvements contributed to an increase in per capita spending on parks.  Total park 
expenditures per capita grew from $30.29 in 2017 to $88.35 in 2019, predominantly due to capital 
improvement measures.   

1. HISTORY AND GROWTH OF PARKS AND TRAILS IN LEBANON 
Lebanon has a long history of prioritizing public green space for the benefit of its residents.  It is 
important to understand the history and the growth projections of parks and trails in the City to make 
effective recommendations.   

HISTORY OF PARKS IN LEBANON 
According to local tradition, Lebanon City Park was dedicated in 1802 
under the condition that it remain a public space to be enjoyed by all 
people8.  This historic location is now called Gazebo Park and provides 
an inviting greenspace in the heart of downtown Lebanon.  

 
8 http://touringohio.com/southwest/warren/lebanon/lebanon.html 
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Harmon Park is considered the oldest in the city and is a foundational feature of the park system.  Its 
playground, shelters, tennis courts, baseball diamonds, walking path, and disc-golf course remain favored 
amenities.  Residents may access the park from the Countryside YMCA Trail.   

In 2002, Lebanon completed a Parks and Recreation Needs Assessment.  At that time, the City had 368.3 
acres of parkland or 21.7 acres per 1,000 residents.  After a 62% increase in population from 1990 to 2000, 
the City recognized that it would need to double the existing parkland to maintain the same ratio into the 
future, based on population estimates for 2020 at the time.  By 2008, the parks system owned and operated 
500 acres of parkland.  The 2008 Parks Master Plan proposed three additions to maintain the growth 
momentum, developing parks at Cook Road, the Lebanon Sports Complex, and the Turtle Creek-Union Road 
sites. 

PLANNING AND GROWTH 
The 2020 Parks Master Plan provides a strong framework for improvements in the parks and trail system.  
The most recent Parks Master Plan specifies five goals that include creating a vision, defining the role of each 
park, unifying and linking the trail system, and establishing a funding plan. These goals are built upon seven 
principles: stewardship, livability design, connectivity, fiscal responsibility, cooperation, and ensured 
implementation.  In line with these goals and guiding principles, residents, City staff, and park staff identified 
overarching priorities for the system: (1) increasing visibility and awareness of parks and (2) expanding and 
improving the trail network.  The plan lists a variety of improvements for each park, and it describes five-year 
action items for several key parks: 

› Colonial Park - enhance the festival staging area with an amphitheater. 

› Harmon Park - update the existing playground, add a central hub with a public restroom, and install a 
splash pad. 

› Miller Park - install restrooms, re-locate amphitheater, and determine more ecological landscape areas. 

› Lebanon Sports Complex - pave existing parking areas and expand parking. 

› Bicentennial Park - establish a splash pad with a small stage. 

Implementing these recommendations will promote growth and improvement across the parks system. 

Adherence to recommendations of the 2015 Lebanon-Turtlecreek Trails Initiative (LTTI) will serve the goals 
of the 2020 Parks Master Plan.  The LTTI established goals to create a bicycle network that is connected, 
safe, and that adequately serves user needs.  To accomplish the goals, the LTTI offers recommendations to 
establish right-of-way for planned trails, utilize grants, improve safety at busy intersections, establish primary 
trailhead locations at Union Village, downtown Lebanon, the Countryside YMCA, and the Native Ohio Center, 
and establish an identifiable wayfinding.  The LTTI proposes a “high priority” recommendation for a trail that 
would link Lebanon to Union Village, Armco Park, and the Cincinnati Zoo.  It also includes details for 
expanding the existing Countryside YMCA trail within the local community.  As the City continues to 
implement recommendations of the LTTI plan, it will achieve its stated goal of linking park facilities to one 
another, to neighborhoods, and to other destinations.  
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Additional regional plans may also contribute to the expansion of the parks and trails system in Lebanon.  
The Warren County Park District currently owns and operates four parks comprising more than 500 acres in 
Lebanon.  The 2018 Warren County Park District Planning Guidelines offers recommendations made around 
land acquisition, operations, and improvement at specific parks. 2021 and 2022 capital improvement plans 
include $200,000 for various investments at Armco Park and $30,000 for new playground equipment at Ivins 
Memorial Park.   

