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Appendix B: Land Use 
Category Definitions 
The following are definitions for the proposed land use categories.  

 Single-Family Residence 

Low density detached housing and related compatible uses.  

 

  Transitional Residence 

Low density detached or attached housing and related compatible 
uses (Excluding office, retail, and industrial) that provide a 
transition between single-family residential uses and other types of  

 

 Attached Single Family Residence 

Moderate density attached single-family dwellings and related 
compatible uses. 

 
 
 
 
 
 

Typically attached dwellings, such as townhouses or fee-simple 
condominiums, at a minimum floor are of 1,200 square feet, brick 
façade, having individual entrances at grade, attached integral 
garages, that are at a higher density that Single-Family Residence. 
Massing and scale of attached single-family residences should be 
similar to that of surrounding land uses. 

Typically one and two-story clustered single family, zero lot line, 
attached two and three family, and townhouse dwellings with scale, 
massing, average density, layout and specifications compatible with 
site constraints and character of surrounding single family residential 
development. 

Typically, detached dwellings with scale and massing appropriate to 
protect the character of the surrounding neighborhood and site 
constraints, and density consistent with the adopted zoning. 
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 Multi-Family Residence 

Detached or attached housing (apartments or condominiums) and 
related compatible uses. 

 

 Transitional Mixed Use 

Detached or attached housing, low intensity office (such as 
conversion of single-family residence) and related compatible uses 
(excluding retail and industrial) that provide a transition between 
residential uses and other types of development. 

 

 General Office 

Office uses and related compatible uses at intensities consistent 
with surrounding development. 

 

 Retail – Neighborhood 

Low intensity neighborhood oriented retail and service uses that 
provide a transition between residential uses and other types of 
development or that achieve compatibility and service appropriate 
to the adjacent residential neighborhood.  

 
 
 
 

Typically one-story structures with a scale, massing, intensity, layout 
and specifications compatible with site constraints and character of 
surrounding residential developments. 

Typically one, two, and three-story structures with a scale, massing, 
intensity, layout and specifications compatible with site constraints.  

Typically one and two-story structures with scale, massing, intensity, 
layout and specifications compatible with site constraints and 
character of surrounding residential development. 

Typically two and three-story buildings with scale, massing, density, 
layout and specifications compatible with site constraints and 
character of existing residential developments in the surrounding area, 
and where more than one occupant uses an entranceway for access 
to individual units. 
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 Retail – General 

Community and regional oriented business uses that tend to 
locate along highways with relatively high traffic volumes.  

 

 Planned Mixed Use Employment 

Developments containing some combination of office, retail, light 
industrial or compatible uses developed with a consistent theme 
and containing architectural, landscape, streetscape, and signage 
standards.   

 

 Industry – Light 

Smaller scale industrial uses such as warehouses, storage, limited 
manufacturing, research and development, transit terminals and 
wholesaling activities in enclosed facilities without offensive 
emissions or nuisance.  

 

 Industry – Heavy 

Larger scale industrial uses such as intensive manufacturing 
activities which may contain outside storage.  

 
 
 
 
 
 
 
 
 

Typically industrial or manufacturing uses with convenient access to 
primary highways or rail system. 

Typically office warehouse uses with convenient access to major roads. 
 

Typically a campus-style planned development with multiple uses that 
are created in separate buildings or within single buildings, sharing a 
common image and circulation system. 

Typically commercial strips or self contained community and regional 
retail centers. 
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 Public, Semi-Public, Institutional 

Active parks, playgrounds, community centers, schools, churches, 
country clubs, sports clubs, golf courses, hospitals, and 
educational, philanthropic, religious or charitable institutions, 
public properties and buildings with similar uses.  

 

 Green Space & Agriculture 

Passive activities, agriculture, and related uses - often in flood 
plain areas - that retain the natural features of the environment.  

 

 Utility 

Facilities for gas, electric, water, sewer, cable television, or other 
utility.  

 
 
 

Typically any use that is controlled by the Public Utilities Commission 
of Ohio or government service. 
 

Typically forests, prairie land, meadows or wildlife reservations farms 
and farm activities, and cemeteries. 
 

Typically community or not-for-profit uses. 
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Appendix C: Economic 
Development Tools 
The following is a brief description of each of the economic 
development tools listed in the Land Use and Development section of 
this plan. 

TAX INCREMENT  F INANCING (T IF)  
Tax Increment Financing (TIF) is becoming a popular way to fund public 
improvements in areas where new development and redevelopment is 
occurring. The real estate taxes created by the new tax “increment” 
(the increase in real estate value made by the improvements) generated 
by new development in a defined area can be “captured” for 
reinvestment (i.e., sidewalks, roads, etc.) in a designated area around the 
development.  
 
As much as 100% of the new real estate taxes for a period of up to 30 
years can be captured for the improvements. However, permission is 
required from the affected school district if the tax exemption is greater 
than 75% or the time period exceeds 10 years. 
 
The developer is required to pay an annual service payment in an 
amount of up to 100% of the tax savings that is then placed into a 
Township Tax Increment Equivalent Fund. These funds can be used to 
make necessary public improvements such as repairing and expanding 
roads, extending public utilities, streetscaping, and other improvements 
associated with the development. 
 
