Chapter 1
INTRODUCTION
THE PROBLEM
Fulton County was for most of its existence a stable farm community with a series of towns that
served the agricultural community. The four largest were located along the New York Central
Railroad (now Conrail). Each of these developed an industrial base that provided additional
jobs and increased the community's population. The County was little affected by the Ohio
Turnpike; because there was only one access, there was not significant economic development.
In 1995, all that changed with the decision of North Star BHP Steel to locate a major steel plant
in Fulton County. The County’s economic attraction has been enhanced by the water supply to
eastern Fulton County and increased Ohio Turnpike access. Those changes will threaten both
the farm economy and the small town character of Fulton County.
The projections of the plan indicate that population will increase substantially. In the 1970s, the
vast majority of residents lived on farms or in cities and villages. The non-farm population
lived on lots averaging 9,300 square feet per lot. The average family in 1970 had 2.64 persons
per household. Thus, 1,000 people required about 81 acres of land for homes, plus additional
area for nonresidential uses. In 1996, half the development was occurring in unincorporated
areas of the County on lots averaging three acres each. This development is spread across every
township. The County’s soil conditions and water supply limit its ability to support this type of
development. Thus, this development not only consumes large areas of land (1053 acres per
1,000 people1), but it creates a significant risk of well and septic system failure. The
combination of scattered rural development, poor soil conditions, and larger lots will result in
increased service costs. It is unlikely that the increased costs will be offset by the taxes this
residential development provides. Farmers already are finding it impossible to compete with
speculative developers for land. The farm community that has been an important fiscal sector
of the County will give way to residential sprawl that cannot pay for the services it demands.
Aspects of community character, managing the County's natural and manmade assets,
transportation, and economic development were identified as the most critical problems facing
the community. This plan attempts to address each of these problems and map out practical
solutions.
This plan for Fulton County covers incorporated and unincorporated areas. Its central feature is
the encouragement of development in and around the cities and villages where public services
are available. In the majority of the rest of the County, agriculture is the preferred use of the
1

This figure also takes into account the increase in average family size from 2.64 to 2.85
from 1970 to 1990, a fact that reduces the number of acres consumed per 1,000 people.
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land. A strategy intended to maintain the strength of agriculture in the State’s seventh ranked
agricultural county encourages the preservation of an important part of the County’s economy
while permitting growth in a manner that is most efficient for government to service.
Fulton County can envision a plan for the entire County, but under Ohio law, the County is
poorly equipped to implement such a plan. As in most states, the County's incorporated cities
and villages can annex and grow at will. This ability to grow is not currently a significant
problem in Fulton County since its cities and villages are separated by substantial areas of
farmland. In the future, preserving the character of the individual cities requires an
implementable County-wide plan.
The County has very limited powers to implement a County-wide plan. Only health and
subdivision regulations apply to the entire County. Zoning, as the most important planning
implementation tool, can be implemented only with the consent of the individual township or
portion of the township. In 1997, half the County remains unzoned. Thus, the County must
undertake a three part plan. First, there needs to be a plan for the entire County that uses
subdivision regulations to implement the County's vision. Second, there needs to be a series of
strategies to encourage the unzoned communities to adopt zoning or to participate in County
zoning. Without zoning there can be no control of land use and, thus, the plan will be difficult
to implement. Third, the plan will have to present a series of strategies that represent the
achievable plan, assuming that the unzoned communities remain unzoned.
Fulton County faces another obstacle to the implementation of its plan. The County has set
forth significant goals and a plan for its long-term growth. The County and township zoning is
structured around a zoning ordinance that is little different from those in use 40 or more years
ago. That zoning more than adequately serves a rural community with little growth. However,
nation- wide such zoning ordinances have proven inadequate to address such critical issues as:
!

Agricultural preservation

!

Managing the County’s growth to maximize public services while minimizing the
cost of providing these services

!

Promoting a Community Character that ensures that quality of life does not degrade
as the County grows

!

Promoting a balanced growth and tax base

These are common problems faced by urbanizing communities across the nation for the last 50
years. While some communities achieved their goals through fortuitous circumstances, the
performance of zoning regulations such as those found in Fulton County are largely a failure.
Most communities that have succeeded in such goals did so with much different zoning, and
many of the successes are attributed to aggressive state policy that mandated good planning
and provided the tools needed to achieve the desired goals.
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Citizens have complained about the failure of zoning in Fulton County to make a significant
difference. This is not a case of zoning versus no zoning. It rather is a question of whether the
zoning addresses the County's concerns. If zoning is to meet the people's needs, then the
zoning codes and zoning districts need to be designed to achieve the goals and objectives of the
community. If the zoning is not designed to achieve a specific objective, then it is the execution
and not the concept of zoning that has failed. Unless zoning is designed to protect agriculture,
it is impossible to meet this objective.
The County has experienced several problems related to steel mills locating unexpectedly in the
area. The problems are a result of the failure to anticipate and make provisions for certain types
of development. Some have been quick to blame zoning for the problems related to steel mills.
The blame is not justified. The County had no plan for the location of such uses, no utility plan
in place, and no transportation plan. Thus, when approached by the developers of the steel
mills, the County had to react to a use they were not prepared to handle with existing
regulations. Zoning has a built-in process for reaction which was followed. Reaction will
nearly always result in one group or another being dissatisfied. Because the project is initiated
by an organization that has a specific objective, it is inevitable that it will fail to meet the
expectations of certain segments of the community. In order to avoid a similar situation, a plan
must be developed on which the community agrees and that makes provision for potentially
contentious uses that will be coming to the County in the future.
This plan provides for the long-term growth of the County. It must be supplemented with
zoning and subdivision regulations that address those problems. If the plan is to be
implemented, the County must have some regulatory authority -- which means that the vast
majority of development must be reviewed and approved. The Plan is divided into the
following Chapters: Growth Projections, Goals and Objectives, Community Character, Asset
Management, Agricultural Preservation, Transportation, Economic Development, and
Implementation.
In 1997, zoning and subdivision regulations are such that a significant portion of the County’s
residential growth and some nonresidential growth occur without any County oversight. The
lack of oversight must be eliminated if this plan is to be meaningful.
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Chapter 2
GROWTH PROJECTIONS
INTRODUCTION
Fulton County's problems are all associated with the County's growth and how the growth and
its impacts are to be handled. In order to plan, there needs to be some assumptions made about
growth. There also needs to be an assessment on the pressures for development. There is
always an element of uncertainty in projecting development until the year 2020, approximately
a 25-year planning program. There are a whole host of elements that affect growth that are
beyond the control of the County. The national economy has an impact on growth. The
relative perception of life in northern Ohio versus that in other states, particularly Sunbelt
states, can alter the rate of growth. Planning Fulton County's future begins with growth
projections. These projections represent alternative outcomes for the County, and the
assumptions upon which the growth projections are based will be spelled out.

SLOW GROWTH
The County could continue its historic trend of slow growth at its present rate. Housing units
in the County have been increasing at an average of fourteen percent per decade for the last two
decades 1 (Table 2-1). Over much of its history, Fulton County has grown modestly. It is
possible to make a hypothesis that, over time, the average growth of the last two decades will
average out. This can be used as a forecast of growth. The large difference between growth in
the 1970s and 1980s would seem to give some confidence to such a projection even though
growth has been rapid in the 1990s. A second projection can be obtained from the Ohio
Department of Development. That projection is also a slow growth projection. The State uses a
cohort survival and migration
Table 2-1
HOUSING UNITS
Year

Housing Units

Increase from
Previous Decade
(Units)

Increase from
Previous Decade
(Ratio)

Portion in
Unincorporated
Area

1970

10,788

-

-

51.36%

1980

13,330

2,542

23.56%

50.10%

1

Source U.S. Census.
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1990

14,095

765

5.74%

49.96%

component in their projections (Table 2-2 shows the slow growth projection). This projection
shows a relatively slow increase in the County's population (Figure 2-1).

Table 2-2
POPULATION PROJECTION
SLOW GROWTH

2

1970

33071 2

1980

37751 2

1990

38498 2

2000

39900 3

U.S. Census.
3

Ohio Department of Development, Population Projections by Age and Sex, January 1993.
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2010

42500 2

2020

45100 4

Figure 2-1
POPULATION PROJECTION, SLOW GROWTH
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Extrapolation based on the Ohio Department of Development's 2015 Population Projection.
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There are some real physical factors that may make such a straight line projection unlikely. The
County will have three Ohio Turnpike accesses by 1998. This alone makes Fulton County more
accessible to the Toledo area. Increased water supply and the two steel mills are additional
factors that make further industrial growth very likely. In addition, current housing
construction is running at a pace that seems likely to outstrip the County's 2000 projection made
by the state. These factors all point towards a higher level of growth.
RAPID GROWTH
All indications are that the County is entering a period of more rapid growth. It could be
argued that the 1990s will be like the 1970s: a period of rapid growth to be followed by a slow
down as occurred in the 1980s. The indications are that the current growth is more typical of
suburban areas and will result in a more rapid rate of growth. Development pressures from
the Toledo area are likely to increase, making this scenario much more likely than the slow
growth estimate.
Suburban growth usually goes through a period of increasing growth, with each successive
time period seeing more families or people moving into the County. That is typified by a
period of high growth rates followed by lower rates, but increasing absolute increases in
population and dwelling units. As the County begins to fill up, land becomes scarce and
expensive, and development slows and tapers off over a period of decades. When graphically
portrayed the growth takes on an S shape with a rapid up-slope followed by a tapering off
(Figure 2-2 ).

Figure 2-2
S-CURVE MODEL
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Table 2-3
POPULATION PROJECTION
RAPID GROWTH

1970

33071 5

1980

37751 5

1990

38498 5

2000

43900 6

5

U.S. Census.

6

These figures assume a 14% rate of increase.
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2010

50000 6

2020

52500 7

The County is likely to experience a larger population growth for the next two decades than it
has in the past (Table 2-3). There are several forces that would make this a likely outcome. The
steel mills are likely to spawn additional growth in either additional steel processors or in firms
that use the steel in their manufacturing. The employees of these new industries will want to
live in the County. Improvements to the County's water supply will open up land for
development. Another access to the Ohio Turnpike will spur development in its immediate
area while increasing access for the entire County. The Midwest as a region is likely to see large
growth over the next two decades, and Fulton County can be expected to share in that growth.
Increasing anti-growth or budget problems in other states such as Florida and California may
also contribute to higher rates of growth in the Midwest, in which Fulton County is likely to
participate. If the plan achieves the desired control over development and quality of life, this
will actually enhance growth pressure as the County is sought out as a desirable living and
working environment. This accelerated growth is shown in Figure 2-3 on the following page.

7

This figure assumes a 5% rate of increase.
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Figure 2-3
POPULATION PROJECTION, RAPID GROWTH
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POPULATION DISTRIBUTION
The increase in population has been equally split between the cities and villages of Fulton
County and its unincorporated areas (Table 2-1). The County's population remains about
evenly divided between the incorporated portions of the County and the remaining
unincorporated portions. During the 1990s, the percentage of new housing in unincorporated
areas has been running at about 50%8.
The reason for the high percentage of growth in the rural unincorporated land is easily
understood. First, land is cheap in Fulton County. Until recently, farmers have indicated that
they could compete with developers for large blocks of agricultural land to increase the size of
their agricultural operations9. This means that purchasers of land can buy a one- to five-acre
parcel of land at prices that are more than competitive with a lot in a subdivision of a city with
sewer, water, and internal streets. The rural developer does not build roads or install drainage,
but simply uses the existing rural roads. Thus, the rural lot is cheap and much larger than lots

8

Fulton County Planning Staff.
9

Conversations with farmers at informational meetings during the development of the
plan. This does not hold true with all farmers or all parts of the County.
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in urban subdivisions. Worse yet, the lots often have problems with their ability to provide
adequate sewerage or drinking water. The developers sell the lots without any of the review
that is accorded a subdivision lot. This means high profits for the developer, but may result in
pressure for the County to come in and solve the problem at great expense to the residents of
the entire County. Policies that affect population distribution are discussed in Chapter 5, Asset
Management, and in Chapter 6, Agricultural Preservation.
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Chapter 3
GOALS AND OBJECTIVES
INTRODUCTION
Fulton County is in the early stages of a significant change in growth patterns from a slow
steady growth largely related to the growth in employment opportunities in the cities and
villages, to rapid suburban type growth. Fortunately, this plan is being done early in the
growth cycle. Thus, the opportunity to set a course for development that leads to a better
County is present. Most suburban counties make decades of mistakes before a sound plan
emerges. By then, the community must live with a wide range of problems. This is a unique
opportunity for Fulton County. It is early enough to avoid many of those problems if it can
establish a good plan and strong implementation program.

GROWTH
The County is going to grow substantially over the next 25 years. Both population and
employment will experience substantial growth. This plan is intended to provide for all aspects
of the County’s growth. In particular, a balanced growth is desired where employment in the
County is increased at a faster rate than the population growth. This ensures that schools and
other government services have a broad tax base to support the infrastructure that will be
required to support the increased population.
Goals:
1.

To provide for a population of 52,500 in the year 2020.

2.

To provide jobs in Fulton County for an increasing percentage of the County’s
population.

COMMUNITY CHARACTER
Community character is a central element of this plan. The average suburban community
around the nation is almost indistinguishable from its neighbors. Americans yearn for a quality
community, often searching for the small town character that currently exists in Fulton County.
The experience around the nation is that these communities lose their identity in the
suburbanization process, becoming a single conglomeration on the ever-growing fringe of a
metropolitan area. Fulton County seeks to preserve its heritage and character as it grows. This
means establishing a plan that keeps the cities and villages from growing together into a single
mass.
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The character of development must be significantly improved in cities, villages, and
unincorporated areas. The defining of community character is critical and the zoning must then
require development to meet the community character guidelines. This is true in all community
character types, but is especially true in auto-urban environments. The location and character
of areas will have to be identified in the plan and implementation strategies adopted.
Goals:
1.

To foster a land use pattern that maintains Fulton County communities as freestanding
communities and prevents them from growing together.

2.

To provide quality residential living environments having urban, auto-urban, suburban,
and estate character types.

3.

To modify the quality and character of auto-urban environments.

ASSET MANAGEMENT
This is the most critical area for the County. If any of the County’s goals are to be achieved, the
County must have an asset management system in place. The first element of this is to
concentrate development in that portion of the County that can be provided with services.
Other areas should remain in agricultural use, at least until there is a time when these areas are
truly needed for development.
The poor quality of soils for septic field disposal of waste and drainage, combined with the lack
of a good water supply, creates a serious development problem. The large percentage of
unregulated development in rural areas is a major source of demand for County services.
Actions must be taken to prohibit this type of development in the future, or to ensure that it is
developed in a manner which guarantees that problems do not arise from lower density
development.
Goals:
1.

To ensure that the majority of development takes place in areas that can be effectively
served with public sewer and water, primarily in growth areas around the cities and
villages.

2.

To ensure that rural development is reviewed and evaluated for the adequacy of soils
for sewerage disposal and water supply and for the ability of roads to support the
development without adverse long term impacts.
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3.

To support the preservation of agricultural land not needed for development.

4.

To have a program for the extension of water and sewer utilities to support growth.

5.

To ensure that nonresidential sectors of commercial, service, and industry have
adequate land so as to provide a balanced tax base.
To encourage zoning in all parts of the County.

6.
7.

To have a management system that limits County liability for uncontrolled sprawling
development.

AGRICULTURE PRESERVATION
Fulton County is the state’s seventh best producer of farm produce. This agricultural industry
is threatened by sprawling suburbanization. Current development patterns waste good
agricultural land unnecessarily. The presence of scattered residential development throughout
the rural areas means farmers are subject to all sorts of nuisances. This must be corrected if the
plan is to succeed. Agricultural zoning is required; without it, this important sector of the
County’s economy will be needlessly wasted.
Goals:
1.

To protect the agricultural industry from premature sprawling development.

2.

To protect farm operators from nuisances associated with rural, residential development
in quality agricultural areas.

3.

To zone land so as to achieve the agricultural preservation goals.

TRANSPORTATION
Many Fulton County residents are concerned with the County’s current transportation
conditions. The County faces four traffic problems. The first traffic problem is regional access.
The second existing problem is congestion. A third problem is the conflict between a road's
ability to carry high volumes of traffic and the need to provide access to land uses. A fourth
transportation problem, cut-through traffic, will develop as a result of congestion. All these
transportation problems are related to land use.
Goals:
1.

To protect the integrity of State, County, and Township roads that will ultimately be
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collectors or arterials from land use patterns that reduce their carrying capacity.
2.

To ensure that adequate right-of-way is preserved on all development to provide for
widening of roads and adequate drainage capacity.

3.

To protect State, County, and Township road drainage from being used for draining
developments.

ECONOMIC DEVELOPMENT
The conventional wisdom is that nonresidential development in the County is “good.”
However, because the County is split into numerous political and service divisions (cities,
townships, school districts, and other jurisdictions), economic growth can have very diverse
impacts. The obvious solution is to ensure that the land use plan recognizes which taxing
jurisdictions are negatively impacted by growth and land use decisions. The economic policy
should seek to provide a tax base that balances residential and nonresidential components in
areas providing significant amounts of housing.
Goals:
1.

To provide adequate land for a full range of economic opportunities in commercial,
service, and industrial segments.

2.

To increase the percentage of the Fulton County work force that can be employed within
the County.

3.

To distribute economic development so that all school districts that are sustaining
significant growth have a balanced tax base.

IMPLEMENTATION
Fulton County is only partially zoned. The lack of zoning in half the County represents a
serious threat to the implementation of this plan. Without zoning, the County is unable to
control land use. In areas without zoning, the County has little power to prevent inappropriate
land uses that lower the value of surrounding properties. The implementation strategy for this
plan is divided into several levels based on the ability to use zoning as an implementation tool.
Achievement of the plan at the highest level of achievement assumes zoning is available. A
second level of the plan accepts a lower level of achievement in those areas that do not currently
have zoning and do not opt for zoning in the coming years.
Goals:
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1.

To put in place subdivision regulations that implement the plan to the maximum
possible extent.

2.

To work towards zoning the entire County.

3.

To have a management system that minimizes the damage created by uncontrolled
(unzoned) development.

4.

To have a monitoring system that provides for regular monitoring, revision, and
updating of the plan.
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Chapter 4
COMMUNITY CHARACTER
INTRODUCTION
Fulton County will grow substantially over the next 20 years. The character of many areas will
change as a result of this growth. Planning the future community character for Fulton County
and its cities 20 and more years from now is critical. Community character -- not land use -- is
the primary land planning tool, because the community character system directly addresses the
changing character that accompanies growth.
Community character is critical in nearly all zoning disputes. Citizens often protest zoning
changes because they perceive a proposed use as a threat to their neighborhood's character.
The perceived threat may be development in the fields or woods adjoining their homes,
commercial development along an arterial road, redevelopment of a nearby lot, or
improvement of a road.
Fulton County has seven widely separated urban communities. Community character plays a
significant role in their identity. Fulton County has an opportunity to preserve the unique
identity of each community by providing rural land between them.
Fulton County does not have a single character, but a full range of neighborhoods and
communities that vary from urban to rural. When attempting to describe portions of Fulton
County, terms like “small town,” “rural,” and “suburban” are mentioned. Most likely, such
terms mean different things to different people. Often, one has a tendency to associate a
community's character with its political or geographic identity. While each of the seven
municipalities is generally small, each contains a range of character types. This paper's major
objective is to provide Fulton County citizens and officials with the tools needed to discuss their
community's character and planning issues in sharply defined and quantifiable terms.
What is community character? Community character is a system that organizes the way in
which land use is addressed. The focus is on the critical elements of design, the physical
conditions, and the social and economic aspects -- all inseparable elements of a community.
Community character analysis is a framework that not only defines terms, but also defines
relationships. For example, each community character type has associated transportation
consequences. When selecting the desired community character for an area, one must
understand the consequences of the best choice.
A community's scale and the scale of the buildings within that community are two other
important elements of community character. Scale assists the character explanation for a
particular area. The combination of a community's design and functional elements ultimately
translates into the quality elements of a community's character.
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COMMUNITY CHARACTER
Community character is a series of interrelated views of the community. No single way of
looking at character provides all the necessary information. In this section, community
character will first be discussed as broad types. A second way of looking at character is through
community scale and form. Scale relationships also occur at the individual human or building
scales. Scale failure results when developments are constructed which contradict the scale and
form desired by the community in a particular area. Scale failure can change community
character as surely as a change of type.
One must understand that the character types are neutral -- neither good nor bad. Planning,
design, and execution all determine a development's or neighborhood's success. Each specific
character type can be designed quite well or quite poorly. One must also understand that
general, inherent, life styles may be attributed to each community type and/or scale. Clearly,
individuals will be attracted to one character type versus another; however, such a decision is
purely personal and should never color the view of other character types. Economic
consideration can often force a family into a character type. Generally, economics force families
to live at higher densities or more urban character types. Lastly, the desires of an individual or
family may change over time.
In Fulton County, as in most other communities, modern development has begun to mix
together the physical and design elements of many character types without any organizational
structure. This occurrence is far more evident in Lucas County, where suburbanization is far
more advanced.
Community Character Classes and Types
Community character is divided into three basic classes -- Urban, Sub-Urban, and Rural. These
classes are further subdivided into eight different character types. These categories are set forth
and summarized in Figures 4-1 and 4-2.
Urban Character Class
Urban character is subdivided into three types -- urban core, urban, and auto-urban. Currently,
Fulton County has urban and auto-urban character types. All Urban areas serve as commercial,
employment, social, and cultural attractions providing the economic and social reason for living
in the community. All share a design dominated by buildings with "space" providing access to
land uses. In two of the three Urban types (urban core and urban), enclosure is a dominant
feature. In most cases, auto-urban developments have not successfully created a sense of
enclosure or place, but creating a sense of place is not impossible. Because Urban areas have a
concentration of activities, a high concentration of people must be present to support the
activities. All Urban areas require a means of moving people between uses. All successful
Urban areas have a pedestrian precinct in which the pedestrian can function in a variety of
modes -- move quickly to a specific destination, stroll or window shop, or partake in activities.
Community scale and design will vary with the character type.
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Figure 4-1
PHYSICAL ELEMENTS OF COMMUNITY CHARACTER

Urban Core. The most familiar urban core is the central business district (CBD) of Cleveland or
Detroit. Generically, the urban core may be described as a major regional employment and
retail center. The major difference between urban core and urban is the scale. Mid- and highrise buildings and commercial structures of 500,000 to 1,000,000 square feet, are dominant
features of urban cores.1 The urban core concentration requires pedestrian accessibility to most
uses. In addition, concentrated parking areas and public transit systems are required to
efficiently move the volume of workers in and out of the core each work day. To describe the
function of the pedestrian system as an enjoyable and viable means of moving from use to use,
planners use the term "pedestrian precinct." Fulton County does not have urban cores and is
not likely to develop any such areas during the planning period. However, North Star BHP
Steel Ltd. and Worthington Steel are industrial uses whose scale and visual impact reflects an
urban core; they are visible for miles. The County should take steps to minimize the impact and
spread of such uses so they do not inadvertently alter the perceived character of the County.

