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Introduction
The Butler Township Trustees, in 2011, agreed that it was time to develop a plan for the largest
concentration of retail and service related uses in the Township, the Miller Lane and North Dixie Drive
Corridors. The study area, approximately 552 acres in size, is easily accessed by I‐75 and currently
encompasses a wide variety of uses to meet many of the local and regional needs of the residents,
businesses and interstate travelers in the area. The reason for this plan is simple and straight forward:
to provide the foundation for future development and redevelopment of this area that makes effective
use of this area’s assets while preserving and enhancing its character.
The commercial building boom in this study area largely began in 1994 with the fast paced 10 year
development of the eastern side of Miller Lane from Benchwood Road to Maxton Road encompassing
land that was highly visible from the interstate. In 1994, Sam’s Club was the only large regional retailer
located in the study area as most of the smaller, freestanding retail uses were geared towards the
interstate traveler (lodging and service type uses) at the then open Little York Road interchange on I‐75.
Development continued in subsequent years to the western side of Miller Lane (beginning in 2004) and
south to Benchwood Road. Today, the only significant large parcels available for greenfield
development are located at the southeast corner of the North Dixie Drive/Maxton Road intersection,
one parcel located on the west side of Commerce Center Drive, north of Benchwood Road and a final
parcel currently owned by the Ohio Department of Transportation that was the former Little York Road
interchange. Most of the older development in the study area incorporates individual, expansive
parking lots with no intra‐parcel connectivity.
The intent of this plan is to identify
opportunities and provide strategies
that will allow the Township and
property owners to develop and
redevelop in a manner that meets the
needs of the community while
creating a unique environment that
identifies the Miller Lane/North Dixie
Drive area as a successful mixed use
area in Butler Township.

Location
The study area is located in southeast
Butler Township, Montgomery
County. It encompasses
approximately 552 acres and is
generally bounded by I‐75 to the east,
Benchwood Road to the south, North
Dixie Drive to the west and Little York
Road to the North. The City of
Vandalia borders to the south and
east of the study area.

Figure 1 ‐ Locational and Study Area Map
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The 2006 Comprehensive Plan
Previous land use planning efforts in Butler Township were undertaken in the Butler Township
Comprehensive Plan, completed in early 2006, that established basic general recommendations for the
entire Township. That plan, completed through the use of a steering committee of 11 Township
residents, business persons and government officials, offered no detailed recommendations on specific
areas in the Township, but rather general recommendations for the seven policy areas created. This
planning effort will focus specifically on providing analysis and recommendations for the Miller Lane and
North Dixie Drive Corridors.
The previous Comprehensive Plan encompassed the Miller Lane/North Dixie Drive Corridor study area in
Policy Area 4. Policy Area 4 was zoned “regional commercial services” and “office and industrial
sales/services”. Land uses present in 2006 included commercial, residential and public/semi‐public uses.
Also of note since the 2006 plan development is a significant change of an access point location on I‐75;
the closure of the Little York Road interchange and the opening of the Benchwood Road interchange,
approximately one mile south of the Little York Road interchange. This shifting of access to the study
area negatively impacted the service and lodging uses located at Little York Road but opened up
opportunity to new parcels at the Benchwood Road/Miller Lane location.
The 2006 Plan identified a desired future character that included a mixture of retail, office and related
service type uses. The area was anticipated to include hotels/motels, neighborhood commercial uses,
big‐box retail, gas stations, convenience stores and indoor recreation. The preservation of certain
residential uses, most notably the Reinwood subdivision, was identified to be maintained and protected
from more intensive uses.

Today’s Plan  2012
Butler Township desires a long‐term future for the Miller Lane/North Dixie Drive study area, one that
avoids the perception of a tattered, disorganized, environment that many auto‐oriented suburban
commercial districts struggle with today. To avoid this future, this Plan is designed to address several of
the key issues that are known to make commercial corridors effective in the long run:
•

The Plan is designed to foster economic development that is not one‐dimensional. Mixed uses are
not only permitted, they are encouraged, because a mix of uses will create opportunities for
businesses to build on each other, buy from each other and benefit from each other in the short and
long term.

•

The Plan is designed to create a physical environment that changes in scale, intensity and design
throughout the study area. The Plan is designed to encourage different sizes of buildings, different
scales of site treatment, and different types of built environments.

•

The Plan is designed to introduce unifying elements that will unify the area, primarily along the
corridors, while setting it apart from other commercial centers and commercial areas in the region.
Repeating patterns of materials, both in the public streetscape and as may be picked up in private
development, will allow the Township to create an identity for all of the Miller Lane/North Dixie
Drive study area; an identity that will not only unify the various parts of the area, but one that will
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set it apart from other locations. These features will allow one to visually identify the Miller
Lane/North Dixie Drive area as the premier retail and service location in the region.
•

The Plan is designed to create a mix of commercial environments that function well both
independently and cohesively, and which do not necessarily compete with each other. The site
designs and public improvements identified in this Plan work together to ensure that traffic moves
as smoothly and safely as possible, and lessen the hidden factors that compound traffic congestion.

•

The Plan is designed to ensure that through physical improvements, the Miller Lane/North Dixie
Drive area presents a high quality appearance for decades into its future. Since this study area is a
location in demand, Butler Township often requires new commercial development to meet its site
design requirements as desired. By continuing to demand high quality building materials and
construction, site landscaping, and other improvements that go beyond the basics, Butler Township
can ensure that this area’s future development will continue to enhance the community.

This Plan is intended to provide a framework for future development and improvements to the area.
The concept graphics used in this document regarding redevelopment areas are not likely to be built
exactly as shown, since actual improvements will be dependent on the amount of land, the market
conditions influencing development, and developers involved; they are meant to be a guide to what the
Township desires in principle.
This Plan should be regarded as having an approximate 10 year time window. The recommendations in
this Plan focus on opportunities and strategies that may develop between 2012 and 2020. Given the
characteristics of commercial corridor development, a 10‐year window includes enough time to permit
substantial redevelopment, but a short enough period of time to reasonably anticipate market trends.
The Township should revisit and update this Plan periodically, as needed, to continue its validity and to
provide a common direction regarding development, redevelopment and preservation efforts.
This Plan not only outlines a community‐derived Vision for the future of the Miller Lane/North Dixie
Drive area, but it articulates specific strategies for making that Vision become reality. Much of the
success of this Plan will rely on the cooperation between public and private sector entities regarding
future land use policy, zoning, design and economic decisions. Making the Miller Lane/North Dixie
Drive area a viable place where both residents and visitors want to work and shop will continue to
require a long‐term commitment to excellence in design, public administration and entrepreneurship.
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Existing Conditions
Land Use
The study area is comprised of a variety of land uses as intense as big box regional commercial uses to
the less intense detached single family dwellings and cemetery uses. These uses are generally not
mixed; commercial uses are established in the study area south of Maxton Road and along North Dixie
Drive and Miller Lane (see Figure 2 for a map identifying the location of uses) with Residential uses
generally located north of Maxton Lane. There are several significantly sized undeveloped parcels
scattered throughout the study area to permit development, totaling approximately 60 acres. There are
also several properties and buildings which are vacant and available for reuse located throughout the
study area. Commercial land uses encompass a mix of local and regional businesses; both service and
retail. Big box, freestanding and small strip centers exist throughout the study area. Restaurant uses
occur primarily along Miller Lane providing a wide variety of dining choices.
Figure 2 on the following page identifies the existing land use pattern in the study area. Figure 3
identifies the breakdown of uses within the study area.
Figure 2 ‐ Land Uses in the Study Area
Land use

Acreage

Single Family Detached Residential
Two Family Residential
Multi‐Family Residential
Public/Semi Public
Office
Retail/Commercial
Vacant/Undeveloped
Totals

95
.28
7
180
5
164
21
472.281

Percentage of
Whole
20%
1%
1%
38%
1%
35%
4%
100

Aerial of Existing Land Use Pattern in the Study Area

1

Figure does not equal 552 total acres in study area because it excludes street and right‐of‐ways.
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Use
Figure3 3‐ Existing
– Existing
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Public/Semi‐Public
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1,000

Office
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Industrial
Parks & Open Space
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Agriculture
Vacant

·
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Zoning
Zoning is a function of the Township which establishes regulations as to how land can physically develop
including permitted uses, building setback and height among other things. Zoning for the study area has
remained largely unchanged for the last two decades containing a mix of agricultural, single family
residential, office, commercial and planned development districts (see Figure 3) with the largest
concentration of zoning comprised of RC/S‐1 Regional Commercial Service at 190.93 acres (36% of the
study area). Figure 4 breaks down the zoning acreage for the study area. Figure 5 shows the same
information on a map graphically.
Generally, the applicable zoning districts in this study area are as follows:
• CM Cemetery – Cemetery uses.
• R‐1 Single Family Residential – Single family dwellings on lots of 20,000 square feet or larger.
• R‐3 Single Family Residential – Single family dwellings on lots of 12,500 square feet or larger.
• R‐4 Two Family Residential – Single and two family dwellings on lots of 12,500 square feet or larger.
• LC/S‐2 Local Commercial/Service – Small retail, personal service establishments and offices.
• RC/S‐1 Regional Commercial Service – Retail sales, personal services, public accommodations,
entertainment and similar land uses.
• PD‐1 Planned Residential District – Flexible planned district for residential uses.
• PD‐2 Planned Commercial District – Flexible planned district for commercial uses.
Figure 4 ‐ Zoning in the Study Area
Zoning District
CM Cemetery
R‐1 Single Family Residential
R‐3 Single Family Residential
R‐4 Two Family Residential
LC/S‐2 Local Commercial/Service
RC/S‐1 Regional Commercial/Service
PD‐1 Planned Residential District
PD‐2 Planned Commercial District
Totals

2

Acreage
136.68
109.20
17.40
.83
64.21
195.39
7.99
20.83
552.522

Figure is inclusive of street right‐of‐way.
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Percentage of
Whole
24.74%
19.76%
3.15%
0.15%
11.62%
35.36%
1.45%
3.77%
100%
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Figure
5 ‐5Zoning
Map
Figure
– Zoning
Map

Legend

0

250

CM: Cemetery

R‐4: Single Family Residential

RC/S‐1: Regional Commercial/Service

R‐1: Single Family Residential

R‐5: Two Family Residential

PD: Planned Residential

R‐2: Single Family Residential

OIS/S: Office and Industrial Sales/Service

PD: Planned Commercial

R‐3: Single Family Residential

LC/S‐2: Local Commercial/Service

500

1,000

1,500
Feet

·
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Undeveloped land in the study area totals approximately 60 acres. This land is distributed among the
various zoning districts as follows in Figure 6.

Figure 6 ‐ Undeveloped Acreage by Zoning District
Zoning District
CM Cemetery
R‐1 Single Family Residential
R‐3 Single Family Residential
R‐4 Two Family Residential
LC/S‐2 Local Commercial/Service
RC/S‐1 Regional Commercial/Service
PD‐1 Planned Residential District
PD‐3 Planned Commercial District
Totals

Total Acreage
136.68
109.20
17.40
.83
64.21
195.39
7.99
6.40
538.103

Acreage
Undeveloped
0
14.54
0
0
10.28
34.87
0
0
59.69

Percentage
Undeveloped
of Total
0%
13%
0%
0%
16%
18%
0%
0%
11%

Traffic
The study area is well served by a network of primary streets including Benchwood Road, Miller Lane,
Little York Road and North Dixie Drive. These streets serve the perimeter of the study area and provide
access to streets serving the interior of the area including Commerce Center Drive, York Commons
Boulevard, York Plaza Lane, Maxton Road and Reinwood Drive.
Traffic counts were obtained through the Montgomery County Engineers office to identify historic traffic
counts throughout the study area over the last 15‐20 years. Figure 7 identifies traffic counts for selected
dates at selected locations. Vehicle counts range from a high of 26,713 vehicles on Benchwood Road
(east of Miller Lane) in 2010 to a low of 893 vehicles on Benchwood Road (east of North Dixie Drive) in
1994. The most drastic changes in vehicle counts were on Miller Lane after the Little York Road
interchange was closed and reopened at Benchwood. The counts identify that after the interchange
location was modified (2006‐2007), vehicle counts dropped 44% on Miller Road at the location of the
old interchange and increased 68% at the location of the new interchange. The heaviest counts are
currently at Miller Lane, north of Benchwood Road (26,713 vehicles, daily).
On Miller Lane, access to properties is generally managed well with most driveways adequately spaced,
utilizing cross easements between properties to link parking lots. Driveways are also typically located
across from one another on Miller Lane, providing for adequate access management and traffic flow.
Newer development limits driveways to one per property. Frontage roads are not utilized along the
entire length of Miller Lane. Using frontage roads would allow full access to properties without driving
back out onto Miller Lane. All streets in the study area are a minimum of one lane in each direction plus
a center turn lane with the exception of Little York Road.

