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® INTRODUCTION

A REVISED COMPREHENSIVE PLAN FOR PREBLE COLNTY

The fellowing Comprehensrve Land Use Plan i3 an update to the previous County Plan
adopted in 1990, This Plan was prepared by a Land Use Committee sppointed by the County
Commissioners, comprising representation from each of the County’s townships &ad the City of
Eaton. In addition, a representative from the County Planning Commission, Rural Zoning
Commission and the Rural Zoning Appeals Board, as well as the County Comimissioners, served
on the Commurties, Following review and approval by the Land Use Commzttee, the Plan was
submirtad to the County Planning Commission for review and recommendatian to the Board of

County Commiissioners for final approval and adoption,

POLICY APPROACH

This Plan focuses primanly upon land use and transportation policies and is intended to
. guide action. In this regard, the Plan focuses on courses of acuan that should be taker, and is in

the form of pohey staterments prepared to guide day-to-day decisions that affect the fiture
character of the County. The polictes expressed in the Plan are genarally broad in natmre, The
scope of the policies incorporates a broad perspective in the interest of providing flexibility in
addressing many different situstions and .circumstances. In the interest of time and expense, the
Pian does not contain a large amount of statistical analysis, complex studies or a detailed [and use
plar, but is oriented toward policies guiding both conservation and development. These policies
provides the general framework withie which specific concerns can be 1dentifi=d, programs

developed, and immediate actions selected.

Many related economic, environmental and social concerns must be addreszed as they

affect or are affected by physical development. The Plan can be achieved through three basic

methods:
l. By voluntary compliance of private developers, landowners and residents,
2. By growth management tools such as zoning, subdivision regulations, performance
standards and building permi<s,
3 By budget aliocations of funds for the development of puhlic programs, services

. and factlities in support of Plan recommendations.



SCOPE
The chjecttves and policies contained in the Plan are not intended to be complete ‘
statements of ail the County’s cperational procedures, but rather are primarily refated to the
physical agpects of the County's development. The strategic areas that are addressed include the
following: 4 Growth Guidance Strategy, Agriculfural Land Use, Emvirornmentad Protection,
Re.s:'a;’enrmf Lemd Use, Commercial Land Use, Indusirial Lond Use, Open Space and

Recreational Land (se and Trantporiation.

DEFINITIONS AND TERMINOLOGY
For the purposes of the Plan, the following defimtions and terminology apply:

Objective: An objective is a measurable achievement a community desires to accomplish
in the future. By itself, an objective isn’t very helpful in making day-to-day dectsions, but
instead provides a general direction for more refined staiements 1o assist decision makers,

Policy: A policy is a course of action by which objectives are achieved, T provides
guidance for the daily decisions made by County gevernment and must, therefore, have .
the political commitment of the elected officials of the community.

WHY DO WE NEED 4 COMPREHENSIVE PLAN?

There are four significant reasons tor the Plan:

|3 The effects of most land uses (noise. traffic, visual impact) project beyond property
boundaries. Sometimes the effects are yood — pleasant rolling pesturss or well
kep! residential neighborhoods. Sometimes the effects are bad - scattered non-
tarm residences stripped along County thoroughfares adversely affecting active
farmine operations, refise blowing over from a commergial use, ete. Society oftzn
needs ta prevent undesirahle effects from destroying an adjaceat neighbor™s

enjoyment of hiz or her property.



Public action is often needed to protect the environment and to coardinate projects
such as roads, schools and other public facilities, as well as public utilities and
services. To do this properly, it is necessary to know how and where the County
will develop, and the Plan is the model for government and private astion in this

regard.

Governmental guidance of private land development promotes eficiency. Ina
commercial area, for example, businesses can share the use of parking lots, access
drives and sidewalks, This results in enhanced property value, the maximization of
governmental services, such as utihties and roads, and the facilitation of delivery of

woods and services to the consemer.

The Plan serves to educate and informn the citizenry, The Plan describes how the
County is planning future development, the issues invoilved, and the actions and
strategies recommended te achieve the Plan. The Plan thus serves to commrificate
ta the citizenry how the planning process werks, the existing state of the County,

and future development expectations.

WILL PREELE COUNTY CONTINUE TOQO GROW?

Dwring the last Census perdod ( 198.0—1990}, Preble County experienced cne of the highest
rates of population growth among counties within the Mizami Valley Region. In this regard,
Preble County grew by 4.9, second only to the 5 4% growth rate of Greene County. Since
1980, it 15 estimated that Preble County’s growth rate has nearly doubled, with population
mereasing by 1.0% a year., Contunued population growth in Preble County appears inevitable, and
must be considered a major factor 1n planning for overall County development. The following
represent the forces stimulating prowth, which are Lkely to continue ints the foresesable future:

Taxes are relatively high in the more urban arcas of the Miami Valley Region

compared with outlying areas such as Preble County.

Many residents in urbao areas perceive a decline in the quality of public services
whiie taxes have increased. Canversely, Preble County s making subsrantial
improveren:s in public facilities and services while the tax rate has remained

moderate.



3. There is a continuing desire for Preble County’s rural lifestyle and small
contmunity characteristics. '

4, Land use regulations in Peeble County are comparatively uncomplicated and
approvals may be obtained with minimum delay.

5 Infrastructurs improvements required for development are not as extensive as

those required in Jarge urban areas.

£. The inttial cost to develop land in Preble County is comparatively low in terms of

land costs and needed mprovements,

7. There axists an abundance of undevelopad land in desrabla incations within Prebie
County.
8. Access to the urban/suburban job market is relatively good, particutarly thoss

accessible from I-70, T8, 127, U.5. 35 and US40

" WHAT WILL CONTINUED GROWTH MEAN TO THE COUNTY?

There are many types of growth that can occur within the County: population, housing,
ecanomic, agricufture, governmental, etc. Wuch of the Plan which follows deais with the

management of such growth, and its related aspects.

As population growth occurs, there will be increased requirements for schools, water and
sewage systems, medical services, law enforcement, and fire and emergency medical services,
The County’s financial respurces will need to expand to provide for some of these services.
While public services must be providsd as population growth occurs, the County revenuss
received directly from residential development will not be enough to compensate for the resulting
costs. Other revenue sources must continualiy be found. As the Counry’s population grows and
other revenue sources are encouraged, two of the most vital assets of the County may be
threatened by non-farm residential scatter or sprawl: its rural lifestyle and its agribusiness industry,



THE COST OF SPRAWL

Since the [ate 1850', the problems resulting from sprawd or acattersd non-farm
development within rural areas have drawn national attention and concern. By this point in time,
same of its detrimental effects may be generally kmown, but not afl, The following comprises 2
carmposite of the many effects of non-farin development on the County as a whole.

Loss of Farmland

While millions of acres of farmland have been displaced on a national level by non-farm
development, such as shopping malls and residentiel development, several times that
amount of lapd lozated in the vicinity of such development has been adversely affiected in
terms of newcomers” complaints about the characteristics of active farming, as well as
inflated land prices based upon development value assessment rather than farmiand

[t

ASKESSINEnT.

Loss of Reral Character

Not only has farmland been lost, but also the scenic environment through the insensitive
destruction of wooded areas, vastures and stream: cornidors by development, which s
often designed to pﬂ:je.ct 1ts suburban character upon the mural area through scale and
visual distraction, rather than being designed to blend with nature. Many pecple have
been attracted 1o Preble County because of s rural character and hifestvle; however,
development during the past twenty years has consurned or aflected li-ee portions of
farmland and laced portiona of the County's theroughfares with strip development. Asa
result, many residents are concerncd with the [ocation and type of growth, rather than the

growth itself.

Loss of Convenlence

Retail and service fatilities within Jocations which can only be rsached througt increased
travel] distance by auto are rapidly replacing closer facilities which were adjacent to
residential neighbothoods. Sprawl moves houses, work places and shopping facilitios
farther apart, 50 most people will have 1o drive farther, burn more gasoline, ¢reats mare

air polluton, and waste more time in traffic.



Loss of Time

A particular aspect of the previous item is the increase in commuting time resulting from
sprawl. As developmect moves farther and farther out, the cost of commuting increases in
both time and expense. Tais same disproportional expense is reflected in school
transportation, emergency medical service, law enforcement and fire protection.

Logss of Net Income

Probably the least publicized aspect of sprawl, vef affecting the largest portion of Preble
Country residents, is the dispropertionate cost incurred by all tax payers. The following

discusses this aspect in greatar detail.
How Much Does Sprawl 7

Several studies conducted nationally have concluded that those capital costs
attributable 1o sprawl development patterns add from 50% to 100%4 to the cost of
providing services, as oppesed to such service provision within more compact
patterns of development. While development costs vary with lot size, distance to
central fagilities and the requirements of [ocal codes and standards, afl studiss point
toward a similar conclusion — sprawl is a significart burden on both developers and

taxpayers,

Who Pays for Spraw]®

While "onsite” develepment costs, such 2s sidewalks and sewer laterals, are passed
on to buyers by developers as part of the price of a home, sprawl related costs that
are offziie, suech as rrunk sewers, water mains, schoals, fire stations, treatment
plant expansions and widening of roads, are another stary. While some
govemments are now charging impact fees to develapers for their developmenrts’
impact on such infrastructures, it is frequently the case that the full costs of affsite
infrastructures go unpaid. It is economically and environmentally wasteful to
abanden and under-use existing urban systems and build new infrastructure o rural
areas Sprawl, thercfore, unfairty burdens taxpayers, municipalities and the County

with sech service cogts.