1

Generally, buildings over four stories are classified as mid-rise. Fulton County has no high-rise buildings.
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Figure 4-2
ECONOMIC AND SOCIAL ELEMENTS OF COMMUNITY CHARACTER

In urban cores, building scales are exceptionally out of proportion to human scale. Therefore,
efforts must be made to improve the relationship between buildings and humans; in other
words, the architecture must create a human scale relationship at the pedestrian level. Spaces in
the traditional urban core may be very enclosing. No viable reason can be offered for why a
significant number of people cannot live in urban cores. However, conventional, mid-rise
structures have a limited market potential. More creativity is needed in designing very high
density, residential structures. Further, urban parks are necessary to provide outdoor space for
the residents' recreational and social needs. Residential development only occurs in some
locations -- typically where a green space or dramatic vista increases the attraction of the area as
a place to live. Central Park in New York, Boston Commons, and Chicago's lake front all serve
this important function in true urban core areas.
Urban. The urban community character type most closely resembles the classic urban
environment in which buildings define and enclose space. The spaces are architectural and
often function beautifully with little or no vegetation. The ground is likely to be paved. The
urban environment should be designed to maximize personal interaction. Historically, cities
were places where commerce, cultural opportunities, and industry were concentrated. Unlike
the urban core, the urban area may be the core of a smaller village like Archbold, Wauseon,
Delta, Swanton, or Fayette. A critical population mass is necessary to support urban areas of
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any given size. While clearly relative to the overall scale, high encounter levels are essential to
urban area function. Except in the largest urban places, pedestrian activities can easily be
accommodated in at-grade pedestrian precincts.
Archbold, Wauseon, Delta, Swanton, and Fayette have traditional urban downtowns of various
sizes. Each area is generally linear along a main street with several cross streets. The urban
areas in Wauseon and Archbold are several blocks deep while the areas in Delta, Swanton, and
Fayette are much smaller, often only as deep as the initial block. In Wauseon, the urban area is
anchored at one end by County buildings; their historic facades and location reinforce the
“small town” imagery.
Other small clusters of buildings in the County are urban in
appearance, most often found at crossroads. At one time, these buildings may have housed a
corner store, agricultural seed/feed store, etc., servicing the immediate farm community and
small residential population. However, over time, the economic vitality of these locations has
decreased. The accessability allowed by the automobile to larger convenience-oriented stores
have lessened these buildings’ roles; as a result, these areas do not truly portray an urban
character.
In an urban environment, congestion is desirable, especially in commercial areas. Congestion
provides the necessary interactions for successful commerce and customer access.2 Because
urban areas provide a large number of options for social interaction or cultural experiences
close-at-hand, even residential areas located close to the business areas are densely populated.
Congestion is normally considered bad, yet retail activities thrive on this intense pedestrian
activity. Urban areas seek to maximize interaction at the pedestrian level. Consider urban areas
as a pedestrian precinct. Commercial and residential buildings are ordinarily located in close
proximity to public ways with little or no building setbacks. Urban residential areas need to
have access to parks within a very short walk, but will want to restrict automobile access.
In terms of urban design, buildings enclose spaces. The skyline is architectural and is defined
by roof lines. The distance across a space in relationship to the surrounding buildings is also
important. If distance to height ratio (what architects call a "D/H" ratio) exceeds 5:1, a feeling of
enclosure is lost even though buildings physically enclose the space. Perhaps the best way of
portraying this concept is to compare Fulton County downtowns. Downtown Wauseon has a
very wide main street (100-foot right-of-way). The D/H ratio is approximately 4:1. As a result,
the sense of enclosure is less than in downtown Delta which has a narrower main street (60-foot
right-of-way) and a D/H ratio of approximately 2.4:1.3 Both provide a sense of enclosure;
however, this comparison demonstrates the different “sense” of enclosure as the distance
increases.
In street and pedestrian precinct design, people and activities must be concentrated in an area
where the spaces encourage interaction. Urban pedestrian precincts are intended to encourage

2

Shopping areas with pedestrian congestion have a desirable exposure. Safe street speeds will slow traffic;
therefore, arterials in urban areas will be congested by the slower traffic. The area's scale has a great deal to do with level
of congestion; the level of congestion is related to the absolute volume of people using the space.

3

Both downtowns have two-story buildings (25 feet tall) built at the right-of-way line.
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walking from use to use. The automobile also places constraints on the design of urban areas.4
Pedestrians resist walking distances greater than 600 feet. With a large majority of workers and
shoppers arriving by automobile, parking must be integrated into the design to minimize
walking distances. Most often, parking is found within 300 feet of a building entrance.
True urban areas have high-density residential areas. Single-family homes are on very small
lots -- 4,000 to 6,000 square feet. Town houses and duplex, triplex, and multi-family units are
also found in urban areas. Residential is an important component, providing additional activity
in the urban area, particularly after offices close. Urban area residents enjoy the proximity to
and concentration of social, cultural, and recreational activities. A trade-off exists between
immediate access to activities and other social concerns. Privacy (areas where one can be
secluded from contact with others) can only be obtained in interior spaces or in small, walled
courtyards or fenced yards. Finding uncrowded areas away from public activities is difficult.
Even parks will be very intensely used. Similarly, access to major recreation resources within
walking distance is important. Spaces similar to Wauseon’s green square south of the
downtown (South Park) and Ruihley Park in Archbold, like New England village greens,
greatly enhance the liveability of Urban areas.
Auto-urban. The auto-urban community character type develops in areas in which urban uses
are principally designed for access to individual uses by automobile. These character types are
urban in function; auto-urban land uses are often identical to those found in urban areas.
Again, the difference is that auto-urban land uses are located and designed for primary access
by automobile. Roads and parking lots are dominant features. With very few exceptions, autourban areas consume more land for parking, driveways, and roads than that covered by
buildings; the ratio may exceed 2:1, even when the buildings exceed one story. This practice
diminishes the importance of architecture and encourages natural resource destruction.
Missing is the well-defined enclosure, pedestrian access, and human scale of traditional urban
design. Buildings are widely spaced and many are only a single story in height -- a combination
which tends to eliminate any sense of enclosure or place. The area, consumed by pavement,
limits the degree of enclosure, spreading uses out so activities are not focused as they are in
urban areas. Most uses strive to have customers park at the use's front door, which encourages
driving from use to use and the uses to spread out. Overall, the orientation of buildings,
parking, and roads destroys the sense of spaciousness, lack of congestion, and privacy typical of
suburban areas. Designers and architects are now exploring ways to improve the design of
auto-urban areas and use landscaping to soften and screen automobiles' impacts.
Retail, office, and industrial uses function in the auto-urban environment. Although the
development intensity is usually less than that found in urban environments, this density is
frequently a function of land economics and design preferences rather than governmental
regulation. Auto-urban uses need space for the high levels of interaction where access is
automobile dependent. As a result, buildings are frequently constructed some distance from
the public way while parking lots and driveways occupy much of the setback area.
Shopping centers, fast food restaurants, and gas stations are classic commercial auto-urban
examples. A tension exists between density and attempts to introduce vegetation to provide a
campus-like setting. This tension further spreads buildings apart, increasing automobile

4

Most older urban areas suffer from inadequate parking. Providing adequate parking for urban areas of any size typically
requires parking structures.
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dependence. Therefore, auto-urban, as typically designed, appears to be a blend of Urban and
Sub-urban community character classes whose character and function is dominated by the
automobile and pedestrian exclusively. Typical auto-urban uses are found along Shoop
Avenue in Wauseon (the Wal-Mart, K-Mart, etc.) and State Route 2 between Delta and Swanton.
In each, the primary access to and between uses is by car.
Apartment and townhouse developments characterize residential auto-urban areas. Density is
such that privacy can be achieved only indoors or in walled yards. Again, the auto dominates.
Dwellings surround a parking lot or street in which drives and garage doors are the principle
visual characteristics. Poorly designed, small-lot, single-family units or duplex areas may also
assume these characteristics. The dominance of automobiles often suppresses the beneficial
qualities of green spaces and the sense of community. These qualities are not intentional,
rather they reflect the designers’ concentration on the automobile and zoning regulations that
focus on density and setbacks rather than on residents' needs. Notable examples are East
Garden Apartments in Archbold and Fairway Manor Town Houses along the golf course in
Wauseon. While the developments are surrounded by open space, little attention has been
given to creating a sense of community; rather, the design simply serves the automobile. Also,
most Fulton County mobile home parks are built at an auto-urban character. However, like all
character types, some are better designed than others. Buckeye Estates north of Wauseon is an
example of a well-designed mobile home park. The large trees at the entrance and along the
road work well to lessen the visual impact of this use.
Sub-Urban Character Class
The Sub-urban character class is divided into two character types -- suburban and estate. These
character types are very different from the Urban character types. All Urban spaces are
enclosed or partially enclosed by buildings, while some are filled with cars. In Sub-urban areas,
space is transformed. Sufficient open space must exist between or within developments to
provide effective contrast and balance to the buildings. Unlike Urban space, Sub-urban space
must be landscaped; trees become an important composition element. Physical distinction
between Sub-urban and Urban is backed by functional difference. Sub-urban character types
are family living areas, seen as a place of escape from the more intensive activities of the urban
work place. Privacy, peace, and quiet are values for which a Sub-urban environment is sought.
These attractions contrast with the desire for action and multiple activities in Urban
communities.
Suburban. This character type is the most intense of the two Sub-urban character types. While
some open space has been designed into suburbs, all too often the open spaces which provide
character are simply adjacent vacant lands not yet developed. Often, natural open spaces or
views are borrowed from adjoining land; this vacant land is referred to as "borrowed open
space" (Figure 4-3). Borrowed open space should be designed into developments; therefore, the
space is permanent. Regardless, as suburban areas develop and unprotected vacant lands are
destroyed, the area can quickly move from the Sub-urban to Urban character class. This
situation, in part, explains the typical reaction of city and village residents to infill development.
While the vacant land was not part of the individual development, the borrowed space
contributed to the neighborhood's character. Successful suburban areas must incorporate open
space into each development, permanently preserving it. A second approach creates borrowed
space on individual residential lots. The density and landscaping must be adequate to provide
a sense of space on each lot. Unfortunately, many developments fail to provide the space either
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way. One measure that becomes important at the suburban level is the open space ratio (OSR)
(Figure 4-4); OSR is a direct measure of available borrowed open space.
In suburban areas, human interaction is generally lowered from the intense urban level to a
more casual social level. Residents turn to unstructured, family-oriented activities rather than
more formal, event- or place-oriented, social and cultural activities. Individual privacy is
greatly enhanced. While total privacy does not occur on the suburban lot, a substantial sense of
privacy is maintained. In general, a balance exists between the community's man-made and
open space elements. Setbacks for and between buildings and along public ways become more
pronounced. Each building has a yard similar to that of a single-family home. Each older
residential neighborhood surrounding the urban downtowns exhibits a suburban character.
The changes in space, lifestyle, and interaction levels between Urban and Sub-urban character
classes have profound implications for land uses. Commercial developments that serve
community and regional needs are not conducive to the privacy, lifestyle, and lack of
congestion desired by suburban residents. Beyond interaction levels, large nonresidential uses
have a scale and appearance incongruous in a suburban environment. As a result, only
convenience and neighborhood commercial uses will find suburban design requirements
acceptable. These nonresidential uses should not be excluded from suburban areas. However,
to retain a suburban character, these uses must either be spread out and built on lower
intensities on each site, or the uses must be clustered to either surround or be surrounded by
open space. Fulton County has many examples of nonresidential uses located in close
proximity to or immediately adjacent to suburban-character residential. While some have
succeeded (on an aesthetic basis) due to unique site characteristics (such as the large setbacks
and residential and vegetative screening of Northwest Alloy, Inc.), others clearly present a
conflict. Lake Villa, Illinois, provides examples of the character change that occurs between two
very similar shopping centers, one auto-urban and the other suburban (Photos 4-1 and 4-2).
While open space is important, community character is also determined by the balance between
building volume and landscape volume (Figure 4-5). Because a suburban area may also be
described as "garden-like," it requires a significant landscape component. Borrowed open space
lends to the appearance that the volume of landscaping is greater than the volume of buildings.
In part, this subtlety explains the character difference between old, single-family areas in
villages and cities with large mature trees, versus a new subdivision with no landscaping. The
appearance of infill development is often a sharp contrast to the existing scale created by the
balance between buildings and vegetation.
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Figure 4-3
BORROWED OPEN SPACE
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Figure 4-4

OPEN SPACE RATIO
Estate. Estate development is the lower intensity end of the Suburban character class. Estate
character development is nearly always residential. Residents want more privacy, less
crowding, and a clear sense of spaciousness. The relationship between buildings and landscape
should substantially favor the landscape. Achieving an estate character requires low density
development on larger properties to produce an extensive open feeling. In general, open space
and vegetation dominate; architectural and man-made elements are apparent, yet secondary.
The desired effect is better in partially wooded areas because privacy and a sense of space can
be provided on a smaller lot. To achieve an estate character in old fields or pastures, the design
of subdivisions and landscaping must actively seek to imitate more rural areas. Rural fence
types, hedgerows, natural landscaping along property boundaries, and generous building
setbacks will, separately or in combination, visually complement this character.
With lower density estate development, public services (particularly sewer) cannot effectively
be provided. Therefore, a significant characteristic of most Fulton County estate areas is that
they are not served by sewer. Water is often provided by on-site wells. The service is well
below urban service levels. Pressure and volume can be problematic for domestic use, and fire
protection is not available. A lack of those public services is a good indicator of estate character;
however, it is only an indicator. Sewered development may provide estate character through
clustering.
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Photo 4-1

AUTO-URBAN STRIP SHOPPING CENTER
Photo 4-2
SUBURBAN STRIP SHOPPING CENTER
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Figure 4-5

BUILDING VOLUME RATIO
LANDSCAPE VOLUME RATIO
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In Fulton County's open farmed areas, the relationship of the home, vegetation, views, and
visual images is very important to achieving a true estate character. While agricultural practices
removed the majority of hedgerows over the past several decades, the large amounts of
woodlots that have been preserved over unique environmental areas (poor soils, wetlands, high
spots, etc.) will prove to be valuable assets. Great care must be taken that larger two-story
homes relate to the land, topography, views, and vegetation in order to retain an estate
character, especially since large buildings built on open farm fields tend to promote a suburban,
rather than estate, character. Granted, this concern is usually not a long-term problem. Newly
planted trees will greatly alter the area's character over 20 to 30 years. Only for the first ten to
15 years will the buildings’ scale eliminate privacy and vegetation be inadequate to establish the
desired character.
In recent years, the average size of large homes has been increasing. When homes are built on
open land or where trees have been cut indiscriminately, an area can quickly shift from estate to
suburban character; an increased emphasis is placed on man-made elements. Typical
landscaping efforts, involving a few scattered trees and foundation plantings, are often not
adequate to reverse this shift. Developments in open fields with little landscaping must rely on
surrounding open space to provide the estate character. Such borrowing is easy in Fulton
County as development is scattered throughout farmland. However, attempting to borrow
open space in this manner will eventually fail. When that space is later developed, the character
will shift from estate to suburban. To prevent such potential changes in character,
developments should not be allowed to depend upon unprotected, borrowed open space. In
addition, care must be exercised to avoid placing buildings on top of hills or ridge lines where
they disrupt the horizon and borrowed views.
In moderately wooded areas, examples of development with estate character may be found on
one- to four-acre lots. Five-acre and larger lots in open land will have an estate character, while
a similar sized lot may have a countryside appearance in heavily wooded areas. Where estate
areas borrow much of their character from surrounding vacant land, the character will change
to suburban when the area is fully developed.
Rural Character Class
The Rural character class has three character types -- countryside, rural, and natural. As with
the transition from the Urban to the Sub-Urban character classes, a fundamental spatial change
occurs from Sub-Urban to Rural. The garden-like spaces of suburban and estate still interact
with the buildings. However, in Rural areas, space is viewed as a landscape. The relationship
of buildings to space is similar to that found in landscape paintings -- the buildings must be in
the background. Space and clear views of the horizon are important elements. The shift in
spatial relationships is accompanied by a major shift in land use. Agricultural activities and
natural areas are the dominant land uses.
Countryside.
Countryside is the only Rural character type that contains residential
development as a deliberate land use. Most countryside areas may be viewed as transitory
phenomena; they are ex-urban areas in which the first signs of suburbanization are present.
The normal fate of such areas is to evolve to the Sub-urban character class (either the suburban
or estate character type), forcing those who seek this lifestyle to move. However, countryside
need not be transitory. Designing an area to preserve countryside character once fully
developed is quite possible. To accomplish this objective, stringent limits on minimum lot sizes
or mandated clustering with extensive open space to protect the landscape qualities are
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necessary. In prairie areas, buildings are very visible. Very low intensities are needed to
preserve a countryside character. Where homes can be screened by trees or topography, a
higher intensity may be achieved while preserving the same character. Care must be taken
when locating homes. Homes should not be placed on or near ridge lines where they are highly
visible and disrupt the skyline.
Including uses like agriculture, horses, and rural fences will contribute to the Rural image of the
countryside character type. Consider small, crossroad developments such as Pettisville,
Ottokee, Tedrow, Elmira, and Burlington. While lots may be suburban or urban in size, as long
as the surrounding open land is not threatened, these areas preserve a Rural character. The
surrounding open land establishes the character. This community type is discussed further
under "community form." No designed/planned examples of countryside development exist in
Fulton County, although such developments have been done elsewhere in the country. Areas
currently providing a countryside character appear to be historical or in the first ex-urban
development stages. These ex-urban areas are scattered homes along a rural road where a
farmer has sold a few lots, or other small isolated subdivisions. Such areas are transitory in that
they are relying on their neighbors to preserve the countryside character.
Because communities are continually viewed from the road, the visual relationship of road,
open space, and development is crucial to maintaining a countryside character. The buildings
must be located well back from the roadway to hold their desired background position. Where
woodlots exist, their preservation is very important because they screen the view. Topography
can also be used to screen development, making it disappear or reducing its apparent bulk.
Rural. Most rural land is farmland -- the dominant land use in rural areas. Residential uses are
typically accessory to the farm, providing a home for the operator, family members, or
employees. Farming may also be the dominant land use in countryside areas; the difference is
that rural areas are intended to be agricultural, while countryside's function is to accommodate
a rural residential lifestyle while allowing agricultural uses to continue. The presence of
residential uses inevitably disturbs agriculture. The landscape is accented by farmsteads, barns,
rural fences, and a horizon unbroken except by silos -- each a critical element to the area's
character. By virtue of the very low densities associated with farming, the adjoining land
owner's home is not very noticeable. Rural residents must travel to engage in economic, social,
or cultural activities. The population densities do not support any significant level of these
activities.
Typical rural areas are found in most of the County. A Rural district is also a land use district;
farming is considered the land use. Permitting some agricultural service activities to locate in
rural areas may be rational; such uses are essential to the farm community and inconvenient if
located in urban areas. Great care must be taken not to permit uses that result in a proliferation
of other commercial uses with no agricultural relation. No highway-oriented uses should be
permitted.
Natural. Natural areas are also distinguished by use. Natural areas are nearly all large areas in
which the land constrains development possibilities, such as corridors along streams or ridges.
The land is intended to be used as a native species habitat or a regional park with a mix of
natural areas and recreational opportunities. The areas should be large, typically several
hundred acres. Much of this land is too rugged or wet for farming. Therefore, wildlife is the
predominant land user. On public land, significant public access may exist via trails or roads.
Some recreational uses, trails, picnic areas, and campgrounds, may also be found in natural
areas. Natural areas have an even lower tolerance for residential uses than rural areas (in which
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housing is needed for those involved in farming). Finding residential or commercial forms of
use compatible with a natural area is quite difficult.
COMMUNITY FORM AND SCALE
Community form and scale is a critical part of character. Urban form has two basic types -- the
freestanding community isolated from its nearest neighbors and the composite community in
which a number of communities are interrelated and adjoining parts of a whole. Each form
contains a scale progression from the smallest community to the largest (Figure 4-6). For
freestanding communities, the four types are hamlet, village, town, and city. For composite
communities, the four types are cluster or block, neighborhood, community, and sector,
merging with the freestanding communities at the metropolis level.
As with community character types, the various scale units have functions. The smallest
(hamlets and clusters or blocks) represent the unit in which neighboring occurs. These units
consist of a group of buildings ranging from three or four to as many as 60. The hamlet clearly
refers to a freestanding community; it may be a small node of urban and suburban character in
a rural setting. Fulton County has a number of hamlets -- Pettisville, Ottokee, Tedrow, Elmira,
and Burlington. The hamlet may have some commercial function when it is a node for a larger
rural community. On the other hand, the cluster or block is the building block for a composite
community. The area is usually residential urban or suburban in character while the setting's
character may be any one along the community character spectrum. In each case (the hamlet
and the cluster or block), no more than two minutes of normal walking should be required to
transverse these small-scaled areas; the building scale should reflect such character.
The village or neighborhood is a complete social unit. Fayette, Lyons, and Metamora are
villages. Like the hamlet and the block or cluster, village and neighborhood are distinguished
by isolation or as a component of a larger settlement. If freestanding status within a larger
context is desired, great care must be taken to preserve the village's size and separation from
similar communities. Regardless, planning theory indicates both areas are large enough to
support convenience types of retail, a small elementary school, and perhaps some service jobs.
Walking through a village or neighborhood should require between five and ten minutes.
Towns and communities are a collection of neighborhoods; each is large enough to support a
considerable diversity of nonresidential activity. Such areas are likely to have a central
neighborhood that serves as an urban community core. Archbold, Wauseon, Delta, and
Swanton are towns, despite their political designation as cities (Wauseon) and villages.
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Figure 4-6
COMMUNITY FORM AND SCALE PROGRESSION
Freestanding