3

Figure is inclusive of street right‐of‐way.
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Figure 7 ‐ Traffic Counts
Figure 7 – Traffic Counts
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Signalized intersections exist on the periphery of the study area at Miller/Benchwood, Miller/Little York,
Little York/North Dixie, North Dixie/Sudachi, North Dixie/York Commons, and at North
Dixie/Benchwood. All other street intersections on the periphery and internally in the study area are
controlled by stop sign.

Demographics by Drive Time to Study Area (5, 10 and 15 minutes)
Demographics in a 5, 10 and 15 minute drive time were established to identify what type of population
could most easily frequent the study area. These destination groups, in addition to interstate travelers,
are traditionally the two groups that shop, dine and visit the Miller Lane/North Dixie Drive study area.
These two groups, while they share similar needs, also exhibit different shopping and service needs. The
destination groups (5, 10, 15 minute travelers) often look for a destination spot to shop for convenience
or daily needs as well as seek service uses for items such as gasoline and auto repair or dining. The
interstate traveler is seeking a pass by opportunity to stop for refueling, lodging or dining. Both of these
needs are currently accounted for in some way, shape or form within the study area. Figure 8 identifies
the drive time from various roads to the study area.

Figure
8 ‐8Drive
Time
to to
Study
Area
Figure
– Drive
Time
Study
Area
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1. Within the 5 minute drive time
According to the US Census Bureau 2010 Census, the population within a five minute drive time of the
study area is 4,318 persons. Between 1990 and 2000, this area actually lost population (approximately
173 persons). By 2011, the area had already gained back the previous decade loss. The population of
the study area is expected to slowly increase in the next 10 years with an annual growth rate of 0.31%
(State of Ohio and the United States are expected to grow at 0.10% and 0.67% respectively).
The median household income in 2010 within the five minute drive time of the study area was $41,564;
the average household income was $58,307. The median income is expected to increase to $48,558 and
the average household income to $65,498 by 2016.
A majority of population within a five minute drive time of the study area represent a middle aged
population with 42.8% between the ages of 35‐64. School age children (5‐18) represent 18.7% of the
population with elderly residents (65+) representing 15% of the population. Trends indicate that the
population in within this five minute drive time will continue to get older with the age group of 55+
experiencing the fastest increase.
2. Within the 10 minute drive time
According to the US Census Bureau 2010 Census, the population within a 10 minute drive time of the
study area is 90,447 persons. Between 1990 and 2000, this area actually lost population (approximately
5,585 persons). By 2011, the area had further declined in population to 89,784. This trend is expected
to continue for the next decade a negative annual growth rate of ‐0.48% (State of Ohio and the United
States are expected to grow at 0.10% and 0.67% respectively).
The median household income in 2010 within the 10 minute drive time of the study area was $37,518;
the average household income was $50,380. The median income is expected to increase to $43,843 and
the average household income to $55,942 by 2016.
A majority of population within a 10 minute drive time of the study area represent a middle aged
population with 40.8% between the ages of 35‐64. School age children (5‐18) represent 19.3% of the
population with elderly residents (65+) representing 13.7% of the population. Trends indicate that the
population in within this 10 minute drive time will continue to get older with the age group of 55+
experiencing the fastest increase.
3. Within the 15 minute drive time
According to the US Census Bureau 2010 Census, the population within a 15 minute drive time of the
study area is 293,245 persons. Between 1990 and 2000, this area lost a significant amount of population
(approximately 47,474 persons). By 2011, the area had further declined in population to 290,872. This
trend is expected to continue for the next decade a negative annual growth rate of ‐0.49% (State of Ohio
and the United States are expected to grow at 0.10% and 0.67% respectively).
The median household income in 2010 within the 15 minute drive time of the study area was $38,130;
the average household income was $51,743. The median income is expected to increase to $45,304 and
the average household income to $57,754 by 2016.
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A majority of population within a 15 minute drive time of the study area represent a middle aged
population with 39.3% between the ages of 35‐64. School age children (5‐18) represent 20.4% of the
population with elderly residents (65+) representing 13.8% of the population. Trends indicate that the
population in within this 15 minute drive time will continue to get older with the age group of 55+
experiencing the fastest increase.
4. Consumer segmentation
For the last 30 years, companies and organizations have utilized “segmentation” to divide and group
consumer markets to precisely target their best customers and prospects. Segmentation explains
customer diversity, simplifies marketing campaigns and describes, in general, lifestyle and life stages.
Much of this information is obtained and analyzed statistically through the US Census and consumer
spending research. ESRI4 has identified 65 “tapestry segments” to classify consumers throughout the
United States. Within the study area’s 5, 10 and 15 minute drive times, the top four overall segments, in
order of percentage, are identified as:








Rustbelt Traditions
o Primarily a mix of married couple families, single parents and singles with a median age
of 36.7 years, just below the US median. Little diversity in these communities.
o Median household income of $51,378, slightly below US median.
o Half work white collar jobs.
o 84% have graduated high school, 44% have attended college.
o Home ownership is 84%.
o Stick to familiar products, financially conservative.
Great Expectations
o Primarily young singles living alone and married couple families with a median age of
33.3 years. Higher proportion of residents in their 20’s. Ethnically diverse.
o Median household income of $40,243 is lower than US median.
o Most work manufacturing, retail and service related jobs.
o 50% have post secondary education.
o Home ownership is 50%.
o Active lifestyles, spenders.
Prosperous Empty Nesters
o 60% of this segment are aged 55 and older; 40% are married couples with no children at
home. Median age is 48.9. This group is not ethnically diverse with 90% being white.
o Median household income is $67,295 (mix of income, social security and retirement
investment) and is higher than US median.
o Of those still working, most have solid professional and management careers.
o 41% hold college degrees with 70% having attended college.
o Little turnover in neighborhoods.
o High degree of investments, travel extensively.
Cozy and Comfortable
o Middle aged, married couples with a median age of 42.3 years (five years older than US
median.

4

ESRI is a software development and services company providing Geographic Information System (GIS) software
and geodatabase management.
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Median household income is $65,665 is higher than US median (46% receive investment
income).
Most work in professional, management and service occupations.
Home ownership is 85%. Most living in homes where they raised their children.
Make purchases as needed; prefer big box and chain restaurants.

Streetscapes, Gateways and Signage
Streetscapes and gateways create a sense of place for a community. A pleasant streetscape
environment entices a community to consider visiting and developing along a street. Clean, comfortable
streetscape experiences for the Miller Lane/North Dixie Drive corridors would encourage pedestrians,
bicyclists and motorists to visit locations along the corridors, which in turn allows the community to
experience what the Miller Lane/North Dixie Drive area has to offer. A pedestrian‐friendly environment
can also generate more social interaction with commercial activities. Improving the streetscape
environment and ease of navigation along the streets for all users are the most important visual physical
improvements that can be made.
Streetscapes
Over the last decade, there has been some investment by the Township and private developers in
streetscape improvements along the roadway network in the study area; however the streetscape
improvements are not inclusive of the complete roadway network and are often disjointed along each
corridor. Streetscape elements are primarily concentrated on Miller Lane (southern section only), York
Commons Boulevard and North Dixie Drive. Because of this lack of cohesive design, there is not a strong
sense of place that encompasses the study area. There are streetscape enhancements such as those
along York Commons Boulevard (masonry gateway signs, decorative street lights, etc.) and decorative
street lights along North Dixie Drive, but there is not a continuity of enhancements for the Study Area.
When evaluating the function and aesthetic quality of a streetscape, there are several elements that
define the users’ perception of that street which include:
1. Roadway pavement – The quality of the
roadway pavement with respect to
maintenance and distance between curbs
can have a negative effect on users. If the
pavement is deteriorating and provides a
rough ride for motorists and bicyclists, the
experience becomes negative. Roadways
with multiple lanes, like North Dixie Drive,
provide for an efficient flow of traffic but the
wide expanse of pavement can provide for a
visually negative experience to the motorist
and feels unsafe and uninviting to
pedestrians.
Five Lanes of Pavement on North Dixie Drive
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walks – Similar to roadway pavement,
2. Sidew
if sideewalks, includ
ding the immeediately
surrounding tree laawn (grass arrea between
the baack of the roaadway curb and the
sidew
walk) and prop
perty are not maintained,
it provvides a negattive image. Poorly
mainttained sidewaalks are also a hazard for
pedesstrians. Stree
ets without sidewalks are
dangeerous for pedestrians who
o travel the
corrid
dor and do no
ot create a weelcoming
sensee of community.
3. Overh
head Utilities – Utility polees and
overh
head utility lin
nes are locateed through
almosst every comm
munity. Streeets with
numeerous pole line
es with overh
head utility
servicces that line the sides of th
he streets or
which
h cross over th
he street provide visual
clutteer along the sttreet corridorr.

Examplee of an Uninvitin
ng Sidewalk in Disrepair
D
along Miller
M
Lane.

4. Landsscape Improvements – Streeet trees add
da
pedesstrian scale to
o a streetscap
pe and provid
de vertical
elemeents along the
e street that can help soften the visual
impacct of overhead utilities and
d the expansive
hardsscape of build
dings and off‐sstreet parkingg areas.
Landsscape plantinggs can enhance gateways and provide
visuall interest and color along the
t edges of the
t roadway
corrid
dor and in the
e middle by in
ncorporating roadway
mediaans. In order to be successful, landscap
pe
impro
ovements would require additional maiintenance
that would
w
come at
a a cost to th
he Township.
5. Streett Lighting – Sttreet lights make
m
a roadwaay more
invitin
ng in the even
ning for moto
orists, cyclistss and
pedesstrians. Stree
et lights can also
a provide a pedestrian
scale to a streetscaape when utilizing lights th
hat are
typicaally mounted on poles thatt are no greatter than 15’
in height. Howeve
er, high mast arms are typiically
Examplle of Overhead Line
L Visual Impa
act
requirred to properrly illuminate a multi‐lane roadway, succh
and Deccorative Street Lighting.
L
as No
orth Dixie Drivve and Benchw
wood Road. The use of
decorrative high maast arm streeet lights can be part of the
aesthetic character of a corrido
or as they are on North Dixxie Drive.
6. Streett Furniture – Street furnitu
ure, such as benches,
b
trash
h receptacless, planters, bu
us shelters, ettc.
help to
t provide a pedestrian
p
scaale to a streetscape which
h can attract and
a encouragge pedestrians to
travell along a corridor.
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The existing roadways in the Miller Lane/North Dixie
D
Drive study area varyy in scale, chaaracter and
streetscap
pe amenities.. The roadwaays impacted include:
1.
2.
3.
4.
5.
6.