Commercial and industrial projects are the only type of project that can 
benefit from TIF by-right. Residential projects are exempt from the 
benefits of TIF unless the project is within a blighted area of an impacted 
city. However, if the township establishes, by resolution, that housing 
renovations are a necessary public improvement in a TIF district, then 
money from the TIF fund can be applied to housing renovations. 

SPECIAL  IMPROVEMENT  DISTR ICTS  (S ID)  
A Special Improvement District (SID) is a district where an assessment 
is made on each property and the money is used for business 
recruitment/retention, marketing, special events, maintenance, 
landscaping, streetscaping, parking, security and other public 
improvements that will benefit the established district. 
 
A SID can be created by the petition of: 

 The owners of at least 60% of the front footage (e.g. along 
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Montgomery Road); or 

 The owners of at least 75% of the total property located within 
the proposed district. 

All property owners within the SID are included in the assessment, 
other than churches and properties owned by the township, county, or 
other political subdivisions (they can be included if they request 
inclusion in writing). The law excludes all properties owned by the state 
or federal government from being part of a SID. All of the properties 
are then assessed a certain amount of money based on the front 
footage, assessed valuation, a proportion of the benefits resulting from 
the district, or a combination of all three. The assessment is then used 
for improvements and programs that will benefit the entire district as 
mentioned earlier. A non-profit board of trustees governs the SID with 
a minimum of five members including one member from the township. 
 
The major issue that needs to be considered when discussing the 
potential for a SID is the impact and assessment on residential 
properties that are included in the SID boundary. Will residential 
properties be assessed the same amount as nonresidential properties 
and/or will the SID discourage future development of additional 
residential uses? 

COMMUNITY  RE INVESTMENT  AREAS  (CRA) 
Hamilton County, with the consent of the township, could establish a 
Community Reinvestment Area (CRA) over certain areas of the 
township. A CRA allows for a tax abatement on real estate taxes 
incurred from new construction or the rehabilitation of existing 
structures for a specified amount of time. This means that a property 
owner would be exempt from paying the additional real estate taxes 
that are required because of the improvements made to the property 
(anything from rehabilitation to new construction). 
 
To establish a CRA, a community must survey the conditions of all the 
structures within the proposed CRA boundaries. The survey must 
establish that due to blight or other influences, the construction and 
rehabilitation of structures is being discouraged. The Ohio Department 
of Development (ODOD) reviews the survey, the findings, and a map of 
the CRA boundary and decides whether to formalize the CRA. As part 
of that approval, ODOD must find that any new construction or 
rehabilitation of existing structures complies with existing zoning. 
 
Once approved, a property owner may apply for tax exemptions. The 
tax abatements may occur from 10 to 15 years depending on the type 
and cost of rehabilitation or construction. 
 
A CRA can be an issue for school districts and agencies that are 
dependent on real estate taxes. Another issue is that property owners 
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must pay a one-time application fee ($750 in 2004) that does not always 
outweigh the tax exemption, so some property owners may not 
participate. However, this might help to discourage those property 
owners from only making minor improvements. Theoretically, with 
increasing improvements in the area, the property values will increase 
and in turn, this will increase the eventual tax base for the township and 
county. 

COMMUNITY  IMPROVEMENT  CORPORAT ION (CIC) 
The township could establish a Community Improvement Corporation 
(CIC) to help encourage economic and civic development within the 
community. CICs have the ability to borrow money, acquire, sell, and 
lease properties, personal property, stocks, corporations, etc. CICs may 
also make loans to individuals and businesses that have been refused 
conventional financing. 
 
The CIC must prepare a plan for the area that will be used for 
commercial, industrial, and research development. The plan must also 
define the role the CIC will have in implementing the plan. Once 
complete, the township trustees must adopt the final plan. 

JOINT  ECONOMIC DEVELOPMENT  DISTR ICTS  (JEDD) 
Symmes Township is located adjacent to several municipalities, which 
opens up the possibility of cooperation for improved economic 
development. In order to promote economic development within the 
State of Ohio, the Ohio Revised Code provides for the creation of Joint 
Economic Development Districts that may be set up between 
municipalities and townships provided that at least one, in this case a 
township, does not levy an income tax. Within a JEDD, the involved 
jurisdictions agree, by contract, to share the costs of improvements in 
the designated area and at the same time, they share the benefits of any 
development. Ohio Revised Code Section 715.691 sets forth the exact 
requirements to establish the JEDDs but the purpose is to minimize or 
eliminate competition between jurisdictions and provide for better 
cooperation that can result in an improved economy for the state. 

 

COOPERAT IVE  ECONOMIC DEVELOPMENT  AGREEMENTS  
(CEDA) 
As with the JEDDs, Cooperative Economic Development Agreements 
(CEDAs) allow municipalities and townships to enter into formal 
agreements governing development in specified areas. Unlike JEDDs, the 
CEDA is more along the lines of a contract where the parties involved 
agree upon the provision of services, improvements to be made by each 
jurisdiction, payment of service fees, issuance of any debt instruments, 
annexation, payment of taxes, and other development related issues. 
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Appendix D: Community 
Reinvestment Area Map 
This map illustrates the general boundaries of the Montgomery Road 
Economic Development Community Reinvestment Area. 
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This map illustrates the general boundaries of the Loveland-Madeira 
Corridor Economic Development Community Reinvestment Area. 
 
 
Map to be added upon approval by the State of Ohio. 

 