The Ohio-Kentucky-Indiana (OKI) Regional Council of Governments adopted a Regional Bicycle Plan as 
part of the regional’s multi-modal Regional Transportation Plan.  The plan aims to develop a regional 
bicycle system that is integrated with other transportation systems, promote an active bike culture in 
the region, secure funding for bicycle improvements, and encourage and support bicycle safety.   

2. EXISTING PARKS, TRAILS, AND POLICIES 
This section describes the existing parks and trails system and then evaluates its effectiveness.  Metrics 
such as park acreage per capita, residents per park, the distance of residents to parks, and length and 
connectivity of the trails are used to gauge the efficacy of the existing amenities.  

EXISTING ASSETS AND POLICIES 
Lebanon City’s Park system offers a diverse range of park types and sizes. The following table, adapted from 
the 2020 Parks Master Plan, describes the National Parks and Recreation Association’s park classifications 
and notes the number and acreage of such parks in Lebanon. See Appendix for a complete list of parks, 
acreage, and amenities in the Parks Inventory and Amenities Grid. 

Table OS1: Lebanon Park Classifications 

NRPA Classification Description # Acreage 

Mini Park 

Provides passive recreation facilities for a concentrated or 
limited population group. 
Tends to be located in downtown, industrial/commercial areas, 
or within shopping districts. 

6 6.3 

Neighborhood Park 
The basic unit of the park system and a recreational and social 
focus for a neighborhood. 
Focused on informal active and passive recreation. 

4 21* 

Community Park 
Serves a broader purpose and area than neighborhood parks. 
Meets community-based recreation needs. 
Preserves unique landscapes and open spaces. 

4 221 

Natural Resource Area 
Lands are set aside for the preservation of significant natural 
resources, remnant landscapes, open space, and visual 
aesthetics/buffering. 

5 42 

Sports Complex Consolidation of heavily programmed athletic fields and 
associated facilities. 1 215* 

  *Includes future parks 
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Parks across the city provide a balance of active and passive recreational opportunities. Active Parks 
include options and amenities for recreation such as sports fields/courts and playground equipment.  
They tend to provide variety and appeal to a diverse set of community members.  Passive Parks provide 
green space with minimal improvements, highlighting natural features that people may enjoy at a 
leisurely pace.  A significant majority of total park acreage includes active recreation opportunities, 
whereas the number of parks considered active (11) is nearly equal to the number considered passive 
(10).  

Local trails offer recreation opportunities and connections 
to regional trails. The trail system currently includes 12 
miles of trails in several different and disconnected 
locations.  The Countryside YMCA trail begins downtown 
and heads East across Harmon Park then turns South and 
West to reach the YMCA.  It continues South where it 
connects to the Little Miami Scenic Trail which spans 78 
miles between Anderson Township (South) and Springfield 
(North). A segment of the trail also runs North and South 
along Neil Armstrong Way between Main St and Franklin 
Road. An existing conditions map is provided in the map 
gallery, see PA.1 PARK IMPROVEMENTS.  

Development policies promote investment in parks and open space. The City’s zoning code requires a 
parks/recreation expansion fee of $450 for each new single-family detached unit and $450 for each new 
multi-family unit.  Any developer, subdivider, or owner of land in residential districts must make this cash 
payment in order to be issued a permit, or upon mutual agreement with the city, they may donate land in 
lieu of the cash payment.  Development in non-residential districts is subject to a parks/recreation expansion 
fee equal to 5% of the appraised value of the land to the city or a mutually agreeable land donation.  
(Lebanon, Ohio Code of Ordinances, § 1115.02 and § 1115.03). According to minutes from a Planning 
Commission meeting on October 20, 2020, the City also requires at least 20% open space for new 
developments.  These policies ensure that maintaining and expanding the parks system is commensurate to 
new development and growth.   