FUTURE LAND USE FLAN AND POLICIES

Recomynended land use patterns and supporting policies represent the major elements of
the Plan, and comprise 2 general plan consisting of location patterns, and respective policies set
forth in the interest of aclueving and maintaming compatibility between urban development and

rural activitias anc resources within the County.

The Plan is braken down into the following major functional elements:

Growth Gaidance Sirateey

The Growth Guidance Strategy comprises respective recommendations categorized as
follows '

Llthan Transitional Area

Agricuiural Area

The County Urban Center - The City of Eaton

Developing Centers
Free-Standing Growth Centers

Bural Communities-
Agricultural Areas

Major Land Use Recommendatinnsg

Following the discussion end recommendations concerning the various functional arsas
within the County, as listed above, the Plan presents specific objectives and policies for each of six

types of land use as follows:

Agricueltural Land Use Commercial Land Use
Environmental Protection Industrial Land se
Residential Land Use Open Space and Outdoor Recreaticnal Land Use

The Transporiation Plan

Lazstly, the Plan inchudes a discussior, objectives and policies for several major aspects of

transportation within the County.



THE PLAN IN GENERAL

Although the prineary foous of the Plan concerns the unincorporated areas of the County
within which the County has the planning responsibility, any land use plans for the Incorporatsd
areas within the County, where available, should be considerec to ensure land use compatibility

between adjoining incorporated and uninegrporated arsas.

The Plan has been structured to build upon the existing desirable characteristics of the
County, and to provide a common and consistent guide for decision makers, developers and
property cwners imvolved m ths land develepment process. It should be understood, however,
that the Plar mmst remain flexible to accommedate unforeseen conditions which may materializs
in the future. In this regard, the Plan shoulc be reviewed perigdizally to reflect any significant

changes in trends or conditions to maintain curfentness.

ACHIEVING THE PLAN

To fally realize the benefits of the Plan, it must be implemented, No compreheasive fand
use plan, regardless of how well prepared, is seif-fulfilling, 1t recommendations must be
undertaken and carried forward by the combined =fforts of the public and private sectors. Thae
public sector must take the lead in implementation through programming facilities, suchas
tharoughfares, sewer and water utilities and parks, in order to guide and serve develppment, The
pubiic implementation tools availabls to carry out the Plan, as outiined below, include zoming,
subdivision reguiations, capital improvement programming, building ¢odes and citizen
participation. The public sector must guide private secrar investment through lozation anc timiag
of public facilities. Morzover, to b2 effective the Plan must be kept current. It must pravide fior
its own periodic review and update (approximately every five yearz), to assure that its gnidarce is

bath valid and cfiective.



Zaging

Zoning i probably the most widely uged tool by government in the control of
developmem. Zoming is defined as the legal regulation of the use of land aad structures on the
land in order (o protect the gensral welfare, health and safety of the public. In Preble County,
zoning is wtilized by the City of Eaton and most of the villages. Al townships are covered by
County Zoning Regulations administersd by the County, which is quite unique within
Southweszern Chio, if not the State as a whole.

The Plap represents the official County guwde for future land development and should be
used g3 a reference in administration of rezoning proposals within the umncorporated argas of the
County. In this regard, numerous court decisions have recognized the relationship of zoning
regulations 10 a comprehensive land use plan, stating that zoning regmlations should be based
upon a comprehensive land use plan designed to promote the general weifare, health and safety of
the public. Therefore, sincs zoming is increasingly required to be based upon such a plan, this.
relationship becomes an important tool for plan implementation. To facilitate this relationship, the
County’s zoning map should be progressively adjested so that zoning districts are properly redated
to the Plan. The text of'the Preble County Rural Zoning Resclution should also be perodically
reviewsed and updated as needed, in order to recognize innovations in zoming practices and -

developmental design concepts.

Subdivision Eegrulaticns

Subdrvision regulatisos represent another tool for Flan implementation.  Subdivision
regulations govern the process of dividing Jand inte parcels, blocks and lots. The regulaticns
provide specific standards [or streets, the configuration of building lots, utility svstem design and
construction standards. The Preble County Planning Commission has the authority to koth
recommend the adoption of such regularions, and to administer them, in order to govern the
subdivision of land with the unincerporated areas of the County. Like zoning, effective

subdivision control should be coordinated with the obiectives, policies and land use patrern

recommendations contained within the Plan.



The Capital Improvements Program (CIF)

The executive branch of County government i3 responsible [or planning, programming and
budgeting for the County’s mudrange needs, It does this through two intersefated programs. One
i3 the annually updeted Capital Improvements Program (CIP), which plans construiction of all
public buildings, roads and other facilities proposed by the County, The other is the Operating -
Budget, wich annually funds County programs and coordinates them weth capital expenditares.

Coordination of the CIP with the objectives and recommendations of the Plan ts obviously
a requirement for echievement of the Plan, since such improvements exert a profound effect upon
the pattern and rate of development withie the County, For exarnple, new and improved
thoroughfares open up areas for more extensive development by improving access. The Planis a
policy puides to review these proposed improvements in reference to the implications such
improvements will have on the planned future development pattern.  As the official statement of
developmental policy, the Plan wiil agsist in defining the issues and reaching well-informed

decisions.

Building Code

The regulation of building construction through 2 building code is another tool used by
government to protect public health and safety. The code includes not only building regulations,
but plunhing, mechanical and elecirical regularions as well, The City of Ezton and the Preble
Counry Building Regulations Department are charged with the epforcement of their codes
through permit issnance and inspectinn. Health codes, which ceatrol such Lhings as private septic
systems, are also used to protect public health and safety and the Department of Health is

rezponsiole for their enforcement.

Since the building code is related to zoning, which provides puidance in the location and
hetght of buildings and building setbacks, it is reasoneble and desirable that the esforcement of,
and amendments, to the bullding code are done with reference to the policies set forth in the Plan.
The building code and its enforcement should be based upon the basic planaing policies and

recommendations of the Plan,

i0



Citizen Participation

It s essential that the residents of Preble County understand the planning issues
confronting the community and the beneafits to be derived from implementation of the Plan.
Although most of the new development can be controlled and directed through the same legal
means previcusly outlined, much of the control of development actually must rely oc private
sitizens and can be made more effective through group efforts, Programs of civic involvement
which serve to tie together the individual efforts of the private sector and the Plan should be
actively promoted. Periodic progress reports should be made and public forums conducted to air

and discuss the work of the County Planning Comrmission in this regard,

11



GROWTH GUIDANCE STRATEGY

THE CONCEPFT OF URBAN TRANSITIONAL AND AGRICULTURAL AREAS

The establishment of Urban Transitional and Apriculturgl Areas represents 2 key element

in the delineation of the Plan. Dwuring the past thirty vears, this concept has been generaliy
supported in County Planning and a5 provided a common perspective for many of the County's

developmental revigws,

Urban Transitional 4

Definition: An area genesrally located berween incorperated urban arzas and the
Agricultural Area wherein urban services can be reasonably extended to serve the
urban expansion needs of tewnships and municipalities.

Purpose: The purpose of this area 15 to accommedate urban expansion aeeds
within the foreseeable fiture, Residential development within the Urban
Transitional Areas can be accommodated at a density compatible with the effective
and economical provision of central utilities that can he provided at the time ot

development or within the near firture.

Agriculinral Arep

Definition" An area of the County wherein agriculture and agribusiness-supparting

services pwevatl,

Puarpose: This aren is established to (1) protect active farming enterprises Fom
incempatible pon-farm development whaose effects wauld be detrimental to the
continued fiture of the farming industry; and (2) pratect land bes: suited far
agricultural use, as well as natural resources in general, from the detrimental

effects that often result itom the encroachment of scattered utban-type uses,



. WHAT I5 THE URBAN TRANSITIONAL AREA?

The Urban Transitional Area is a series of demarcaticn lines, as shown on the Preble

County Thoroughfare and Land Use Plan Map, which distinguish the projected land use
Expansion areas from ihe reral uge areas. Although the largest partern of Urban Transitional Ates

comprises the City of Eaton area, other mumicipalities such as Camden, Eldorado, Gratis,
Lewisbure, New Parie, Verona, West Alexandria and West Manchester have their own delineated
Urban Transitional Areas as well. Most significantly, the Urban Transiticnal Areas denote the
areas beyond which the County shouid discourage more intensive urban land development.

RATIONALE FOR THE URBAN TRANSITIONAL AREA CONCEPT

The policy ta define areas as appropriate for either urban or rural land use was based upon
Iveal and extenave national research indicating that over the long run, invesment in County
facilities and sarvices can be substantially reduced by imiting the spread of urban development:
The studies also indicated that considerable savings in facilities and service costs could be realized
. at the Jocal community [evel through such development guidance practices. The information
indicated that thers couid be significant advantages to-the County as a whale, as well ag all jt3
governmenial units, 10 working for & more contiguous development pattern designed to conirot

urban sprawl.

Sumply stated, the larzer the gecgraphic area which must be served by utilities, road
systemns, law enforecement and fire protection, the more costly those services become, moreover,
such increased service costs must often be barne by the taxpayer, Secondly, unguided urban
expansion has a detrimental effect upon active farming enterprises and causes a reduction of prime
agricultural land. Net only does cenilict result from the location of residences within the
agribusiness areas with its associated dust, odors and noise, but such developinent also results in
tax assessments placed upon the farmer for urban services which he dues nut need.  Lastly, the
paitern of urban spraw! and scatter often results in compromising the rural, scenic quality of the

area that was the origingl incentive for location for many of the intial residents.