Composite

Cities or sectors are even larger; they are typically net importers of jobs. Both are large
enough to have areas that serve as regional employment centers. The nearest
community at this scale is Toledo. Toledo was once a freestanding city; its continuing
spread into Lucas County has merged Toledo and numerous once-freestanding rural
communities (Oregon, Rossford, Maumee, Sylvania, etc.) into a metropolitan area.
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By their very nature, freestanding communities have an independent identity; they do
not run into the next community, but are separated spatially by belts of rural or natural
land. In composite communities, losing identity is always a danger. In Lucas County,
political boundaries are very clear on the map; yet, only a few residents know the
location of such boundaries on the ground.
How does a freestanding community preserve its identity in a region? How does a
neighborhood gain an identity within the community? First, the freestanding
community must set limits to its growth. All freestanding communities must have
edges -- the sharper, the better. One must travel from the community into a rural
environment. While some tapering/feathering is acceptable, any tapering/feathering
tends to damage the image of the community as a place. Sharp boundaries create a
sense of entering or leaving. Unclear boundaries cause visitors uncertainty as to when
they have arrived. The tapering/feathering is often most disruptive when it occurs
along roads; tentacles of nearby communities may grow together.
Currently, Delta and Swanton are the most likely communities to grow together and
lose identity. The image of a freestanding development has nothing to do with political
boundaries. Scattered development in a town or between two villages can destroy the
freestanding character as surely as if the villages had annexed the land. The land
outside the edge must be a Rural character class. Simply changing from suburban, or even
urban, to estate character is not enough. If estate development fills in between two
communities, the communities will shift from freestanding to composite. Any of the
three Rural character types (countryside, rural, or natural) will work. In general,
several miles is a desirable minimum separation. Topography can modify that
requirement. Two villages on either side of a sharp ridge that screens the two
communities and provides only indirect access could be closer "as the crow flies." A
forest or stream valley may serve a similar function.
Second, any community unit must have a sense of place. In much of the region's new
development, a sense of place, in terms of community or neighborhood, is missing.
Individual development appears as the organizing unit. Signs identifying each
subdivision give a name to the development. However, this identity, for the most part,
has no relationship to a functional community. Even worse are the five to ten homes
that strip section-line road frontage; creating a neighborhood in this pattern is
exceptionally difficult. These newly developing areas may, in fact, remain a collection
of developments, never becoming a neighborhood. Most developments that use
internal roads are completely residential with no attempt at integrating commercial or
other activities that would organize the community. The resulting frontage is often left
for businesses that follow the roof tops and major roads causing another form of strip
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development corridor.
neighborhoods.

This development relates only to the road, not to the

In addition to a final decision concerning the community character type, decisions must
be made regarding community scale. Physical, economic, and social aspects relate to
community scale, as well. Figure 4-7 and Figure 4-8 illustrate these aspects.
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Figure 4-7
FREESTANDING COMMUNITIES
Scale Compatibility
Scale has two forms -- human scale and building scale. Human scale is the relationship
of humans to the surrounding buildings and spaces. Building scale is the relationship
of the buildings to the land or one another. Currently, scale problems exist in Fulton
County, primarily within the municipalities. Commercial, industrial, and institutional
uses adjoining residential areas are the most likely problems encountered. They may
also occur where areas with different densities abut. As more development occurs in
the County, scale will become a problem for the County, as well. Already, large
nonresidential uses are shifting to rural areas, introducing extremely large “boxy”
buildings and manicured lawns.1 Clearly, the construction of the two new steel mills

1

North Star has 501,000 square feet under one roof. The building’s roof height is 104 feet (maximum).
Therefore, its volume is 52,104,000 cubic feet.
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(North Star BHP Steel Ltd. and Worthington Steel) has caused citizens to consider scale

Figure 4-8
COMPOSITE COMMUNITIES
issues.

Comments such as “It's so big.” and “It just doesn’t look right.” are good indications
that acceptable limitations to scale are being exceeded. These buildings are also an
example of urban, core-scale buildings being placed in the middle of open land. While
such uses clearly require large buildings, the apparent bulk could have been reduced in
a number of ways. For example, the large woodlot preserved by Worthington Steel
offers an excellent visual cushion between the building and the horizon.
One method of looking at human scale is to define a volume created by a human
(Figure 4-9). Buildings or spaces may then be measured in human scale units. In
general, most urban and suburban spaces have reasonable scales. When spaces reach
Fulton County Comprehensive Plan

the size of a football field, they reach the upper limits of spaces at human scale. Larger
spaces must be broken into smaller ones if they are to retain the desired scale.
Currently, most buildings are a reasonable human scale. Major industrial buildings,
large shopping centers, schools, or hospitals are those most likely to pose serious scale
problems over the next 10 to 20 years.
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Figure 4-9
HUMAN SCALE UNITS
Buildings not relating to those in the immediate neighborhood are always a concern.
When a building is much larger than its neighbors’ average, a major scale conflict will
result. Uses may need this inhuman scale; large, automated warehouses are one
example. If possible, large industrial structures should be isolated from the general
public, placing them in the interior of an industrial park where they are not visible from
residential areas or collector or arterial roads. For commercial uses, isolation is not
practical. Yet, these structures need to be designed to disguise their size. Disguising a
building may be done by shaping it to resemble many attached buildings rather than a
single structure. Another technique is to use vegetative masses to screen or break up
the visual mass.
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Measurements are available to assess the relative scale of two buildings. Building scale
can be measured using total building volume, human scale units, or a building volume
ratio. The building volume ratio relates the building to its site, similar to a floor area
ratio. A building that occupies the entire site has a floor area ratio of 1.0. A building 10
feet in height that occupies the entire site has a building volume ratio of 1.0. Parking
lots, loading areas, and outdoor storage areas are considered part of the building in
building volume ratio calculations.
Such measurements are needed because scale conflicts may occur between two
structures in the same zoning district. Because the zoning is the same, understanding
why two homes on similar lots differ is often difficult.

EXISTING COMMUNITY CHARACTER
Fulton County's existing community character is shown in Table 4-1 and Map 4-1 on the
following pages. The County has been divided into several distinct planning areas
which are defined as follows:
Planning Area 1

Gorham and Franklin Townships and the Village of Fayette.

Planning Area 2

Chesterfield and Dover Townships

Planning Area 3

Royalton and Pike Townships and the Village of Lyons

Planning Area 4

Amboy and Fulton Townships and the Village of Metamora

Planning Area 5

German Township and the Village of Archbold

Planning Area 6

Portions of German and Clinton Townships and Pettisville

Planning Area 7

Portions of Clinton and York Townships and the City of Wauseon

Planning Area 8

Portions of York and Swan Creek Townships and the Village of

Delta
Planning Area 9

Portions of Swan Creek Township and the Village of Swanton
(Fulton County side only).

The majority of Fulton County is in the rural character class (95.8%). Planning Area 9
has the lowest percentage of land in the rural character class (84.0%) due to
development around the Village of Swanton and estate development throughout the
planning area. The remaining planning areas have between 93% and 99% of the land
area in the rural character class. A small percentage of Fulton County's total land area,
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only 4.2% is developed beyond a rural density. Of this developed portion, 69% is in the
Sub-urban character class and 31% is in the Urban character class. The majority (71%) of
land area in the Sub-urban character class is Estate type development which tends to be
isolated from villages and cities and clustered along County roads. Estate type
development is particularly prevalent in Planning Area 9 and comprises 75% of all land
area in the Sub-urban and Urban character classes.
The development type adjacent to cities and villages is typically suburban, business
park or industrial. The majority of suburban type development (78.6%) occurs in the
southern half of the County within larger communities. Auto-urban type development
is spread throughout the County with particular high concentrations in Planning Area 2
adjacent to Interstate 80/90, Archbold, and Wauseon. Business Park development
occurs in Planning Area 2 near the airport, in rural Planning Area 3 and Archbold.
Industrial development occurs in all planning areas, with high concentrations in
Archbold and west of Delta. Areas of urban type development occur in Fayette, Lyons,
Archbold, Wauseon and Swanton.

Table 4-1. EXISTING COMMUNITY CHARACTER
Community Character
Class
Urban

Type

1

4

5

6

7

8

9

0

3

<1

10

<1

28

0

17

75

Heavy Industry

32

51

7

11

496

37

197

727

51

1,609

0

31

24

0

58

0

0

4

0

117

59

230

111

134

252

43

397

192

152

1,570

106

312

145

146

816

81

622

923

220

3,371

Suburban

163

32

74

94

387

128

739

286

377

2,280

Estate

283

364

693

262

333

99

520

891

1808

5,253

446

396

767

356

720

227

1,259

1,177

2,185

7,533

0

0

0

0

0

0

15

31

418

464

Natural
(floodplain,
park)

11,144

3,137

2,166

2,726

3,776

368

1,504

2,887

3,077

30,785

Rural
(Agricultural)

32,458

27,939

29,351

29,075

23,779

13,262

24,526

28,698

9,054

218,142

43,602

31,076

31,517

31,801

27,555

13,630

26,045

31,616

12,549

249,391

44,154

31,784

32,429

32,303

29,091

13,938

27,926

33,716

14,954

260,295

SUBTOTAL

SUBTOTAL
Countryside

SUBTOTAL
TOTAL

3

15

Auto-urban

Rural

2

Urban

Business Park

Sub-urban

TOTAL

Planning Area (acres)
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FUTURE COMMUNITY CHARACTER PLAN
This Plan (Map 4-2) is based on a 25- to 30-year growth estimate. The County's community
character based vision provides a guiding framework for that growth. If followed, this Plan can
create a unique and special character in Fulton County. This strategy will ensure strong
economic growth because the area will be perceived as a very desirable place to live, avoiding
many problems that have plagued other growing counties. Fulton County's future community
character is described in Table 4-2 .
Table 4-2. FUTURE COMMUNITY CHARACTER
Community Character
Class
Urban

Type

Planning Area (acres change from base land use, "+" = increase, "( )"=decrease)
1

4

5

6

7

8

9

0

0

0

0

0

0

0

0

0

0

Heavy Industry

0

0

0

0

0

0

0

0

0

0

+2

0

0

+12

+28

0

+34

+44

+20

140

0

0

+10

0

+19

6

+61

+15

+11

122

2

0

10

12

47

6

95

59

31

262

+67

0

+18

+20

+137

+38

+184

+159

+143

766

0

0

+379

+149

+284

+107

0

+210

+1168

2,297

67

0

397

169

421

145

184

369

1311

3,063

Countryside

0

0

0

0

0

0

0

0

0

0

Natural
(floodplain,
park)

0

0

0

0

0

0

0

0

0

0

(69)

0

(407)

(181)

(468)

(151)

(279)

(428)

(1,342)

(3,325)

-69

0

-407

-181

-468

-151

-279

-428

-1342

(3,325)

Auto-urban
CHANGE
Suburban
Estate
CHANGE
Rural

3

Urban

Business Park

Sub-urban

2

TOTAL
CHANGE

Rural
(Agricultural)
CHANGE

The County has two types of development areas -- Urban Growth Areas (CGAs) and Rural
Areas (RAs). Within CGAs, the cities will provide various urban and suburban character types
within urban, auto-urban, business park, suburban, and estate districts. The respective cities
will exercise zoning and subdivision controls in these areas. The County's RAs will provide for
rural character types (countryside and agriculture), mining, and the growth of small
unincorporated hamlets or villages. Table 4-2 indicates the amount of each development type
within each planning area. The location of each growth area is indicated on the Future Land
Use Plan.
All increases in the Sub-urban and Urban character class will result in decreases in the Rural
character class as more agricultural land is developed. The Future Land Use Plan identifies
CGAs which minimize the fragmentation and loss of agricultural land. Development is
Fulton County Comprehensive Plan

concentrated around already urbanized areas where it can be effectively served by modest
extensions of infrastructure and utilities.
The CGAs provided for the expansion of Business Park, Auto-urban and Suburban type
development immediately adjacent to existing urbanized areas. Estate development is
provided away from urbanized areas, but is concentrated in established areas. With no
controls, estate development will occur in a haphazard fashion throughout the County. This
type of development is difficult to serve with utilities, infrastructure and community services,
and result in the fragmentation and destruction of a larger quantity of farmland.
On the Future Land Use Plan, estate type development is concentrated in limited locations
around the County as follows: Planning Areas 3 & 4 north of Interstate 80/90; Planning Area 5
north of Archbold; Planning Area 6 north of Pettisville; and Planning Area 9 southwest of
Swanton. Concentrating estate development will reinforce the community character in these
areas and also protect the community character of agricultural areas, as well.
COMMUNITY CHARACTER STANDARDS
Consistent with the community character approach, the use is not important as long as it is
designed to maintain the area's character and does not threaten its neighbors. This approach
permits a wide range of uses in the sub-urban and urban character types.
Table 4-3 compares the characteristic densities, open space ratios, and average lot sizes
associated with each community character type. The densities include the gross density -- what
a development or subdivision would achieve, including lots, street rights-of-way, and parks or
other open space.
Residential Uses
Various options are available for residential development. In community character planning,
the density and open space ratio standards for each option within a community character type
ensure each achieves the desired character.
Farmstead
This residential use is the classic family farm unit -- the farm house, farm buildings, and
surrounding land. Therefore, the farmstead is both a residential use and a farm production unit
-- in other words, a basic production unit at which all workers live.
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Single-family Detached
In this design, all the site is used except that required for stormwater detention and required
recreation -- typically about 10 percent of the site in suburban or urban areas. The street pattern
can be a grid, as found in older cities, or in a curvilinear form.
Clustered Single-family
Clustering uses smaller lots to create open space and a slight increase in density. The open
space is critical to maintaining community character in suburban and estate areas. Clustering
builds the open space into each development so the desired character is permanently retained.
A specialized Equestrian variation on this approach is found in estate areas where the lots are
large enough for horses, and where the open space provides common trail and pasture areas.
Attached Single-Family
This residential use consists of duplex, town house, or other single-family housing types
permitted in the urban districts where providing a cluster option is not feasible due to the small
size of the single-family lots (typically the first development option).
Planned
This form of clustering permits any type of dwelling unit: single-family on a variety of lot
configurations, duplexes, or attached units (town houses, multiplexes, condominiums, or
apartment units). This alternative has a slightly higher density, but preserves more open space
than a clustered development of similar character.
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Table 4-3. TYPICAL STANDARDS FOR COMMUNITY CHARACTER TYPES
District

Development Option

Urban

Auto-Urban

Suburban

Estate

Countryside

Agriculture3

Open Space

Gross
Density

Minimum
or Average
Lot Size

DU’s per 1/4
Section (160
acres)

Single-family

10%

5.35

5,000 sf.

856

Single-family Attached

12%

7.50

3,000 sf.

1200

Multifamily

12%

16.00 1

avg. 1,600 sf.

2560

Planned

15%

10.00

avg. 2,500 sf.

1600

Single-family

10%

4.56

6,000 sf.

728

Single-family Attached

15%

6.00

avg. 4,000 sf.

960

Multifamily

15%

12.00

avg. 2,000 sf.

1920

Planned

25%

6.50

avg. 3,000 sf.

1040

Single-family

10%

1.48

20,000 sf.

236

Cluster

20%

2.08

12,000 sf.

332

Planned

30%

2.65

avg. 8,000 sf.

424

Equestrian

25%

0.13

5 acres

20

Single-family

10%

0.32

2.5 acres 2

51

Cluster

30%

0.56

1 acre 2

89

Farmstead

0%

0.013

75 acres

2

Single-family

0%

0.04

25 acres

6

Equestrian

70%

0.05

5 acres

8

Cluster

85%

0.10

1 acre

16

Planned

87%

0.20

20,000 sf.

32

Hamlet

88%

0.40

avg. 8,500 sf.

64

Farmstead

0%

0.01

75 acres

2

Single-family

0%

0.03

38 acres

4

Equestrian

80%

0.03

5 acres

5

Cluster

92%

0.05

1 acre

8

Planned

93%

0.10

20,000 sf.

16

Hamlet

94%

0.20

avg. 8,500 sf.

32
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1
2

There would need to be a maximum total unit cap to ensure that a "project" type character cannot develop. For
example, there might be a limit of 200 such units within a 500 foot radius.
The lot size will be controlled by soil conditions and well suitability.

3

See Chapter 6, Agricultural Preservation for the various options in the Agriculture Districts.

Nonresidential Uses
Retail, service, office, and industrial uses will occur in some or all of the urban, auto-urban,
business park, and suburban districts. Some of the cities' older industrial areas may need an
industrial zoning classification. These uses shall be located on either arterial, collector, or
nonresidential local streets. These uses should be prohibited from taking access from
residential streets. Nonresidential use standards involve the landscaped surface ratio, floor area
ratios, and height. The landscaped surface ratio (LSR) is the amount of landscaped land
compared to the total site. The landscaped surface excludes parking areas, circulation drives,
exterior storage or loading areas, and the area covered by the building; all are generally
impervious. The floor area ratio (FAR) is an intensity measure, indicating the site area
percentage devoted to floor area. The FAR is the nonresidential equivalent of density. A floor
area ratio of 1.00 means the floor area equals the site area. Table 4-4 indicates the general
intensity standards for a retail or service business with four parking spaces per 1,000 square
feet. Other types of land uses will have different FARs and, in some cases, different LSRs based
on the parking and height requirement. For example, retail uses, typically 1-story and requiring
25 percent more parking per 1,000 square feet, will have a much lower FAR.

Table 4-4. COMMUNITY CHARACTER STANDARDS FOR OFFICE/SERVICE
(based on four parking spaces per 1,000 sf.)
District

Landscape Surface Ratio
(LSR)

Floor Area Ratio
(FAR)

Maximum Height
(stories)

Urban

0.00

0.50

3

Auto-Urban

0.20

0.37

2

Business Park

0.30

0.48

5

Suburban

0.60

0.18

2

Also, the County and cities will most likely need several special districts. Older industrial areas
may need zoning that matches the existing uses even though these areas have little opportunity
for additional, more intensive industrial uses. This form of zoning protects existing uses.
Second, County staff will map areas of high probability for mining operations. Zoning an area
for this use eliminates the possibility for residential conflicts with quarries. Adequate road
access must be ensured. Impact fees will be considered to guarantee that roads used for
distribution can sustain the traffic.

Fulton County Comprehensive Plan

URBAN GROWTH AREAS
This Plan designates urban growth areas (UGAs) around Wauseon and each village. These
UGAs are depicted on Map 4-3 and Table 4-5 on the following pages. The growth areas are
based on an assumption that 20 percent of the land within the growth areas will remain
undeveloped during the 20-year planning period for a variety of reasons. Each respective
municipality is responsible for servicing its UGA with sewer and water. Proposed water and
sewer line extensions outside municpal boundaries are depicted on Map 4-3. Annexation of
land within the UGAs is generally desirable. All industrial and commercial activities should be
within the UGAs. The airport and Pettisville are the only non-municipal UGA. This Plan
designates estate-character areas outside the UGAs that either contain suitable soils and water
to support individual sewerage systems and wells or are in a location where the County can
provide water and sewer even though the densities are low. Outside the UGAs, the County
would approve and manage sewerage systems only for subdivisions within special taxing
districts and meeting County land-use criteria.