COVERAGE ANALYSIS 
Lebanon provides good park coverage and access for its residents.  Several important metrics demonstrate 
that Lebanon’s park system is above the median when compared to the National Recreation and Park 
Association (NRPA) jurisdictions of populations between 20,000 and 49,000.  Lebanon boasts 30.9 acres of 
park land per 1,000 residents, three times greater than the median of 9.7.  The number of residents per park 
in Lebanon is 1,214, about 30% less than the median of 1,894.  This statistic suggests that parks are less 
crowded, providing visitors with a more enjoyable experience and greater access to amenities at the parks.  
Finally, most residents in Lebanon live within a 1.5-mile radius of a park, and 4,700 residents (nearly 25%) live 
within ½ mile of a park.  
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Trails are an asset, but they lack some important connections. The recent Parks Master Plan found that 
users of the trails greatly appreciate them, but 70% of survey respondents indicated that they do not use the 
trail system.  They cited not knowing where the trails are, feeling unsafe, or that the trails are inconveniently 
located and lack connections.  Most notably, the trail does not connect through downtown to the Northwest, 
nor across Bypass 48 to residential neighborhoods, presenting gaps in continuity and access.  

3. NATURAL OPEN SPACE 
Natural open space is similar to but distinct from planned and programmed park land.  This section will 
define and explain the value of natural open space to the community, and it will identify potential 
opportunities for the promotion of open space in Lebanon.   

DEFINITION 
Natural Open Spaces take a variety of forms in Lebanon. Open Space is defined by the Environmental 
Protection Agency (EPA) as “any open piece of land that is undeveloped (has no buildings or other built 
structures) and is accessible to the public.”9  Open spaces include: 

› Green space (land that is partially or completely covered by vegetation) such as parks, community 
gardens, and cemeteries 

› Schoolyards 

› Playgrounds 

› Public seating areas 

› Public plazas 

› Vacant lots 

In addition to the planned parks across the City, Lebanon’s school system and cemetery, the Warren County 
Fairgrounds, and the Countryside YMCA represent significant open space features in the community.  

VALUE OF OPEN SPACE 
Open space is an asset in a community.  Most notably, open space provides significant environmental 
benefits, such as conserving biodiversity, improving air quality, and managing flood risks.  Sensitive areas 
such as floodplains that do not allow for major development can become excellent sites for amenities such as 
trails.  These improvements generally have a low impact on the environment, and they offer community 
members the opportunity to enjoy the natural beauty of the city.  Open space in parks may also provide 
residents with outdoor recreational opportunities and places for community members to gather.  By 
preserving open space, communities may also maintain an aesthetic that capitalizes on natural beauty.    

  

 
9 https://www3.epa.gov/region1/eco/uep/openspace.html 
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CURRENT CONDITIONS AND OPPORTUNITIES 
Lebanon is home to about 40 acres of Undeveloped Natural Resource Areas.  These parks include Bowman 
Nature Preserve, Corwin Run Park, June Marie Park, and McBurney Hill Park.  The 2020 Parks Master Plan 
makes no recommendations regarding these areas.  Residents indicated a desire for walking and biking trails 
within these parks as well as increased accessibility to them.  The LTTI proposes a multi-use trail through 
Bowman Nature Preserve which is also referenced in the Parks Master Plan.  The Turtle Creek Nature 
Preserve, which features the Aylor-Cook Trail, contains several creeks that wind through a predominantly 
wooded area.  It also contains the Lebanon cemetery and contributes more than 75 acres of passive space to 
the City. 

Parks and recreation preservation fees are useful but may not be sufficient.  As discussed above, developers 
are required to pay a parks and recreation impact fee prior to permit approval.  However, this cash payment 
system does not guarantee the preservation of actual open space because the funds may support 
improvements to existing spaces or programmatic fees.  Thus, there may be an opportunity to codify the 
physical preservation of existing open space in a manner that is more de jure than de facto.   

4. FUTURE PROJECTS AND PLANNING 
The City has secured grant funding for several projects to expand its parks and trails network, and 
planning is already underway to address some opportunity areas.  Understanding the connection 
between the existing conditions and these future projects will be integral to crafting additional plans and 
recommendations.  

PLANNED AND FUNDED PROJECTS 
Several significant projects are planned and grant funding has been secured.  In accordance with the City’s 
Capital Improvement Plan, plans have been identified to expand the parks and trail system over the next few 
years. Specifically, these plans seek to address some of the gaps in service that have been identified across 
the community. The City has secured over $1.5 million in grant funding to support the upcoming 2021 and 
2022 developments within the park system.    