Therefore, this concept of land use patterns is refined and atrengthened in the formulation
of this updated Plan, as explained in the fnllowing matenial. The Agricobtural Areas logated
evond the Urban Traasitional Areas will be penerally restricted to agricuiture and related

services, with non-farm residenial development rigoroasly restricted in number and [ocation.

13



PLAN RECOMMENDATIONS FOR EACH OF THE FIVE
FUNCTIONATL AREAS WITHIN THE COUNTY

THE COUNTY URBAN CENTER - THE CITY OF EATON

The City of Eeton represents the County’s urban center, both in size and location. It
contains a developed core arza, along with substantial facilities for government, ratail goods and
services, and financial, medical and business services. The City of Eaton has the most intenstve
levels of capital imvestment in the County, including an extensive development support sysiem
both below grouad and on the surface, This system includes sewers, water [ines, electricity, gas,
tclecommumnications, sireets and alleys. Eaton has a ralatively high level of accesstinlity, as it is
served by three 1.8, higlways and two State hiptmways.

The City of Eaton also contains a diverse mix of buildings which are capable of
, accommodating many different kinds of uses. This muxture and diversity of phvsical facilities and
public and private organizations tend to foster face-to-face meetngs and personal interactions.
Thesze tangible afrrifnates of the City of Eaton 2s the County’s urban senter are aot likely to be
raproduced elsewhere in the County n the same form and composition. The City of Eaton
reprasents the historic focal point for development; it is the place where much of the County’s
history was and is stifl being made, People from owutside the area, as well as [ocal residents; often
judge the desirability of the County by the appearance and integnty of its central city.

Issuey

Despite reasonabie optimism fer the continued growth and development ol the City of

Eatorn, observation of recent development patteras gives rise to several issues which should be

addressed in future planning and deveiopment proposal review:

Continued location of paajor commercial development within the City’s periphery
will detract from contwoued retail activity wiihun the Crty's core area.

Strip commercial development has and will continue to result in added congestion

upon the area’s magor tharoughfarss.

14



- Expansion of induestrial and commercial areas has resulted ir encroachment upon
acjacent residentizl neighborhoods in terms of trafhic, lighting and noise.

Suggested Policies

. The County should support the maintenance of the City of Eaton as the Couenty's
urban center with a full complement of retail, service, industrial, cultusal,

entertainment and housing faciities.
2 The County should provide County services and Jocate unigue factlities within the
City. Services apd faciiities requiring a central location, hugh accessibility, high

service levels and a high density are most approprate for location within the City.

Environmertal quality and appearance within the City should be maintained.

_!.l.l

.- o

4, The County, through its investment and referral dectsions, will seek to balance the
needs of the City of Eaten wath traditional development investmen: philosoply
that emphasizes new construction and expansion of urbanization withun the

peripheral areas of the City.

3. The existing investment in thoroughfares within the City of Eaton should be
mzintained. High quality thoroughfire accessability to the City and its major
commercial and employment area is essential 1o the continued growih of this area

and should be supported.

£, Fransportaticn system managemen: techniques should be given increased attention

to maintain the carrving capacity of existing trapsportation facilities.

7. A Process should be developed for intergovernmental review and evzluation of the
impact of new or expandsd large scale developments which affect both the City

and the Counry,

The County should cooperate with and assist the City of Eaton in the formulation
of a defipitive land use plan that reflects both Councy and City objectives and

[u a]

policies.
15
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10.

11.

The objectives and policies in the Plap should be used as a reference in reviewing

utility extensions and public works projects.

The County should supporr City of Eatan improvement programs that bring
vitality to the City, such as

Encouraging innovative architecturs and well-designed street furnishings;

Encouraging cultural and entertaloment faciiities and events,
Promoting the development of new and rehahilitated residential facilities with

the City's core area;
Promoting the reuse of existing vacant structures; and
Encouraging the location of small office and speciaity shops witlin the City of

Eaion's downtowa area.

The County should exarmine all governmental fimding and subsidy proposals to
assure that they are not assisting in the movement of businesses from the City's

gentral area,



THE COUNTY'S DEVELOPING AREAS - Areas Adjacent te Camden, Eaton,
Lewisburg, New Paris and West Alexandria

The developing arcas are those areas in the County that are located next to urban zreas
and are in the path of urban growth. These areas should be provided with urban facitities and
services, since a large portion of the Counry’s urban prowth within the foreseeable furure should
oceut in these areas. These developing areas offer people the opportunity te live in a single Family
home [n a wide variety of natural settings and within a substantial range of prices. Similarly, such
areas provide considerable latitude in the development of a wide range of industrial and

cormnmersial fhacilities.

The greatest asset of these developing areas is their large supply of undevelaped land that
is ngws, or will in the foreseeable futire, be provided with urban facilities and services nzeded to
support urban developmen:. This provides the County and respective municipalities with the
unique opportunity to "do it right the first time" with respect to planning and development. - “Fhey
do not have to contend with large areas that were bacly designed and developed in the past o

with a stock of deteriorating buildings. New concepts and innovate methods of urban
development can be carned oncin these developing areas with fewer detriments than exist within

the urban areas that are already developed.

The County views these developing areas as the place to achieve urban expansion that
combines the best of the past with virtually unlimited innovation and imagination about the future.
Omnce the imitral urban pattemn 1s sét__ it is time consuming and costly to change it, 50 the best
possible job must be done the first time around and the developing areas are the places wluch

offer that opportunrty.

[zzues

In conjunction with such devalopment opportunity, there are several issues which must be

nddrassed m future growtk puidance:

- Recent development, particularly larger scale progects, has exarted a considerable
burden upoa adjacent thoroughfares and necessary utility systems, in terms of size

and extensions.

L7
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Larpger scale developments and their potential expansian alsp represent a potenrial
threat to adjacent regidential neighborhoods and agricultice,

Larger scale consumer retail and service facilities located on the peripheries of
urban areas detract from the market availabie to such estabiished facilities within
the County’s urban center and larger villages.

Wirhin the Camden, Graris, Lewisburg, New Paris and West Alexandria areas,
significant residential developments have heen constructed in Jocations which are
dificult and cosdy to serve with utilities and general urban services.

Is some of these areas, large lots compotund the cost af service and are not large
enough to preclude pollution problems if onsits systems fail. The threat of
pollution will grow if considerable expansion with similar onsite facilities occurs

within these ars=as,

Sugzested Policies

Lithan expansion in the developing areas shouid be planned, staged and generally
contiguous to existing development. The County will conperate in providing
iovestiment in pertinent systems and facuities at the tme, place and of thes capacity
needed to support planned and staged growth, as puided by the following:

- County thoroughfare improvementa will be provided ta gerve projected
developmen:. Such County thareughfare improvements wilt require 2 .ogal
commitment Lo develop supporting roads and to underiake other
transpartation system management techniques to preserve the efficiency of

the cantral urban system; and

- Utility service areas in the developing areas should be sized according to the
demand for [and needed to accommodate forecasted development. Sewer
service areas should contain a five-year capacity of supply over demand o
permit the operaticn of the market and te averd incregsing land prices. The
Jjurisdiction responsible far utility extensions should seek to eliminate

volume capacity constraints thal wiall il lsezl developreent.



Municipaiities should indicate their commitment to providing compatible services
and facilities within County areas by scheduling such projects and programs in
their capital improrement programs.

The County should encourage the use of the neighborheod unit in suburban

residentiai development proposals, and local parks, schocls, 2 variety of housing
types and ot sizes should be ag integrated part of each neighborhoad unit.
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FREESTANDING GROWTH CENTERS - Camden, Gratis, Lewisburg, New Faris and

Weast Alexandria

Freestandmyg growth ceaters represent the larger village areas located within the County,
Some have acoumulated suburban develonment in recent years. a5 discussed within the previons
section. Some also include relatively large sreas of open land yet to be developed. Freestanding
growth centers provide an alternative to large-city Hiving and are communities that nave the
services and capacities to accotunodate an urban population,

Fresstanding growth centers are somewhat simlar to cities 10 that they prowide a range of
services and are geperally able o sccornmodate a relatively il range of land uses. The
distinction, however, s that freestanding growth centers are physically separated from the larper
urban areaa by undeveloped land and are of a smailer acale that the County’s urban center. These

greas are also more than jost restdential comounities, as many have an employment hase within

the community,

All freestanding growth conters have sanitary sewers, as well as other services and
characteristics that epable them to serve an urban population. Services available include water,
schools and higher levels of law enforcement and fire protection. In addition, all such
communities provide at least fill convenience retail services and have a npmber of emplovment

opportunities available far their residents. Because they do posssss such capacity and offsr an
alternative to the grow:h which might otherwise occur in areas that are not serviced, the County

supports investment in thess comnmunities.

Issues

Freestanding growth centers reflect, on a reduced scale, many of the characteristics ¢l the
{County’s urbar. center. They have a ceniral business area or "downtowrn,” an qider developed
ares, & developing fringe and & surrounding rural arga. Consequently, many of the issues and
prodlems that the City of Eaton faces, freestanding growth centers encounrer as well, Some of

these issues and problems are:

The need for rehabititafion and revitalization of older zore areas,

- Til-advised development af the fringe,
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Lack of coatroi over development with on-site waste disposal syztems in the

adjacent rural areas.
Dreclining employment opportunities,

Lack of authority to do advanced planoing for facilities and services asapciated

with urban expanston in the surrounding rural areas.
Outdared or nonexistent community plans and development regulations.

General finencial constraints upon needed upgrading of sewer treatment
facilities.