Table 4-5. URBAN GROWTH AREA COMPARISONS
Area in Acres (% of Total Area)
Total UGA
Acres

Business Park,
Industry

Urban,
Auto-urban,
Suburban

Estate

Fayette

68.1 acres

2.2%

97.8%

0.0%

Lyons

18.4 acres

0.0%

100.0%

0.0%

Metamora

32.7 acres

37.6%

62.3%

0.0%

0

--

--

--

Archbold

184.3 acres

15.0%

85.0%

0.0%

Pettisville

150.6 acres

0.0%

29.3%

70.7%

Wauseon

278.3 acres

12.2%

87.8%

0.0%

Delta

217.5 acres

20.2%

79.8%

0.0%

Swanton

173.5 acres

11.3%

88.7%

0.0%

Total acres

1123.4 acres

138.9 acres

878.0 acres

106.5 acres

Community

Airport
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Chapter 5
ASSET MANAGEMENT
INTRODUCTION
In an era of concern about government spending, managing assets is a crucial issue. Costs
cannot be controlled if government must react to outside forces with no ability to control such
outside forces. Government is a “public” business providing services or materials. The
provision of services such as police, fire, emergency, and other services (primarily on a personto-person basis) is a major share of government expenses. Government also provides facilities
used either directly (roads) or to deliver or remove a material (water, sewer, and storm
drainage).
Several factors dramatically affect the cost of services for which the taxpayers must pay. The
first factor is the degree to which development is located in a compact area so that the minimum
cost is needed to provide such services. If 1,000 homes are to be served, providing that service
across two miles rather than across six miles is obviously cheaper. Capital and maintenance
costs are sensitive to length. Water, sewer, road, police, fire, emergency, mail, and school
busing are impacted by distance. Private utilities such as telephone and electric are also
impacted. Note that length is not the only cost element. For some facility services, components
may also have to be enlarged or added. For example, long sewers are likely to have greater
infiltration. Therefore, the treatment plant will have to be slightly larger to handle increased
flows. Resistance, friction, or topography can also increase the overall system cost.
A second major problem is that government is subject to the “squeaking wheel” syndrome -reacting to emergencies or fixing the latest “squeak.” If on-site water or sewer fail, residents do
not go back to the developer who sold them a lot with poor soils, they petition government to
fix the problem. Inevitably, when government must intervene to solve a problem created by
others, the necessary money is taken away from other projects that were previously planned,
but do not present an emergency. If government is to be efficient, it must evaluate the
development and prevent building in unsuitable areas. Regulation is nothing more than a
formal quality control system. In the factory, failed units are removed from the line and never
go into service. Since government does not install the on-site systems, it must rely on
regulations.
Another serious problem faced by government is the level of service issue. As counties
experience growth, they go from a rural to urban service situation. Traditionally, rural areas
demand very low levels of service. A farm can have multiple wells for home and barns and
does not require new schools; police service is at a low level; ditch drainage rather than storm
sewers is adequate; and streets can be narrow and even gravel in some instances. No matter
how attractive living “in the country” appears, people who move to rural areas demand
increased services. As more development occurs in Fulton County, the demand for more and
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better government services will occur. This increase is an increase in the quality of service. For
example, more residents will not only require more sheriff’s deputies to cover the larger area,
but the residents will also demand more frequent patrols. The new resident is apt to come from
a more urban area and expect the types of services received in the old neighborhood. Typically,
rural populations have little or no debt. Building new facilities to accommodate growth results
in a great increase in the cost of services.
Failing to plan effectively to avoid future problems is a major contributor to the problem. Many
of Fulton County’s problems have been known for years. The County has soils that are highly
likely to transmit sewerage from septic tanks to surface or ground water. Other areas have very
poor water resources. Effective planning will ensure development does not create such
problems. County and township standards in effect in 1996 were inadequate to effectively
manage County assets. Further, six townships are not, or are only partially, protected by
zoning, providing an absence of control.

SERVICES
Government provides a variety of services, including sewerage, water, stormwater
management, schools, police, fire, and emergency services. Many smaller services include mail,
trash collection, planning, and other government actions. Note that other services (telephone,
electric, gas, and cable) are provided by the private sector and respond to the same cost factors
that impact water and sewer. Roads present an additional category that will be discussed in
detail in Chapter 7, Transportation.
Sewerage
The two basic forms of sewer are public and on-lot. The public system can involve a wide range
of treatment systems, but all collect sewerage from a number of dwellings and move it to a
treatment plant. Typically, the system is owned by a unit of government; however, in some
cases, a private sector entity owns and operates the plant. The on-lot system treats the sewerage
from the dwelling unit on the lot on which the unit is located. In these systems, the effluent is
discharged into the soil. As a result, on-site systems are very sensitive to soil conditions.

Public Systems
Density and lot frontage are two crucial issues, dictating the number of miles of sewer line
needed to serve a given population. The higher the gross density, the less it costs to serve each
unit. Therefore, service efficiency encourages urban densities similar to those in Wauseon and
the various villages. The County’s primary goal is to direct growth to the areas of the County
where the municipalities' sewers can be extended. Creating growth areas around the
municipalities is a logical planning strategy.
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The larger the lot and greater the lot width, the more costly the provision of sewer. Generally,
lots greater than one-half acre are considered infeasible for sewering unless they are very
expensive lots. The worst situation is low density scattered rural development when the
County must serve such areas because of failing on-site systems. In such areas, the base
densities are too low, and scattered development lowers the gross density even further, creating
very costly inefficient systems.
On-site Systems
In rural areas, development relies on on-site systems. The on-site system has two key
components. A septic tank traps solids and provides anaerobic treatment of a portion of the
waste. The liquid moves out of the septic tank into a tile field or other distribution system that
spreads the effluent over a large area of ground.1 A suitable depth of soils must be present so
organisms in the soil and the soil particles themselves can further clean the effluent. Sufficient
soil must be present between groundwater and sand or gravel beds to ensure the effluent is
fully treated and avoids contaminating water supplies.
Soils are the key to on-site systems. Fulton County soils are very poor for septic. Only 2.7
percent are rated by the Soil Conservation Service as being relatively suitable for septic
systems.2 Table 5-1 indicates the relative severity of the soil limitations and the percentage of
the County involved. Soils subject to flooding should never be used for septic systems.
Ponding means low areas are subject to seasonal inundation, and the water table is above or
very near the surface. Drainage is needed to make any of these soils usable for agriculture or
housing. The problem is that new development means more water and often damages drainage
systems in turn, resulting in septic system failures. Clays and other soils do not transmit water
fast enough for efficient tile fields, particularly in wet weather. Sandy soils may transmit the
waste water to the ground water too rapidly for it to be cleaned by soil filtration and soil
organisms. All these conditions make septic systems generally undesirable. More than ninetyseven percent of the soils in Fulton County are listed as having severe limitations for septic
systems.

Table 5-1.
RELATIVE SEVERITY OF SOIL LIMITATIONS
Soil Limitation

Acres

Percent

1

The tile field has a perforated pipe that distributes the effluent to a trench with gravel. The pipe permits the
liquid to have contact with several feet of soil for every foot of line length.

2

Soil Survey of Fulton County Ohio; United States Department of Agriculture, Soil Conservation Service in
cooperation with Ohio Department of Natural Resources Division of Lands and Soil and Ohio Agricultural Research and
Development Center. Tables 13. Issued October 1984.
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Flooding

9,205

3.7

Ponding and Poor Filter

20,568

7.9

Wetness and Poor Filter

34,746

13.4

Wetness and Percs Slowly

76,838

29.4

The County can prohibit on-site systems in areas where they are unlikely to prove effective.
Too many of the rural lots are a form of lot split that is not reviewed by the County. Thus, only
after a homeowner comes into the health department is the problem identified. That is too late
in the process. The County must adopt new subdivision and health department regulations
that prohibit on-site systems on poor soils where failure is likely. Such regulations would
include the following:
1.

Development Permit. The implementation of a county-wide development permit is
being recommended. This permit will require that the individual buildings on a
property have a site review completed by the Health Department prior to the
development permit being issued for the construction of the house. This site review will
determine the requirements of the sewage disposal system or inform the individual that
the site is unsuitable for an on- lot sewage disposal system. The development permit will
also require that the individual have an approved water system installed prior to the
construction of a house. A checklist of necessary information could be required prior to
the issuance of a development permit. Information could include house number, zoning
permit, drainage outlets, floodplain, etc.

2.

Sewage Disposal System. The health department has the authority to regulate
individual sewage disposal systems serving individual dwellings of one, two, or three
units (duplex, triplex). This authority is described in the Household Sewage Disposal
Rules, O.A.C. Chapter 3701-29. Dwellings containing four or more living units,
commercial buildings, and sewage disposal systems serving more than one dwelling are
regulated by the Environmental Protection Agency.
For one, two, or three unit (family) dwellings, the health department would continue to
determine the suitability of a site based on the soil texture, depth to water table,
landscape, drainage (both surface and subsurface), as well as depth to other limiting
layers such as course gravel and glacial till. Sewage disposal systems are then
engineered for specific sites.
To date there is no widely used on-lot system that will function in soils of low
permeability with a high shrink/swell potential. Subsurface sand filters may be used in
some cases where the property owner has ownership of the outlet tile to the point of
discharge, or the tile is a public tile and permission has been granted to utilize the public
tile. In addition , the tile must discharge to a perennial body of water. In soils with the
water table within two feet of the surface, an on-lot system cannot be designed without a
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minimum of four feet of fill. As a result, in these cases, the sites may not be able to
support on-lot sewage disposal systems.

Sewerage Policy
The following policies will guide Fulton County in addressing sewerage issues:
1.

Sanitary sewer service shall be provided by the County. No person, firm, corporation or
public entity is to obtain such service from the neighboring counties or the State of
Michigan without Fulton County's coordination.

2.

Fulton County is not obligated in any way to maintain or operate any privately or
publicly owned waste water treatment plant or collection system.

3.

Establish and implement a "pay-cash-to-tap" agreement for use by developers or
contractors. This will encourage developments in the areas where public sanitary sewer
service is available and protect the interest of developers. The term of such agreement is
dependent on the growth pace of any given area or region.

4.

County Health Department is to coordinate with the County Sanitary Engineer for the
possibility of providing any proposed development (i.e. subdivision, commercial
buildings) with sanitary sewer service through an existing public system, if available, or
petition such service. Otherwise, such development should not be accepted.

5.

Fulton County, through the Sanitary Engineer Department, is to establish and
implement guidelines for design and installation of wastewater facilities. The guidelines
are to conform to the current Ohio EPA and local municipal rules and regulations.

6.

Board of County Commissioners, through the appropriate departments, is to participate
in the community's sanitary sewer system upgrade of improvement to encourage
development in the areas where public sanitary sewer service is available. Such
participation could be in the form of financial, technical or planning assistance, if
appropriate.

7.

Establish a pre-treatment program for all non-domestic waste that is being discharged
into any existing or future County-owned wastewater treatment facility. This program
is to ensure that any commercial or industrial development is being placed in the
appropriate location of area growth.

8.

According to the County Health Department regulations (Ohio Administrative Code
6117.51), whenever sanitary sewer service becomes available, any existing on-site system
with operational problems or within 200 feet of such service must be disconnected and
connected to the site of the said service.
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9.

A standard sanitary sewer tap application form and procedures are to be established
and processed completely through the County Sanitary Engineer office, including fee
collection (application, county tap, supplier, tap and assessment). The County Auditor
office will be informed of any proposed split-lot applications.

10.

A standard sanitary sewer line petition form and procedures are to be established and
processed completely through the County Sanitary Engineer office, including fee
collection, if applicable. In addition, water supply service is to be addressed or imposed
along the same route of sewer line to balance the level of service and growth.

Water Supply
Despite the fact that water is near the surface in much of Fulton County, known as the Black
Swamp early in its history, water supply for development is difficult to achieve. When Fulton
County was a largely rural community, farmers could rely on shallow wells that tapped the
shallow aquifer. Wauseon and the villages had small populations that were able to find surface
and subsurface supplies. Further, long-time rural residents could live comfortably on low-yield
wells that produced as little as four gallons per minute. However, with the advent of
suburbanization, supply and demand have changed significantly. Generally, new residents
practice little or no conservation -- it was simply not necessary in areas in which these people
previously lived. As an example, in Amboy, Fulton, and the northern half of Swan Creek
Township, well drilling has been described as a “hit or miss” process -- producing five gallons
per minute on one lot and a dry well on an adjacent lot. While such varying amounts were
adequate for a farm on 40 or more acres prior to flush toilets, washing machines, and showers,
the lower ends of the yield range are inadequate for development on estate-type lots.
Residential uses are not the only ones to suffer. On some occasions, the elementary school at Ai
must bring in bottled water. Also, while the high school in Amboy Township is connected to a
water line, that line has poor pressure.
The second problem of water supply is finding large-scale dependable resources. At this time,
only the western portions of the County have abundant raw water resources -- the Fayette area
from extensive sand and gravel deposits and the Archbold area from the Tiffin River. Swanton
(and the northern half of Swan Creek Township), Wauseon, and Fulton and Amboy Townships
have water quantity concerns. Some of these concerns are only evident during drought
conditions (Swanton), while others are year-round (Wauseon). Growth pressure was already
on these areas, as it was reaching the point where existing supply sources needed to be
supplemented. The issue was forced by North Star BHP Steel Ltd.
The eastern portion of the County has one other option for new sources of raw water -- Lucas
County. This connection could provide water to portions of Swan Creek Township, Ai,
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Assumption, and Metamora. Expanding and upgrading the Delta water treatment plant and
installing the necessary transmission lines could provide similar services. In 1996 a 24-inch
water line was installed to serve North Star BHP Steel Ltd. If the company does not require
total capacity, the line could be used to serve Swan Creek Township and the villages of Delta
and Swanton.
To the west, Wauseon could tap into the Maumee River. The City of Wauseon has purchased
an easement along the DT&I railroad right-of-way almost to the City of Napoleon in Henry
County. A recent study noted that a 24-inch pipe would provide ten MGD at a cost of over
$7,000,000.3 At this time, the County-wide benefits of this line are uncertain. Certainly, the line
would solve Wauseon’s problems. Other alternatives for Wauseon include connections via
Archbold and the Tiffin River; the North Turkeyfoot Creek; the Delta reservoir; Bad Creek
south of Delta; and expanding the existing reservoir.
Two major issues must be addressed with regard to water. First, development using on-site
water should not be permitted to exceed the capacity of the aquifer in the driest of years. If it
does, the County will find that the lower densities and the associated cost concerns will make
such extensions difficult. The shift from private, on-site water to public water also increases the
projected demand for public water. The second issue is the adequacy of public water sources
and the cost of bringing more water to the community.
The Health Department has the authority to regulate private water systems in accordance with
the Ohio Administrative Code Chapter 3701-28 (O.A.C. 3701-28). "A private water system
means any water system for the provision of water for human consumption, if such system has
fewer than fifteen service connections and does not regularly serve an average of 25 individuals
daily more than 60 days out of the year. A private water system includes any well, spring,
cistern, pond, or hauled water and any equipment for the collection, transportation, filtration,
disinfection, treatment, or storage of such water extending from and including the source of the
water to the point of discharge from any pressure tank or other storage vessel." Water supplies
that do not meet the above parameters are regulated by the Environmental Protection Agency.
Chapter 3701-28 of the O.A.C. details the private water system standards that must be met. The
development permit would require the water system to be installed prior to the building of a
house.
Major subdivisions shall require the provision of public water and public sewage disposal
systems. If the major subdivision is within a community growth area, the provision of having
both public water or sewage could be waived until the public infrastructure can be provided.
Water Supply Policy

3
Fulton County, Ohio, Comprehensive Water Plan, 1994. Finkbeiner, Pettis & Strout, Limited. Citing a draft of
the Raw Water Study for the City of Wauseon, March 1994 conducted by their firm.
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The following policies will guide Fulton County in decisions regarding water supply:
1.

Water supply service shall be provided by the County. No person, firm, corporation or
public entity is to obtain such service from the neighboring counties or the State of
Michigan without Fulton County's coordination.

2.

Establish and implement a "pay-cash-to-tap" agreement, for use by developers or
contractors. This will encourage developments in the areas where public water supply
service is available and protect the interest of developers. The term of such agreement is
dependent of the growth pace of any given area or region.

3.

County Health Department is to coordinate with the County Sanitary Engineer for the
possibility of providing any proposed development (i.e. subdivision) with water supply
through an existing public system, if available, or petition such service. Otherwise, such
development should not be accepted.

4.

Fulton County, through the Sanitary Engineer Department, is to establish and
implement guidelines for design and installation of water supply facilities. The
guidelines are to conform to the current Ohio EPA and local municipal rules and
regulations.

5.

Board of County Commissioners, through the appropriate department(s), is to
participate in the community's water supply system upgrade or improvement to
encourage development in the areas where public water supply service is available.
Such participation could be in the form of technical or planning assistance, if
appropriate.

6.

A standard waterline application form and procedures are to be established and
processed completely through the County Sanitary Engineer office, including fee
collection (application, county tap, supplier, tap and assessment) . The County Auditor
office will be informed of any proposed split-lot.

7.

A standard waterline petition form and procedures are to be established and processed
completely through the County Sanitary Engineer office including fee collection, if
applicable. In addition, the water line service is to be addressed if imposed along the
same route as a sewer line to balance the level of service and growth.

Stormwater Management
Fulton County is very flat. The Tiffin River falls no more than 10 feet in almost five miles. This
insignificant drop equals a slope of 0.04 percent; engineering standards recommend two
percent. If one measures from Iron Creek at the State line, the drop is approximately 70 feet
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across 12.3 miles, equaling a slope of 0.11 percent. From the spillway at Harrison Lake, the
watershed drops 70 feet across 8.2 miles, equaling a slope of 0.16 percent. This County-wide flat
slope means there is insufficient head on the water during storm events to move it rapidly
downstream; therefore, the watershed overflows the banks into large floodplains occupying
over 9,200 acres (or 3.7 percent) of the County.
In natural situations, overflow is acceptable. Many wetland and other species tolerate
occasional flooding. However, man has greatly altered the circumstances. First, farmers
drained the Black Swamp to make it suitable for farming by installing farm tiles in all fields and
leading them to ditches. This action alone greatly altered the region’s natural drainage
conditions. Originally, the water flowed very slowly across the land, mostly through sheet flow
or meandering streams. The farm drainage system moves the water more rapidly. However,
because of the flat topography, the system backs up during storm events. The artificial systems
man substituted for the natural system creates problems, such as the flooding of roads.
The second consequence of man’s intervention is to reallocate the water that falls in a storm
event. Rain striking the ground is divided into a series of separate flows. Some water is
returned directly to the atmosphere through evaporation and the transpiration of plants; the
rest either soaks into the ground or runs off. Farming first modified the relationship of these
factors. Clearing the forests that covered the County when settlement began altered the amount
of run-off. Forests produce the least run-off from any storm event. In a light rain, little water
may even reach the ground. The leaves catch and hold a volume of the rain -- most of which
will ultimately evaporate. In heavier rains, the soils of the forest act as sponge, soaking up
moisture and, only when fully saturated, releasing it. Finally, the roots and contours of forests
retard surface water movement. All these factors create maximum ground water recharge and
minimum run-off. Obviously, clearing the forests for farming dramatically increased run-off.4
Now, as the County undergoes urbanization, pervious soils that permit some water to enter the
ground are being replaced with impervious surfaces. 98 percent of the rain runs off impervious
surfaces. House roofs, drives, and roads contribute to increased run-off. These factors combine
to create a serious problem in managing stormwater run-off. A stormwater system is required
that ensures new development does not increase flooding in other areas of the County, either
up or down stream from the development.
The County must develop a comprehensive stormwater management approach that recognizes
the problems created by new development and the County’s topography. Much of the
development in rural areas is occurring without benefit of any drainage facilities. Land owners
are attaching to street or farm drainage that were not designed for such a purpose. Local
flooding problems can be directly attributed to those development practices, as can increased

4

Converting forest to farmland can increase runoff depths and volumes as much as 220 percent. Harbor,
Jonathan M. A Practical Method for Estimating the Impact of Land-Use Change on Surface Runoff, Groundwater Recharge and
Wetland Hydrology. Journal of American Planning Association. Winter 1994. Pages 95-108.
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expense for the County or townships. Therefore, development will be prohibited from
connecting to road drainage tiles, ditches, and farm tiles or drainage, except from an approved
storm drainage system. The Subdivision Regulations will provide the drainage standards,
including the following:
1.

All tiles shall be sealed and discharge stormwater directly to a stream. The engineer's
office will determine the tile size. In some areas, the land owner will have to establish
positive surface drainage from the site to the nearest stream channel. The County could
permit recapture from future developers.
Developers shall be required to submit a ditch maintenance plan. A stormwater
maintenance plan shall be included on development permits. Regulations for both
county and township roads should be uniform regarding drainage.

2.

All sites must provide stormwater detention. Detention facilities must be sized to handle
120 percent of the 100-year storm. The extra 20 percent off-sets sedimentation that
typically occurs in the detention areas. Release rates shall be graduated to increase
slowly but never exceeds the predevelopment release level. All ponds shall be wet
basins with a capacity greater than the first two hours of run-off during a 100-year
storm. This provision ensures many pollutants have a chance to settle out in the
detention area and are not flushed down stream.
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Schools
Schools account for 78 percent of the average tax bill in Fulton County. Therefore, schools are a
very important element. Ultimately, schools are very important to supporting growth.
Residential developers often market the school district when selling their product; schools are
very important to home purchasers with children -- a large number of the people coming to
work in Fulton County. In fact, one could retard economic growth with poor-quality schools.
Florida is experiencing slowing economic development due to poor schools.5
In rural or slowly growing communities, providing adequate schools is often not a problem.
The community can pass a bond and improve the school. While such action raises taxes
initially, as more people move to the area, the tax rate for capital can be reduced simply
because more people pay. If growth is slow and steady, the first bond can be paid off before
another is needed; in this manner, the system stabilizes. However, most counties in Fulton
County’s position have undergone rapid growth so additional bonds are required before the
first bond can be paid off. Obviously, the result is increasing taxes.
Controlling the rate of growth is a very difficult issue. Therefore, most communities are
focusing on how to pay for services. Two basic strategies are available. The first strategy is to
have a balanced land use pattern, ensuring sufficient nonresidential uses are added to the
community’s tax base as growth occurs so the residential tax rates do not have to rise. Since
these uses do not place students in schools, they are positive contributions to the school district.
The County land use plan has been tested for impact on school districts to seek to provide a
balanced tax base.
The most difficult areas are the rural, unzoned townships. Because there is no land use control
in these areas, residential development that does not pay its way can be predicted. This means
that the taxes in these districts will ultimately rise. School districts should be aware of this
problem and work with the County to seek zoning that provides a balanced tax base in these
townships.