› Premier Health Bike Park Expansion.  The City recently purchased 55 acres adjacent to the north side of 
the existing bike park, thanks to a $429,000 grant from the Clean Ohio Trail Fund of ODNR. The plan 
includes 4-5 miles of additional mountain bike trails.10   

› 2021 Northern Trail Extension.  The City has already completed work on a section of N. Broadway that 
includes a protected bike lane.  In 2021, the City will continue to extend the bike lane north to Miller 
Road.  To the south, the trail will connect to the existing Lebanon-Countryside YMCA trail via several 
downtown streets, the Aylor Cook Trail, and a new trail through the Fire Station property. Funding 
support comes from the Clean Ohio Trail Fund grant of ODNR. 11    

 
10 https://www.lebanonbikepark.org/news/entry/land-acquired-for-bike-park-expansion-7/ 
11 https://www.lebanonohio.gov/news_detail_T8_R158.php 
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› 2022 Southern Trail Extension.  A route has been proposed to connect the subdivisions on the east side 
of Bypass 48 to the existing Lebanon-Countryside YMCA trail.  Plans for the trail will coincide with 
improvements by ODOT on the Turtlecreek Union Rd. Bridge and are funded by a grant from OKI. This 
trail would also connect to the Premier Health Atrium Medical Center Bike Park. 12   

A map of planned, funded, and proposed improvements is provided in the map gallery, see OS.1 PARK 
IMPROVEMENTS.  

PROPOSED PROJECTS 
The 2015 Lebanon-Turtlecreek Trails Initiative (LTTI) provides valuable proposals for further enhancing the 
trail system in Lebanon.  The Warren County Planning Commission offers a countywide view of the trail 
system and has identified several strategic additions and connections to the trail system within Lebanon.  
These improvements would facilitate greater connection to points of interest within and outside the City. A 
map of planned, funded, and proposed improvements is provided in the map gallery, see PA.1 PARK 
IMPROVEMENTS.  

5. BUDGET AND EXPENDITURES 
An analysis of budget and spending provides some insight into the level of priority a city places on its 
parks and recreation system. This section considers both the operating expenditures and capital 
improvements that make-up Lebanon’s funding of its parks.  

Figure OS1. Park Expenditures Per Capita 

 

 

 

 

 
12 Ibid. 

 $-

 $25

 $50

 $75

 $100

2017 2018 2019

National Lebanon Hamilton Springboro Mason



 
Envision Lebanon | Technical Analysis Memo   Page 57 of 65 
         

 

 

 

Lebanon’s Parks Operating Expenditures Per Capita are comparable or lower than neighboring cities and 
lower than the national average. Lebanon’s three-year average for parks operating expenditures per 
resident is $28.58.  Over the course of three years, Lebanon’s operating expenditures increased and have 
been slightly higher than the neighboring city of Hamilton but lower than Springboro and Mason. According 
to a 2020 report from the National Recreation and Parks Association, the median operating expenditures in 
2017 for jurisdictions of populations between 20,000 and 49,999 was $95.34 – three times higher than 
Lebanon. 

Total parks expenditures per capita increased significantly over a three-year period, due primarily to 
capital improvement measures. Lebanon’s three-year average for total parks expenditures per capita is 
$52.52.  This number increased from $30.29 in 2017 to $88.35 in 2019. Operating expenditures have 
increased at a substantially slower rate, indicating that the change in per capita spending predominantly 
reflects the capital improvement projects rather than a significant change in operational costs.  

CAPITAL IMPROVEMENT PLAN 
The 5-Year Capital Improvement Plan indicates a significant investment in park and trail infrastructure. 
According to the 2021 Budget Proposal, the 5-Year Capital Improvement Plan includes $3.2 million for park 
improvements.  $750,000 is designated for the northern extension of the bike trail in 2021.  Another 
$1,000,000 is designated to expand the bike trail to serve neighborhoods on the East side of Bypass 48 in 
year 2022.  Grant funding is already established for these projects.  Furthermore, in 2019, the City acquired 
land adjacent to the north of the existing Premier Health Bike Park for nearly $450,000.  The land will be used 
for an expansion of the bike park.    
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7. HISTORIC PRESERVATION 
This section provides an overview on the current state of historical preservation in 
Lebanon. It includes an inventory of existing historic assets and the key players that are 
leading the way in preservation efforts, as well as their programming offerings. The 
section also outlines current opportunities as well as liabilities related to historic 
preservation in the community. 