Suggasied Policies

Lea

The Urban Transitional Areas around fresstanding growth centers should be sized
m & manner similar to that used to define the Urban Transitional Area around the
City of Eaton and other developing areas. The Urban Transiticnal Areas around
the fresstanding growth centers should be those areas which can presently be
served, or he served within the next five years, with central services such as sewer
and water. Enough tand should be ideatified to accommodste the forecasted
population growth with a reasoneble surplus to provide a choice of location,

Freestanding growth centers should plan (o accommodate population growth
through expanded employment opportunities. Industrial parks ang revitalized
central business areas are two options which should be considered,

In providing system investments for freestanding growth centers, the County will
destgr its thoroughfares to provide sufficient capacity for the freestanding srowth
centers, but not at a level that would allow the surrounding rural areas to be
developed at urban densities. Iniersection spacing in the rural areas should be
dome gt wider rural standards. Access to toe thoroughfares frem abutting property
should be limited where practicghie in order 1o preserve the tratfic carmying

capacity of the thoroughlizres.
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A process for intergovernmental review and evaluation of the impacts of new or
expanded large scale developments, such as major subdivisions, that will affect
both the freestanding growth centers and the adjacent rural areas should be
developed. Such intergovernmental cooperation should include the school board
of the school district which will be affected by the development.

The County should provide planning information and assistance to aid the
freestanding growth centers in developmental guidance.



RURAL COMMUNITIES - College Corner, Eldorado, Fairhaven, Morning Sun, New
Wastville, Verona, West Elkton and West Manchester

Rural communities have historically served as retall service ceniers and transportation
centers for the surrounding riral areas. Technolegical advances in agriculturs and transportation,
as well as urban expansion, have changed the rural communities® traditional service role to
residential chusters and small commercial faeilities with little relationship to local agriculturs or
surrocnding rural development. Rural locarions have been attfactive in the past decade and some,
aithougt: aot all mural communities, have experienced an upsurge ie primarily residential
development. While such development has slowed, many rural communities are still experiencing

residential development at modest levels.

The services available within rural communities vary. Some have central sanitary sewers
while others depend upen on-site waste disposal systems, Some rural communities have central
water gystems. Some provide several consumer retail stores, while others have only one or two.
White some rural communiti=s have small manufacturing or service businesses, others are almost

exclusively residential

The County views the rural commurties as locations where thoss not engaged in
agriculture can live In a rural area under conditions least detrimiental to the continued pursuit of
farming, Those rural communities that provide the fheilities and services needed by small clusters
af development offer a valid alternative to [iving in larger, tnore complex urban areas.

Issues

Simnilar to the diverse characteristics of the rural communities thamselvas, the issues
affecting these communities vary in type and intensity. The following represents the most

sigruficant and typacal 13sugs:

- While there are several services that are importani in adequately serviny additional
rural community development, sewage dispusal is probably the most critical.
Lirban density development with onsite waste disposal in rural areas poses the risks
of fallure of systems at higher densities, contamination of groundwater and the

expense of new onsite or central sewer system instaflation.
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Several niral communttizs have really "last their reason for baing” and have fallen
into decline, both physically and economically. Such communities can no longer
provide copvenient services for their residants, a significant portion of whom are

eldesly.

Suggested Policies

bl

Rural communities should accommedate additional development consistent with
their ability to finance and administer such services as sewer, waler, roads and

storm water drainage.

The Lirben Transitipnal Areas around sotne of the rucal commumnities should be
those areas which can presently be served, or be served within the next frve years,
with central services such as sewer and waler. The County should not encourage
urban residential developrnent in those areas acound rural commurnties that do oot

have a central sanitary sewer system or Water gystem.

Fural commumnities with treatment plants that do not mest water quality standards
shoutd be upgraded. The Cuunty will support appiications for state and federal
fiinds for upgrading such plants and will support rral communities that wish to
construct & freatment plant 1o protect water quahty, provided that the proposad

action is in accord with an approved land use plan



AGRICULTURAL AREAS

The agriculturai areas are those areas of the County that are characterized oy prime
agricultural soul groupings or farming snterpnises. Large, active farms often typify the
predommeant land use with these arsas. Although every wownship within the County contains
gome areas of prime agricultural soils, the folloving townships contain the largest areas of such
gmils: Dixon, Gasper, Harrison, Jackson, Lanier, Monroe and Washington. In these productive,
commercial agricultural areps, farm operators should be able to be confident that their investments
in farmning facilities will be secure for a long-term period and free fraom land use conflicts which
may threaten their investments, The fand in these areas is not needed for urban use now, and will

not be needed to support urbanization at any time in the foreseeable future.

Issues

As previousty discussed in the Plan’s introductiorn, a significant amount of prime
agricultural land has been lost ar threatened by encroaching urban development that can already
be found in scattered and siuip development patterns in many parts of the County. The adverse
effect of the actual amount ef land lost to active farming activities can be multiplied many times
aver, however, smce such urban use is.incompanble with aetive farming enterprises and often
results in an economie burden upon tie farmer for services he neither wants nor needs.
Furthermore, land. prices are often raised beyond a practical acquisition Jevel for farming when

influenced by urhan development prices.

Sugoested Policies

I The County will not initiate or support developinent projects that ars contrary to
the coatinuation of agriculture apd preservation of prime agricudtural soils within

the agricultural areas of the County.

2. The County will continue to fornwlate, reward and encourzge the adoption of land

use control provisions and strategies which serve to protest agricultural areas from

incompatible land cres and urban service assessments.
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RECOMMENDATIONS FOR EACH OF THE SIX
MAJOR LAND USES WITHIN THE COUNTY

AGRICULTURAL LAND USE

Preble County has historicaily been characterized as an agriculturai area, which the Flan
recognizes and hopes to preserve. However, since the advent of the automobile and relatively
inexpensive gasoline in this couniry, people have located far out in the suburban frings, This
trend has been supported by federal government policies, such a5 freeway construction irto rural
areas and the provision of low nmterest (PMHAY loans encouraging single-family dwellings, This
putward migratipn has extended {0 Preble County during the last few decades, and has created
priorities for jobs, housing and refated services for existing and potential County rasidents.

Yet the fact remaing that agriculture remaing the dominant use of the greatest majority of
land in Preble County. Thersfore, preservation of the farming mavstry shauld be a major priority
for the County. Preservaticn of farmiand as a valuable resource is based upon the following

considerations:

- It preserves a wey of [ife and its unique cherisked values,

It provides tresh, high quahity food at a reasonable coat at locations close to the
CONSUMmET;

- W contrbutes to & stable economy by providing job opportunities, income and a
market for the resqurees of production;

It contributes to the ration’s balance of payments by providmg food and Sber for
export,

It provides reserve food production capacity to meet the fiture neads of the world;

- It provides wood products from woodlands;
It maintains the quality and beauty of the environment through the cleansing effect of

the suppiying of oxvgen by growing plants and the filtering effects of plants and

sail on the water supply;
It maintains farm-associated wildlife habitats and provides for private outdoor

recreational areas for camping, fishing and hunting;
It provides areas for recycling of solid and liquid zericoitural wastes;

- It protects mmeral resources from being presmpted;
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It provides productive, privately maintained agricultural open space with all its _
accompanying environmental benefits, including rural assthetics and enhanced air

angd water quality; and
It protects the hydrelogical integrity of watersheds through the control of storm water

runoff and sediment drainage, protects aquifer recharge areas and provides buffers
for water suppily and other natural ar=as,

Isspes
la Formine as an Industry

Preble County farmers share the same probiems as most farmers in rural areas who
are experiencing encroaching urkan development. In addition, they face the nationwids
prablems of the entire farming industry. These problers include:

- The low rates of retirn to farmers relarive 1o alternative use of the land.
- Inheritance taxes. forcing conversion of the land to other nses,

- A fack of understanding by the general public of fanming operations of what it
takes to fhrm.

- The inss of lemislative power due to the dwindhng numbers of people in farmng.

- The great American dream to own a home in the country, supported by local, state
and federal government policies, and a lack of leadership or effective programs to
rejuvenzte the cities and their existing facilities, sush as larger city school systems,

contributes 1o urban expanston in rural areas.
- Absentee and speculative ownership of agricuitural lands.
- The varying and sometimes conflicting objectives of farmers. For example,

farmers often want to preserve the land which they are currently farming, but
eventually they want to sell that land (o the highest bidder for whatever use,
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- The expense of farm [abor, bolh skilled and unskilled, going into agrcultural
busimess for themselves or other businesses or governmeantal work,

- The need for better marketing arrangernents for direct sale of produce to

CONBITIENS.
- Inadequate stewardship of the sail.

The need to maintain at least & minirnum number of fareung operations m the

community to insure that businesses which serve farms remain profiteble.

The low return for agrizultural products compared to the total investment. This
discourapes prospective farmers who mugt finance the operation,

Imnact of Non-Farm Development on Farmland

The direct impact of non-farm development en County farmland is obvicus. Good
farmland is easy to develop since it is well drained, receptive 1o the use of septic tenks and
already clearsd for houss sites. Therefore, as the County has grown dunng the past thirty
years, large portions or good farmland have baen converted to residential devalopment

Growrh pressures have also had an impact on farms not 1n the immed:ate path of
development. In areas experiencing substantial residential growth, the marker value of
[and often far exceeds the farm value of the land. Such has been the case in some areas of
Preble County and has ¢reated the following difficellies in farming:

- Inheritance taxess levied on farms forcing heirs ¢ seil.
- Young farmers not being able to afford land.