Millerr Lane
Bench
hwood Road
North
h Dixie Drive
Little York Road
Maxto
on Road, and
York Commons
C
Boulevard

Figure 9 id
dentifies the general charaacteristics thaat exist for eaach roadway.
The devellopment of sttreetscape deesign guidelines for the Miller Lane/Norrth Dixie Drivee area must be
b
defined by a palette off streetscape elements thaat will create inviting, visuaally appealingg corridors.
he streetscape elements will
w vary in relation to the scale
s
of the sttreet (e.g. 5 laanes vs. 2 lan
nes),
Though th
the use off similar stree
etscape elemeents on all the streets will create design
n continuity for
f the entire area
and increaase the visibility of the Miller Lane/Norrth Dixie Drivee area to the surrounding community.
Gateway
ys and Signage
Gatewayss are elementts within a strreetscape thaat announce the
t communitty to the mottorist, pedestrian
or bicyclisst as they enter the community or a devvelopment/fo
ocal area such
h as Miller Lane/North Dixxie
Drive. Gaateways can be
b incorporated on all scales of road typ
pes from inteerstates to loccal roads. A
gateway typically
t
inclu
udes signage identifying
i
the communityy or developm
ment area as well
w as
streetscap
pe elements that
t
may include items succh as: decorative lighting, decorative pavement and
d
landscaping among oth
her things. Enhancement
E
ts to the streeetscapes can carry similar design elemeents
and materials throughout the comm
munity provid
ding a cohesivve image and identity.
The Millerr Lane/North Dixie Drive area
a
includes three points in which one physically en
nters the
Township
p as well as gaateways to exxisting and futture developm
ments in the area. As a co
ommunity
gateway, the Miller Lane and North
h Dixie Drive corridor
c
area is a significan
nt asset to thee Township,
however, there is no effective acknowledgemen
nt that a visito
or is in Butler Township throughout thee
area. Thee Butler Town
nship logo hass been incorp
porated in mu
ulti‐tenant siggnage along th
he Interstate 75
frontage, on some inte
erior commerrcial signage and
a affixed to
o a utility polee at the interssection of
Benchwoo
od Road and North Dixie Drive.
D

Exampless of Gateway Sig
gnage (From l to
o r: at Benchwoo
od Road and No
orth Dixie Drive, at Miller Lane and
a York Plaza, at
York Com
mmons Drive)
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Figure
9 ‐9Streetscape
Corridor
Characteristics
Figure
– Streetscape
Corridor
Characteristics
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Most current gateway signage, where it exists, is modest and does not function as an entry into a
gateway into the Township, often disappearing into the backdrop of the existing streets. In comparison,
bold gateways were constructed for York Commons Boulevard to identify a sense of place for the York
Commons Boulevard corridor. In order to function properly, gateway signage must be part of hierarchy
of signage that directs visitors into and through the Miller Lane/North Dixie Drive area.
The creation of inviting and vibrant gateways will announce one’s arrive into the Township and the
study area. Appropriate scaled gateway improvements should also be developed to define future
development areas.

Additional Study Area Observations
1. Regarding parking, most establishments exhibit parking lots that are 50% occupied or less through
most times of the day. This may indicate excessive parking requirements in the zoning code. It
could also allow for more greening of sites if parking requirements were to be reduced.
2. The Ohio Department of Transportation (ODOT) owns an approximately 3 acre parcel of land which
was the location of the old Little York Road interchange between Miller Road and I‐75. ODOT is
trying to sell this property. Asking price is purportedly $1.5 million.
3. The Murlin Elementary School, located at the intersection of North Dixie Drive and Sudachi Drive will
be closing at the end of this school year, leaving a vacant building and property. It is unknown if the
Board of Education will be disposing of the property.
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Miller Lane/North Dixie Drive Vision
The Miller Lane and North Dixie Drive Corridors will be the premiere business and retail location in
northern Montgomery County, Ohio comprised of the highest quality mixed uses in a convenient and
safe location. It will be the vibrant and green gateway to our community.

Miller Lane/North Dixie Drive Strategic Goals
The following strategic goals serve to provide guidance in the implementation of this plan. The goals are
in no particular order as they share equal importance.
1. Provide for a flexible, business friendly environment.
2. Create a common, branded identity that cohesively identifies this premiere area which sets itself
apart from all other communities.
3. Create an environment that is sustainable for businesses and which allows the free market to
continue.
4. Ensure a diversity of businesses and services for residents and travelers.
5. Enhance the quality of the built and natural environments through high standards in hardscape and
softscape.
6. Ensure a safe and pedestrian friendly environment internally and externally.
7. Establish a complete streets vision for all roads in the area.
8. Protect key residential areas through buffering and/or utilizing transitional means.
9. Consolidate RTA stops to provide for more convenient and safe public transit options.
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Miller Lane/North Dixie Drive Policy Areas
The types of uses, scale and intensity of use and design characteristics in the Miller Lane/North Dixie
Drive study area is not all the same – it differs in many locations. The area exhibits a rich mix of land
uses, development types and physical appearances. Some areas are dominated by commercial
developments, while others have a more mature residential character. Some areas are visually
dominated from the interstate while others are observed from local residential streets. Some properties
have steep slopes and hillsides, others have level topography.
The Plan must reflect an understanding of these different dimensions and characteristics, and must be
structured so that its recommendations can be customized to fit the different areas of Miller Lane/North
Dixie Drive. This is not only a matter of addressing the practical issues of the built environment, but also
ensuring that the area remains a unique, interesting and attractive place, not a monolithic parade of
identical developments and use patterns. To accomplish this, a series of ten Policy Areas were
developed early in the planning process and revised accordingly throughout the Plan’s development.
These policy areas will be used to identify and structure strategies that may be particularly needed in
one area but not in another or that are only feasible in certain locations.
By balancing area‐wide improvements with items that specifically meet a Policy Area’s needs, the
Township and its partners can support the desire for viable, high‐quality development, and make sure
that the unique assets of different locations are employed to their best advantage. Because of the
trends in Township and regional growth discussed in previous sections, the Miller Lane/North Dixie Drive
area has significant opportunities for development and redevelopment, as well as opportunities to
enhance existing developments and areas. This potential makes it necessary to recognize the unique
opportunities presented in different areas, in order to identify development and improvement
strategies that will build upon each area’s assets. Figure 10 illustrates the Policy Areas.
For each Policy Area, existing conditions and future policies are identified, providing direction for the
development, redevelopment and preservation of these areas.
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Figure 10 ‐ Miller Lane/North Dixie Drive Policy Areas
Figure 10 – Miller Lane/North Dixie Drive Policy Areas
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Policy Area 1 – North Dixie
Drive/Little York Road
Existing Conditions
The North Dixie Drive/Little York Road policy
area is located in the northwestern most
corner of the study area and serves as the
primary gateway from the north and west.
Existing conditions and observations are as
follows:
1. There are no significantly sized parcels
that remain undeveloped.
2. All parcels are of smaller size as
compared to the remainder of the study
area.
3. The policy area is level with respect to topography.
4. Most land uses conform to the existing zoning with the sole exception of a non‐conforming auto
body shop located on the eastern side of North Dixie Drive which has been grandfathered in.
5. There are significant amounts of pavement covering the lots in this area.
6. This policy area adjoins a single family residential street on the eastern side.
7. There is decorative street lighting recently installed on North Dixie Drive.
8. There are sidewalks present on both sides of the street.
9. Approximately 16,000 vehicles per day pass through the southern leg of this intersection (2010
counts).
10. There is no gateway or wayfinding signage at this point of entry.
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. As redevelopment activities become apparent in the future, encourage parcel consolidation.
2. To continue the viability of this area, maintain the current mix of smaller scale retail and service
uses.
3. Maintain the current local commercial/service zoning.
Traffic, Transportation and Streetscape
1. Promote access management through shared access on parcels and driveway reduction.
2. Establish a coordinated streetscape program along North Dixie Drive that includes signage and
street trees.
Gateways and Wayfinding
1. Establish an arrival node gateway and wayfinding signage program for this point of entry at North
Dixie Drive and Little York Road.
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Policy Area 2 – Little York
Corridor
Existing Conditions
The Little York Corridor policy area is one of
the northernmost policy areas in the study
area situated along the southern side of Little
York Road.
1. The policy area consists of large deep,
narrow parcels of rural residential
character. These types of lots will
require parcel consolidation if
redevelopment is to occur.
2. The only land use in this policy area is
single family residential uses.
3. There are no sidewalks along Little York Road in this policy area.
4. All parcels are currently accessed from Little York Road; a two lane rural designed road.
5. There are overhead utilities on south side of road.
6. There are significant amounts of wooded areas on these lots.
7. The properties in this policy area transition from a high point at Little York Road to a low point at a
stream at the southern edge of the properties. Topography becomes steeper as you move east.
8. This policy area is surrounded by commercial and undeveloped property to the east and west.
9. Residential property borders this policy area to the north and south.
10. Approximately 11,000 per day travel this section of Little York Road (2010 counts).
11. The entire policy area is zoned for single family residential use.
12. The county owned property in the eastern portion of this policy area along Miller Lane is overgrown
and visually unappealing.
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Consolidate properties to provide for the best opportunity for viable redevelopment.
2. Uses encouraged include office and commercial/service mixed use to support assisted living
development to the north.
3. Consider a mix of uses for this policy area including office/commercial/service to the north and
higher end, higher density apartments or condominiums at the southern portion of the property.
This will provide for an appropriate transition between the higher intensity uses along Little York
Road and the Reinwood Drive subdivision to the south.
4. Rezone this policy area to Planned Unit Development. Develop a conceptual plan identifying
general development patterns and access points for this policy area that can be used by potential
developers for the redevelopment of this area.
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Traffic, Transportation and Streetscape
1. Redesign Little York Road to remove the curve and to incorporate sidewalks, decorative lighting and
medians to facilitate access management.
2. Consider designing and implementing a roundabout at the intersection of Little York Road and
Singing Ridge Boulevard.
Gateways and Wayfinding
1. Establish a gateway at the eastern boundary of this policy area as a point of entry.
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Policy Area 3 – Reinwood
Subdivision
Existing Conditions
The Reinwood Subdivision policy area is the
largest residential policy areas in the study
area and is accessed from North Dixie Drive.
1. The Reinwood subdivision consists of 48
well maintained detached single family
residential dwellings.
2. The subdivision is accessed only from an
unsignalized point on North Dixie Drive.
3. There are two undeveloped parcels at
western edge of subdivision that front on
North Dixie Drive.
4. The Reinwood subdivision extends between North Dixie Drive and Miller Lane.
5. There is a wooded buffer on the adjacent properties to the north of this policy area.
6. This policy area is currently zoned for single family residential use.
7. Approximately 16,000 vehicles per day pass the entrance to the Reinwood subdivision on North
Dixie Drive (2010 counts).
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Maintain and protect the existing single family residential dwelling subdivision.
2. Maintain current single family residential zoning.
3. Monitor that properties are well maintained to ensure the long term viability of the subdivision.
4. Provide a low maintenance and visually appealing alternative buffer along Miller Lane to protect the
Reinwood subdivision.
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Policy Area 4 – Government Center
Existing Conditions
The Government Center policy area is the
location for the existing and future Butler
Township administrative and police buildings.
1. This policy area contains a mix of single
story office and residential uses. Vacant
buildings and a large underutilized site,
occupied by a contractor's storage yard,
are also present in this policy area.
2. Residentially, one single family detached
dwelling exists at the southern edge of the
policy area along North Dixie Drive, one on
Sudachi Drive at the cul‐de‐sac, and a
series of duplex dwellings along Epcot Lane exist.
3. There are multiple driveway access points along North Dixie Drive.
4. North Dixie Drive functions as an urban collector with five lanes of traffic. This road was recently
widened within the last decade and is well maintained.
5. There are decorative street light and sidewalks along both sides of North Dixie Drive.
6. There is a definite lack of streetscape improvements as some tree lawns with inconsistent tree
plantings exist.
7. Overhead utilities are located on the east side of North Dixie Drive.
8. The topography in this area is flat.
9. There exists some significant tree cover on the residential parcels on Maxton Road.
10. The policy area is comprised of a mix of zoning districts including: Local Commercial/Service along
North Dixie Drive, single family residential to the east of Sudachi Drive, and planned residential
along Epcot Lane.
11. Approximately 16,000 vehicles per day travel along this stretch of North Dixie Drive (2010 counts).
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Continue to provide an environment suitable for a mix of smaller scale office, retail and service type
uses in locations of underutilized properties.
2. Protect the Reinwood Drive subdivision to the north by requiring appropriate buffering as
redevelopment occurs.
3. Investigate future parcel consolidation regarding the parcels fronting on Maxton Road to facilitate
desired development.
4. Protect tree coverage on individual lots, where possible.
5. Maintain the current local commercial/service zoning.
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Traffic, Transportation and Streetscape
1. Promote access management through shared access on parcels and driveway reduction.
2. Establish a coordinated streetscape program along North Dixie Drive that includes signage and
street trees.
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Policy Area 5 – Miller Lane North
Existing Conditions
The Miller Lane North policy area is the
largest concentration of hotels in the study
area and one of the earliest developed areas
along the Miller Lane corridor. Development
in this area was spurred by the then Little
York Road interchange on I‐75 which has
since been closed.
1. The areas is comprised of a mix of older
hotel, restaurant and retail uses, many
which are exhibiting maintenance issues
and which are aging.
2. One of the two largest undeveloped
parcels is owned by the Ohio Department
of Transportation (ODOT) where the former Little York Road/I‐75 interchange was located. ODOT is
currently attempting to sell this land.
3. The site of the former Rodeway Inn motel was razed in 2011, at northern edge of area. This site
currently sits undeveloped.
4. The general topography is relatively flat.
5. This policy area encompasses uses that heavily rely on interstate travelers, the numbers of which
drastically declined after the 2005 closure of the I‐75/Little York Road interchange. Daily traffic
levels decreased 44% since the closure of the interchange to 9,526 vehicles per day (2010 counts).
The closest interchange, the Benchwood interchange, is now approximately ¾ of a mile from the
policy area.
6. There are no tree lawns, street lighting or sidewalks in this area.
7. Overhead utilities are located on the west side of Miller Lane.
8. There is no point of entry gateway or wayfinding signage in this policy area.
9. The area is currently zoned for regional commercial/services.
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Certain uses such as office, destination retail or multi‐family residential are most appropriate south
of Little York Road in this area given the lack of convenient and immediate interstate access which
retail uses normally relies on for pass by traffic.
2. Consider other uses as the retail market potential index indicates strength with certain retail
segments.
3. Maintain current zoning or, if more control is required, consider rezoning to a planned office or
planned commercial district.
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4. Consider multi‐family dwellings or office condos at the location of the former Rodeway Inn site,
north of Little York Road based on location and interstate adjacency. Furthermore, provide for
larger, mixed use buildings south of Little York Road should be considered to promote a more
sustainable development pattern (see Figures 11 and 12 as Miller Lane concept examples).
Traffic, Transportation and Streetscape
1. Establish sidewalks and a coordinated streetscape program to match Miller Lane south of Maxton
Road.
2. Identify a potential location for bus pull off along Miller Lane to prevent busses from blocking traffic
flow as they stop to provide service to passengers.
Gateways and Wayfinding
1. Establish a gateway/wayfinding signage program for this point of entry.
2. Consider erecting a Township Identification type sign on the southern edge of the former Rodeway
Inn property, adjacent to the interstate, to establish Township identity and promote business
identification.
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Figure 11 ‐ Miller Lane Redevelopment Concept Example 1
Figure 11 – Miller Lane Redevelopment Concept Example 1