KEY FINDINGS 
» Lebanon’s historic downtown is the primary source of the City’s authenticity and charm. 

Downtown Lebanon contributes to the overall sense of place and helps support tourism and local 
businesses. 

» Historic buildings are abundant. Lebanon’s historic districts feature 343 contributing buildings.  

» There is currently no central clearinghouse for preservation resources and funding. This presents 
challenges to those looking to pursue projects or perform necessary maintenance. 

1. COMMUNITY ORIGINS 
Lebanon’s strategic location has proven to be a key factor in facilitating growth and prosperity for the 
city. This enabled the construction of much of the built environment seen today.  

Lebanon’s sense of place and overall 
identity is inextricably tied to its 
history. This rich, unique history stems 
from connections to important figures 
and events from the community’s past, 
as well as the many architecturally 
significant buildings that can be found in 
the downtown area today. These types 
of historical assets help to set Lebanon 
apart from other communities within 
the Southeastern Ohio region and have 
far-reaching impacts on economic 
development and tourism.  

Lebanon’s origin story can be traced back to its first settler, Ichabod Corwin, who arrived in the area in 
1796. Corwin was among the group of early landowners that set aside the land that would eventually 
become Lebanon. These first 100 lots were laid out along two streets, Broadway and Main Street, and only 
featured two buildings. While the land was surveyed in 1802, Lebanon would not be formally incorporated as 
a village until 1810.  
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While the modes of transportation have changed over time, Lebanon’s strategic location has served as a 
constant that helped facilitate growth and development in the community. At the time of its founding, 
Lebanon was along a designated stagecoach route and only a day’s ride away from Cincinnati. In fact, 
Broadway was designed to be wide enough to accommodate a complete turn by a six-horse stagecoach. The 
construction of the Warren County Canal in 1840 provided greater connectivity to the Miami and Erie Canal. 
By 1876, the Cincinnati, Lebanon & Northern Railroad linked Cincinnati with Dayton with a stop in Lebanon. 
This convenient transportation access helped attract new residents and prosperity to Lebanon. 

2. HISTORICAL ASSET INVENTORY 
A review of Lebanon’s existing assets reveals a wide range of historical sites, districts, and architecturally 
significant buildings. Preservation of these assets has allowed Lebanon to stand out among its peer 
communities.  

NATIONAL REGISTER OF HISTORIC PLACES HIGHLIGHTS 
Lebanon has 17 properties and four districts listed on the National Register of Historic Places. The historic 
districts include the Lebanon Commercial District, the East End Historic District, the North Broadway Historic 
District, and the Floraville Historic District. All four districts were listed in 1984 and are noted for their mix of 
architectural styles such as Federal, Colonial, Gothic, Empire, and Italianate. Perhaps equally impressive is the 
level of preservation that is found throughout these districts. 

Lebanon Commercial District 
Located at the intersection of Broadway and Main Street, the Lebanon Commercial District has operated as 
the central business district for the City since its founding. The district is comprised of 12 acres with the 
majority of its approximately 50 buildings located along a three-block span of Broadway. Forty-six of these 
structures are considered contributing buildings. The tallest and most prominent buildings are City Hall and 
the four-story Golden Lamb Inn and Restaurant. While the district is mainly home to a variety of businesses, 
there are a number of prominent institutional buildings such as the Lebanon Public Library. Located on the 
other side of Main Street across from the Golden Lamb, the library was constructed in the Classical Revival 
style after the city received a donation from industrialist Andrew Carnegie in 1908.   

East End Historic District 
The East End Historic District is primarily residential, but also features some of the most important 
institutional buildings in the city, such as the Warren County Courthouse. There are 215 contributing 
buildings within the district. It also contains a majority of Lebanon's 19th-century churches each with their 
own architectural style. These include the Methodist-Episcopal Church (1863), the Church of Christ (1866), 
the First Presbyterian Church (1859), and St. Patrick’s Episcopal Church (1893). While the residential 
neighborhoods mainly consist of middle-class houses, a number of large residences that once belonged to 
the city’s affluent businesspeople are mixed in.  
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North Broadway Historic District 
The North Broadway Historic District is another 
predominantly residential area just north of the 
Lebanon Commercial Area that was home to a mix of 
doctors, teachers, lawyers, and businesspeople. The 
district has 21 contributing buildings. The majority of 
these structures date back to the mid-19th century 
and are located along North Broadway, East Warren, 
and North Mechanic Streets. North Broadway 
featured the most substantial single-family 
residences, while many of the units along North 
Mechanic and East Warren were constructed as 
multi-family structures. Buildings throughout the 
district have zero set-back from the sidewalk or have 
small front lawns. The Federal architectural style is 
very prevalent here as most structures feature brick 
facades. It is noted that this area along North 
Broadway was viewed as susceptible to historical 
degradation from development at the time of its 
designation.  