Police, Fire, Emergency
Generally, these services are related directly to growth in all land use sectors. Two components
must be considered. First, these services (along with school districts) are the most sensitive to
pressures for increased levels of service. In annual reports, growing communities should report
not only the budget, but also the level of service being provided -- the average response time for
fire and emergency and manning levels or vehicles per 1,000 persons. If such items are tracked

5
The high percentage of retirees who vote against taxes has lowered the quality of education and forced schools
to multiple shifts. California has seen the quality of its educational system decline through failing to invest in the future.
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over time, government can provide voters with better information about the cost of these
services.
Each of these services is sensitive to density. Police service is the most sensitive because it
involves active patrolling of the service area. Fire protection is doubly impacted. First, fire
protection is, in part, dependent on water service (also directly related to density). A usual
break in the service level occurs at estate densities; public water is rarely available, so rural
companies depend on water they haul to the site. As a result, the level of service and protection
level are lower. At longer response times, fire fighters can do little but contain the fire to the
structure involved, preventing it from spreading. Second, low population densities may result
in longer response times since the population is too low to support another station. Emergency
services are less severely impacted because they are response-oriented. Greater distances may
not directly translate to longer response times because average vehicle speed may increase.
Subdivisions in rural areas should be required to provide ponds on site that have a fire drafting
station built into them that permits tanker trucks to be quickly refilled, thus enhancing fire
protection service in rural areas. This should be required in the County’s subdivision
regulations.
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Chapter 6
AGRICULTURAL PRESERVATION
INTRODUCTION
One of Fulton County's most critical issues relates to agricultural preservation. Currently, the
County has the vast majority of its zoned land designated for one-acre residential lots. Six
townships are not, or are only partially, zoned. Therefore, despite Fulton County being Ohio’s
seventh highest agricultural producer, this important County industry is not protected.1
Scattered residential development occurs in all the townships, but it is most obvious in the east
where Toledo and Lucas County influences are felt. Soil quality and water availability also
affect the distribution of housing.
Preserving agriculture is important for number of reasons:
1.

In 1992, 847 farms covered 79.0 percent of the County; this amount is down from 85.2
percent in 1982.2 In 1992, this industry produced $83,426,000 in total sales; $45,306,000 of
this amount was from crop production. Destroying this industry for low-density sprawl
development is not logical.3

2.

Farms demand little in governmental service and pay more than enough taxes to
support these services. Very often, residential development fails to pay for the needed
services. Across the County, for every $1.00 paid by residential land uses, those uses
demand $1.40 in services. For every $1.00 paid by agricultural uses, those use demand
$0.30 in services.4 Displacing agriculture with residential units is not fiscally
responsible.

3.

Residential uses conflict with agricultural uses. From a residential perspective, sources
of conflict include dust from plowing and harvesting, pesticide and fertilizer
applications, noise, hours of operation, animals, and other activities inherent in
agriculture. Residential property owners move to rural areas and then complain about

1

1993 Ohio Farm Income. Department Series E.S.O. 2193 December 1994. Table X. The County Rankings by
Total Cash Receipts and Major Agricultural Commodities, Ohio, 1993.
2

In 1992, land in farms totaled 205,633 acres of 260,288 total acres. In 1982, land in farms totaled 221,782 acres.
1992 Census of Agriculture. Fulton County, Ohio.
3
1993 Ohio Farm Income. Department Series E.S.O. 2193 December 1994. Table VIII. Cash Receipts from Farm
Marketings, by Commodities and Community Groups, by County, Ohio, 1993.
4

The Costs of Community Services in Madison Village Equal Township, Lake County, Ohio, 1993.
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their farming neighbors. From an agricultural perspective, sources of conflict include
traffic and its high speeds, trespassing, and vandalism.
4.

Increasing residential development places economic pressures on farm owners in the
form of increasing land assessments and purchase offers.

5.

Many soils in Fulton County are not well-suited to septic tanks and fields. Therefore,
the danger of failed systems exists. In some cases, using larger lots can correct the
problem; however, this approach consumes too much land.

6.

Many Fulton County aquifers do not have water in adequate quantities to support
residential intensities.

7.

Servicing large lots (one acre and greater) is more expensive than servicing smaller lots.
The potential failure of water supply or septic systems poses a major fiscal risk.

8.

Many farmers take loans backed by the development value of their land, rather than the
productivity value. Since there is often a very large gap between these figures, the risk
is high that the farm will have to be sold if outside conditions lower productivity or
prices of farm produce.

The agricultural preservation question is related to asset management. Problems of poor soils
and aquifers with very low yields is a reason to avoid developing in many parts of the County.
The lack of zoning and the application of one-acre zoning has led to sprawl; this type of
development occurs nearly everywhere across the County.
On the surface, developing an agricultural preservation program seems easy -- simply zone
land for agricultural use only (exclusive agricultural zoning). Unfortunately, despite the many
reasons for agricultural preservation, many competing values exist that work against
preservation. The stumbling block is the two competing views of the land -- land as a resource
and land as a commodity. Consider the following generic reasons for agricultural preservation:
Agricultural land is a limited and relatively unreplaceable resource; agricultural land is being
depleted by poor agriculture practices and erosion; populations are growing and food must be
provided; sprawling metropolitan areas are consuming prime agricultural land. Each statement
represents a valid reason why the best and most productive agricultural land should be
preserved in agricultural use. At the same time, however, selling the farm for development
provides the urban farmer with a first-rate retirement income -- far higher than the value of the
land for agricultural purposes. The entire notion of being able to sell one's land for whatever
use is desired is a highly emotional issue falsely enshrined as a basic right. Note that the right
to regulate private land is a well-established governmental power in the United States.5

5

Bosselman, Callies, and Banta. The Taking Issue. Council on Environmental Quality, 1973. Until the 20th
century, if regulations advanced a public purpose, they were routinely upheld even though they damaged property in terms of
value. Only recently has the issue of regulation being a taking been litigated.
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Further, the legal distinction between a “taking” which is legally compensable and a regulation
that significantly reduces land value is substantial. The latter is not a legal taking, although it
may be viewed as imposing a significant reduction of value on the property owner.6 One must
distinguish between the legal terms and a discussion of equity. Equity is an important issue in
agricultural preservation. If other businesses or land owners can sell-out for a windfall, why
not a farmer? With exclusive agricultural zoning, land values are restricted to agricultural
value. In Fulton County, the agricultural value is $1,800 per acre or 20 percent what a
developer would pay and, in most cases, about ten percent the price of a building lot. As a
result, even the farm community is reluctant to institute protective zoning because it means
forgoing a major potential revenue.
In meetings, the Fulton County agricultural community indicated it is concerned with
development’s impact on their farms.7 At the same time, this group is sensitive to the need to
sell portions of land or otherwise enhance the economic return of the farm. In considering
alternatives, the community must strike a balance between protection and equity.
AGRICULTURE
Agriculture remains the number one land use in Fulton County. In 1992, agricultural
production's total value exceeded $83,000,000. At that time, the County had 847 farms,
averaging only 243 acres each. Almost 89 percent of the farmland was harvested cropland -182,114 acres of 205,633 acres. The majority of this land (over 90 percent) is devoted to corn and
soybeans. Other crop industries include wheat, hay, miscellaneous vegetables, and oats.
Today, the acreage in farms is substantially lower than in 1987 or 1982. Since 1982, 16,149 acres
have been removed from agricultural production. The average farm size has noticeably
increased -- from 188 acres in 1982 to 243 acres in 1992.8
Fulton County has a relatively flat topography. Floodplain land is ideally suited for agriculture
since it cannot be developed. Floodplain lands account for approximately 3.7 percent of the
County's total land area.9 Setting the priority for the remainder of the County requires careful
analysis of a number of features: the amount of agricultural land that has poor soils for septic

6

The definition of a taking still used by the courts is one that deprives a land owner of all beneficial use of their
land -- a very harsh reduction. In conservative legal states like Illinois, the Illinois Supreme Court upheld 160-acre agricultural
zoning in the Chicago metropolitan area because farming is a legitimate and legal use of the land.

7

Meeting with approximately 50 members of the farm community (April 23, 1996).

8

Information taken from the 1992 Census of Agriculture. Fulton County, Ohio.

9

Soil Survey of Fulton County Ohio; United States Department of Agriculture, Soil Conservation Service in
cooperation with Ohio Department of Natural Resources Division of Lands and Soil and Ohio Agricultural Research and
Development Center. Tables 4 and 18. Issued October 1984. Soil flooding frequency noted as "frequent" was assumed to represent
floodplain soils.
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systems and poor water supply;10 and proximity to major highways, sewer, water, cities, and
lakes. Currently, development is coming into Fulton County from the east. The most intensive
development pressure will be felt along major road access to jobs in Lucas County.
Currently, County land consumption is out of proportion to the amount of land needed. In
zoned townships and unzoned townships, the minimum lot size is one acre. (Unzoned areas
have a one acre minimum lot size). Further, the Ohio Revised Code 711.131 permits a petitioner
to subdivide or “split off” as many as five lots without going through the complete subdivision
process, provided the petitioner does not extend or propose new roads. Because land is
relatively inexpensive and stripping lots along existing frontage is cheap, the size of the lot does
not slow development. Land prices will change over time; as development pressure increases,
land prices will increase. However, the County must mandate development on internal street
systems. The result of the current consumption is two-fold. First, a very large amount of land is
converted for relatively little development. In contrast, suburban development at two dwelling
units per acre is a general norm. As a result, due to the average rural lot size being sold in
Fulton County, four or more times the land is consumed per dwelling unit. Second,
development is widely scattered, creating a wide-spread nuisance for farmers.
THE PRESERVATION DILEMMA
Within the County, tension exists between the desire of farmers and others to preserve the
agricultural industry and the desire of property owners to take advantage of increasing land
values by selling to a developer. In general, a farmer will talk about wanting to farm and
remain undisturbed by residential development. After a pause, that same farmer will also
convey they want to be able to sell their land for development at any time they deem ready.
Such desires are natural; farmers often see their land as a retirement account. Also, farming is
often subject to economic stress, so selling land can be an important element of a farmer’s
economic strategy.
The problem is that, from a policy point of view, the two positions are mutually exclusive. If
low-density residential development is a wasteful consumer of land and a nuisance to adjoining
farmers, then selling land to developers is undesirable. In such a case, the best policy is to keep
development out; it maximizes protection and eliminates nuisance elements. The very worst
policy is unconstrained large lot development. In Fulton County, land is very cheap and almost
no costs are associated with developing land. As a result, the gap between the price of a rural
subdivision lot and that of a developed lot (with roads, curbs, sidewalks, sewer, water, and
utilities in the subdivision) is substantial. This gap pushes a large share of growth into rural
areas. If a home buyer can pay the same amount for a two-acre rural home site or a quarter-acre
lot, many will chose the rural site because it provides more land for the dollar and the illusion
of rural living. If any system that compromises between the two views of the land and provides

10

Ibid. Table 13. All but 2.8 percent of County soils are ranked severe for septic systems.
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a significant development option for land owners is to work, then the land owners must be
treated as developers to ensure that competition is fair. This element is essential to reducing the
consumption rate of rural land. Currently, nearly one-half the growth occurs in rural Fulton
County.11 Due to the major difference in density, each home in the rural area consumes from six
to ten times the land a home in Wauseon or one of the villages consumes. An essential strategy
must be to encourage development in the municipalities which will automatically lower the
pressure on farmland.
IMPLEMENTATION
Agricultural zoning is the logical complement to the urban growth boundary. If the land
contained in the urban growth and estate areas is adequate for 20 or more years of growth, then
agricultural land should not be displaced by urban sprawl. Land not needed for growth should
be put into some form of rural zoning -- agriculture or countryside. Normal large lot zoning is
residential zoning and will continue to encourage sprawl.
The approach to agricultural preservation is proposed as a series of steps or options for the
County and Township. The first stage is County-wide. All areas of the County will be under
the enhanced subdivision regulations that will set standards for access to section line roads,
approval of sewerage tile fields, approval of well, and mandatory drainage improvements.
These standards will result in some agricultural land becoming undevelopable and
development, in general, being more expensive. Some reduction in the pressure on farmland
should result. However, the best farm soils are also prime development land (good for septic
systems) so this strategy will have a very limited ability to protect farmland.
The second stage is a set of options involving zoning. Because there is County and Township
zoning, the strategy is to provide multiple zoning options. The provision of a zoning district
that preserves agriculture foremost and provides only limited development potential does the
most to preserve agriculture.
There are two districts that protect the rural area: Agriculture and Countryside. Each district
will retain a rural character and encourage the preservation of land in agricultural use. Each
district offers six different development options. A first option is a "farmstead" which defines a
farm unit and would entitle the land owner to enhance the viability of the family farm by
permitting more intensive home based commercial uses than would be permitted by the current
home occupation provisions. A straight division of all the land into single-family lots will be
permitted as a second option. There will be two cluster options that could operate on private
sewer systems: a single-family cluster and an equestrian cluster that is designed to
accommodate homes, as well as horses or other domestic animals. Lastly, there are two options
for developments where sewer is available. The first is planned developments and the last a

11

From 1980 and 1990 U.S. Census. Of the new housing units built in Fulton County between 1980 and 1990, 47.6
percent were built in unincorporated areas.
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hamlet, a large scale cluster involving over a square mile of land. Table 6-1 shows each of the
options.
The estate district shown in Table 6-1 is appropriate for use in areas that are already divided
into too many small parcels to make farming feasible. Areas of poor agricultural soils may also
be considered desirable for estate type development.

Transferable Development Rights
Transferable Development Rights (TDR) is a mechanism added to zoning by which the
development rights are transferred from one property to another. Most people view TDR as a
program with which restrictions are placed on the land, prohibiting a farmer or land owner of
sensitive land to develop. To compensate for the land restrictions, the land owner would be
able to sell development rights to land owners in other designated areas where growth and an
increase in density are permitted. Therefore, selling development rights compensates the land
owner for the restrictions in nearly the same fashion that would occur by selling the land. The
concept of TDR attempts to bridge land's resource and commodity views by separating the
resource protection from the value element dependent on the sale of the land. This program
assumes the real land owner’s need is obtaining the development value. Many people would
be happy to continue farming if
given the compensation. In fact, land owners' responses in the East (where many Purchase of
Development Rights [PDR] programs are in place) indicates that participants are content to
continue farming or are willing to preserve resources when they do not have to pay for it with
reduced land values.

Table 6-1
PROPOSED ZONING STANDARDS
District

Development Option

Agriculture

Countryside

Open
Space

Gross
Density

Minimum or
Average Lot
Size

Number of
DU's per 1/4
Section
(160 acres)

Farmstead

0%

0.013

75 acres

2

Single-Family

0%

0.026

38 acres

4

Equestrian

80%

0.033

5 acres

5

Cluster

92%

0.05

1 acre

8

Planned

93%

0.10

20,000 sf.

16

Hamlet

94%

0.20

Avg. 8,500 sf.

32

Farmstead

0%

0.013

75 acres

2
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Estate

Single-Family

0%

0.04

25 acres

6

Equestrian

70%

0.05

5 acres

8

Cluster

85%

0.10

1 acre

16

Planned

87%

0.20

20,000 sf.

32

Hamlet

88%

0.40

Avg. 8,500 sf.

64

Equestrian

25%

0.13

5 acres

20

Single-Family

10%

0.32

2.5 acres*

51

Cluster

30%

0.56

1 acre*

89

* The lot size will be controlled by soil conditions and well suitability.

Table 6-2
SUBURBAN ZONE WITH AND WITHOUT TDR
Use

Open Space

Gross
Density

Lot Size

TDR/acre

Farmland
preserved per
Acre*

Suburban without TDR Program
Single-Family

10%

1.48

20,000 sf.

None

None

Cluster

20%

2.08

12,000 sf.

None

None

Planned

30%

2.65

Avg 8,000 sf.

None

None

Suburban with TDR Program - By Right Density
Single-Family

10%

0.98

30,000 sf.

None

None

Cluster

20%

1.40

20,000 sf.

None

None

Planned

30%

1.60

15,000 sf.

None

None

Suburban with TDR Program - Maximum Density after purchase of TDR
Single-Family

10%

1.48

20,000 sf.

0.5

5-10 ac.

Cluster

20%

2.40

10,000 sf.

1.0

10-20 ac.

Planned

30%

3.20

8,000 sf.

1.6

16-32 ac.

* Based on one TDR per dwelling unit and allocations of one per 10 acres in Countryside
District and one per 20 acres in Agricultural District.
The value of TDR is that it provides land owners with an important option to selling all or a
portion of their farm. Without TDR, the farmer must either sell part of the land or forgo
realizing a significant cash value. TDR permits the land owner to keep land in agriculture while
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still realizing its development potential by receiving payment for the land. Therefore, all
Agriculture and Countryside zoning districts should permit the transfer of development rights
within the district, allowing two land owners with sites that are not contiguous to combine all
their development on a single parcel. The allocation of development rights would be based on
the cluster density in both districts. Thus, Agricultural Districts will get one development right
for each 20 acres, while the Countryside District receives one for each 10 acres. Specific density
and open space standards will regulate the total amount of development on any single parcel of
land. That will permit at least a doubling of the gross density on an individual property.
Farmsteads will receive development rights based on their acreage. The existing farm dwelling
would not be subtracted. For smaller parcels, any existing dwelling would be counted and
subtracted from the development rights allocation. The incentive is to cluster, and flexibility
would allow land owners to keep some of their development rights and sell others.
A more complex issue is the transfer of development rights into another zone. There is sewer in
Pettisville. Thus, a suburban district could be created around Pettisville. The Pettisville
suburban zone could have a density by right and a density that was achievable only through
the purchase of development rights. Table 6-2 shows a possible suburban development. There
would be different densities if TDR were not used.

State Legislation to Protect Farmland
Another policy for preserving agriculture is pursuing revised legislation to protect farmland.
The State of Ohio is currently studying this. The County should encourage the farm tax to be
tied to agricultural zoning. Further, the benefits could be increased slightly if the farm tax
would require agricultural zoning and a longer roll-back period.
The current agricultural use valuation requires only that the land is used for agriculture. The
State should permit use valuation only for land zoned for agriculture. Wisconsin requires a
minimum of 35 acre agricultural zoning. Ohio should be encouraged to be somewhat more
flexible and permit some clustering. A state agency review could determine the appropriate
density by looking at growth, land value, and other factors in the County which would provide
flexibility to better deal with the needs of urban and rural counties.
In addition, the penalties for leaving the program should be higher. Three years back taxes is
better than none. However, the three-year penalty is not sufficient to discourage a sale. Worse
yet, it is a tax break for the land speculator. Land should be taxed at use value only when its
use matches its zoning. Once land is zoned for higher development or subdivided it should
have to pay taxes based on the development value.
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Chapter 7
TRANSPORTATION
INTRODUCTION
Land use and transportation are linked together by strong interactions. Changes in land use
have an impact on the transportation network; likewise, changes in the transportation network
affect where development occurs in the County. Therefore, these two elements must be
examined and evaluated together.
Many Fulton County residents are concerned with the County’s current transportation
conditions. The County faces four traffic problems. The first traffic problem is regional access.
For years, Fulton County had only one access point to the Ohio Turnpike, limiting growth in
the County. The second existing problem is congestion. The County has isolated areas where
the current roads are no longer able to handle the amount of traffic using them. As the County
grows, more roads will reach their capacity and congestion will result. A third problem is the
conflict between a road's ability to carry high volumes of traffic and the need to provide access
to land uses. Volume and access are conflicting goals; a road carries traffic most efficiently with
limited access. A fourth transportation problem -- cut-through traffic -- will develop as a result
of congestion. All the transportation problems are related to land use. To solve these problems,
one must understand some basic principles of land use and road configuration.
Fulton County is the western edge of the Toledo metropolitan area which dictates some of the
transportation issues facing the County. Commuting to adjoining counties is a way of life for
36 percent of the work force. Lucas County is the destination of 22 percent of the Fulton
County work force.1 Much of Route 2/Alternate 20 is impacted by strip development, both
residential and commercial. The lack of access to the Turnpike has slowed growth and created
increased congestion on Route 2/Alternate 20. With the exception of the Swanton area, the two
new interchanges (one north of Archbold and one for North Star BHP Steel Ltd. and
Worthington Steel) will greatly enhance the growth potential of these areas. Maintaining access
to high speed arterial or expressway level roads is essential to the County’s growth and its
relationship to the metropolitan area.
Understanding the network nature of a road system and its relationship to land use is crucial.
The network has different levels of roads, including expressways, arterials, collectors, and local
roads. The whole idea of a network and road classification is to address the inability of roads to
serve both high speed regional traffic and access needs efficiently.