Farmland otten being purchased prunanly for speculation, rather thao for farming,

by those who can afford it

Some farmers beginning to befieve that farming has ao futuce and that they shouald

not make long-range investments in their farms.



- The revenues realized by the farmer from farm produce not keeping pace with

imftation,

The presence of new subdivisions adjacent to farms sometimes creates difficulties
between the farmers and the residents. For example, new residents unaccuostomed
to nermal farming practices such as manure aad lime spreading and the noise and

hours assocated with farming, often complain and attempt to curb such
operations, Farmers also experience vandalism, theft and destruction of crops.

Agriculfural Land Use Objectives

1. To encourage the praservation of apricultural land vse areas and active farms and
pratect them from the detrimental effects of non-farm development.

s To formulate and implement specific programs and strategies wlhich are designed
to respond to the unique development issuss and needs agsnciated with the

agribusiness commminity,

3. To recognize agricalturalland as a beneficial usein and .of itself, rather than as a
temporary use which merely holds the land untii such time as development is
praoposed.

4. To promots soii conservation practices and best management practices in order to

preserve topsoll, prevent excessive siltation and pollution of streams and aguifers,
and to reduce, to a practical degres, the adverse effects of farming operations
hevond the boundanies of farms.

Agricultural Land Tise [olicies

1. The County will encourage non-farm development to locate in Urban Transitional
Areas, as designated on the Preble County Thoroughfare and Land Use Plan Map.

2. The County zoning authorities will require all applicants for pon-farm development
to address, where pertinent, the proposal’s impact on the agricultural productivity
af the subject erea. This includes addressing such issues as the propesed
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development’s effects upon field drainage, the effects npon adjacent farms of
converting the farmland to 2 non-agricultural use, and the cffects of increazed

traffic upon local roads,

Where agriculiural land is being considered for future urban tand use expansion
withist the Urhan Transitional Areas through fisture amendment to the Plan, the
least productive agricultural land will be considered first. Decisions upon
propased expansions will be based upen such factors as evidence of the necessity
of such amendmants, developmental trends, suitability of the subject areas for
farmland, desirable land use patterns, and proximity to active farming operations.

The County will discourage any development which conflicts with agricultural
productivity. For example, stiip resident:al devdopment which resulls in extensive
development along the road frontage wall particularly be discouraged.

The County will revise its Rural Zoning Resolution and Subdivision Regulatiors,
a5 necessary, m the mierest of farmland protection, The County should acthvely
ssek to protect farmland through the use of uppraded and expanded 2onmg and
subdivision regulations that are more sensitive to the effects of non-farm
development on the farming comumunity. To accomplish this, the Counry should
considar a point system for evaluating rezoning proposals within Agricultural
Areas. A point system could inchede, but not be limited to, the following:

- Rciationship to the Plan’s Urban Transitional Arcas;

- Availability of public sewer and water,

- Suitability for onsits waste disposal and availability of water,

- Prime and non-prime agricutral seil groupings;

Proximity to other non-farm residences and the nurpber of other such
regidencas;

- Current use of the praperty;

- Prowimity to active ferming enterprises, and

- Adjacency to thoroughfares.



The County will encourags the scheduling or staging of utility services prior trﬁ, or
at the time of, development within areas designated as Urban Trarsitional Areas,

It this regard, the County Planning Commission will explore the feasibility of
requiring documentation or guarantees that sentral utilities sufficient to serve the
expected development within a reasonable time frame be made available prior to
approving any expansian of Urban Transitional Areas. Such guaranties should alsp
mchide the installation of "dry Ites” to insure connection to centrai utibity

extensions when available.

The County will assist interested parties in the identification and implementation of
programs and strategies for the protection of the agribusiness industry, such as

- farmland trusts, the purchase of developmental rights and cluster development.

The County will support state enabling legislation that facilitates stronper
incentives and regulations for the preservation of agricultural land and activé’

farming enterprises,

The County will eneourags the rigorous.uss of enviranmer.tal assessments
concermmg the efféct of fedaral and state projects upon agricultural land.
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ENVIRONMENTAL PROTECTION

Generally speaking, increased urban development results in an increasing theeat to the
natural environment. Each Jand use change has effects on the environment which are often
unanticipated and which may produce undesirable results. Natnral resourses are both Hnuted nd
interdependent. The misuse, degradation or destruction of any resource alters the usefuiness and

availabiiny of the others.

The attractiveness of the Preble County landscape is one of the arze’s strongess assets.
From wooded areas and picturesque stream valleys to it5 roliing figlds, the County cantaing a
wide range of representative Jhto land forms and natural resources. 1t is this atfractiveness that
has helped fuel the urben development within the County in the [ast few decades. As a result of
this increased development, Preble Counev residents now face the problems of erosion, -
sedimentation, reduced water quality and Ioss of both woodland and productive agriceltural land,

Appraach

This section of the Plan is designed to provide guidance on how the County’s phrysizal
reacirees can be used wisely to satisfy current needs, while at the same time maintaining a bigh
leve! of environmental quality, This will ensure that the needs of future generations can also be
met. [nthe preparation of plans for environtental protection, the County supports a strategy that

incerporates both pollution controf and resource protection,

Podhstion Control

Pollution control as reflected in the Plan is not lted o wasle trastment
facifities or technology such as emission control devises, Land design and
management is recognized a8 cne of the most effective and important approaches
to preventing and controfling pollution. Appropriate oeation and siting of
development and of waste treatment and disposal facilities, vegetation
ranagement, erosion contrel, and uilization of natural dramage systems and
buffer arsas are programs which can be guite effective in orotectisg the County’s

envirprment {f they are used consistently and in concert with resource protection

PTULTATTE,



Resource Protection

Resgurce protection recognizes that land and natural resources perform
critical anvironmental functions, such as groundwater recharge and dischargs,
water gquality improvement, erpsion coatrol, storage of flood waters, wildlife
habitat and scenic beatty. Lands in urban and developing areas are particularly
vulnerabie to damage or destruetion. It is important that these critical and
vulnerable lands and respurces are recognized and their environmental functions

protected.

The resouree protection strategy reflected in this Plan recognizes the
interrelationship of adjacant [andscape types and the importancs of protecting
vahable ecological units and hnkages. The Plan’s approach to resouree protection
iz based primariljr on a swstem of continuous open space corridors which
recognizes that many of the lands and resources most in need of protection are
assoctased with the Twin Creek and Seven Mile strearr: corridors. The cormidor
approach alsa emphasizes the importance of continuity of environmental optinas
and the protectian of the land-water edges. Additional discussion of this corridor
concept J.S caﬁt_ai:_:ed.m the.Onen Space and (hetdoor Recreational Land Use

section of the Plan.

Eovironmental Obiectives

1. To recognize that the natural environment is an integrated svstem of interacting
land, water and ar resources, and {o protect the health and stability of this

FesOUrce SYSLET

2. To regard land ax a finite and irreplaceable resource, and to ensurs that the use of

it does not impzir its value for future generations.

3. To provide & safe, healthfiz) and visually pleasing environment m order to enhance

the quality of life for 8]l Preble County residents,
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Environmental Poiicies

Lal

in

The County should protect lood plain and welland areas throughout the County
and emphasize ther value as fiocal points of natural beauty and recreation.

The County should work to preserve the role of wetlands and woodlands as
essential components of the hydro logic system and as vaiuable wildlife habitar,
The County should also work to restore ar improve degraded wetland and
woodland respurces where possible.

The interrelationship of adjacent land types mus: be recognized to avoid dividing
natural units or breaking important linkages.

The County shonld develop and promote a countywide system of open space
carnidors as a basic structure and framework for resourse prateciion and open

SpRsE planning,

It is expected that some utilities, such as sanitary and storm sewers, aust logically
be [pcated o open space corridors, and that utilites and transportation facilities
will sometimes need to cross of encroach on the open space cetndors m order to
marntain needed system continuity o to serve facilities in the corvidors. These
conflicts are to be expected and should be resolved in 4 manner that protects the
basic functions of the open space comdor while providing necessary utilities and
tranaportation facilities in a cost-effective manner. To this end, the County showld
seek to minimize adverse impacts of necessary ensroachment of utilities and
transpartation facilities into open space cormidors by avoiding encroachment when
reasonable alternattves are avaitable, selecting rouies that minimize environmental
tipacts and that de not divide natural units, and by incorporating design
sonsiderations which minimize impacts and contrijute to compatibility with the

corrrlar functions.

The County will prepare pertinent provisions, within the County's Rural Zoning
Regnlurion, for the contral of cellular towears in Residential Zoning Districts,
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The County should seek to protect the quality and supply of groundwater as the
principal source of water supply in Preble County, and should encourags water

conservation programs and efforts.

The County should seck ta guide urban development 1o thosc locations where
adverse impact on ground and surface water quality are minmized.

The County should require both the incorporation of natural drainage patteras in
the design of urban development and measures that minimize or entrap pollutants

before they enter surface waters.

The County should require the insorporation of storm water managemant
practices, such as detention and infiftration, in urban development in order to

maintain groundwater recharge and aveid increases in runoff.

The County should geelk to reduce ercsion and mnoff increases from land
deveiopment and construction by promofing and supporting the adoption of codes,
reguiring the preparation of plans, and throvugh the installaton of erosion and
ruanff control:practices. < In this regard, the County will add provisions for erosion
cantrol to the submissionitems required for review in the issuance of building -
permits for mdividual 1ot development and in the information required for review

of "ot splits" with the County’s Subdivision Reguiations.

The County will prepare provisions calling for the review of plans submitted for
manmade poads and approval upon constiuction through its Building Regulanons,
and will invite the Soil Conservation Service to participate in design assistance and

pizn review to the exient feasible.