Floraville Historic District 
Named for the park-like landscaping that can be found throughout the neighborhood, the Floraville Historic 
District is a largely residential area just south of the Lebanon Commercial Area. It contains 61 contributing 
structures that represent a range of historical styles that date from the 1820s to the 1920s. The district 
entrance over the S. Broadway bridge is reputed to be the oldest concrete arch bridge in Ohio. Floraville’s 
best-known landmarks are the five large mansions along Cincinnati Avenue, the most prominent being the 
Glendower Mansion. Significant local figures that called this neighborhood home included Matthias Corwin 
(brother to Ichabod Corwin and father to Thomas Corwin), H.P. Denny, editor of the Western Star (Ohio’s 
oldest weekly newspaper), and Alfred Holbrook, the original president of the National Normal University. 

The Golden Lamb 
Located in the heart of Downtown Lebanon, The Golden Lamb Inn 
and Restaurant  holds the distinction as the oldest continuously 
operated business in the State of Ohio. The Golden Lamb can be 
traced back to 1803 when Jonas Seaman procured a license to “keep 
a house of Public Entertainment”.  The current colonial structure was 
built by Ichabod Corwin in 1815 to accommodate the growing 
number of travelers that passed through Lebanon. Since then, the 
Golden Lamb has become a key landmark for the city. The 
establishment has hosted 12 U.S. presidents and a number of notable 
historical figures such as Charles Dickens and Mark Twain.  
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Fort Ancient 
Located just a little over 7 miles from Downtown Lebanon, Fort Ancient Earthworks & Nature Preserve is 
North America’s largest ancient hilltop enclosure. This 2,000-year-old structure was built by indigenous 
people of the Hopewell culture during prehistoric times. Originally thought to have been constructed for 
defensive purposes, scholars now believe that it served as a social and ceremonial gathering space. Various 
excavations to study the site have been conducted since the early 1800s to present day. The grounds were 
purchased by the state and designated as Ohio’s first state park in 1891. Due to its overall archaeological 
significance, Fort Ancient was named a National Historic Landmark in 1964 and listed on the National Register 
of Historic Places in 1966. The site is currently on the tentative list for the UNESCO World Heritage Site 

OHIO HISTORICAL MARKERS 
Lebanon also features three state historic markers through the Ohio Historical Connection program. 
Administered by the Local History Services Department of the Ohio History Connection, the program has 
placed over 1,800 markers throughout the state.  

Union Village 
Found at the current location of the Otterbein Senior Life Community, the Union Village marker 
commemorates what was the first and largest Shaker community west of the Allegheny Mountains with a 
population of nearly 4,000 members. Established in 1805, Union Villages included 4,500 acres of land and 
more than 100 buildings. A number of these structures still remain and have been repurposed for other uses. 
The Village was purchased by the United Brethren in Christ Church in 1912.  

Corwin House 
Located in Downtown Lebanon, The Corwin House marker denotes the home of Thomas Corwin, Ohio’s 15th 
governor from 1840 -1842. Corwin also had stints in both the US House of Representatives and Senate. In an 
attempt to prevent the South from succeeding, Corwin sponsored a proposed amendment that would have 
prevented Congress from abolishing slavery in states where it was already established.  This became known 
as the “Corwin Amendment”. It received congressional approval, but the Civil War broke out before it was 
ratified. Later in his political career he served as Secretary of the Treasurer and US Ambassador to Mexico in 
the Fil-more and Lincoln administrations, respectively.   

GENERAL CHARLES CLARK 
The second downtown marker is located on the grounds of the Glendower Mansion. It spotlights General 
Charles Clark, who was born in Lebanon in 1811. He went on to serve as a general for the Confederacy and 
later was appointed as the Governor of Mississippi.  