29

2012

2012

Butler Township ‐ Miller Lane/North Dixie Drive Corridor Plan

Figure
1212
‐ Miller
Lane
Redevelopment
Concept
Example
2 2
Figure
– Miller
Lane
Redevelopment
Concept
Example
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Policy Area 6  Main Street
Existing Conditions
This policy area is one of the largest in the
study area and is comprised of some of the
largest groupings of undeveloped land in the
study area. It sits in the center of the study
area.
1. The Main Street policy area extends
between North Dixie Drive and Miller
Lane. There is additional street access on
Maxton Road to the north.
2. This policy area contains multiple
occupied detached single family
dwellings at northern edge of area; 13
dwellings along Maxton, and an older multi‐family complex on Epcot Lane.
3. There is a significant amount of tree cover on the residential lots on Maxton Road.
4. Sidewalks exist on both sides of Maxton Road. However, the sidewalk on the northern side of
Maxton stops approximately 300 feet west of Miller Lane.
5. Uses within this study area include hotels, service and retail uses along North Dixie Drive and one
restaurant located on Miller Lane.
6. Four newer chain hotels, located on eastern side of area, are accessed by Miller Lane and York Plaza
Lane. Newer hotels utilize shared access points on Miller Lane.
7. Properties that front on North Dixie Drive between Maxton Road and the southern limits of the
policy area are poorly maintained and may be reaching the end of their useful life.
8. North Dixie Drive functions as an urban collector with five lanes of traffic.
9. There is newer decorative street lighting erected on North Dixie Drive.
10. There is a general lack of streetscape improvements on North Dixie Drive and Maxton Road
including tree lawns with inconsistent tree plantings.
11. Overhead utilities exist on east side of North Dixie Drive and on the north side of Maxton Road.
12. There is a significant sized undeveloped parcel in the interior of this policy area.
13. The topography is flat.
14. Approximately 16,000 vehicles per day pass this area on North Dixie Drive (2010 counts), 1,800
vehicles per day on Maxton Lane (2007 counts), and 11,400 vehicles on Miller Lane (2010 counts).
15. The area is zoned for a mix of districts including: regional commercial/service, local
commercial/service, single family residential and planned residential.
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Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Establish a "main street" along Maxton Road consisting of multi‐story buildings with mixed uses in a
dense development pattern. Require smaller retail and service shops located on lower floor with
residential units located above (see Figures 13 and 14 as Main Street concept examples).
2. Development along Maxton Road should include wide sidewalks for street level activity with parking
located to the rear of the cohesive development.
3. Consider establishing design guidelines for new main street development concept along Maxton
Road to ensure design continuity.
4. Establish a “green” central public gathering place (community focal point) that is accessible by
pedestrians in this study area.
5. Rezone this policy area to a planned commercial district or create new "main street" zoning of
sufficient nature to permit multi‐story, mixed use buildings including residential, commercial, service
uses.
Traffic, Transportation and Streetscape
1. Extend York Center Drive, north to Maxton Lane. Consider establishing a roundabout at this location
with the new intersection of Maxton Road.
2. Limit access to the rear parking at new intersection of Maxton Road and York Center Drive and one
access point on North Dixie Drive to facilitate good access management principles.
3. Link this policy area to other policy areas with pedestrian/cyclist greenways.
4. Promote access management through shared access on parcels and driveway reduction on North
Dixie Drive.
5. Establish a coordinated streetscape program along North Dixie Drive that includes signage and
street trees.
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Policy Area 7 – North Dixie Office
Existing Conditions
This policy area, fronting on North Dixie Drive,
is primarily undeveloped.
1. Approximately 1/2 of the North Dixie
Office policy area is comprised of flat,
undeveloped parcels of significant size,
suitable for redevelopment.
2. This area includes a mix of restaurant,
retail and service uses.
3. There is significant tree cover in the
northern portion of the area.
4. Only street frontage for this policy area is
on North Dixie Drive.
5. North Dixie Drive functions as an urban collector with five lanes of traffic, recently improved.
6. Decorative street lighting exists along North Dixie Drive.
7. There is a lack of streetscape improvements; tree lawns exist in some area, but with inconsistent
tree plantings.
8. There are sidewalks on both sides of North Dixie Drive.
9. Overhead utilities are located on the east side of North Dixie Drive.
10. Approximately 16,500 vehicles per day pass by this location (2010 counts).
11. The policy is zoned in its entirety for regional commercial/service.
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Consider smaller scale office and service type uses for this location.
2. Maintain the single story building character in this policy area.
Traffic, Transportation and Streetscape
1. Continue to encourage access management through interconnectivity of parking lots and limiting
curb cuts on North Dixie Drive.
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Policy Area 8 – Big Box
Existing Conditions
This policy area, accessed by Miller Lane, York
Commons Boulevard and Commerce Center
Drive, contains the only big box retail
establishments in the study area.
1. The Big Box policy area includes the
largest retail buildings in the study area:
Wal‐Mart and Sam's Club.
2. Both uses are typical big box design.
3. Both buildings are oriented to Miller Lane.
4. There is no additional space for new big
box retailers in this policy area.
5. Both Wal‐Mart and Sam’s Club include
expansive parking lots which cover approximately 50% of the lot.
6. Uses in this area exhibit little to no landscaping of any significance. It is a hardscaped area.
7. The entire Big Box policy area is zoned for regional commercial/service uses.
8. Access to both sites is from York Commons Boulevard, Commerce Center Drive and Miller Lane.
9. One access point between parking lots exists between Sam’s Club to the north and Wal‐Mart to the
south.
10. There is no pedestrian access from Miller Lane or North Dixie Drive to either site.
Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. The Township should be proactive and identify back up plan for reuse of these two larger buildings
as typical big box retailer exists approximately 10 years in any one location. While this isn’t always
the case, a study should be conducted as to the best reuse of these two facilities.
2. Work with property owners in an attempt to reduce the amount of asphalt parking lots to provide
additional green space as parking lots at this location are only typically 50% occupied or less
throughout most of the year.
Traffic, Transportation and Streetscape
1. Develop a sidewalk program to provide safe pedestrian access to this area.
2. Investigate the possibility of locating a bus hub with shared park and ride facility for the RTA in this
policy area to utilize existing unused parking fields (See Figure 15 for an example of a potential
consolidated RTA Bus Hub Facility).
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Policy Area 9 – Miller Lane South
Existing Conditions
This policy area is one of the largest in the
study area situated along the most populated
and important commercial strips in Butler
Township.
1. The Miller Lane South policy area is
comprised of multiple properties of
varying sizes that front on Miller Lane,
Commerce Center Drive and Benchwood
Road.
2. Uses include hotel, retail, restaurant and
service type uses oriented towards the
local resident and traveling public.
3. The area exhibits excellent access management techniques including limited curb cuts,
interconnected parking lots, and driveways spaced opposite one another.
4. There are multiple RTA stops along the Miller Lane corridor.
5. There are established sidewalks in most locations along Miller Lane along both sides of street from
Benchwood Road in the south to the Skyline Chili restaurant to the north. From that point north,
sidewalks only exist on the west side of Miller Lane.
6. Sidewalks are not linked to building entrances; pedestrians must walk through the parking lot to
reach the building.
7. Benchwood Road functions as an urban collector with a three to five lane configuration through
recent upgrades.
8. Miller Lane functions as an urban collector with three lanes of traffic.
9. Newer commercial development along the Miller Lane and Benchwood Road corridors has exhibited
a more "green" site development incorporating more landscaping than previous developments.
10. All property signage is freestanding high rise pylon type geared towards interstate identification.
11. Tree lawns exist along the corridors, however tree plantings are inconsistent along Miller Lane.
12. This area contains no overhead utilities.
13. Most parking lots in the Miller Lane South policy area are physically and visually separated from
Miller Lane and sidewalk by grass or landscaped plantings.
14. Properties located on the western side of Miller Lane also share access on Commerce Center Drive.
15. There is one undeveloped parcel immediately south of York Commons Boulevard at Commerce
Center Drive. No other undeveloped parcels exist in this policy area.
16. Most retail/restaurant uses are sustainable for the mid to long term, however some buildings and
uses in the northern portion of this policy area near Maxton are less stable and may be reaching the
end of their useful life.
17. The policy area is zoned for regional commercial/service with smaller properties at the southern end
of the area along Benchwood Road zoned as planned commercial and planned office.
18. There is no gateway or wayfinding signage at this point of entry.
19. Approximately 13,400 vehicles per day (south end) to 11,400 vehicles per day drive past this
location (northern end) (2010 counts).
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Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Continue the existing zoning pattern to encourage the mix of retail and service uses as this is the
most viable zoning for this location.
Traffic, Transportation and Streetscape
1. Continue to require good access management techniques (shared driveways, internal circulation
and connectivity) to ensure safe and efficient traffic operations.
2. Encourage the consolidation of the multiple RTA stops to one or two strategic locations along the
corridor to increase efficiency and safety along the roadway.
3. Provide visual continuity along Ohio Department of Transportation right‐of‐way (I‐75) with
landscape treatments.
Gateways and Wayfinding
1. Develop and implement a cohesive and coordinated streetscape program along the corridor.
2. Establish a gateway/wayfinding signage program for this point of entry at Miller Lane and
Benchwood Road.
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Policy Area 10 – North
Dixie/Benchwood
Existing Conditions
The North Dixie/Benchwood policy area is
located at the southwestern corner of the
study area and is bordered on two sides by
residential uses.
1. Properties in this policy area front on
Benchwood Road, North Dixie Drive and
York Commons Boulevard.
2. Uses include detached single family
residential housing, multi‐family
residential units, and smaller retail and
restaurant uses.
3. Residential uses predate the commercial development and are located at the southernmost point of
the area with the newer retail uses to the north.
4. Several parcels of undeveloped land exist at northwestern and eastern edges of this policy area.
5. Topography in this policy area is flat.
6. Commercial developments exhibit a lack of on‐site landscaping.
7. Tree lawns exist on Benchwood Road and North Dixie Drive, but with inconsistent tree plantings.
8. Decorative street light exist on North Dixie Drive and York Commons Drive and are non‐existent on
Benchwood Road.
9. There are no sidewalks along Benchwood Road. However, sidewalks exist on both sides of York
Commons, Town Center Drive and North Dixie Drive.
10. There is no gateway or wayfinding signage at this key point of entry to the study area.
11. The policy area is zoned under multiple districts including: planned residential, single family
residential, local commercial/service and planned office.
12. North Dixie Drive functions as an urban collector with five lanes of traffic.
13. Benchwood Road functions as urban collector with a three to four lane configuration.
14. York Commons Boulevard functions as an urban collector with three lanes of traffic.
15. Approximately 8,900 vehicles per day pass this policy area on Benchwood Road and 16,500 vehicles
per day pass this policy area on North Dixie Drive (2010 counts).
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Future Policy
Future development, redevelopment and preservation strategies are strongly encouraged to consider
the following:
Land Use and Zoning
1. Rezone entire area to local commercial/service; however, maintain the planned office zoning to
encourage a mix of non‐residential uses.
Traffic, Transportation and Streetscape
1. Encourage parcel consolidation and implement access management with shared drives upon
redevelopment efforts.
2. Design and implement a cohesive and coordinated streetscape program along both the North Dixie
Drive and Benchwood Road corridors.
3. Identify a potential location for bus pull off along Town Center Drive to prevent busses from
blocking traffic flow as they stop to provide service to passengers.
Gateways and Wayfinding
1. Establish a gateway/wayfinding signage program for this key point of entry to the Township and the
study area.
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Implementation Strategies
While each Policy Area identifies future policies that serve to drive the development, redevelopment
and preservation of each specific area, there are many overarching strategies and policies that will help
build a viable and sustainable environment that will accomplish the vision and goals established by the
Township for the Miller Lane/North Dixie Drive study area. These overarching strategies and policies are
identified below in this section.