1

U.S. Census and Fulton County Regional Planning Commission.
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TRANSPORTATION NETWORK
Transportation is a network reaching out to provide access to all properties in the County. It
must also carry a wide range of transportation needs from interstate truck and car traffic to
farm vehicles. The network does not work efficiently when high speed interstate traffic is
forced to use the same road as farm tractors. Similarly, access to roads is an important issue.
The interstate cannot carry high speed, high volume traffic and provide access to each farm or
home along the way. Thus, there is a need to organize the network into a logical hierarchy of
roads each with different functions. While engineers have refined this system, serious problems
remain.
Understanding the network and hierarchy and using them appropriately in conjunction with
land use planning is critical. If local traffic can use regional roads for local trips, this decreases
the capacity to handle regional traffic and result in premature congestion. The access issue is
even more critical. In order to carry high volumes of traffic efficiently, the traffic must flow
without interruption. Turning movements always slow traffic. Left turns can stop traffic.
Because stopping distance increases geometrically as speed increases, there is also a safety issue
with access -- the ability to safely get onto a road.
The current highway network in Fulton County consists of four levels: expressways; arterials,
collectors, and local streets. A hypothetical network is shown in Figure 7-1. The expressway
network has the greatest spacing and permits the highest speeds, but it limits access. The
arterial is also intended to serve high speed travel over considerable distances; it, too, should
have significant limitations on access. The collector portion of the network provides for major
traffic movement and connects local access streets to arterials. Local streets are intended to
provide access to each property. Ideally, collector streets would only provide access to large
land uses and local streets. If each portion of the system is designed and its relationship to land
uses properly controlled, the system will operate efficiently. Problems arise when portions of
the network are improperly used.
The arterial and collector network creates blocks that are called superblocks. A local street
network is contained within each superblock. A typical trip assumes a person leaves their
home, travels to the nearest arterial or collector, and then may use local streets to get to their
destination. Longer trips use the expressways, as well as the arterials and collectors and local
streets. Only a minor percentage of trips stay on local roads. A network works most efficiently
when it is a perfect grid. However, development, streams, railroads, mined areas, and other
physical features shape the street pattern. In Fulton County, the grid is slightly warped on the
east side, and, in some places where streams are not easily crossed, the grid is disrupted. Any
element that alters the network leaves a high probability of decreasing the effectiveness of the
arterial or collector network.
In all likelihood, the interstate network will not be expanded in Fulton County. Also, the
construction of a limited access expressway will probably not occur. As a result, the remainder
of the arterial network must be designed to provide for the growth in east-west bound traffic
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that will increase as the County grows.2 A significant part of the County’s growth is expected
south of the

2

The absolute number of out-of-County work trips will continue to increase even though more in-County
jobs will be provided.
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Figure 7-1

HYPOTHETICAL HIGHWAY NETWORK
Ohio Turnpike. Therefore, an urgent priority will be providing adequate capacity on Alternate
Route 20. Also, County Road D should be reserved as a regional arterial. In the northern part
of the County, U.S. 20 will remain the critical regional arterial. Reserve capacity for long-term
(50-year growth) must be addressed now.
Today, for the most part, the section-line roads are local farm-to-market roads serving some exurbanites. In the future, each road will be needed as an area arterial or collector. Reserving this
capacity is a critical aspect of network planning. Setting aside section-line roads as arterials or
collectors creates what is called a superblock that serves as the functional basis of a
neighborhood.
Currently, the arterials and collectors are undergoing strip development that lowers their ability
to serve their function. The County must find a means of controlling access to these roads.
While the roads are functioning as rural local access roads today, that function will change
drastically as the County grows. The strip development on the eastern end of the County has
already resulted in lowering the speed limits, which lowers the efficiency of the road. Any road
having a traffic volume of over 2,400 vehicles a day (or 240 homes) cannot serve as a local
residential street.
At the bottom of the hierarchy of roads are local streets. These streets come in two types -residential and nonresidential. The residential local street must be protected from cut-through
traffic. Further, when new collectors are designed, even if they serve a solely residential area,
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residential units should not take direct access to collectors because this road cannot serve area
traffic while maintaining the needs for low speed, low volume, and safety typical of residential
local streets.
ARTERIALS AND COLLECTORS
Arterials and collectors carry high volumes of traffic to destinations throughout the area or
region. Typically, people traveling to work or regionally are very concerned with total travel
time; therefore, speed is important. Engineering manuals and models focus on arterials and
collectors. Also, engineering focuses on congestion and inadequate intersections. While models
relate to land use to generate the expected traffic, very few concentrate on the principles that
relate land uses to highways. Nearly all model focus is on identifying a target Level of Service
(LOS). Once identified, the focus switches to modeling land use impacts and designing
improvements that enable the road or intersection to carry the projected traffic volumes at the
desired LOS. LOS are identified by the letters A through F. LOS A permits driving at the
maximum speed limit with no potentials for delay. At LOS F, the road becomes an erratically
moving parking lot. Most communities desire to maintain a LOS C or a road where traffic flows
relatively smoothly, although at a slower speed, with limited passing opportunities.
Density of development, the mix of land uses, and the size and spacing of the arterial and
collector network are directly related. As density increases, the spacing of arterials must be
closer. Similarly, if the number of lanes increases, the spacing can increase. Figure 7-2
illustrates the basic relationship of road spacing to density and to the various community
character types. Using densities of two, four, and six dwelling units per acre, Figure 7-3
illustrates the relative size of the superblocks based on two- and four-lane arterials.
In the Toledo area, as in much of the country, the framework for roads was set over 100 years
ago by the original land survey into townships and sections. A large number of the arterials
and collectors run along these basic survey lines. In Fulton County, the grid is remarkably
complete; only in a few areas is the grid incomplete or the roads unimproved. Ownership of
arterial and collector roads is about equally distributed between the County (365 miles) and
townships (385 miles). While many roads are not up to arterial standards, if they remain free of
strip development and adequate rights-of-way are preserved, the task of ensuring an adequate
future arterial and collector network will be limited to fiscal issues.
Direct access is a problem that always plagues arterials and collectors. Whether a commercial
use or individual dwelling unit, each point of access creates problems. Each driveway creates
the potential for left turns from the arterial or collector which congest the road. Typically,
residential curb cuts are closely spaced. Also, backing out of driveways into an arterial or
collector is not safe. Most importantly, each home presents a potential “NIMBY” (Not In My
Back Yard) conflict. Invariably, residents want speeds decreased, lowering the road’s efficiency.
Residents often successfully oppose road widening, resulting in congestion on the regional
network. If arterials and collectors are used for local access, the cost of acquiring rights-of-way
will increase because it will reduce the size and usability of the improved lot. Clearly, from the
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first sign of urbanization, roads with the potential to serve as arterials or collectors must be
identified. Even when the section-line roads are narrow or unpaved (as portions of Township
Road 21), no homes should be permitted direct access.
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Figure 7-2
RELATIONSHIP OF ROAD SPACING TO DENSITY

Nonresidential uses present a very different problem. Commercial and retail uses want to be on
the busiest roads. Retail uses need exposure to high volumes of potential customers. Other
businesses want easy access for workers, customers, and service vehicles. In this instance, the
objective is to not totally eliminate direct access, but limit curb cuts and space them for
maximum access while seeking to maintain a high arterial efficiency. A whole range of
alternatives exist that permit businesses to be at high traffic volume locations without creating
major problems for the network. There is a long and successful history in the use of parallel
access roads and reverse frontage roads to serve commercial areas. In addition, there have been
successes with using linked parking areas and a pair of one-way roads. Because there are a
number of successful techniques for providing commercial access along arterials without
creating congestion, the Highway Department should work with the cities and villages to
determine the best techniques to use in various areas of the County. Developments must
conform to these techniques; any compromise with a developer will lead to increased
congestion and impairment of regional traffic movement. Variances should be granted only
where it is impossible to use one of the other options. Even where there is no other current
option, the grant of access should be temporary, with the County seeking, over time, to make
Fulton County Comprehensive Plan

access available from an adjoining property. Since these other properties are likely to develop
or redevelop in the next 20 years, the temporary access can later be closed and access controls
upgraded.
Figure 7-3

RELATIVE SIZE OF SUPERBLOCKS
LOCAL RESIDENTIAL NETWORK
The local network should be divided into residential and nonresidential elements. The local
access needs for residential areas and commercial or business areas are completely different.
The residential street is a means of reaching the home. Neighboring occurs across residential
streets and children play in the street even where sidewalks and open space are provided.
Therefore, the total volume of traffic and its speed are very critical elements. Interaction of the
residential and arterial networks is where some of Fulton County's future transportation
problems will arise. The average dwelling unit generates ten trips per day, one of which is
during the peak hour. All these trips use the local network for at least part of the trip.
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Since few true local streets reach measurable levels of service (LOS), how does one measure the
impact of these trips? Peak hour will generally be the hour when workers leave to return home.
Residential units generate approximately one trip during the peak hour. At what level does
residential traffic on a residential street annoy citizens? The answer depends on the perception
of safety, visual disruption, noise, and difficulty backing onto the street. No industry standards
for these factors on local residential streets exist. The most crucial element will be the perceived
safety for children. No matter how much parents preach, children will play or ride bicycles in
the streets. A determination of the level of traffic appropriate to a residential street is necessary.
Table 7-1 shows the salient facts on several possible levels. The table portrays the number of
cars per hour and minute going past the home closest to the arterial or collector. The table relies
upon a residential speed limit of 25 m.p.h. to calculate trip time. The longer it takes a driver to
leave an area and get to arterials, the higher the frustration and the more tempted the driver
will be to speed, thereby decreasing safety. The final column in Table 7-1 depicts the maximum
trip time of the last homeowner -- the one furthest from the arterial at 25 m.p.h.
Fulton County must determine the maximum volume for a residential street. Two measures are
available -- total volume and trip time/length. The maximum number of trips during peak
hour is a significant safety issue. Related to this issue is residents’ perceptions that the road is
busy, rather than quiet and peaceful. Another factor is the trip time for a resident to reach the
nearest arterial. Again, a person at the most distant point from the arterial or collector system
will have a tendency to increase speed to reduce travel time. These factors can be used to select
the desired maximum traffic level.
Table 7-1. ALTERNATIVE MAXIMUM RESIDENTIAL STREET LOADINGS
Dwelling Units

Trips in Peak Hour

Trips per Minute1

Maximum Trip Time2

30

30

.50

30 seconds

60

60

1.00

1 minute

90

90

1.50

1.5 minutes

120

120

2.00

2 minutes

180

180

3.00

3 minutes

240

240

4.00

4 minutes

1
2

Average during peak hour.
Assumes an average speed of 25 mph and a double loaded street with 75-foot front yards.

As a policy, Fulton County should require a residential collector designation whenever a road
will have a traffic volume in excess of 240 vehicles per hour. Whenever the volume exceeds that
maximum, a residential collector is needed (Figure 7-4). A residential collector constitutes a
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second level of street within a superblock to which no homes should take access. The same
analysis may be used to determine when a local residential street has so much cut-through
traffic that it is carrying traffic volumes appropriate to a residential collector. Developers will
want to front homes along the residential collector. Residential development taking direct
access on a residential collector has occurred in communities across the country, and the result
is always the same. The residents protest the high traffic volume and, in most cases, succeed in
getting additional stop signs and, occasionally, a lower speed limit imposed. The result is
increased travel time, and the network is less effective. The County should prohibit direct
access to residential collectors.
IMPLEMENTATION
Unlike many areas of concern, transportation can be provided rather easily if the County and
other local governments preserve a viable network. A viable network means two things. First,
arterial and collector roads must be in the right places to handle growth. Second, the arterial
and collector roads that will carry this capacity must be protected. With a network reserved,
the only real issue is financing road improvements. While widening an existing road is not
cheap, it is very reasonable compared with the cost and difficulty of trying to establish new
roads to carry arterial or collector traffic. Currently, with a few exceptions, mostly in the cities,
the network is adequate for foreseeable needs. The first set of implementation strategies applies
to maintaining a viable road network.
1.

Designate Section-line Roads as Arterial/Collector. All the section line roads over 400
vehicle trips per day and other roads shown on Map 7-1 or those meeting the standards
in Table 7-2 shall be designated collector or arterial per O.D.O.T. road classifications as
indicated on the map. The approximate one- mile road spacing of two-lane arterials is
adequate to support 2.0 dwelling units per acre. With four-lane roads, the average
supported density is 3.0 dwelling units per acre, a level of protection that should
provide for more than fifty years growth.

2.

Prohibit Direct Single-Family Access on Arterials and Major Collectors. The Subdivision
Regulations should prohibit single-family residences from taking access to these roads;
the only exception should be where no other alternatives exist due to physical
conditions. Property owners will state eliminating direct access of single-family
residences to arterials or collectors is expensive and increases development costs. A
number of other techniques are available to provide access to all residential
developments. The techniques include parallel access (frontage roads), reverse frontage,
perpendicular local streets, and forms of shared access. Each technique permits
development along major roads without reducing access.
Table 7-2. O.D.O.T. ROAD CLASSIFICATIONS

Road Type

Vehicles Trips Per Day

Local Roads

under 100
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Minor Collectors

100 - 400

Major Collectors

401 - 1000

Minor Arterials

1001 - 2000

Principle Arterial

2001 - 4000+

Interstate

Ohio Turnpike
Figure 7-4
RESIDENTIAL COLLECTOR

3.

Access Standards. Public streets or access drives shall meet the minimum spacing
shown in Table 7-3.

Table 7-3
ACCESS SPACING

Operating Speed
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Minimum Spacing
between Access Points (feet) provided ADT* of:

(MPH)

Collector

Arterial

less than 30

210

585

35

300

825

40

420

1,140

45

550

1,575

* ADT = Average Daily Traffic

4.

Parallel Access (Frontage), Reverse Access, and Perpendicular Access Roads. The
County shall require one of the following access roads for development along arterials.
A parallel access road or frontage road for use in commercial or residential areas is one
parallel to the arterial and separated by a green median (Figure 7-5). This road provides
access to units that continue to front the main highway but which can be reached only
via the frontage road. Typically, the parallel access road would run between streets or
arterials, although it may have intermediate access points. It can easily be extended or
use temporary access points.

Figure 7-5
PARALLEL ACCESS OR FRONTAGE ROAD
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A reverse access road is also parallel to the main highway but separated from it by one
lot (Figure 7-6). A perpendicular road must provide the connection to the reverse
frontage road. All lots front the reverse access road. The first row of lots backs to the
highway. The last alternative is the perpendicular road layout where lots abut the street
with their side lot line. This approach shall be used with a street yard so buildings are
setback from the arterial. Landscaping should provide a buffer to protect the residential
areas. Figure 7-7 shows the perpendicular street layout.
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Figure 7-6
REVERSE

FRONTAGE ROAD

Figure 7-7
PERPENDICULAR ACCESS ROAD
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5.

Access Easements. Access easements shall be used for residential situations where
neither a parallel access nor a reverse access road will prove practical. In these cases, an
access easement over the fronts of several lots will function adequately (Figure 7-8). The
access easement should be landscaped providing a buffer; the road should be narrow
and lots used for parking. Access easements function best in Estate or Rural areas. This
approach could also be used as an interim stage toward creating a parallel access road.
Figure 7-8
ACCESS EASEMENTS

6.

Shared Access. Shared access shall be used for nonresidential situations where parallel
or reverse access roads are not practical. In the simplest form, shared access is a
common curb cut for two or more buildings or uses, providing a common access to the
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individual parking areas. Typical large strip centers provide a different type of shared
access -- a hybrid of a simple shared access and a frontage road. Parking lots for these
and larger uses require a main circulation road. If various shared accesses are linked
together into a good flow pattern, they can serve large areas and greatly enhance the
arterial’s capacity by eliminating the congestion caused by turning movements and
providing alternative routes between developments. Figure 7-9 shows a poor example
and how the same site could have been better planned.
7.

Rural Subdivision. A typical problem with access controls occurs in rural areas where
farmers say they want to provide a home for their children. Farmers are not
7subdividers and claim they are unable to afford the cost of a road. The problem this
group faces is that a subdivision is a subdivision -- no matter what the motive. Quite
simply, 20 years later, when the farmer and children are gone, the County must deal
with the problem. A solution is available for the first few lots to be subdivided -- a rural
subdivision with special rules. Figure 7-10 shows a rural subdivision with four lots
organized around an access easement wide enough for a future road; this arrangement
offers an alternative to the current practice that would have created a four-lot strip. The
access easement is on the remainder of the farm. When the remainder is subdivided in
any manner, the developer is responsible for installing the road in the easement to serve
the first four lots. This approach keeps all the lots fronting on what will become a local
street. Using an easement allows the farmer to install a gravel road, leaving it to the
eventual developer to pay for a paved road.
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Figure 7-9
EXAMPLE OF SHARED ACCESS AND SITE PLANNING

Figure 7-10
RURAL SUBDIVISION AND ACCESS EASEMENT
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Chapter 8
ECONOMIC DEVELOPMENT
INTRODUCTION
Fulton County and its municipalities all desire some degree of economic development. Such a
statement is generally obvious; certainly nationally, very few governments have out-and-out
opposed economic development. However, most do not understand the implications of
economic development and the important decisions that must be made regarding it. The
purpose of this chapter is to: (1) generally assess Fulton County’s abilities versus other
governments to attract quality economic development, (2) evaluate the current pattern of
nonresidential development and its impacts on government services, (3) evaluate the County
markets in terms of broad economic development trends, and (4) offer tools to better focus
efforts and evaluate the caliber, character, and overall impacts of development. One must note
that this chapter does not contain market studies; it simply considers the factors of economic
development and how they relate to Fulton County’s current and future land use decisions.
First, one must understand that Fulton County and its municipalities are competing against
other Ohio, Michigan, and Indiana metropolitan area communities. In that competition,
boosterism is not enough. The community successful in the economic development field is the
one that has more to offer than its competitors, and a quality land use plan is the first step.
Second, Fulton County must realistically assess events in the economic development field.
Where are jobs being created? What types of jobs are available? Do residents have the
necessary skills to compete for those jobs? In the past, the hunt was for good paying industrial
jobs. Industries or businesses targeted to locate in Fulton County should be those in which
expansion is likely, such as medical and pharmaceuticals, electronics, and powdered and
speciality metals. Fulton County is already being courted by other industries that will take
advantage of the close proximity to the processed or finished steel. The County has a clear
advantage in this sector and should continue to capitalize on it in terms of recruiting industry.
Third, one must understand the County is an economic unit. All the municipalities must join
the County in marketing the County as a place to do business. Wauseon and the villages would
be making a serious mistake if they were to attempt to lure businesses away from each other.
A common strategy for attracting businesses should be adopted.
Similarly, strong
consideration should be given to the impacts on school districts. Often, only one school district
receives all monetary benefits while other school districts absorb significant impacts.
Residential uses should be located where school districts have a strong nonresidential tax base
and should be discouraged elsewhere. The County and municipalities should continue to
support the role of the Community Improvement Corporation (CIC) to work with potential
investors regardless of the community in which they are interested. The welcoming response
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and the ability to walk a prospective developer through a community's regulatory processes are
important elements of the planning program.
Finally, the County must be selective. Many businesses quote an industrial sector multiplier to
indicate the benefit derived from a new business. Beware: A far greater diversity exists within
any industrial sector multiplier than between them. The real question is whether the particular
industry will be an asset.
ASSESSING FULTON COUNTY
How does Fulton County stack up against its competitors? To think economic development is
simply number crunching by the industry or business is misleading. While land values, labor
costs, material availability, and distribution costs are factors, a host of soft criteria are often
critical in making a decision among competing communities. For example, a manufacturer may
decide to locate a plant in a portion of the nation based on overall market and distribution
reasons; still hundreds of communities compete. In such competitions, the soft criteria
(describing quality of life) become dominant concerns.
Table 8-1 compares the Toledo and other neighboring metropolitan areas against 343 national
metropolitan areas.1 Fulton County is contained within the Toledo metropolitan area.
Currently, Toledo characteristics do not accurately reflect Fulton County's overall character -they are diluted among three counties (Fulton, Lucas, and Wood) in very different stages of
development. Jackson and Ann Arbor, Michigan; Mansfield, Cleveland, and Lima, Ohio; and
Fort Wayne, Indiana, characteristics simply provide additional nearby comparison. Without a
true central city, Fulton County is not directly comparable to any of these areas.
Determining Fulton County's general strengths and weaknesses is possible without going
through a detailed process. The following offers a rough comparison of Fulton County to the
above metropolitan areas. In terms of cost of living, Fulton County will probably perform
better than Toledo, Cleveland, Fort Wayne, and Ann Arbor, as the County is not yet a high
growth area. The County should also fare better in crime and housing (at least for awhile).
Because of its small size and lack of higher education facilities, Toledo, Cleveland, Fort Wayne,
and Ann Arbor will generally fare better in jobs, education, health care, arts, and recreation. In
terms of educating school children, Fulton County appears to be above the area norm. Based on
the 1996 Ohio Ninth-grade Proficiency Tests, 82.6 percent of Fulton County school children
passed.2 Wood County passed 83.0 percent; Lucas County passed 81.5 percent; Henry County
passed 81.0 percent; Defiance County passed 80.9 percent; and Williams County passed 79.7

1

According to the Places Rated Almanac by David Savageau and Richard Boyer. Simon & Schuster, Inc. New York, NY,
1993.

2This number was determined by averaging the percent passed for each of the five areas tested (writing, reading, math, citizen, and
science) by school district. The County average is the average of the all County school districts.
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percent. The transportation issue is a little less clear. The analysis in Table 8-1 factored in such
amenities as public transportation and passenger rail service -- both are limited in Fulton
County. However, factors such as commute times and access to national highways and air
service will increase Fulton County’s ranking. Regardless of the final ranking, quick commute
times into Lucas County make Fulton County’s relatively inexpensive land that much more
attractive. The two new access points to the Turnpike will make the County much more
desirable to industry. The County’s climate should be very similar to the Toledo metropolitan
area
and
its
nearby
competitors.
Table 8-1. COMPARING FULTON COUNTY IN QUALITY OF LIFE ISSUES
factor

best

worst

Toledo,
OH3

Cleveland,
OH4

Mansfield,
OH

Lima,
OH

Fo
Way
IN

Joplin, MO

San Francisco, CA

176
(9,596)

249
(10,827)

53
(8,377)

91
(8,719)

6
(8,4

jobs

Orange County, CA

New York, NY

152

202

277

245

housing
(annual payments)6

McAllen-EdinbugMission, TX

San Francisco, CA

144
($6,461)

221
($8,147)

28
($4,950)

60
($5,458)

Chicago, IL

Florence, AL

69

40

298

291

15

Los Angeles-Long
Beach, CA

Punta Gorde, FL

51
(1)

35
(9)

316
(1)

302
(1)

17
(3

health care

Rochester, NY

Jacksonville, NC

74

34

319

272

17

crime

Johnston, PA

Miami, FL

238

136

213

251

11

New York, NY

Laredo, TX

104

15

178

227

24

Miami, FL

Danville, VA

95

42

301

242

22

Oakland and San
Francisco, CA (tie)

Grand Forks,
ND-MN

207

108

143

202

22

Cincinnati, OH-KY-IN7

Yuba City, CA

52

14

293

308

11

cost of living
(multiplier)5

transportation
education
(no. of 4-year colleges)

arts
recreation
climate
OVERALL

3Includes Fulton, Lucas, and Wood counties.
4Includes Ashtabula, Cuyahoga, Geauga, Lake, Lorain, and Medina counties.
5The difference between two multipliers divided by 100 equals the percent difference in cost of living. For example, Ann Arbor is
28 percent more costly than Jackson. In other words, moving from Jackson to Ann Arbor would require a 28 percent increase in
salary to have a comparable standard of living.
6Annual mortgage payments for average home.
7The

Mortgage based on 15 years, 8 percent interest, and 20 percent down.

remaining top five included: (2) Seattle-Bellevue-Everett, WA; (3) Philadelphia, PA; (4) Toronto, ON; and (5)
Pittsburgh, PA.
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5

9
($5,9

The important lesson is that quality governmental services are important. In zoning hearings,
the business community often complains that landscaping, sign, and other regulations designed
to ensure quality will hurt business growth. On the contrary, the opposite is true. Nationwide,
communities continue to prove that quality businesses locate in areas that have zoning to
protect their investment. In economic development terms, zoning is not restrictions placed on
one’s own land; rather, it is an insurance policy placed on neighbors. The unzoned townships
should understand that they will not be targeted for economic development because they will
not protect the investing businesses.