HRecopnizing that the soil is one of the basic anc maost imporant resources in Preble
County, the County should develop and promote prugrams 0 preserve and

improve soil productivity and to encourage the wise use of lend consistent with its

50ii capacity.
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The County should develop and promote programs that ensure the application of
soil conservation and livestock waste management practices on Prebls County

farrs and should tarpet available resources and financial aid to those areas which

provide the greatest environmental benefits.

The County will develop and promote programs to counter the excesatve or
unnecessary use of pesticides and herbicides as pertinent, particularly m residentia

areas and all other areas in which such use is problematic.

In addition to policies within the County’s growth management and farmland
preservation program, the County will also constder such factors as sail types,
drainage and patential order and noise from adjacent uses, such as active farrynp
aperations, when granting rezoning aad conditional uses for non-farm rasidential

development.

The County should seek to identdy mineral, sand and gravel resourcas in Prebls
County and ensurs that urban development does not prevent or obstrict access to

an adequate future supply of these resources.

The County shounid seek to protect the scenic vatues of the Preble County
landscape by supporting programs for preserving and enhancing vegerative cover,
particularly on steep wooded slopes and afong stream corridors.

Tne County showld seek to protect and enhance the visual appearance of nrban
areas by supsnrting or requiring vepetative planting and management, sensitive
landscape design, the control of signg and, where environmentally sound, the

installation of underground utilities,

The County should seek to improve the visual experience of motorists and
pedestrians throupgh emphasis on the sensittve locating and =iting of streets and
roadways, landscaping and vegetative planting along major transportation
corridors and in high-traffic pedestrian areas, and thirough coordinated design of

street fixtures and farnishing, mcluding signs and traffic control devises.
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The County should seek to protect and maximize public enjoyment of Preble
County’s scenic qualities and views by assessing the visual impact of proposed
developments and facilities, and by improving public access 1o public scenic areas
and views, particularly stream and lake facilities.

The County should support recycling and reuse of waste materials, with an
emphasis on raturning organic wastes to the land, recovery of the energy value of

combustible matenial, and direct recovery and revse of spemiic materials where

technically and econamically feasible.

The County should encourage government programs to ersure safe handling and
disposal pfhazardous or toxic waste materials generated by Iocal households and

busmesses.

The County should encourage the location and design of waste disposal sitessand
faciiities to minimize environmental impasts and health hazards.

The. County should encourage the return of resouree extraction and waste disposal
sites. to.a productive use through final site design and reclamation.

The County should suppornt programs to improve air quahty and conirod and the
ermssion of air poliutants in the County, as well a8 evaleating the air quality

impacts of proposed development and facilities,

The County should review its existing zoning provisions for the control of noise
[evels with the objective of achieving more measurable standards to curb excessive
noise, particularly relating to commercial and industrial activities. Such noise level
control provisions should specifically exemprt farm-related aciivities, temporary

constructicn noise and emergency sirens and warning devices,
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RESIDENTIAL LAND USE

The need for shelter is one of our most basic needs. Mo area of development is mare
crucial to our well-being than housging. Theretore, it is essential that afl communities in the
Counry seek to provide decent housing for all citizens. During the period from 1980 ta 1990, the
rate of additional houging units increased 20.8% - maore than four times the rate of population
increase in the County during this same period of time, A large portion of this disparity was no
doubt due to the contimiing decline in the average household size,

Residential Land Use Objectives

1. To balance the need to provide a sufficient amount of land to ascommodate
residential Jand area demand with the County’s goal to maintain a ¢ontiguous and
efficient urban groweth parern, in order to protect the agribusiness industry and the

rural character of Preble County.

2. Tc have available affordable housmng within an environmsnt that 15 healthy, safe,

convensnt and atiractive.

3. To increase housing opporiunities for the specialized needs of the elderly and
disabled.
4, Ta protect the integrity and stability of exasting resid=oiiai areas from the

detnmental effects of incompatible land uses.

Residential Land [Jxe Policies

! Vacant tracts of land that ars within currest urban gervice areas shouid be
preferred for development, in an effort to promote the efficient extension of
services and to fill in the existing Urban Transitional Areas, to the degree feasibie,
The County Planning Commission will encourage new development be lncated
within such areas and within the vicinity of existing developed areas contighous to

Lirban Transiticnal Areas, and should discourzge develaprment in the Agncultural

Arras.
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The County Planning Commission will generally support more compact residential
developments within urban areas, on smaller lots, and in more contiguous patterns
of growth, in order to eliminaie hopscotch development on increasingly larger lots

which are costly to service and wasteful of land.

The cluster development concept will be encouraged by the County as an
alternative residential design within the Urban Transitional Areas, as it is less
intrusive upon the natural resources of the County, suck as its scenic views and the

amaunt of prime agricultural land available for farming,

The County Planning Commssion, County Rural Zoning Commission and Fural
Zaning Appeals Board will wark cooperatsvely in the preparation of zoniag and
subdivigion provisions, as pertinent, to accommodate cluster development

proposals within the Lrban Transitional Areas of the County, as delineated on the
Preble County Thoroughfare and Land Use Plan Map.

The Courty should encourage energy conserving designs in the development of
new residential areas. Considerable snergy savings may be realized in the location
and design.of residential areas by locating new housing in areas with sewer systems
and adjacent to existing communities, in order Lo reduce the amount of fuel used in
transportation; developing vacant or underused parcels within exasting urban areas
with pubiic services already in place; and by using mnovative energy conservatiim
design in the structurs, project or subdivision to maximize the potential for solar

ACCess.

The County should encourage the selection of multifamily housing sites and higher
density housing development sites on the basis of their potential for providing a
safe, attractive and convenient living envircoment. In general, multifamily housing
should be encouraged in proximity to intensive developmenr areas that afford
immed:ate access to shopplng, employment and services facilities, open space and

iecreationa: resources, and existing or planned principal transperiation corridors.

The County should encourage a broad range of housing types and densitizs 50 that
a choice of housing within appropriate areas is available to ali Preble County
residents.
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The County should encourage proposals to develop specialized housing for the
County’s elderly and disabled populations.

The County should recognize the value of existing housing and estabiished
neighborhonds by supporting improvement and rehabilitation efforts, both pubiic

and private,

The County should evaluate and modify its building code and subdivision
regulations, as pertinent, to encourage the use of proven and innovative building
techniques and materiats.

The County should clarfy any of its regulations, zoning, building or sub:idivision,
thar unnecessarily complicate the regulatory process,



COMMERCIAL LAND USE

Commercial areas throughout the County are important lements in the physical and
econemic development of communities within the County. Significant changzes cccurring over the
past severzl decades have had important effects on commercial development within the County.

These changes in commercial development trends are characterrzed by

- The development of extensive shopping and office complexes in the form of regional
malte in Richmend, Indiana, and Montgomery County, Ohio, are attracting a
significant portion of Preble County consumers;

- The location of shopping argas and businesses on the outskirts of several comamnnities

within the County;
- The changing nature of the retail commercial function of the City of Eaton's central

business district from a general community retail shopping argas to a more

apacialized shopping and service area; and
- The continued growth of strip commercial development on arterial streets in several

comrnunities within the County,

Coimmmercisf Land Use Chbhiectives

1. To provide wiable commercial uses of aporopnate function, size and localion to

serve the commercial needs of Preble County’s residents,

2. To echieve harmoniously designed commercial facilities optimally compatibie with

surrounding land uses and adjacent thoroughfares,

3. Ta the degree practical, facilitate the development of new or rehabilitated
commercial areas that complement, rather than compete with, existing commercial

facilimies.

Commercial Land Use Palicics

i The County Planning Commission will discourage the proliferation of strip
commercial aveay which gccur through the lot-by-lot conversion of sites to

commercial uses along major thoroughfares.
41
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The County Planning Commizsion will discourage over zoning for commercial
uses, recognizing that such over zoaing often results in the creation of strip and

scattered patterns of development and the over saturation of the market, which zan

cause an overall devaluation of commercial land.

The Couaty Planning Commission will encourags related and compatible
businesses to be grouped in appropriate and suitably located aress. In this regard,
four general types of commercial areas shouid be identified: municipal/community
centers, general commercial aress, comvenience business areas and highway service

dreas,

The County will encourage new commercal devefopment io cluster into planned
shopping centers or "theme” centers or graupings based on the premise that
convenient compartson shopping is healthy and economically beneficial to

participating businesses.

The planning of commercial centers as & unified zite design, with particular
atrention directed to the minimization and location of access drives and efficiency
of imtericr circulation, will be encouraged by the County, The County should
assure that proposed sites are of adequate size to accommodate proper vehicle -

access, interior circulation and sufficient off-street parking,

The County will control the development of mghway service centers at freeway
interchange areas in an effort to protect the traffic-carmying capacities of the
interchange area, and to provide safe and comvenient access to highwav-oriented
service facilities. [n this regard, the following-palicies will be exercized.

- Discourage premature or piecemeal development that would limit the options
of coordinated development of freeway interchangs at a later date; and

- Focus attention on the focation, number and design of access drives, interiar
circulation, and parking sufficiency, in the inter=st of achieving a unified
site desien which emphasizes safety, efficiency and conveniencs of traffic

movament.
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The County Planning Commission wili encourage commercial clusters and cxi.étiﬁg
strip commiercial areas to utilize access control measuras, with the objective of
minimizing traffic conflict with adjacent thoroughfares. These measures will be
emphasized along major and minar arterial thoroughfares through such techniques
as shared access points, limuted numbers and locations of curb cuts, shared parking

and service arzas, and appropriate traffic control measures.