Streetscape Design Guidelines
There are many strategies, techniques and standards that can be established to enhance the physical
appearance of streets and their respective corridors simply by improving the appearance and function of
public right of ways, as well as private site development. Butler Township has provided selective
enhancements in certain locations by the installation of decorative street lighting that establishes the
beginning of a design palette that can be carried along to other locations in the study area.
The following guidelines are designed to continue to visually enhance the public perception of the study
area and to assist in the reinforcement of the Vision established for this plan. In order to be successful,
both public and private sector improvements must be integrated visually and functionally. Continuing to
create attractive and well‐functioning corridors and urban spaces will help reinforce Butler Township’s
commitment to fostering quality development through leading by example. High quality urban design
will also continue to help raise the perception of this area as a valuable and attractive destination.
These Streetscape design guidelines provide specific design criteria to be used to implement future
streetscape improvements in the Miller Lane/North Dixie Drive study area. Streetscape elements add
detail and enhance the character of a streetscape. While the details of certain elements may only be
perceived by pedestrians, the combined rhythm of the placement of the streetscape elements along the
corridor should be apparent to everyone that travels along the corridor. The following design guidelines
have been developed with the creation of the Miller Lane/North Dixie Drive Corridor Plan to enhance
infrastructure improvements:
1.
2.
3.
4.
5.
6.
7.

Sidewalks, Curbs, Corners and Connectivity
Crosswalks
Street Lighting
Street Furniture
Traffic Signal Poles and Street Signs
Landscape Improvements
Environmental Graphics (Signs)

Design Guidelines
1. Sidewalks, Corners, Curbs and Connectivity.
The walking surface for pedestrians must be
smooth and free of obstructions. Scored
concrete sidewalks provide a clean ground
Scored Concrete Sidewalk Along Miller Lane.
plane for a streetscape that do not visually
conflict with ADA requirements for curb ramps at corners. Concrete sidewalks are located
sporadically throughout the project area. In order to provide comprehensive pedestrian
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connectivity, sidewalks should be provided along every street in the study area with connectivity to
points outside of the study area. As a matter of best practices, sidewalks should not be constructed
less than 5’ ‐ 6’ wide where the space is available in the right‐of‐way. Curbs clearly define the
pedestrian and vehicular space by providing a contrast between sidewalks and streets. A tree lawn,
minimum 4’ wide, should be maintained
between the back of curb and the sidewalk.
The tree lawn provides a protective edge
between the vehicles on the roadway and
pedestrians on the sidewalk.
Sidewalks at street intersection corners
should be constructed of decorative pavers,
the full depth of the sidewalk. The change in
materials emphasizes pedestrian activity to
motorists and provides a visual
enhancement. At all Intersection corners,
handicapped accessible ramps shall be
constructed according to Butler Township
and ADA standards.

ADA Appropriate Curb Ramp and Decorative Pavers at
Street Intersection Corner.

It is important that a comprehensive pedestrian sidewalk system is in place along all public streets,
both internal and external to this study area, to provide a high degree of walkability. This system
will help remove vehicles off of streets and provide for a healthier environment.
2. Crosswalks.
Decorative pavement for crosswalks should be installed at all intersections. Mid block crosswalks
should be evaluated and considered along Miller Lane to aid in safe movement of pedestrians
crossing the street where no side streets exist. There are several materials that can be used to
construct decorative crosswalks such as colored and stamped concrete. Alternate materials may be
acceptable based upon testing by the Township such as colored and stamped concrete.

Examples of Decorative Crosswalks.
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3. Street Lights
There are two types of decorative street lights that are currently
installed in the Miller Lane/North Dixie Drive study area. Both
types of decorative street lights should be continued to be
incorporated in future streetscape improvements to replace
existing utilitarian cobra head street lights and to provide street
lights where no lights currently exist. The two types of decorative
street lights are: the Decorative Mast Arm and the Decorative Post
Top.
One type of decorative street light is a roadway street light that
provides lighting that creates a safe roadway for motorists and
bicycles, and safe sidewalks for pedestrians. The Decorative Mast
Arm street lights are high mast lights that provide lighting for the
roadway as well as sidewalk areas. The street light poles have a
decorative 30’ support pole and mast arm with a tear drop
luminaire. The finish for the street light is black to complement
other incorporated streetscape elements. These Decorative Mast
Arm street lights are currently installed along the complete length
of North Dixie Drive in Butler Township.
The spacing for the Decorative Mast Arm street lights can be
assumed to be 100’ to 150’ on center, with the actual spacing to be
determined in the detail design of the streetscape. The
street lights would be installed on both sides of travel lanes
with alternating spacing from each other.

Decorative Mast Arm Street light
on North Dixie Drive

The second type of decorative street light is the Decorative
Post Top street light that provides ambiance in accentuating
the pedestrian scale of the streetscape. The height of the
Decorative Post Top street light is approximately 15’ and
has a decorative support pole. The lower height of the
Decorative Post Top street light provides lighting for the
roadway and sidewalk/pedestrian areas for narrower
streets such as York Commons Boulevard. The spacing for
Decorative Post Top street light is approximately 50’ to 80’
on center to provide adequate lighting on the roadway.
Lighting Districts are recommended to be established to
define the applicability of the two types of decorative street
Decorative Post Top Street light on
York Commons Boulevard
lighting to be utilized in the Miller Lane/North Dixie Drive area. The
Decorative Mast Arm street light should be installed on Benchwood
Road and Little York Road. These two roads, along with North Dixie Drive, would be included in a
Major Corridors Lighting District in the community. The internal roadway network for the Miller
Lane/North Dixie Drive area should incorporate the Decorative Post Tops Street Lights in a
Secondary Corridor Lighting District.
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The Decorative Mast Arm street light and the Decorative Post Top street light have been acquired by
the Township through Miami Valley Lighting, a subsidiary of Dayton Power and Light.
A third lighting district may be considered for connective pedestrian greenway corridors that can be
implemented with future development. The greenways would be primarily for pedestrians, so a
decorative post top that is smaller in scale, but complements the existing Decorative Post Top street
light, could be utilized.
Figure 16 on the following page illustrates the proposed lighting districts.
4. Street Furniture.
Street furniture can increase the function and aesthetics of streetscapes for pedestrians. Street
furniture should be used to define pedestrian areas that may function as an urban plaza, gathering
space or a bus stop. The roadways in the Miller Lane/North Dixie Drive area lend themselves to a
selected placement of benches and other street furniture to develop public seating areas where
pedestrians would stop and sit and enjoy the day watching traffic and people. The following text
identifies street furniture that may be applicable for the Miller Lane/North Dixie Drive study area.
Benches
Black metal banded decorative benches are
installed in areas along Miller Lane. This style
of bench should continue to be incorporated as
part of future streetscape improvements in the
study area. The current placements of the
benches are only at select bus stops. Benches
should also be incorporated in select seating
areas in addition to the bus stop areas. Seating
areas should be developed throughout the
Miller Lane/North Dixie Drive area to provide
welcoming areas for pedestrians to stop and
Existing Decorative Street Bench.
rest. These seating areas provide pedestrian
scale nodes along the streetscapes in select
locations and serve to break up the long stretches of sidewalks and roadways throughout the study
area.
Trash Receptacles
The existing trash receptacles are concrete with an
exposed aggregate finish. These receptacles are very
durable; however they do not complement other
streetscape elements such as the street lights and
benches. The recommended trash receptacle for the
streetscape would be a black metal banded style that
would complement the design of the benches and the
color of the benches and street light.

Existing (l) and Proposed (r) Trash
Receptacles for the Study Area.
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5. Traffic Signal Poles and Street Signs.
Traffic Signals
All future signalized intersections shall be
constructed with decorative traffic mast arm
assemblies that match the current installations
in the study area. The existing mast arms are
painted black and include a decorative street
light luminaire that matches the Decorative
Mast Arm street light luminaire. With the
exception of the Miller Lane and Little York
Road intersection and the Benchwood Road and
Miller Lane intersection, all of the existing
signalized intersections have decorative traffic
mast arm assemblies.

Decorative Traffic Mast Arm on Miller Lane.

Street Signs
Butler Township recently incorporated decorative street sign
blades that include the Township logo. These street signs are very
visible and differentiate the Township roads from the adjacent
communities. The decorative street sign blades should be installed
on the traffic signal mast arms as well to provide continuity.
6. Landscape Enhancements
The introduction of landscape enhancements, such as street
trees, tree lawns, in a streetscape aids to the sustainability of the
streetscape by minimizing the “urban heat island effect”: adding
vegetation to an urban area helps clean and cool the air. The
shade from trees lowers the temperature under their canopy
along the streets, which in turn helps to provide a more
pleasant environment for pedestrians and visually softens the
hardscape of the street corridor. Incorporating landscape
enhancements also requires a commitment by the Township
and the community to provide the proper perpetual
maintenance (including irrigation) to support the investment
of installing landscape enhancements.