Impacts on Government Services
The conventional wisdom is that nonresidential development in the County is “good.”
However, because the County is split into numerous political and service divisions (cities,
townships, school districts, and other jurisdictions), economic growth can have very diverse
impacts. To a considerable degree, Fulton County economic development means new homes
for the workers.8 One must consider a development’s impacts in relationship to the location of
the need for government services. Two factors are at work in Fulton County -- the location of
nonresidential development with respect to the residential areas and lack of zoning in parts of
the County.
First, the current pattern of nonresidential development will have a significant impact on the
school districts. As stated earlier, the majority of economic development efforts seem to target
areas south of the Turnpike. This situation, coupled with the lack of policies to direct
residential growth, creates a tremendous inequity. Many school districts will not receive the tax
benefits from the nonresidential growth, but must still accommodate the resulting increased
student population.
For example, only the Pike-Delta-York (PDY) School District will receive property tax revenues
from the two new steel facilities. However, because these uses are located almost at the PDY
School District’s western boundary, the Wauseon School District could absorb a large portion of
resulting residential growth, yet receive no property tax revenues. Further, the Fulton County
Industrial & Commercial Corridor PDY Future Land Use Plan concentrates all development in
the PDY School District. While the western edge of this plan was based on the western most
use (Worthington Steel) being established and not extending water further west, the County
should consider the total amount of commercial and industrial land that can be absorbed
during the planning period and ensure that other County communities have good industrial
and business park sites, as well. On average, 78 percent of a residential tax bill goes to the

8Fulton County’s civilian labor force unemployment has been at least 6.0 percent since 1979. Since that time, it has ranged from a
high of 13.6 percent in 1982 to a low of 6.4 percent in 1988. In 1991, the unemployment rate was 9.0 percent. As a result, some jobs
may be filled from the ranks of the unemployed. However, to do so requires ranks with skills employers desire. Comparatively,
the state civilian labor force unemployment rate was 5.4 percent in 1979, 12.5 percent in 1982, 6.0 percent in 1988, and 6.4 percent in
1991. Since 1979, the State’s high and low was 1982 (12.5 percent) and 1989 (5.4 percent), respectively.
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school districts. As stated previously, this situation not only affects the taxpayers, but also the
quality of education and students.
The obvious solution is to ensure that the land use plan recognizes which taxing jurisdictions
are negatively impacted by growth and land use decisions. The economic policy should seek to
provide a tax base that balances residential and nonresidential components in areas providing
significant amounts of housing. Schools are not the only taxing jurisdiction or service that is
impacted by limited areas of nonresidential development. Roads and sewer and water facilities
are impacted by the resulting increased residential component of nonresidential development.
Second, all types of taxing jurisdictions are affected by the unzoned townships. Not only does a
lack of zoning discourage quality investment, but not having land use regulations can
significantly decrease property values. If a person invests in a high-end residential unit, only to
find a low-quality, dirty use locating next door, the chances are that the residential property will
be devalued, adversely impacting the taxing district. Also, the lack of zoning results in a lower
quality of housing likely to have the maximum number of children per household, further
impacting the tax base. Because townships and school district boundaries are not one and the
same, people in regulated areas will likely have to pay for the impact of the unzoned
community.
A last aspect of the unzoned communities also needs to be understood. The unzoned
townships may feel the scattered nonresidential uses attracted by the lack of zoning is good
economic planning. They ignore the fact that such uses are seeking low overhead and
inexpensive land and building costs -- all of which does not provide a good tax base. Many of
these businesses are relatively small, and, as a result, can be accommodated by well and septic.
If the business is very successful and must expand, water and sewer will probably be needed.
In a zoned township, industry and business can be required to locate where these services are
readily available. In an unzoned township, the County may not be able to afford to extend
services and end up losing an expanding business.
While a County-wide balanced approach to economic development will ensure that certain
residents do not assume a disproportionate share of the costs of accommodating additional
growth, inequities will remain until the County has zoning in all townships.

Economic Base
The current economic base is a snapshot of the current economy of Fulton County. The latest
information available is the 1994 employment and personal income data. This information
presents the relative strength of the farm, private (nonfarm), and government sectors. Table 8-2
compares the employment in major sectors of Fulton County to the state in 1990 and 1994.
Table 8-3 presents these sectors in terms of personal income. One of the most obvious elements
is that a large share of the total personal income is imported. Of the 637 million dollars, only
Fulton County Comprehensive Plan

8-5

March 12, 1998

360 million is generated by local private businesses; another 46 million comes from state and
local government. This condition is to be expected given the number of Fulton County
residents that commute to out-of-County jobs.
Some very important elements stand out when Fulton County is compared to the state. First,
per capita income is less than the state average by over $1,100. Second, Fulton County has over
three times the percentage of employment coming from the agricultural sector; the County
accounts for 1.3 percent of all farm jobs.9 Also, the percentage of manufacturing is more than
twice the state’s percentage. On the other hand, retail trade, FIRE (finance, insurance, real
estate), and services are areas well below state numbers. The County can realistically expect
these percentages to approach state levels as commercial enterprises follow the residential
growth over the next decade. In fact, service sector employment was up over nine percent.
The transportation and public utilities sector increased over 60 percent (400 plus jobs) due to the
Burlington Air Express Facility. The manufacturing sector increased over 25 percent (almost
1,900 jobs) while the state manufacturing sector declined three percent. With the addition of the
steel jobs and the associated industries, this sector will further increase.

Table 8-2. FULL-TIME AND PART-TIME EMPLOYEES BY MAJOR INDUSTRY
sector

State of Ohio

Fulton County

1990

1994

%
change

1990

1994

%
change

% of
state

5,892,915

6,157,468

+4.5

22,158

24,816

+12.0

0.4

107,844

97,296

-9.8

1,455

1,313

-9.8

1.3

5,012,966

5,267,043

+5.1

18,180

20,950

+15.2

0.4

ag. serv., for., fish., and other

40,593

49,288

+21.4

209

263

+25.8

0.5

mining

29,559

25,167

-14.9

22

27

+22.7

0.1

construction

279,966

297,685

+6.3

1,153

1,268

+10.0

0.4

1,130,929

1,097,076

-3.0

7,341

9,237

+25.8

0.8

transportation and public utilities

256,883

268,290

+4.4

646

1,051

+62.7

0.4

wholesale trade

281,313

291,957

+3.8

965

1,005

+4.1

0.3

1,041,013

1,115,423

+7.1

3,279

3,203

-2.3

0.3

390,489

404,044

+3.5

893

884

-1.0

0.2

1,562,221

1,718,113

+10.0

3,672

4,012

+9.3

0.2

772,105

793,129

+2.7

2,523

2,553

+1.2

0.3

TOTAL EMPLOYMENT
FARM
PRIVATE

manufacturing

retail trade
finance, insurance, real estate
services
GOVERNMENT

9This number excludes the agricultural services component of “ag. serv., for., fish., and other”.
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federal (civilian) and military

149,368

133,314

-10.7

285

245

-14.0

0.2

state and local

622,737

659,815

+6.0

2,238

2,308

+3.1

0.3

Source:

Regional Economic Information System, Bureau of Economic Analysis, Table CA25, July 1996.

Comparing Fulton County with other nearby counties is useful. Fulton County is reasonably
similar to rural counties like Henry, Williams, and Lewanee (Michigan). Fulton County has the
second highest percentage of agriculture of the five counties -- Henry County with 8.8 percent
was highest. Yet, in absolute numbers, the two counties only differed by 31 jobs. Each of the
five counties lost farm jobs from 1990 to 1994. Fulton County farm employment dropped 9.8
percent (137 jobs); Henry County dropped 10.2 percent (152 jobs); Williams County dropped 9.9
percent (125 jobs); Lewanee County dropped 2.7 percent (55 jobs); and Lucas County dropped
7.6 percent (68 jobs).
The principal difference between Fulton County and other area rural counties is that Fulton is
more reliant on manufacturing. Fulton County has 37.2 percent of its work force in
manufacturing, compared to 29.0 and 26.0 percent in Henry and Lewanee counties,
respectively. Even so, Lewanee County may be slightly ahead of Fulton County in terms of
suburbanization. Looking at a Lewanee County map, many more towns and villages dot the
landscape. Further, Lewanee County is further advanced in terms of retail (18.8 percent), FIRE
(4.7 percent), and services (22.5

Table 8-3. PERSONAL INCOME BY MAJOR INDUSTRY
(IN 1,000s OF DOLLARS)
sector

State of Ohio

Fulton County

1990

1994

%
change

1990

1994

%
change

% of
state

190,608,146

231,672,921

+21.5

637,143

791,689

+24.3

0.3

1,192,465

1,279,726

+7.3

20,497

16,780

-18.1

1.3

117,809,539

144,522,002

+22.7

360,259

497,094

+38.0

0.3

ag. serv., for., fish., and other

539,925

739,397

+36.9

1,888

2,952

+56.4

0.4

mining

682,519

679,880

-0.4

1,872

614

-67.2

0.1

construction

7,371,246

8,577,680

+16.4

28,265

33,925

+20.0

0.4

manufacturing

40,308,477

47,780,897

+18.5

196,320

284,294

+44.8

0.6

transportation and public utilities

7,956,817

9,359,670

+17.6

15,903

30,021

+88.8

0.3

wholesale trade

8,788,334

10,626,033

+20.9

23,264

25,813

+11.0

0.2

retail trade

13,066,807

16,200,821

+24.0

35,923

43,368

+20.7

0.3

finance, insurance, real estate

7,390,856

9,674,474

+30.9

8,830

10,904

+23.5

0.1

services

31,704,558

40,883,150

+29.0

49,791

65,203

+31.0

0.2

TOTAL PERSONAL INCOME
FARM
PRIVATE
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GOVERNMENT

18,585,218

22,691,962

+22.1

51,972

59,834

+15.1

0.3

federal (civilian) and military

3,895,589

4,454,579

+14.3

5,915

6,131

+3.7

0.1

state and local

14,689,629

18,237,383

+24.2

46,057

53,703

+16.6

0.3

Source:

Regional Economic Information System, Bureau of Economic Analysis, Table CA05, July 1996.

percent). The problem is that many of Fulton County’s manufacturing jobs are low wage. In
1994, the state average personal income per manufacturing job was approximately $43,550; the
Fulton County average was approximately $30,770.10
Lucas County is the most urban. It has only 13.7 percent manufacturing, but 19.5 percent retail,
5.8 percent FIRE, and 32.8 percent services. Further, almost 80 percent of Lucas County’s
personal income is generated in the County. Because Lucas County has such a large
population, it will continue to serve as a regional center for these uses, leaving manufacturing,
wholesaling, and transportation and public utilities as areas where Fulton County should be
able to compete. Wauseon is already positioning itself as a subregional center with WalMart, KMart, and the health center. As the County seat, service and FIRE sectors are logical uses. Any
areas along major transportation corridors, especially with quick access to the Turnpike, are
ideal for industrial, wholesaling, and transportation-related jobs.

Economic Forecast
Fulton County is on the edge of the Toledo metropolitan area. From 1960 through 1980, the
County grew slowly but steadily, adding approximately 425 people per year. The 1980s was a
period of sluggish growth with the average annual growth at approximately 75 persons per
year -- less than 20 percent of the previous growth. Yet, growth has returned in the 1990s.
A number of market trends are occurring in the County. One is the sprawl of suburban areas.
This sprawl has taken two forms. The first is ex-urban residential. The availability of
inexpensive land combined with the relatively low cost of commuting (in both time and money)
has created scattered residential development throughout the County. Without some growth
controls, rural Fulton County will soon be more “ex-urban” than “rural.” In certain areas,
sprawling residential strip developments have already destroyed the predominantly rural
landscape. The municipalities in Fulton County represent the second nucleus of development;
suburban development is attracted to the small town character of Wauseon and the villages. In
the past, the nonresidential sector grew slowly in each municipality as business and retail
service growth followed the population growth. The standard growth process in the typical
suburban growth area is driven by the residential market sector. The retail and service sectors
of the economy follow roof tops. Both need customers; therefore, they follow, not lead, growth.
Typically, industry follows the other three sectors. In Fulton County, the current growth period

10Regional Economic Information System, Bureau of Economic Analysis, Table CA25 and Table CA05, July 1996.
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has significant differences than previous ones. First, the Midwest is one of the stronger sectors
of the national economy -- a position it has not been in for decades. Second, major industrial
investment has triggered much needed access improvements to the Ohio Turnpike that will
open the County to more residential and commercial growth.
In a growing market, decisions are made for local, subregional, and regional facilities. The
market for local facilities is 100 percent population driven. A convenience store will locate
where a market slot is identified; it cannot be moved to the adjoining village or even across
town. On the other hand, opportunities to compete for subregional facilities (big box retails
such as WalMart, K-Mart, Target, and other super convenient, electronic, and hardware stores)
are triggered by the population and/or disposable income reaching certain levels. These
subregional facilities will be more attracted by access and traffic volumes in selecting locations.
Once successful, the community may become a subregional center and possibly attract similar
subregional facilities or services. Synergy or economies of scale, the mutual market
reinforcement by competitors locating in close proximity, is a factor. Once a community has
succeeded in gaining subregional retail, it should ensure that its land planning provides sites
for similar types of subregional uses. While the County cannot hope to attract a regional center
until its population surpasses 100,000, the same strategy will hold true. The CIC should
monitor these market factors and alert the local governments before the investors or businesses
come shopping. In this way, local government can be prepared.
Industry tends to follow population, although it will seek out areas with available labor pools.
For some industries, moving to ex-urban or urbanizing areas gives them a competitive edge in
seeking laborers. Currently, 36 percent of the non-farm work force in Fulton County commutes
to jobs outside Fulton County; Lucas County is the major attractor (22 percent).11 An industry
that can provide comparable jobs closer to home can often attract skilled workers. Although,
given the distribution of industry to moderate-sized communities, the 64 percent of County
workers working in the County cannot be increased by much more. Improvements would also
require new industries to locate in areas where people can live and work in a small community.
Identifying workers' skills who commute out of the County should be an element of the
economic development strategy.
Continuing the growth of the industrial sector is desirable. Clearly, the Pike-Delta-York
Industrial Park will attract tenants due to the steel mills, new Turnpike access, and land prices.
However, the location of other industrial parks must respond to market-preferred locations
such as good highway access and visibility. The County will need to work with the
municipalities to ensure that industries locate in convenient locations for residents to retain the
small town, local work and living relationships. This strategy can become a valuable marketing
tool.

11U.S. Census and the Fulton County Regional Planning Commission.
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Fulton County has been the beneficiary of an unpredictable form of economic growth known as
the “drop in.” A “drop in” is a large employer with great locational flexibility. Usually such
businesses are looking nationally or in a multi-state region for sites. While such locational
decisions cannot be predicted, they can have a major impact on the County (as the steel mills
have indicated). The other common form of drop in is a large corporate headquarters. The
County must prepare a business park site for such activities, particularly since this sector is
currently not well represented in the County. A high-quality business park has very different
needs than an industrial park.
What level of employment can the County expect in the year 2020? Currently, a large
percentage of the County's workforce is employed within the County (over 60%). Should that
percentage increase to 65, for the reasons discussed above, the County can expect to have
approximately 34,125 jobs in the year 2020, based on the 2020 population forecast of 52,500 from
Chapter 2. This calculation assumes stable family size and workforce participation.
The breakdown of these jobs is likely to change significantly. The County can expect most of
the increase in employment to occur in the retail trade, finance, insurance, and real estate
(FIRE), and services sectors of the economy. Future employment growth is, therefore, much
more likely to be auto urban in character than present employment has been. This employment
growth will have a dramatic effect on land use in the County.

Assessing Development
Not all business developments have equal impacts. For example, a business may have a high
percentage of minimum wage jobs; increasing the demand for cheap, modular housing that
probably will not pay for educational and other services. Therefore, no matter how many
minimum wage jobs are created, the result will be negative. The two new steel mills are a step
in the right direction. Fulton County's employment rate is reasonable; many people moving in
are holding good jobs outside the County. Businesses that provide equal paying jobs for
existing residents to work in the County rather than commute out of County are good jobs. A
general planning objective should be to attract higher wage jobs.
How is the impact of jobs to be assessed? Many economic development agencies focus solely
on the numbers: how many new jobs, how many new businesses. This crude measure says
nothing about the quality of employment, fiscal impact on the community, or its ability to
attract additional businesses. Standard multipliers are often used to indicate the significant
impact of new jobs in the community; these should be used with caution. The range within any
industrial sector is so large that the numbers are not reliable indicators. The actual pay scale of
the industry is critical: What percent are high-paying; what percent are minimum wage jobs;
who owns the company; and where does the profit go? A local company will generally keep
money in local banks. The local company will often purchase local goods and services. A
national firm may not do any significant local business, greatly lowering the multiplier. These
detailed analyses of the business will help evaluate its true impact.
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Many communities develop industrial parks to attract new industry. The ability to make
improved sites available or even write down land costs can be important. If such a municipal
investment is made, the industry must be a sound addition to the local economy and tax base.
The analysis becomes critical. Once a community invests in a business park, the pressure is to
fill it fast with anything. Such a decision could prove very unwise. Poorly constructed and
inexpensive buildings will ultimately discourage desirable growth. The first developments
must set the tone for future development. Minimum landscaping and building standards must
be established. The landscaping standards contained within the new M-3 Zoning District are a
good start. However, these regulations should be carefully reviewed. For example, a developer
could plant every 50 sq.ft. of buffer area with shrubs -- a weak design concept that is also
expensive in terms of cost.

Implementation
Economic development is unlike some of the other issues because, while the County can plan
for certain occurrences, the County must also be prepared to react to development proposals
that may differ from the original economic plan. The County must have a full range of
evaluation techniques and a range of desired target areas.
1.

Evaluation. The most important reactionary tool is the ability to evaluate. Three sets of
impacts should be evaluated: (1) the business's likely multiplier, (2) secondary impacts
on governmental and educational services, and (3) the precedent established for future
development.
The multiplier effect on a community is composed of various factors. The first factor is
salaries paid to local workers, including both the average and the median. Ideally, low,
moderate, and high levels should be identified, enabling the County or municipalities to
evaluate the types of jobs provided. The multiplier also gives some indication of the
expected level of secondary impacts. Another employment issue is the degree to which
the business expects to use the County's existing work force versus outside labor,
relocating existing workers from other counties to jobs in Fulton, and the pay scale of incoming workers. Further, many new businesses will question the availability of
potential funding sources for job training of locally hired workers. Also, what will be
the firms’ expected business relationships with other County businesses? Banking,
bookkeeping, legal, office supplies, and other purchases transacted locally rather than
regionally or out-of-state are important commitments businesses should be asked to
make to Fulton County. The expected dollar values of these services are a true
indication of the multiplier effect a business will have on the County.
A business and its employees will have secondary impacts. Any road or other public
facilities improvements completed should be taken into account. Currently, in Fulton
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County, such improvements are misleading as adequate facilities (sewer and water) do
not exist in many areas. Once areas for employment are identified and serviced, a high
priority should be given to businesses that will develop in those areas rather than
demand additional major improvements. Employees' income levels should match
available housing, particularly if the industry is bringing new employees into the
County. Equally important is the degree to which housing "pays its way" in the County,
municipalities, or school district. Separate development impact models should be
available to the CIC so they may provide elected officials with an assessment of whether
the type of jobs or job mix is desirable.
Lastly, the desired future business picture should be evaluated. Depending on the
visibility of the site, several standards may be developed. Care must be taken to ensure
development does not discourage future development. Screening, landscaping, and
architectural controls are all found in high-quality business parks and should be
something Fulton County or the municipalities' regulations mandate.
2.

Heavy-service Businesses. Typically, businesses locating in rural areas look for lower
labor cost, cheap land, low-cost buildings, and/or an escape from complaints or
regulations. Some of these businesses provide very good wages, but cannot afford
higher class business park space. Others are poor ratables with low wages. The above
evaluation (No. 1) should sort the “good” from the “bad.” While the good businesses
may be good tax ratables and employers, they are often very unattractive, involving
outdoor storage, poorly constructed or inexpensive buildings, or pole barns. The
problem is how to accommodate these uses and jobs without creating a visual nuisance
that detracts from attempts to attract higher quality businesses. First, one must find a
suitable area for these uses in which they can easily be screened from view. Preserving
or enhancing existing hedgerows or planting a bufferyard with a high opacity to screen
buildings and storage are also important considerations. Berms, dense plantings, or
even buildings abutting berms should be used to reduce the visual impact. Wherever
possible, the wood lots common to Fulton County should be preserved and used as a
screening device.
A second strategy permits such uses only in the portion of a business or industrial park
where they can be screened from public view by other buildings. This strategy is
accomplished with zoning, creating a two-tiered business park. In such a park, the outer
section may have requirements for architectural materials, more landscaped surface
area, and no exterior storage, encouraging image conscious offices or businesses. In the
interior, landscape surface requirements could be reduced and exterior storage
permitted.
Of course, the problem of siting such uses in an attractive manner is made more difficult
by the unzoned townships. Not only is there a high risk that the business will be
unsightly, but it may be poorly located with respect to other uses or available services.
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The potential for unattractive uses in combination with uses that cannot expand or easily
be serviced is counter-productive to economic development. One approach may be for
the County to actively steer such unattractive uses to the unzoned townships. This
strategy can be achieved by prohibiting highly unsightly uses and insisting on high
quality design and construction in the zoned townships. In addition, the evaluation of
the proposed use could consider elements that might cost the County later, providing
the County and CIC with the opportunity to either discourage such uses, withhold
assistance, or extract agreements that protect the County. Another option is to openly
indicate that the township is unzoned, investment unprotected, and County policy is to
let the townships correct the problems they create. This option should discourage
development. Further, the County could withhold assistance to unzoned townships.
3.