The County will evaluate commercial land use proposals with reference to the
overal! need and desirability for the proposed use at the particular [ocation; the
compatibility of the proposed development with surrounding existing and proposed
land wses; the physical capabilities and characteristics of the land and infrastructure
to serve the proposed development; and sufficiency of the speciic site design to

pecommodate the proposed activities.

The County will require applicants for commercial developments of significant
traffic-generation potential to provide traffic anabysis data sufficient to evaluate the
potential edect of the proposal upon adjacent thergughfares. If it is found that the
traffic impact of the. proposed development will require thorcughfare
unprovemerts ertrafhic management devices, proportionate financial or land
contriburtions wall be required from the developer.

The County will recognize the City of Eaton as the traditional center of
government, finance, entertainment and professional offices, and as the location of
the larger and more specialized retail and serices facilities serving County
residemts. The County will support Eaton in this role, as well as supporting such
facilitics in other urban areas in the County at a level appropriate to the ressective

residential service needs of those villages,

The County will reguire that, in general, commercial davelopment be jocatsd i,
Urban Transiicnal Areas and that it be served by public wtilities, including sanitary

SEWETE,
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INDUSTRIAL LAND USE

Preble County is not generally charagterized as an industrial area. In this regard, it ranks
fifth in manufacturing employment among the five counties within the Miami Valley Regicn,
However, industrial development may encompass an array of activities beyond manufacturing,
such as wholesaling, construction and research laboratories. During the past twenty years, there
has been a steady increase in these types of jobs. Several communities within the County have
developsd some form of an industrial park or organized industrial development area, and they
have active groups that promote indusiry tn their areas. Evidence of this type of activity is
particularly reflected in and adjacent to the City of Eaton and the Villages of Lewishure, New

Pariz end Wast Alexandria.

Industrial Land Use Objectives

1. To support the vizhility of existing industries by mitigating impedimenta to their

contimtation and expanston.

2. To achieve adequare land areas for future industiial growth in locations that have
the greatast potential for such growth.

3. Te achieve harmoniously destgned industrial factlities that are compatible vaith
surreunding land areas and adjacent thoroughfares.

Industriz]l Lend Use Policies

I The County will require that, in general, industrial develppment be located in
Usban Transitional Areas and served by pubiic utihties, meluding sanitary sewers,
wilh the exception of industries which are retated to agriculture or are site-specific

because of resource location, such as sand and pravel operations.

2. The County Planning Commission will prepare zoning provisions that are
appropriate for the accommodation of "cottage” or small scale industrial type
erterprises within the County, to insure viable and compatible industtal aperations

wiihim the County.
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The County Planning Commission will discourage the over-zoning of land for
industrial uses and will ensure that such zoning is based upon projected needs, as
aversupply tends to diminish the value of industnial land overall. The
determination of land needed for industrial uses will be based on a realistic
assessment of the future industrial growth which could be attracted to Preble

Cotemty.

The County Planpning Commission will plan for the location of ndustries in areas
which are accessthle to employess and convenient to highways and rail
transportalion when appropriate. Proximity to freeway interchanges is 2
particularly important factor in contemporary industrial location.

The County Planning Commission will eacourage the clustering of industrial uses
in planned industrial parks, thus, facilitating the planning and contimied
managament of the complex in a unified design,

The County Planning Cornmisaton will encourage the location of imdustrial vses in
areas with suficient. expansion space.{p meet anticipated needs and future growth.

The County will utilize processas and locai controis which encourages either
retention of large lots or the consolidation of smaller parcels of industrially zoned
land, in order to facilitate their use or reuse i a comprehensive rather than

piecemeal fashion,

The Courty Planaing Commissign wil] discourage the location of incompatible

uses withio areas designated for industrial expansion,

The County Planning Commission will review industrial land use proposals i light
of the physical capabitities and characteristics af the land (e g., relatively flat, well-
drained areas); the overalt need and dasirabilizy of the proprosed use at the
particular location; the compatibility of the propased development with
surraunding existing and proposed land uses; the suitabality of the proposed
industry's characteristics with Preble County in general; and the existence of
convenient aceess to thoroughfares and utilities, such as sewer, water, gas and
electricity, of sufficient capacity to serve the infrastructure nesds of the proposed
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industrial development. The sufficiency of the site design proposal will also be
reviewed in terms of interior accesa and circulation, drainzge, storage and Ioeding

facilities.

The County Planning Commission will encourags the provision of buffers in areas
where potential conflicts may arise as & resuit of industrial expenaion. Natural
buffers, such as green areas or landscaping, should be preferred; however,
manmade buffers, such a3 screening, or use hutfers, such as office facilities, should

also be considered where appropriate.

The County will, in conjunction with local economic development agencies,
identify the types of industries that are potentially suitable for location in Preble
County, in terms of respective industry needs ard eavirommental compatibitity witk,

the ares,

The County will support the uge of available develgpment incentives in the interest
of attracting industrial growth to appropriate locations in the County. In this
regard, the County will recognize the need for new industry and employment
cppartunities in the smafler outlying communities and within and adjacent 1o the.
City of Eaton.



OFEN 5PACE AND QUTDOOR RECREATIONAL LAND USE

Axnything a perscn does to restore or "recreate” a senss of well-being is recreation. It can
be 2 hobby, dancing, going to the movies, getting together with friends, taking a walk, joining a
class, collecting wild flowera, boating, reading, playing a team sport, learning to play a musical
ingtrument, sightseeing, hiking, and so on. Peaple have different recreational interes:s during
different times in their lives; mareover, an individual often hes a wide variety of recrzational
interests at any given time. Recreaticn is provided by other individuals, orgamzations, churches,
commercial enterprises and governments. Withio this broad array of functions and facilities, the
Plan focuses its primary atiegtion upon outdoor facilities that are essentially land-criented and,
therefore, more compatible with the land use focus of the Plan.  Although Preble County’s tocal
cutdoor recraational acreaze of approximately nine-thousand and five-hundred acres ranks third
among the five counties that comprise the Miami Valley Region, it ranks a decided first in terms

of acreage per one-thousend residents,

Approa

- TheMany.Adventages ofpen Space Preservation -

In evaluating the desirability of preserving areas for permanent open space
use, there are many physical, social and econamic advantegess which shorild be
considered. First, preservation of open space areas ofien enhances the value of
real estate inthe vicinity, Thus, the cost of acquiring open space land and the
removal of it from the tax rates can be at least partislly recovered by increasing
land values around it. By the same token, homes in the vicinity of open space
areas and park lanés tend to maintain their value, thereby protecting the
community from losing tax dollars due to the depreciation of property values,
Secondly, commercial and industrial firms base their sitz location decisions upon
e total environment of the community, of which parks and cpen space arcas are
an integral part. Lasthy, some of the other advantages open space areas provids
are acting as a natural buffer between incompatible uses; reducmg stream
nollution, lessening the danger of floods by absorbing rainwater; replenishing

ground water supplies; and controlling soil erosian.,



48

Siream Vailey Preservation

As previously indicared, g large portion of Preble County residents have
indicated a desire to retain the rural, scenic atmosphere that new exists within the
County. For many, the County’s rural attractiveaess was the prime factor in their
decision to [ive bere. Alfthough portions of the County will chenge as development
takes piace, its pleasant character can be retained through design that is sensitive
to the environment and through effective open space preservation programs. In
this regard, Preble County contains significant stream corridors which should he
utilized in retaming 1t scenic gualities. Furthermere, preservation of these siream
corridors can serve several other impantant finctions, such as providing green

belts intertwined with developed Jand uses throughout the area

The plan for stream coriidor preservation incorporaies the cancept of an
open space recreational network within which linear facilities such as stream
corrdors and sceme thoroughfares are utilized to tie several County attractions
together. Hiking apd cycling trails can 2l3o be used to tie attractions togather i a
simidar network fashion. In addition to providing such 2 network of attractive
areas of natural environment, stream corridor preservation aids i mamtaning a
well-balanced cycle of water supply. In thetr natural siate, stream vafleys act as
sponge areas that retard storm water runoff.  This impeadiment of water helps to
prevent flooding downstream by slowing the water flow and permitting it to
penetrate into the gmuﬁd, helps recharge subsurface water-bearing aquifers, and
aflows a more gradual water relenge doring dry sumrper months.

When [and s developed without regard for the natural stream vallzys, the
amount and rate of water runoffis ingreased, This causes greater volumes of
water to pass downstream points m & given period of tme and egual velumes of
water to pass downstream peints in shotter time periods, both of which tend to
cause unnecessary damage o property. And, since the water is moving at a faster
rate, it cannot replenish the ground water that supports the local water supply
system. Furthermore, if the patural swcess water storage in stream valeys (s
destroyed, all the water is discharged during wet periods, izaving listhe or no water
flow during drv pesiods. This causes adverse effucts on the "balence of nature," a3

well as on sewer plant operation: which are limited by stream fows,



Sugrested Open Space Areas

The following is an identification of areas which are suggested additions to the County’s
open space Wnventory based upon thelr respective unigque characteristics or locations. Maost of the
following areas, with the #xception of Eaton Commumty Park and Rush Run Wildlife Area,

comprise privately owned land. Thess areas should be preserved,

Campbellstown Swamp Woods

This unique natural area, located about 4 mile northeast of
Campbellstewn, ¢ontams a mixed hardwood forest, a pond, two wetland areas and

a wide diversity of flora and fazna.