Decorative Street Sign at York
Commons Boulevard and
Towncenter Drive

Street Trees
Street trees sporadically dot the tree lawns of Miller Lane and
York Commons Boulevard. There are no trees planted in the
tree lawns along North Dixie Drive. Street trees should be
spaced consistently along the street corridors in the study
area. A spacing of trees 50’ on center is an appropriate
spacing to initially consider with street tree plants as based on
Street Trees on York Commons
the designs of the streets. A variety of street trees should be
Boulevard
planted to eliminate the possibility of a monoculture of street trees
in the project area. Street trees can also be planted under overhead utilities by installing a small
variety tree (maximum height 15’‐20’) instead of a large canopy tree.
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Landscape Medians
Current traffic lane configuration along North Dixie Drive
provides a center turn lane. Due to the limited need and
demand for left turns for northbound and southbound traffic,
landscape medians could be constructed within the center turn
lane without disrupting current and future traffic patterns.
Landscape medians can play three important roles on North
Dixie Drive: 1) to soften the visual effect of the multiple lanes of
pavement; 2) provide an extra measure of access management
for traffic control and 3) provide pedestrian refuge when
located at pedestrian street crossings to provide for a safer
crossing.
Figure 17 illustrates where medians could be considered along
North Dixie Drive. Landscape medians should also be considered
along Miller Lane. Median improvements can also include
decorative pavement, street lights, signage etc. in addition to
plant material to enhance a roadway.
Private Streetscape Landscape Improvements
As redevelopment or site improvements occur through the
actions of private developers and land owners, there are
landscape improvements that are not part of the public right‐of‐
way streetscape system, but have a visual impact on the
streetscape in the right‐of‐way. Large parking lots on private
property adjacent to the right‐of‐way can be visually
detrimental to the corridor. Requiring landscaping and
buffering through the application of the zoning code will seek to
decrease the visual clutter of hardscape improvements and
benefit the public investment in the streetscape system.

Top: Example of Pedestrian
Crossing on Five Lane
Thoroughfare.

Bottom: Example of Same
Thoroughfare with Center Median

There are some existing properties that provide a landscape
buffer between their parking lots and the street right‐of‐way,
however there are many more properties that do not provide
any type of landscaping or buffer. This should be required for all
new development, redevelopment or change in use as triggers
for landscaping and screening.
As Butler Township requires that all parking lots that are visible
from the public right‐of‐way provide a landscape buffer to
soften the look of the parking lot from the street, it will have a
positive effect on all streetscapes and set this area apart from
others in the region.
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Figure 17 ‐ Potential Median Locations on North Dixie Drive

Figure 17 – Potential Median Locations on North Dixie Drive

Existing Cross Section Condition

Proposed Cross Section
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7. Environmental Graphics (Signs)
Environmental graphics refers to
the graphic design package
developed as part of creating a
built environment such as the
Miller Lane/North Dixie Drive
area. The environmental
graphics can be incorporated in
to the project area through
gateway, directional /wayfinding
signage, and community identity
signage. A detailed sign program
concept for the Miller
Lane/North Dixie Drive area is
identified separate from these
Streetscape Design Guidelines.
In addition to a freestanding signage, there are other
streetscape elements that incorporate environmental
graphics, such as banners. Banners arms are currently
installed on several of the decorative post top street
lights in the study area; however a coordinated
banner program has not been developed for the
street light system. A comprehensive banner
program should be established that address the
complete project area that will serve to enhance the
community identity and maximize the visibility of the
banners while not visually cluttering the corridors.
One environmental graphic amenity that can help
reinforce the visibility of this area is community
identity pole signage. Community Identity pole
signage would be installed on decorative street lights
and would be located at key locations along a corridor
to reinforce the sense of place. The graphic to the right
identifies one potential Community Identity Pole
Signage concept.
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Streetscape Design Guideline Implementation
Although the Streetscape Design Guidelines identify a number of specific physical improvements, the
Township should establish a coordinated detailed Streetscape Plan before implementing the specific
elements in order to ensure a comprehensive approach. A Streetscape Plan will define the details for
construction of each element along the roadway corridors that integrates landscaping, signage, utilities
and street furniture. If urban design elements are constructed without thought to their initial
coordination with other future improvements or their appropriateness to the physical features of their
setting, then the Township may find that it has funded improvements in an irresponsible manner.
Figure 18 on the next page illustrates a representation of proposed Streetscape Design Guideline
elements along a portion of Miller Lane. Overall streetscape improvements should be constructed for
the Miller Lane/North Dixie Drive area as funding and needs are identified through prioritize of the
Township’s needs for streetscape improvements. The following identifies conceptual cost opinions for
individual streetscape elements to assist in determining future budgets for installing the following
streetscape improvements:
1

Sidewalks – Concrete, 6’ wide

$30 ‐ $40 per lineal foot

2

Sidewalks ‐ Decorative Brick, 6’ wide

$100 ‐ $120 per lineal foot

3

Decorative Crosswalk, 10’ wide

$150 ‐ $200 per lineal foot

4

Decorative Mast Arm Street Light

$3,500 ‐ $4,000 each

5

Decorative Post Top Street Light

$2,000 ‐ $2,500 each

6

Bench, 6’ long

$1,300 ‐ $1,500 each

7

Trash Receptacle

$1,000 ‐ $1,200 each

8

Street Tree, 3” caliper

$400 ‐ $500 each

9

Landscape Median, 10’ wide (includes
pavement removal, curbs & plantings)

$300 ‐ $500 per lineal foot

51

2012

Butler Township ‐ Miller Lane/North Dixie Drive Corridor Plan

Figure 18 ‐ Miller Lane Proposed Streetscape Design Guideline Elements

Figure 18 – Miller Lane Proposed Streetscape Design Guideline Elements
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A summary of general overall streetscape and landscape strategies that are designed to enhance the
entire study area include:
1. Introducing a coordinated system of aesthetic streetscape elements. Developing a palette of
streetscape elements and installing those elements along each of the major corridors in the study
area will create continuity in design. Streetscape elements include, but are not limited to,
sidewalks, decorative street light, decorative traffic signal poles, street trees, street furniture and
wayfinding/gateway signage.
2. Promoting pedestrian comfort. The study area is not currently a highly‐traveled pedestrian route for
many reasons including: lack of external and internal connectivity and an unwelcoming pedestrian
environment. Improving pedestrian access and pedestrian comfort was identified as a strategic
goal for this area and was emphasized as a future policy for many of the Policy Areas where
connections and pedestrian access was subpar or non‐existent. The introduction of streetscape
elements will work to improve the comfort of pedestrians along the corridor because it will provide
the necessary amenities for pedestrians that are currently not present in the majority of the corridor
including connectivity and comfortable separation of motor vehicles and pedestrian traffic.
3. Continue to create additional improvements to enhance Butler Township’s identity through the
development of wayfinding, gateways and intersection enhancements. To improve the awareness
of this study area, the Township should take the opportunity to define and enhance gateways into
the corridor and at key points into the Township. The gateways, intersection enhancements and
other landscape elements should complement the streetscape elements recommended to be
incorporated throughout the study area. Small, but highly visible public spaces that introduce a
concentrated area of attractive pedestrian improvements into the urban environment and create a
pedestrian node are particularly useful in establishing a major gateway.
4. Establish “lighting districts” (Figure 16) that will serve to increase the visual appeal of corridors and
bring continuity to the area through streetscape lighting improvements. The concept behind
lighting districts is to create a system of similar street lights that vary in intensity and size based on
the intensity and functional classification of the roadway. Three types of lighting districts should be
created for this area: Major Corridor (e.g. North Dixie Drive, Benchwood Road, Miller Lane, Little
York Road), Interior Street (e.g. York Commons Boulevard, Maxton Lane, Commerce Center Lane).
Figure 16 identifies the general identification of lighting districts.
5. Strengthen the requirements for landscaping in the zoning code to soften the hardscape of the area.
This includes interior and exterior landscaping for parking lots, sign bases and transitional areas.
6. Consider installing medians on North Dixie Drive from Reinwood Drive to York Commons Boulevard
(Figure 17). Boulevards provide three primary purposes: 1. To visually break up the expanse of
asphalt by providing a green oasis in the center of the road; 2. To provide for access management
along roadways with multiple curb cuts that restricts left turns; and 3. Provide for safer pedestrian
crossing areas such that the pedestrian crossing North Dixie can safely stop in the middle boulevard
instead of attempting to cross 5 lanes of traffic at the same time. Figure 17 provides potential
median locations on North Dixie Drive.
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Gateways
Gateways should announce the entrances to Butler Township, identifying important intersections or
nodes as well as identifying key development areas in the study area. The intensity of the gateway
elements within the different gateways should be scaled to the hierarchy/importance of the gateway.
The following identifies a recommended gateway hierarchy for the Miller Lane/North Dixie Drive study
area.
1. Regional Gateway
Regional gateways have the ability to capture the attention of a wider audience of visitors and
should, therefore, be the most prominent gateway in terms of hierarchy. Bold use of landscape
materials and design, Regional Gateways in this study area should include:
• Interstate 75/Benchwood/Wyse Road and Miller Lane ‐The primary entry for motorists in to the
study area is at the Interstate 75 Benchwood/Wyse Road interchange. The close proximity of
Miller Lane to the interchange makes it important to include it as part of this gateway concept,
see Figure 19.
• Interstate 70/75 frontage ‐ The Interstate 70/75 frontage also is a gateway to Butler Township
for interstate travelers. By enhancing the current natural landscape along the ODOT right‐of‐
way, it will provide for a more visually pleasing, distinct area.
• Interstate Decorative Vandal Fencing‐ The Benchwood/Wyse Road/Interstate 75 overpass and
North Dixie Drive Interstate 70 overpass provide tremendous visible gateway opportunities to
capture the attention of interstate traffic as well as individuals on the overpasses. Decorative
vandal fences have been constructed in numerous communities, to replace the standard chain‐
link fencing constructed on overpass bridges, to help set their community apart from other
communities along interstates. Some communities will display their name on the fencing.
Graphics in lieu of displaying ‘Butler Township’ on a decorative vandal fence may best serve the
Township, since each interstate bridge in the project area is not completely in the Township. See
Figure 20 for example Vandal Fencing Gateways.
2. Community Entry Gateway ‐ The Community Gateways identify primary community oriented
intersections entering Butler Township. Community Gateways should use landscape materials and
coordinated design to announce a secondary entrance into the Township. Community Entry
Gateways in this study area should include:
• Benchwood Road and North Dixie Drive (see Figure 21) serves as a secondary, but important
gateway to the Township from the south.
• Little York Road and Miller Lane serves as in important secondary gateway from the east as one
crosses Interstate 75 and enters Butler Township.
• North Dixie Drive and Cloverleaf Road serves as an important gateway into this study area,
although it is not physically in the project area, it is the first major intersection after one crosses
Interstate 70 heading south. Gateway efforts at this location should be coordinated with
gateway elements that will be established for this study area.
3. Local Gateway Node‐The Local Community Node identifies an important intersection within the
community roadway network as it relates to entrances to local neighborhoods. Local Gateway
Nodes in the study area includes:
• The intersection of Little York Road and North Dixie Drive (see Figure 22).
• York Commons Boulevard and North Dixie Drive as it leads visitors in to the development area of
into Miller Lane/North Dixie Drive.
• A potential third local gateway could occur in the proximity of Maxton Road and North Dixie
Drive if redevelopment such as the Town Center, identified for Subarea 6, occurs.
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Figure 19 ‐ Interstate 75/Benchwood/Wyse Road and Miller Lane Regional Gateway Example

Figure 19 – Interstate 75/Benchwood/Wyse Road and Miller Lane Regional Gateway Example
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Figure 20 ‐ Decorative Vandal Fencing Gateway Examples