Incubator Industries. Encouraging small, start-up businesses is a sound economic
strategy. When these businesses succeed and grow, they add employees. A significant
portion of job creation in the nation is from existing business expansion -- primarily
from small- to medium-sized firms, not large corporations. Typically, starter industries
need small spaces at inexpensive rents. A number of strategies can be used to encourage
this development type.
First, local government can build an incubator building and provide flexible financing
and rents to encourage start-up businesses. This approach is obviously a high-risk
venture; the County would become a speculative developer. The risk is two-fold. One
risk is that the building may have a high vacancy rate. The second risk is that a business
may fail, and various financing or other incentives will be lost. An economic feasibility
study should be completed prior to making such a decision.
The need for small spaces often prices small businesses out of the market. A second
approach allows business park buildings to permit more than one tenant. The buildings
should be permitted to be subdivided and sold similar to a townhouse or condominium.
Many zoning ordinances prohibit such subdivision; the County should avoid any
constraint of this type.
A variation on this approach permits subdividing the original parcel into approximately
50-foot wide lots and requiring a prospective new business to purchase three, four, or
five “strips.” This strategy allows the new business to purchase only the amount of land
truly needed. The County would want to consider accompanying guidelines that
limited the total number of three-, four-, and five-lot blocks and prohibited a new
business from selecting lots that left only one or two “strips” between an adjoining uses.
Also, this approach avoids continual resubdivision that occurs in many industrial parks.
Finally, small lots with very high building coverage and small, well-landscaped front
yards should be permitted in the interior of business parks. The increased intensity this
provides means a company can afford to acquire land for a small plant. If the
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landscaping and building front design is done well, the park will be both inexpensive
and of high quality.
4.

Electronics and Telecommunications. Another way for Fulton County to help
businesses (especially small businesses or incubator facilities) is to establish centrally
located telecommunication sites. These sites would contain high speed computers,
modems with Internet access, scanners, fax machines, copiers, and presentation
equipment. Such equipment can be very valuable to many industries but often times is
priced out of a new or small industry's range. A central location allows access to this
equipment without the up-front costs. Certain functions could be available for rent or
on a time-used rate. Another option is to have the facilities managed by the CIC and
participation encouraged in the form of periodic dues. Revenues generated can be used
to upgrade equipment while older (yet still usable) equipment can be sold to
participating businesses at a reduced price.

5.

County-owned Business Park. Many communities build their own industrial park to
attract new development. Currently, the Fulton County Industrial Park, located near
Ottokee and the County Airport, is County-owned. This approach is usually
undertaken only when no private developers provide similar land. Early in a growth
cycle, the private sector may not see a large enough market to make a speculative
investment. One advantage for the County is the ability to offer improved land to
attract businesses with very high evaluation scores (see No. 1 above). The County
should do a first-rate landscaping job at the perimeter and initial roads to establish the
desired character. Some development lots can also be used as a plant nursery. The
tenants would be allowed to pick supplemental landscaping for their property from this
stock. In addition, the County could enhance the area's landscaping or existing
development of lower quality.

6.

Types of Businesses. The County is deficient in the retail trade, FIRE, and service
sectors. Therefore, attracting these types of businesses should be a priority. In doing
this work, the CIC should seek information on the sectors growing rapidly in the greater
Toledo area. Data by various types of businesses should be gathered from all Ohio and
Michigan counties. The CIC should evaluate the types of businesses, their pay structure,
and transportation needs, enabling the County to attract specific types of industries. The
faster growing a sector, the greater likelihood such businesses will be looking for sites.
Again, these sectors should be targeted.
One problem is the dispersed population. Normally, subregional retail uses attracted to
a growing suburban county would locate in the dominant municipality. The relatively
even dispersal of population into four principle municipalities leaves no obvious
location. The County should identify the desired location and ensure that policy
concentrates residential development to reinforce this location’s market potential.
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On the industrial side, the County’s employment is heavily concentrated in
manufacturing -- specifically, those sectors relating to furniture and primary and
fabricated metals. Yet, the nation’s fastest growing sectors are those centered around the
medical profession, electronics, and powdered metals. A diverse manufacturing sector
with growth industries is more “recession proof.” The County should look for highgrowth industries in the region and develop strategies to capture those businesses.
7.

8.

Character and Quality. One must understand the role of quality in the economic
development process. Most businesses seek a location that will enhance and preserve
their investment value. The modern business park is one example. These areas attract
businesses by offering high quality investment. The County has a role in this process
other than ensuring that zoning produces the desired quality. A host of governmental
services enhance and enrich community life: libraries, schools, recreation, and cultural
facilities. Ensuring that such facilities exist and that they are of superior quality will
improve Fulton County's ability to compete with other communities for jobs.
In particular, Fulton County should specifically target certain items and be financially
prepared to implement those agendas as it grows. First, the County should encourage
quality education. Working to ensure school districts provide a quality education and
do not find themselves in financial difficulties as the area grows can assist in gaining a
good reputation regarding education. This objective is very important. The County
should continue to support the Northwest State Community College (located two miles
south of Archbold) and the Four County Joint Vocational School. Support includes
financial and curriculum contributions. Surveys of area businesses and other methods
of determining aspects in which Fulton County employees are weak should be the
targets of these schools’ agendas. Second, the County should seek to improve and
enhance recreational facilities. While land is cheap, it should be acquired. Making
recreation facilities available near water resources and/or high quality wooded lots
should be a priority. The cities and County should work together to encourage arts,
movies, or other cultural events that enhance Fulton County's small town image, while
also providing necessary cultural attractions that add to the quality of life.
Municipalities’ historic, small town, nature is ideal for art festivals, activities relating to
agricultural products, and/or handicrafts. Such aspects allow the entire municipality to
market itself. The hospital south of Wauseon is a positive development in the area of
health care; yet, the County will need to seek other ways to enhance this service.
Focusing Economic Development. Communities have a tendency to seek immediate
results, scattering development in reaction to individual proposals. High probability
areas for economic development must be identified and all positive elements must be
incorporated in these areas. This strategy requires making a couple areas attractive to
business and industry; the County must aggressively market these areas, as well. By
concentrating efforts, truly attractive sites can be created versus many more sites with
very little to offer. Once the principal sites take-off, efforts and resources can be shifted
to other areas. Several of the existing industrial parks (Archbold, Delta, Fayette,
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Wauseon, and the County park near Ottokee) should be evaluated and ranked; the
optimum sites should receive priority in terms of programming and seeking developers.
This evaluation may prove that marketing efforts should focus on selling prime
locations rather than planning additional business parks. This policy needs to be
coordinated with the general growth management plan to ensure that economic
development benefits the jurisdictions having the greatest residential growth. The CIC
must stress the planning quality of Fulton County. Businesses that respect local
government planning will usually be the industries that enhance the County's
reputation as a place in which businesses locate. Scattered random development, typical
of the unzoned townships, is likely to promote a strip-development mentality; this poor
community image will actually retard future development. Marketing should ensure
that sites can quickly and economically be available that meet clients' needs in existing
industrial parks. A municipal or County industrial park can achieve this objective;
however, the same result can often be achieved by working closely with industrial park
developers to create a type of partnership.
9.

Existing Business Support. Businesses need better support. One obvious weakness is the
lack of high-quality lodging. A positive interim step would be competitively priced bed
and breakfasts. Bed and breakfasts may be attractive as an alternative because they can
be marketed on weekends and in conjunction with specific high-profile community
events.
In addition, the County should continue to and further invest resources to support
existing business. Many communities make the mistake of assuming once a business
opens, the revenues will be constant. However, as most business owners will quickly
state (especially new, small businesses), the amount of time and resources expended is
extensive; the smallest variables can have significant influence on initial success. Longterm success or failure is usually determined during the first or second year.
The County should continue to participate in all programs that provide support for new
or existing businesses that create additional jobs. Certain financing support (such as tax
breaks or reduced service costs, if available) can free resources for other more critical
expenditures. Once the business is through the initial "rough water," the incentives can
be eliminated.
Fulton County should also support stable existing businesses. These businesses should
receive the same level of importance as new or recently started businesses. When
comparing similar jobs, creating new jobs in existing businesses may be better than
creating new jobs in new businesses. The new jobs in existing businesses have the
advantage of greater stability. Initial support does not have to be in the form of job
creation. Incentives that initially increase productivity may lead to long-term job
creation. Various ways to help these businesses include low interest rate loans,
additional employee training (especially in computer applications), and even
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cooperative employee child-care services. Current programs with area community
colleges should be heavily advertised.
10.

Cooperation with Public Utilities. Increasingly, public utilities are finding themselves
involved in local economic development activities for several reasons. Historically,
utilities feared losing customers to business contraction, failure, or relocation. Today,
utilities must also guard against new energy competition. Nationwide, business
customers are exploring self-generation of electricity, access to independent power
producers, private cogeneration (electricity and steam) facilities, or switching to other
fuel sources (gas air conditioners, ultraviolet drying, etc.).12 Also, utilities are finding
that energy saved for one business can be appropriated to another business -- either new
or expanding. Across a service area, the money invested in energy saving programs is
more cost effective than investing in additional power-generating facilities. Called
demand-side management, these programs obviously benefit the customer, as well. In
fact, many national utilities will conduct free energy analyses to customers that outline
energy saving devices -- from lighting retrofits to more efficient machinery. Further,
once the analysis is completed, many lending institutions will offer low interest loans to
complete the retrofit because the increased monthly savings translates into more liquid
assets for that company. Finally, where lending institutions may not offer a low enough
interest rate, many utilities will either sell the more efficient equipment at cost or offset
the total amount of the loan with a one-time fee or monthly rebates. The most notable
example of such programs is in Osage, Iowa. Over the past 20 years, the community has
invested $350,000 in energy efficient measures; the annual savings to residents and
businesses exceeds $1,000,000. The principal beneficiary has been the economy; the
unemployment rate is one-half the national average.
Currently, Toledo Edison provides an economic development rider to nonresidential
users -- a discount on energy rates. However, the County can approach the utility with
other innovative ways to decrease energy reliance. Such programs include energy
efficiency analyses, rebates and/or low interest loans to install efficient infrastructure.
The County should strongly consider attaching a condition to any utility assistance -that the business be located or plans to be located in a planned growth area. Toledo
Edison should understand the benefit of this approach in terms of extending
infrastructure.
Such programs should not be limited to nonresidential users. Money saved from
reduced energy bills in individual homes is money typically reinvested in the local
economy. Also, reducing required expenditures $25 to $50 a month is an exceptional
amount on fixed incomes of older residents. The typical personal payback period of
many home saving techniques (such as additional attic and sidewall insulation, water

12Weisbrod, Glen.

“New Partnerships With Utilities.” Commentary. Spring 1994.
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heater and pipe wraps, low-flow showerheads and toilets, compact fluorescent lighting,
and even high-efficiency furnaces, air conditioners, water heaters, and refrigerators) is
only between five to ten years -- less if part of this cost is offset by a community group or
utility. The life of the investment varies; additional attic insulation can last 20 to 30
years before more is required. The County may wish to consider a home improvement
corporation (HIC) to educate about and administer such programs. This group could be
an offset of the CIC, working in conjunction with Toledo Edison. The HIC could
establish funding sources for homeowners or at least supply the equipment necessary to
evaluate existing home consumption. The HIC could even expand its scope to include
water saving techniques. Certainly, water saving techniques that do not reduce
productivity is something residential and nonresidential users should evaluate.
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Chapter 9
IMPLEMENTATION
THE PROBLEM
Fulton County is only partially zoned. The lack of zoning in half the County represents a
serious threat to this plan. Without zoning, the County is unable to control land use in over half
its territory. In areas without zoning, the County has little power to prevent inappropriate land
uses that lower the value of surrounding properties. The implementation strategy for this plan
is, thus, divided into several levels. Achievement of the plan requires zoning. The plan is
where the County wishes to be; thus, a second level of the plan accepts a lower level of
achievement in those areas that do not currently have zoning and do not opt for zoning in the
coming years.
There is a second very difficult implementation problem. Ohio law provides many exemptions
to the subdivision and platting regulations of a County. The net effect of the exemptions is to
reward poor quality, “cheap” development. A speculator who uses the exemptions can create
lots without any investment in planning, stormwater systems, streets, sewer, water, or other
utilities. A developer, in contrast, must invest in each of these items, creating a real community
by planning and subdividing land. In subdividing a property, a developer must submit plans
to the County for review. The exemptions permit the speculative division of land into salable
lots which have not been reviewed for adequacy of land for sewer, water, or drainage. The
exempted lots are cheaper to create, but sell for the same price as similarly sized lots in a
subdivision with streets, drainage, and good conditions for well and sewer tile fields. The
purchasers of the lots begin to discover the lack of planning when they attempt to build homes.
If the conditions for the lot are unacceptable, for example, if the well is found to be inadequate,
then County Health Officials are placed in the position of being the “bad” guys and prohibiting
development. The exemptions weaken the effectiveness of enforcement and increases the
probability that a problem will be created to which the County must respond by spending
money on water, sewer, or improved roads. Under the present system of exemptions, the cheap
project that creates the greatest risk for the County and homeowner rewards the speculator with
the highest level of profit.

THE PLAN
This plan has been created to address both the partial zoning and the existence of exemptions to
local review using a multiple layer strategy. On the first level are those regulations that can be
put in place County-wide. If the problems of poor wells, failing septic systems, lack of drainage
and stormwater management, and congestion are to be addressed, then these regulations must
be applied to all development -- not just some. For this reason, the County will adopt road
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access, improved water supply, sewerage disposal, and drainage regulations which can be
addressed in a development permit. All residential development should be prohibited from
taking direct individual lot access from the majority of all County, State, and Township roads.
Likewise, draining into road side drainage or farm tiles must be prohibited. New roads and
drainage easements must be provided. The Ohio Statutes compel all development that requires
a new road or an easement to be subdivided. The creation of the road and drainage standards
will require all residential development to submit plans to the County prior to creating lots.
This will permit the County to enforce road, drainage, water, and sewer regulations Countywide.
The second level is an aggressive planning assistance program offered to the townships. The
zoned townships need assistance in amending their ordinances to make them better able to
implement the goals and policies of this plan. More importantly, the County must assist the
unzoned townships in adopting effective zoning to implement the plan.

PLANNING ASSISTANCE
The goals set by this plan need government regulation if they are to be achieved. While there
are significant impacts of this regulation on private property owners, they are insignificant
when compared to the adverse impacts of continuing to allow the majority of development go
unregulated. The misinformation spread whenever zoning is first considered fuels fears and
often results in the defeat of a zoning initiative. Fulton County has had several such
experiences in the past. The County must assist the townships in proposing zoning in three
steps. First, there must be a plan. Second, the zoning must implement the plan. Third, the
township and County must have responses to the misinformation and address those concerns
in a positive manner.
Having a County plan is a good first step. Before attempting a zoning plan, it is important that
a public hearing be held in the township. This hearing should present the plan and seek input
from local residents on any improvement they think could be made. It is important that the
residents understand the purposes of the plan and agree with them. It must be explained that
only through zoning will the plan be achieved. All too often, actual land use problems
significantly offend the local population and zoning is adopted in a reactionary fashion in an
attempt to prevent the problems from reoccurring in the future. A preferable solution is to have
a proactive plan and implementation program.
Having laid a basis for zoning in a plan, the ordinance can go to public hearing. There are two
legitimate criticisms that can be leveled at zoned communities. The first is the amendment of
the zoning to permit an unpopular new use. It is a constitutional right to be able to request a
zoning change, but good planning should make plans for where uses should be and not have to
amend the ordinance at every developer's whim. That is why this plan stresses beginning the
adoption of zoning with an assessment of the township‘s planning needs. A good plan should
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eliminate this problem. The second problem is that zoning may not achieve the community’s
planning goals. For example, residents have questioned why the zoned townships are still
losing agriculture. The reason is simple; the zoning in these townships was residential zoning.
There was no zoning to protect agriculture; thus, zoning could not achieve the goal of
preserving agriculture. The community character and agricultural chapters of this plan address
the forms of zoning needed to achieve specific objectives. If such zoning is not put in place,
then zoning cannot achieve the desired results. At public hearings on the zoning, the type of
restrictions needed to achieve the desired planning results should be explained.
Lastly, there is the misinformation that must be addressed. The following section presents
some of the misinformation that can be anticipated to be spread by zoning opponents. The
misinformation is placed in italics and the appropriate response is in normal print.
1.

Zoning will allow government to enter your property at will. This is not true; zoning
compliance is typically done at subdivision or at the time a building permit is issued by
reviewing plans. The second most common compliance check is when a building
changes use. The opponents of zoning often circulate outrageous cartoons, showing a
black coated goon scaring a wife and children. That is utter nonsense. There is almost
no need for a zoning officer to seek to enter a residential use. When complaints on
commercial businesses being operated out of a home are received, the activity is often
confirmable from the exterior. Most importantly, the zoning officer must either have the
owner's permission or court authority to enter a home.

2.

Zoning will lower the value of my land. This charge is false. There are examples of zoned
and unzoned communities adjoining each other in higher growth areas. The zoned
communities have higher property values. Many more examples can be found of
communities with similar locational conditions, where the most stringently zoned is
growing faster, attracting better businesses, and experiencing higher land values.
Zoning protects property values and investments. Only in an unzoned community can
your property value and investment in a home be destroyed by unregulated,
undesirable development.

3.

Zoning will restrict my rights to do with my land as I want. While it is indisputable that
zoning restricts the use of the land, this is a gross simplification that is misleading
because it misses the fact that zoning restricts and protects. Zoning does not merely
restrict or prohibit land uses. While zoning restricts the land owner from doing some
things, it prohibits a neighbor from taking actions that would adversely effect the land's
value. Protecting a land owner from potential nuisances increases property values.
Zoning also protects the land owner from higher taxes that can result from unregulated
development in a county like Fulton, where soils are generally severely limited for
sewerage disposal and water creates a problem.
There is still another way of looking at the restrictions from the view of the future
owner. A great deal of the time, the rights to use land are being sold to another party
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who will actually make a very substantial investment in a new land use. Zoning may
restrict the use for which a land owner may sell his property, but it provides certainty
and protection for the buyer’s investment. The type of zoning proposed by this plan
provide land owners with lots of development options which also increases the value of
the zoned land.
INCENTIVES FOR ZONING
The County can take a more proactive approach to getting the cooperation of the unzoned
towns. The County can refuse to invest in sewer or water supplies to serve unzoned areas.
There is no reason the citizens of zoned cities, villages, or townships should pay taxes to correct
problems in the unzoned townships. Many of the demands for sewer in an unzoned area are
the direct result of the lack of zoning.
If the County refuses to invest the tax payers money in a community that does not protect that
investment, there will be a positive incentive to consider zoning. For the rest of the County’s
tax payers, there is a positive savings of funds. With zoning, development may be directed to
areas where the provision of services will be most cost effective.
A second concern that residents have is to be protected from uses that are generally considered
to be undesirable. Many nonresidential uses have adverse consequences for residential
neighbors. In zoned areas, it is difficult to find locations for those uses where no existing
residents will be damaged by the use. If major portions of the County are going to reject the
County plan in favor of unregulated development, then these should be the areas where the
County plans for undesirable uses. If people really believe that the land owner should have the
right to build whatever they want on their land, then they cannot remain consistent to that
philosophy and object to any use being planned for their community. If they do object, then the
solution is to zone the offending uses out.

MONITORING
As the case with the 1971 Fulton County Comprehensive Plan, this Plan must be monitored to
see if its goals are being met. The Plan provides for 20 years of development and monitoring is
essential to evaluating the plans ability to guide that growth. In any case, this Plan should be
reviewed thoroughly every five years. The Planning Commission should have an annual plan
review in which the Commission and staff seek to identify any problem areas. Serious
problems should be addressed immediately. It is unlikely to accumulate enough data in a
single year to point to major plan changes. Further, any single year has a high probability of
being an unusual year. A 5-year period should provide adequate data on how this Plan is
progressing towards its 20-year goals.
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The plan contains several very sensitive areas -- growth rate, economic growth, affordable
housing, balance between residential and nonresidential tax base, property values, water
quality in reservoirs, traffic volume, and water composition. The CGAs were estimated to
accommodate at least 50 years of growth. Population projections performed for the 1990 Plan
substantiate this estimate. However, growth is likely to increase in rate and absolute terms.
Monitoring County-wide occupancy permits is essential. Quite possibly, adjustments to the
CGAs will be needed by the tenth year. Making capital improvements will also impact area
growth.
Economic development is critical to Fulton County. The County must track the results of efforts
to attract new jobs. However, new job creation is not the only important element. Evaluating
economic development success cannot become a “bean counter” exercise. Having land
available with all utilities present, zoned for business parks, and available for sale is the first
crucial benchmark. In 1996, only one area designated as a viable industrial/business park area
had sewer and water. No area was being improved as a business park. Until subdivided land
with all improvements is provided, the County will not have much success. A crucial role of
the Economic Development Commission (EDC) is to facilitate land availability. This agency
must provide annual reports to the Planning Commission and County Board on its success in
marketing this Plan’s business park areas. The EDC must also monitor job quality and the
degree to which new companies use local services.
Monitoring the location of new housing starts by CGAs, countryside, and agricultural areas will
be important. In addition, the supply of “grand fathered” lots must be monitored, enabling the
County to track the total supply of land in different categories and also maintain an estimate of
city and County populations. Cost data on building permits must also be tracked, enabling the
County to evaluate whether the supply of housing is being maintained for all market segments.
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