3. KEY PLAYERS AND PROGRAMMING 
Lebanon has a number of organizations that are dedicated to the preservation of Lebanon’s historic 
assets. Their programming plays a critical role in educating residents about the community’s past and 
raising awareness of its importance. 



 
Page 62 of 65   Envision Lebanon | Technical Analysis Memo
         

WARREN COUNTY HISTORICAL SOCIETY 
The Warren County Historical Society (WCHS) is a nonprofit organization charged with preserving the history 
and heritage of Warren County, Ohio. The organization was originally founded in 1940 by local citizens 
interested in preserving the county’s history. WCHS operates several historic properties in Lebanon including 
the Harmon Museum, Glendower Historic Mansion, and the Armstrong Conference Center. The Society also 
offers a variety of events throughout the year such as the Lebanon Antique Show. WCHS is currently working 
on renovation projects for their properties, like the reconstruction of the 225-year-old Beedle Log Cabin.  

Housed in historic Harmon Hall, the Harmon Museum features rotating exhibits and an extensive collection 
of local artifacts that reflect Warren County’s rich history. Also commonly referred to as the Lebanon 
Museum, this local institution has received national acclaim for its high-quality exhibits and programming. 
The museum’s Shaker Gallery is the second largest collection of Shaker artifacts in the world. The 30,000 
square foot house also features four, distinct art galleries that highlight prominent Ohio artists. Harmon is 
also home to the Genealogy Research Library. The archive includes a vast assortment of family records, local 
newspapers, and other historical materials related to the County. Residents looking to conduct their own 
family history research are welcome to submit requests to WCHS staff.  

The Glendower Historic Mansion features impressive residential Greek Revival architecture and picturesque 
grounds. This stately mansion was built in 1840 by John Milton Williams who named it after Welsh prince, 
Owen Glendower. The house later came into the possession of attorney, statesmen, and Civil War general, 
Durbin Ward. The final owner, Ladora Scoville Owens was a member of the WCHS and intended to donate 
the property upon her death. This was never reflected in her will and the Society had to buy it after her 
passing in 1944. After a fundraising effort conducted during the height of WWII, WCHS raised $10,000 to 
purchase Glendower to serve as its permanent home. The manor has operated as a museum ever since. 
Today, visitors can tour the mansion’s interior complete with elegant furnishings and artifacts from the 
Victorian and Empire era.   

The Armstrong Conference Center is located in Lebanon’s historic post office. Constructed in 1936 as a Work 
Progress Administration project, the “Old Post Office” served as Lebanon’s active office from 1936 to 1998. 
Today, the building has been repurposed as an event venue for large gatherings and special occasions. The 
Armstrong Conference Center also hosts WCHS’s monthly Lunch & Learns which features robust discussion 
on a variety of historical topics. This popular series often highlights local authors, historians, and artists.  

MAIN STREET LEBANON 
Established in 2007 under the original name, Historic Downtown Lebanon, Inc., Main Street Lebanon’s 
mission is to “improve, preserve and promote the central business district of Lebanon, Ohio, as a commercial, 
cultural, and social center within the context of historic preservation”. The organization is a membership-
based nonprofit that sponsors a number of events and programs that highlight the vibrancy of Downtown 
Lebanon. The founding of Main Street Lebanon was the direct result of a two-year strategic needs 
assessment of Lebanon’s central business district. Up until this point, there was no single entity charged with 
leveraging the historic downtown for economic development. After a collaborative effort between City 
Council leadership, the Lebanon Area Chamber of Commerce, the Warren County Foundation, and other 
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entities, Main Street Lebanon was designated as an “Ohio Main Street Community” from Heritage Ohio. 
Lebanon is one of 38 Ohio communities to earn this competitive distinction.  

THE LEBANON CONSERVANCY 
The Lebanon Conservancy is a citizen-led nonprofit organization that supports historic preservation efforts 
within Lebanon. The Lebanon Conservancy focuses on preserving local buildings in Downtown Lebanon. A 
fine example of their work  was the renovation of the Nixon-Brandt House after a fire in 1999. Originally built 
in 1808, it is considered to be Lebanon’s oldest timber frame structure and is noted for its Federal 
architectural style. The organization maintains a list of contractors that specialize in historic restoration for 
those looking to undertake a new project. The organization also nominates and votes on projects for the 
Preservation Awards. Other advocacy activities include fundraising events and facilitating historic walking 
tours. The Conservancy is considered a sister organization to the Warren County Historical Society.  