Figure 20 – Decorative Vandal Fencing Gateway Examples

Montgomery Road and Interstate 71, Sycamore Township, Ohio

Montgomery Road and Interstate 71, Sycamore Township, Ohio

Example of Applied Graphic Panels
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Existing Conditions, North Elevation of Benchwood/Wyse Overpass Bridge

Example of Decorative Vandal Fence Concept, North Elevation of Benchwood/Wyse Overpass Bridge
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Figure 21 ‐ Benchwood Road and North Dixie Drive Community Entry Gateway Example

Figure 21 – Benchwood Road and North Dixie Drive Community Entry Gateway Example
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Figure 22 ‐ Little York Road and North Dixie Drive Local Gateway Example

Figure 22 – Little York Road and North Dixie Drive Local Gateway Example
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Signage Program
A comprehensive signage program should be developed to provide a cohesive image for the Miller
Lane/North Dixie Drive study area that includes a coordinate package including streetscape design
environmental graphics for signage and other streetscape elements. In establishing a signage program
for the Miller Lane/North Dixie Drive study area it may be appropriate to define signage districts that
relate to the different land use subareas. Figure 23 identifies a proposed sign district concept that could
be considered, not only for the Miller Lane/North Dixie Drive study area but also other areas in Butler
Township that area defined by Interstate 70/ Interstate 75 and North Dixie Drive.
A signage program for Miller Lane/North Dixie Drive Area, identified below, includes a hierarchy of signs
that range from community regional signage, visible from the interstate, to pedestrian oriented
directional signage which is easily viewable by the person on foot. Figure 24 graphically identifies a
potential sign hierarchy program. There are seven types of signage in the proposed hierarchical signage
program for the Miller Lane/North Dixie Drive study area. The types of signs include:
1. Sign Type A – Minor Gateway Monument
Minor Gateway Monument signage should be located at secondary gateway entries into the study
area. Signs are to be internally illuminated with landscape elements and ground lighting to enhance
impact.
2. Sign Type B – District Identification Monument
Direct Identification Monument signage is intended to be located in median dividers at entry points
into a specific district. Signs are to be internally illuminated with landscape elements and ground
lighting to enhance impact.
3. Sign Type C – Vehicular and Pedestrian Directional Sign
Vehicular and Pedestrian Directional signage identifies destinations within a district. The overall
height and size of signage varies depending on providing direction to pedestrians or motor vehicles
and can be illuminated if desired. Planters are incorporated at the base to soften the sign structure.
4. Sign Type D – Street Identification Banner Column
Street Identification Banner Column signage is a multi‐functional column reserved for the highest
traffic areas and main intersections. The signs can be illuminated, if desired and may be able to
incorporate with standard street light as a decorative wrap.
5. Sign Type E – Major Gateway Monument
Major Gateway Monument signage is located at the main entrances to the study area. The sign in
internally illuminated as are the tenant panels. Signs are to be internally illuminated with landscape
elements and ground lighting to enhance impact.
6. Sign Type F – Township Identification Monument
Township Identification Monument signage is the primary identification sign for entry into the
Township, in particular as accessed from the Interstate. Copy on the sign is internally illuminated
with ground lighting illuminating the base of the sign and flag. Signs are to be internally illuminated
with landscape elements and ground lighting to enhance impact.
7. Sign Type G – Community Identify Signage
Community signage provides additional visual identity that can occur in the middle of corridors not
merely at gateway locations. For the Miller Lane/North Dixie Drive area, community identity
signage is suggested to be attached to the decorative mast arm street lights.
8. Sign Type H – Community Digital Reader Board
Digital Reader Board community signage is an electronic message center that provides a flexible
solution outdoor advertising or a source of community information. The displays can feature
effective text messages or graphic color images.
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Figure 23 ‐ Proposed Sign Districts

Figure 23 – Proposed Sign Districts
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The following identifies conceptual cost opinions for the different sign types to assist in determining
future budgets for implementing signage improvements:
Sign Type A – Minor Gateway Monument

$9,000 ‐ $11,000 each

Sign Type B – District Identification Monument

$7,000 ‐ $9,000 each

Sign Type C – Vehicular and Pedestrian Directional Sign

$10,000 ‐ $13,000 each

Sign Type D – Street Identification Banner Column

$6,000 ‐ $8,000 each

Sign Type E – Major Gateway Monument

$38,000 ‐ $42,000 each

Sign Type F – Township Identification Monument

$65,000 ‐ $70,000 each

Sign Type G – Community Identify Signage (Does not include
street light pole that the sign is mounted on)

$8,000 ‐ $10,000 each

Sign Type H – Community Digital Reader Board

$150,000 ‐ $160,000 each
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Figure
24 24
‐ Proposed
Sign Hierarchy
Program
Figure
– Proposed
Sign Hierarchy
Program

Sign Type A: This monument is to be located at secondary
gateway entries into the corridor. Copy should be internally
illuminated. Incorporate with landscape elements and
ground lighting to enhance impact.

Sign Type A: Minor Gateway Monument

Sign Type B: This monument is intended to be located in
median dividers at entry points to a district. Copy should be
internally illuminated. Incorporate with landscape elements
and ground lighting to enhance impact.

Sign Type B: District Identification Monument

63

2012

Butler Township ‐ Miller Lane/North Dixie Drive Corridor Plan

Figure 24 – Proposed Sign Hierarchy Program (Continued)

Figure 24 – Proposed Sign Hierarchy Program (Continued)

Sign Type C: Differentiated by the number of
destinations; (vehicular having fewer
destinations) and overall height, this sign type
can be internally illuminated if desired. Planter
provides code required barrier for lower
pedestrian sign and ties the sign to the
landscaping.

Sign Type C: Vehicular and Pedestrian Directional

Sign Type D: This multi‐functional column
should be reserved for highest traffic areas and
main intersections. Sign can be internally
illuminated if desired. May be able to
incorporate with standard street lights as a
decorative wrap.

Sign Type D: Street Identification Banner Column
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Figure
24 24
– Proposed
SignSign
Hierarchy
Program
(Continued)
Figure
– Proposed
Hierarchy
Program
(Continued)

Sign Type E: This monument is located at the
main ingress points of the corridor. Copy is
internally illuminated as are tenant panels.
Incorporate with landscape elements and
ground lighting to enhance impact.
Sign Type E: Major Gateway Monument

Sign Type F: This monument is the primary
identification for the Township along the interstate.
Copy is internally illuminated and entire sign should
be ground lit as well. Incorporate with landscape
elements and ground lighting to enhance impact.

Sign Type F: Township Identification Monument
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Figure2424– –Proposed
Proposed
Hierarchy
Program
(Continued)
Figure
SignSign
Hierarchy
Program
(Continued)

Sign Type G – This type of community based
signage provides additional visual identity
that can occur in the middle of corridors not
merely at gateway locations. For the Miller
Lane/North Dixie Drive area, community
identity signage is suggested to be attached
to the decorative mast arm street lights.

Sign Type G – Community Identify Signage

Sign Type H – This type of signage functions as an electronic
message center that provides a flexible solution outdoor
advertising or a source of community information. The displays
can feature effective text messages or graphic color images.

Sign Type H – Community Digital Reader Board
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Traffic and Roadway Operational Strategies
Butler Township has accomplished many positive things correct as it relates to traffic and roadway
operations. The implementation of acceleration and deceleration lanes, center left turn lanes and
proactive access management have provided for a safe and efficient traffic operations environment
which is of paramount importance. The Township must continue to monitor the following:
1. Continue the coordination of access management and traffic operations as new development
comes online and as properties redevelop.
This study area is unique in that internally, as large as it is, there is no comprehensive, coordinated
traffic signal system to control traffic operations; this effort is accomplished by the use of stop signs
and traffic signals around the periphery of the study area at key intersections. The Township must
closely monitor traffic operations to ensure that traffic movements are safe and efficient within and
around the study area and evaluate whether traffic signals, based on warrants, are needed.
Access management (the coordination of roadway and private property access) should remain a
high priority when reviewing site plans and zoning requests to ensure that driveway separation is
adequate (preferably across from one another) and consolidated with other properties where
applicable.
2. Pursue potential funding sources for transportation improvements as aggressively as needed,
particularly in conjunction with the Montgomery County Engineers office.
Several funding sources are available to assist in roadway and transportation infrastructure
improvements to continue the safe and efficient functioning of the external and internal roadway
network in the Miller Lane/North Dixie Drive study area. These include:
• The Congestion Mitigation and Air Quality (CMAQ) funding.
• The Federal Surface Transportation Program (STP) funding.
• The State Capital Improvement Program (SCIP) and the Local Transportation Improvement
Program (LTIP) funding.
CMAQ and STP funds are sub allocations distributed by the Miami Valley Regional Planning
Commission (MVRPC) on behalf of the Ohio Department of Transportation (ODOT) and the Federal
Highway Administration (FHA), respectively. Both funding awards are made by MVRPC on a
competitive basis where applicants are awarded funds based on successfully meeting a series of
priorities and goals established for the funding cycle. SCIP and LTIP funds are distributed through
the County Engineer’s office and are also competitively awarded. SCIP and LTIP funds are awarded
on a basis of identified priorities established for the funding cycle through ODOT’s integrating
committee. In both cases, Butler Township’s applications will generally more likely succeed if they
are prepared in partnership with the Montgomery County Engineer’s office.
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3. Work with the Dayton Rapid Transit
Authority (RTA) to consolidate the
multiple bus stop locations in the
study area into one or two
strategically established hub areas.
Currently, the RTA has multiple routes
and stops on several roadways in the
Miller Lane/North Dixie Drive study
area. These stops are located directly
on the streets with no pull off or bump
out in the roadway, therefore blocking
a travel lane when stopping for
passengers or stopping for layover.
The Township should aggressively work
with the RTA to identify one or two
strategic hub stop locations where
busses can stop without blocking a
travel lane. This could include the
development of improvements that
permit busses an opportunity for short
layovers. The Township should also
investigate incorporating pull‐offs at
strategic locations to permit the bus to
pull over out of the lane of travel to
service passengers. An example of a
consolidated stop location is identified
on Figure 15 in Policy Area 8 – Big Box.