4. CURRENT OPPORTUNITIES AND VULNERABILITIES  
A series of targeted interviews were conducted with key stakeholders who are on the frontlines of this 
type of work. They were able to lend their unique perspective on potential areas of opportunities and 
concerns related to historic preservation in Lebanon. 

OPPORTUNITIES 
Lebanon has experienced a resurgence in interest in the preservation of its historic assets in recent years. 
This can be attributed to passionate groups of residents who have an abundance of community pride. The 
City has been described as a willing partner to other key entities when it comes to preservation efforts. 
Lebanon has become more thoughtful when it comes to the aesthetics of the community. Greater emphasis 
has been placed on new development so that it complements the existing built environment. This will have 
large implications as downtown growth continues to extend north along Broadway. Additionally, a number of 
buildings located in Downtown Lebanon provide the potential for adaptive reuse. Larger properties could be 
especially attractive to businesses such as breweries looking for unique space.  

In addition to the City’s efforts, local organizations such as Main Street Lebanon and the Lebanon 
Conservancy act as extensions of the city department and are able to provide additional capacity. Lebanon 
and its other key partners work together to maintain the community’s historic character and aesthetics. 
There is hope that if more grant money can be found, it will allow for more façade improvements to take 
place in areas that may have fallen into disrepair. 

VULNERABILITIES  
While Lebanon has many active players that focus on the protection of historic assets, there is no central 
clearinghouse for resources and funding. Much of this knowledge is disseminated at the state level by 
Heritage Ohio, Ohio’s official historic preservation organization that administers the Main Street Ohio 
Program. Better coordination and communication at the local level can ensure that those interested in 
pursuing preservation or renovation projects in Lebanon have the information needed to be successful.  
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Prior to this renewed focus on preservation, Lebanon lost several significant structures that could have been 
repurposed. This loss serves as a reminder that historical preservation is an ongoing process that requires 
constant attention. As growth pressures from both Cincinnati and Dayton continue, Lebanon will need to 
protect its unique sense of place. Outside developers may not always share the same level of admiration for 
local historical assets as the residents do.  

The residential neighborhoods just adjacent to the historic downtown feature a wide range of significant 
architectural styles. However, there was never a plan in place to help redevelop and rehabilitate these 
properties. They are now threatened by blight and face further disconnect from the downtown area. It has 
been noted that much of this stems from property maintenance issues from rental units. This also impacts 
those home values for owners. Standards should be enforced to protect the aesthetics of Lebanon’s 
neighborhoods. Another concern is that some properties are grandfathered in and do not meet current 
zoning standards. This has led to a lack of cohesion in some areas.  
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8. MAP GALLERY 
This section provides a comprehensive list of all the maps included in the technical 
analysis memo. The maps are included in order of appearance in the document, a list is 
included below for reference. All maps are formatted to an 11x17” page layout. 

LAND USE AND DEVELOPMENT (LU) 
LU.1 City Context 
LU.2 Planning Area Context 
LU.3 Study Area 
LU.4 Existing Land Use 
LU.5 Existing Character Types 
LU.6 General Zoning Districts 
LU.7 City Growth & Annexation 
LU.8 Year of Home Construction 
LU.9 Pending Development 
LU.10 Industrial Land Capacity 
LU.11 Institutional Land Ownership 

TRANSPORTATION (TR) 
TR.1 Street Typologies & Projects 
TR.2 Average Daily Traffic Counts 
TR.3 Walkability Score 

COMMUNITY FACILITIES AND SERVICES (FS) 
FS.1 Emergency Service Area 
FS.2 Police Service Area 

ENVIRONMENTAL RESOURCES (EN) 
EN.1 Natural Features 
EN.2 Water Sensitive Areas 

OPEN SPACE AND RECREATION (OS) 
OS.1 Existing Park Conditions 
OS.2 Existing and Funded Projects 
OS.3 Proposed Parks and Trails 
 