Example of Bus Pull‐offs
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Economic Development Strategies
There are many tools that communities use to foster economic development within their jurisdiction.
Some jurisdictions are very active seeking out specific types of development activity, while others simply
let market dictate the types of uses that decide to locate in their community. In recent years, Butler
Township has had a very positive relationship with several key developers who have provided quality
development (including both uses and design) within the study area. The Township should continue this
relationship. A few other strategies to consider include:
1. Establish an Economic Development Committee to spearhead economic development efforts.
The Township should consider appointing a volunteer committee focused on working with
businesses, developers and the Township to ensure a positive business environment in the Miller
Lane/North Dixie Drive study area. This group should function as an advisory group, meeting on a
regular basis, to discuss existing and future market needs and to develop a “state of the study area”
document that captures existing market conditions. The Committee should also provide
recommendations to the Township Administration and Trustees on the marketing, development and
redevelopment activities in this study area. The committee should include business owners, key
developers, a Township representative and Township residents. The primary goal of this committee
is to promote Miller Lane/North Dixie Drive’s economic development and to provide a more formal
relationship between this strong economic generator and the Township.
2. Develop a Miller Lane/North Dixie Drive marketing initiative that aligns with the vision and goals
of this plan.
Currently marketing efforts are completely undertaken by the private sector development
community in the Miller Lane/North Dixie Drive study area. The Township should consider actively
partnering with the development community in creating marketing materials that may generate
additional interest in this study area. The marketing initiative could include the following
information in a readily available packet that can be distributed to developers, real estate agents
and businesses:
•
•
•
•

An analysis of the community and study area that identifies its strategic advantages.
The identification of a recognizable “brand” or theme.
Identification of target businesses.
Strategies to communicate the branding of the area including brochures, posters, newspaper
advertisements, specific website, Twitter, Facebook or even more elaborate efforts such as
commercials on radio or television.
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Site Development Strategies
Zoning serves as Butler Township’s strongest tool for ensuring that the use, site design, physical function
and appearance of the study area’s properties reinforce the Vision and Goals for the Miller Lane/North
Dixie Drive study area. Well designed and administered controls will enhance the value of the Corridors’
properties by giving property owners, developers and business owners the ability to build or reinvest in
the confidence that neighboring developments will also reinforce their property value, will be
maintained, and will result in a physical environment that is conducive to a viable and sustainable
business environment.
Current zoning controls are enforced by Butler Township. These regulations are specifically geared
towards the unique needs of the Township. Existing regulations are that of a true Euclidian type zoning
code; that is, it controls the basics including: land uses, setbacks, structure height, signage, off‐street
parking, landscaping and screening. In some specific cases, based on district or building size,
architectural design standards are also applicable. For this study area, combinations of these
aforementioned approaches are necessary for orderly growth in this study area. This section will
recommend different strategies that the Township should consider applying to the study area in order
to bring the Vision and Goals to fruition.
Many communities will take more of the “hands off” approach, only establishing the basic design and
development guidelines, while many others heavily regulate the character, design and development of a
parcel. The Township will need to determine where it wishes to fall between these two approaches
before considering any modification to the existing Zoning Resolution. For example, a more heavily
regulated approach may be applicable to Policy Area 6, as the Main Street concept is anticipated to be
created with multi‐story buildings, integrated streetscape, mixed uses and cohesive building design
character.
Site Development  General
1. All on site utilities shall be located underground.
2. Require sidewalk or pedestrian path access from street sidewalks to the building.
3. A maximum of one (1) driveway opening shall be permitted to a particular site from each of any one
or two abutting streets for every 250 linear feet of frontage.
4. As properties develop or redevelop to uses other than single family residential, properties should
provide for cross easement access to adjoining properties and consolidate curb cuts upon
development or redevelopment.

Example of cross easement and shared drive access.

70

Butler Township ‐ Miller Lane/North Dixie Drive Corridor Plan

2012

5. Outdoor storage and service structures (dumpsters, mechanical equipment, etc.) shall be fully and
effectively sited and screened from view from public rights‐of‐way.
6. All pervious areas of the site (e.g. off‐street parking areas and lots) should be adequately landscaped
with a mix of trees, shrubs, plants and grass and maintained in good condition free of weeds and
debris. Furthermore, healthy mature trees should be protected and preserved as much as possible
rather than eliminating mature trees and replacing them with smaller, younger trees when
redeveloping a site.
Building Design
1. Blank, uninterrupted facades should be discouraged on all sides and stories of a building where
visible from a public right‐of‐way. The use of windows, doors and other architectural features
should be required at regular intervals to break up a blank wall. The use of false windows as an
architectural feature may be permitted upon review. Planting areas and landscaped beds should be
permitted if the height of the landscape material is at least half the height of the building or
structure (e.g. 20 lineal feet of landscaping for every 100 feet of building length).
OnSite Signage
1. At a minimum, all signage should be landscaped at the base
of the sign in an area equal to twice the total square footage
of the faces of the sign when a sign or sign structure is
attached to the ground.
2. Materials and colors used for freestanding signage should
match or compliment the principal building it is advertising.
Example of Landscaped Sign Base

OffStreet Parking

1. In order to reduce the amount of impervious surfaces on parcels of land, the number of parking
spaces in a parking lot should not exceed the minimum required number of parking spaces as
required by the Butler Township Zoning Resolution by more than twenty percent unless additional
interior landscaping and perimeter parking screening is incorporated into the vehicular use area or if
pervious pavement is used.
2. Increase the requirements for interior and exterior buffering and landscaping for parking lots to
reduce the visual impact of the hardscape.
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Conclusion
The Miller Lane/North Dixie Drive Corridor Plan outlines a range of physical improvements, policies and
guidelines that are designed to establish a sense of place through continuity in the public and private
realm and build upon the many successes in this area while enhancing other places in this area that are
in desperate need of update. Improvements have been identified for issues including appearance,
economic activity and function that will serve to move this area closer to the Vision and Goals identified
in this Plan. Implementing these strategies will require the investment of time and resources on the
part of the Township, other governmental agencies and dedicated community citizens and business
owners. It must be approached as a public/private partnership to be truly successful.
The matrix on the following pages is compiled to provide a summary of the key recommendations of this
Plan. This matrix identifies key partners that the Township will need to implement the
recommendations, benchmarks that identify the time line to consider for the recommendation, as well
as representative potential sources of funding, as applicable.
Creating a Plan for Miller Lane/North Dixie Drive is a continued effort, not the end. The Township has
laid a solid foundation for this area, but has simply not documented vision, goals and strategies to
continue the successes of this area up to this point – this Plan provides that documentation. The
implementation of this Plan will require the ongoing attention of Township officials, staff and citizens.
In order to continue to provide for a Plan that meets the needs of the Township, the following should
occur:
1. Depending on the rate of development in this area, Plan revalidation should be conducted on a
regular basis. Plan updates may reexamine the Vision and Strategic Goals of this Plan, pursue
community input, recommend revisions to the Plan’s recommendations based on current conditions
and markets and modify or create additional recommendations that may be necessary to meet new
issues and concerns.
2. The Butler Township Zoning Commission, Board of Zoning Appeals and Township Trustees should
become familiar with this Plan and should consider the provisions of this document in the review of
all development in this Study Area as a condition of project approval.
3. The Steering Committee who formulated this Plan should serve as the Committee to revisit this
Plan. This committee should meet on an annual basis to review the previous year’s efforts and
compare them to the recommendations of the Plan. The Steering Committee, during their review,
should review the decisions of the Zoning Commission, Board of Zoning Appeals and Township
Trustees at they affect this area, and consider those decisions as they’ve affected this plan. The
Steering Committee would then be responsible for recommending policy alterations or revisions to
the Plan.
4. It is recommended that the Miller Lane/North Dixie Drive Corridor Plan be identified in the Butler
Township Land Use Plan, as appropriate, when the Land Use Plan is reviewed next for updates to
ensure that this Plan becomes a part of the overall planning structure of Butler Township.
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Implementation Matrix
The following matrix serves to summarize the implementation recommendations on the previous pages
and should be used as a general guide to implementing this plan.

Action Step

Entity
Responsible

Supporting
Entities

1 Year Benchmark

5 Year Benchmark

Establish
Documented
Access
Management
Principles

Review Access
Management
Regulations and
Revise as
Necessary

10 Year
Benchmark

Potential
Available
Funding
Resources

Traffic and Roadway Operational Strategies

1

2

3

Access
Management Plan

Pursue Funding
Sources for
Identified
Transportation
Improvements

Consolidate RTA
Bus Stop
Locations

Township
Administration

Township
Administration

Township
Administration

Montgomery
County
Engineer
Office
Montgomery
County
Engineers
Office
Miami Valley
Regional
Planning
Commission

Develop a List of
Transportation
Improvements
and Funding
Sources Available

Submit Projects
for Funding
Continue to
Modify List of
Transportation
Improvements

Review Access
Management
Regulations and
Revise as
Necessary

TIF Funding

TIF Funding
Review
effectiveness of
existing system
and revise as
necessary.

Dayton Rapid
Transit
Authority

Engage the RTA in
Dialogue to
Discuss
Consolidating
Multiple Stops in
Fewer Convenient
Locations.

Design, Engineer
and Construct
Consolidated RTA
Stops.

Review the
Effectiveness of
Consolidated
Stop Locations.

Citizen and
Business
Participants
Marketing
Consultant

Establish
Committee and
Begin
Development of
Promotional
Plans/ Marketing
Materials.

Review Status of
Business
Retention,
Promotional and
Marketing
Materials. Adjust
as Necessary.

Review Status of
Business
Retention,
Promotional and
Marketing
Materials.
Adjust as
Necessary.

ODOT Grants
MVRPC
CMAQ, STP,
SCIP and LTIP
Funds

TIF Funding
RTA Funding

Economic Development Strategies

4

Establish Miller
Lane/North Dixie
Drive Economic
Development
Committee

Township
Administration
Township
Trustees
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Charitable
Donations,
Local
Business
Donations,
Non‐Profit
Support
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Action Step

Entity
Responsible

Supporting
Entities

1 Year Benchmark

5 Year
Benchmark

10 Year
Benchmark

Potential
Available
Funding
Resources

Evaluate
Effectiveness
of Zoning
Changes

General Fund

General Fund

Site Development Strategies

6

Update Zoning
Resolution

7

Access
Management

8

Update
Architectural
Standards Section
2004

Township
Administration

Citizen
Participants

Review Existing
Zoning Resolution
to Identify
Regulations that
will Conflict with
Strategies and
Goals of this Plan
(e.g. Off‐Street
Parking, Signage,
Landscaping and
Buffering, Mixed
Uses, etc.).

Draft and
Adopt Updates
to Zoning
Resolution

See Task 1, Access Management, Above

Township
Administration

Review Existing
Section 2004,
Architectural
Standards for
Community
Gateway Corridors
and Major
Structures and
Modify to Ensure
Conformity with
the Strategies and
Vision of this Plan.

Evaluate
Effectiveness
of Zoning
Changes

Evaluate
Effectiveness
of Zoning
Changes

Define and
prioritize
infrastructure
improvements for
Miller Lane, Little
York Road and N.
Dixie Drive and
Benchwood Road.

Implement as
funding
permits

Implement as
funding
permits

County
Engineer

Define and
prioritize
infrastructure
improvements for
Miller Lane, Little
York Road, Dixie
and Benchwood

Implement as
funding
permits

Implement as
funding
permits

Township
Administration

Adopt Streetscape
Design Guidelines
and implement
landscape
requirements

Implement

Implement

Citizen
Participants

Streetscape and Corridor Strategies

Township
Administration
9

Roadway
Improvements

10

Streetscape
Enhancements ‐
Public

11

Streetscape
Enhancements ‐
Private

County
Engineer

Township
Administration

Property
Owners

County
Engineer
MORPC
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LTIP/SCIP
Infrastructure
Funds
TIF Funds

TIF Funds
Community
Development
Block Grant

Private
Funding
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Action Step

Entity
Responsible

Supporting
Entities

1 Year
Benchmark

5 Year Benchmark

10 Year
Benchmark

Design Sign
Program
(confirming
Township
branding) and
construct
Township ID
Monument sign
and Major
Gateway
Monument
signs

Design and
construct Minor
Gateway
monument signs,
Community
Identity Signage
and decorative
vandal fence.

Have businesses
establish District
ID signage as
redevelopment
occurs

Evaluate
wayfinding
needs for the
study area.

Construct
wayfinding
signage to the
Township
Administration
Bldg

Evaluate
effectiveness of
signage program

Investigate
Public Interest
in the
Development of
a Main Street
Corridor
Approach in
Policy Area 6.

Develop
Conceptual Plan
and Zoning
Recommendation
s for Overall Main
Street Approach

Seek Developers
to Undertake
Main Street
Development

Investigate
Public Interest
in the
redevelopment
of Miller Lane in
Policy Area 5.

Seek Developers
to Undertake the
Redevelopment of
the Miller Lane
Corridor as per
Policy Area 5.

Continue to Seek
Developers to
Undertake Miller
Lane Corridor
Redevelopment

2012

Potential
Available
Funding
Resources

Gateway and Wayfinding Strategies

12

13

Gateway Signage

Wayfinding
Signage

Township
Administration

Businesses

Township
Administration
Businesses

General Fund
TIF Funding

General Fund
TIF Funding

Redevelopment Strategies

14

15

Main Street
Concept Plan

Miller Lane
Redevelopment
Plan

Township
Administration
Township
Trustees

Township
Administration
Township
Trustees

Citizen
Participants

Citizen
Participants
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TIF Funding
General
Funds
Private
Funding

TIF Funding
General
Funds
Private
Funding