Devil’s Bacchone Area

Thig area is located about one mile west of Camden, and is bisected by
Stare Routa 725, The meanders of Paint Creek have cut deeply into the Richimond
. limestone and shale.. A tall, mixed, secondary growth covers the area.

Eaton Comrgunity Park

This site 18 located northwest of Eaton and i3 bounded by Washington-
Tackson Foad on the north, Eaton-Gettysburg Road on the east, West Lexington
Eoad on the south, and Seven Mile Creek on the west. This area, as
recorumended in the Eaton Comprehensive Plan, would make an ideal supplement
to Eaton’s recreation assets, [ocated adjacent 1o an actively growing portion of the

community,

{rlacial Hiils Matural Area

This srea is located within Jefferson Townstip and contains drge moraines

and unique vegetation,
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Bush Run Wiidlife Area

This area, located in Somers Township, is owned by the State of Chio
Additional land could be acquired by the State et this facility. Surrounding lands
include fields, woodlands and a diversity of flork and fauna.

even Mi reck Woods (Stotler Woods Area

This site, running through Washington, Gasper and Somers Townships,
consists of an unusually fine mixed elimax forest on the dissected bhuffs of Seven
Mile Cresk. A rich, leafy forest floor and the presence of voung trees suggest that
this area has not been pastured for many years., A small cresk flows over
Bragafield limestons, and there is a small foot path adiacen: to the stream.

L5 Route 127 Sceme Areg

Rureing south of the City of Eaton, the rare combination of rolling
topography and sweeping vistas adpecent to U.S, Route 127 should be protected as
a scemic ated thron:gh zonmg and scenic easements.

Twin Creek Area Ressrve

Running through Harrison, Twin, Lanier and Gratis Townships, the area
arpund Twin Creelc conrams varied topography, vegetative cover and a broad

fiooed plain

Open Space and Outdeor Recreational Land Use Objectives

1.

To achieve recreational and open space facilites of suffcient size and
charactenistics, and in apprapriate [ocations, to adequately serve the needs and

interests of Preble Countv residents.

To preserve, protect and strengther, when needed, the sstablished inventory of

recreational and open space facilities within the County.



To recogmze and foster, where feastble, 2 natural or manmade linkage of open

space recreational areas within the County,

To establish an implementation stratepy that utilizes existing programs, laws and
public policies 1o work toward achievernent of the County’s open spece and

recreational area needs.

Open Space and Qutisor Recreatignal Land Use Policies

It

The County should seek to preserve open space areas that border exsting
communities in the intersst of curtalling urban sprawl, and to provide a

recognizable and definitive urban pattern to such communities,

The County will encourage, where practical, the utilization or preservation of non-
uscable arcas for recreational uses or for open space needs. Such areas include
fiood plain areas, heavily forested areas, areas of poor drainage, areas with steep

slopes or other areas with unique natural featnres.

The County should encouragethe development of combined or adjoining schaol,
park snd recrentional facilitias, where feasible, in order that they may be given

maxirnum and efficient use while reducing land costs.

The County will encourage the use of a full range of mechanisms to acquire and
maintain natural open space and recreational areas. These mechanisms include
pubiic and private land acquisition, property dedications, use of easemsnts, tax
meentives, ugse of flexible zonmg and subdivision regulations, and use of
abandoned or unneeded right-of-ways and other alternative measures, when and

wheare feasible.

The County will pursue all necessary steps to eslabiish a Countywide patk distric
as a vehicle for accepting and managing park and cpen space area donations.

The County Planning Commussion will encourage flexible zoning and subdivision
regulations that provide incentives to preserve existing tree cover and unigue

natural features of various sites.
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The County will continue to support the recreational plans and programs offered
by the State of Ohio, the City of Eaton, acd the various villages and townships

within the County.



. THE PLAN FOR TRANSPORTATION

INTRODUCTION

Cne of the most vital elsments of Preble County is its transportation system, Streets and
highways are essential to the orderly functioning of a rural county because they provide mobility
for penple and goods, as well as access to land. Functional planning for transportation must

include highways, railways, trapsit and pedestrian ways.
RURAL TRANSFORTATION CHARACTERISTICS

In predorminately rural areas such as Preble County, nearly 30% of all trips are made by
artomobile. This means that the family without access to a car kas serious problems. Therefore,
many County residents nust own and maintain cars af the expense of other needs. Even in
households with & car, some members may be "transportation handicapped" when the family
breadwinner takes that wehicle 1o work and leaves the others stranded. This is true for 2996 of the
households in Preble County that cwn vehicies.

The reasons for mobifity problems within the County are obvious. Public transportation
does not exist. Taxi services do not exist. Shopping areas are rarely within walking distance,
Persons without Lelephones heve difficulty arranging for ride sharing There is litths car poaling
within the County. The aversicn t0 car poaling. here may be caused by drivers taking many trips
and the fact that destinations are often widely scattered. Generaliy speaking, reral residents make
more and longer auto trips than urban residents, and pecple in areas ke Preble County make the
most trips per day of all Americans, Furthermore, County rasidents often need to travel to several
towns or Iogations outside the County in order to obtain a full range of services.

INVENTORY

Thorovghfares are classified according to the functions they serve with respect to the total
highway system. The mzin designations within such a functional classification are Arterials,
which provide highway mohility; Colfectors, which expedite movement within a localized area;
and Locals, which serve as access to adjacent property. Prebie County also has several Private

. roads. The functional classification of uny thoroughfare i3 derived directly from the travel
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characteristics of its users. For example, the "main road” between two towns, such as West
Alexandria and Lewighurg, is categonzed as an Arterial because it functions in the same way as
an interstate route between two major cities. However, the design of each of these types of roads
is radically different because of the wide difference in traffic volume. (Mote; the terms Freeway

and Frpressway are not functional classifications but describe geometric desiym types.)

a4

rincipal Arterizls

The primary function of Principal Artettals is to provide a high level of mobadity far
relatively high volumes of traffic traveling over a relatively long distance between major
destinations. Volumes may range from five-thousand ADT {Average Draily Traffic) on
ruzal routes to in excess of twenty-thousand ADT on urbar routes. 1270, U8, Route 35
and LIS, Route Ii? are examples of such thoroughfarss in Preble County.

Minor Arterials

These thoroughfares accommodate traffic volumes which typically range between
two-~thousand to five-thousand ADT in rural areas, and berween five-thousand to ten-
thousand ADT in urban areas, 115, Route 127, State Route 503 and {7 5. Route 40 are.

examples of such thoroughfares in Preble County.

‘Collectors

The primary function of Collectors is to expedite movement within a localized
area. Collectors serve the dual functicns of mobility and (and access by connecting the
Locals to the Arterial:  Major Collzctors have teaffic volumes ranging between ¢ne-
thowusand to three-thousand ADT on rural routes, and two-thousand to ten-thousand ADT
in urban dreas. Minor Collectors typicaliy have traffic volumes less than seven-hundred
and fifty ADT. All County roads within Preble County can peneraliv be classified as

Collectors.



cals

Local roads are designed for low speed and low traffic volumes, They provide the
first actess link between mdividual properties and the higher mobility highway system. All
the Itownshlp roads withic Prebie County can be classified as local roads. The few private
roads that exist io the County, mostly within subdivisions, can also be classified a2 Jocai
roads, however, the maintenance of these roads is generally the responsibility of the
owners or users of the rord, as opposed to public roads.

RAILWAYS

Although numerous rail lines have been discontinued within the Miami Valiey Region,
Preble County is atil served by an astively used cal facility which runs through the County from
the south and the west, serving Camden and Eaton.

TRANSPORTATION THEQRY

Laod Use - Traospartation: Cyele

The development of transportation plans must be based upon & number of
theoretical concepts about the way the County functions and the role of transporiation,
The first of these 1s an understanding of the relationship between ransportation and land
use. When transpor:ation access to a parcel of land is improved, the land becomes more
attractive and is often developed for commercial or residential use. As land is devekoped,
the greater amount of actFvity leads to increased travel demands. This increased demand,
over time, causes an overloading of the transportation facilitiss which respond witk an
increase in supply and capacity. The cycle is thereby repeated again with the increasad
accessibility affecting the patters of fand use.

An exampie of this cycle can be seen along the segment of U.S. Route 127 in ths
northern portion of the Ciiy of Eaton, LS. Route 127, which was originally built to
accommodate a reasonable amount of traffic, hes attracted a significant ameount of
commercial devslopment, These developments bave vollectively generaled & large amount
of trafic that has lead to congestion, which, in turn, has resulted in the need for extensive
improvements 1o the thoroughfare in the interest of improving its traffic-carmying capacity.
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Derived Demand

The second theoretical concept underlying fransportation planning 1s that of
derived demand. This theory, which is related 1o the land use-transportation cycle, states
that the demand far trave! denives from the demand to do other things. In other words,
most peaple do nat travei just for the sake of traveling, but rather for specific purposes
such as to work, shop or visit. Through this concept, it is possible to reiate the amouar of
trips made to the level of land use activities, For example, the number of trips inte 4
shopping cenrsr can be refated to the size of the center and o the employment there.
Therefare, it is possible ta predict future travel patterns and volumes as a functian of land

use characteristics.

Impedance Minimizgtion

The third concept, impedance minimization, refers 1o the artempt (o reduce the
negative aspects of travel, such as cost, time, discorfort and inconvenience, Travelers
behave in such & way as to minimize the impedance of travel as they perceive it, This
concept 18 used to axplain the choice of the rawtte of travel between two pomts (use of
minimum time path); the mode of travel (combination of mirimum cost, travel time:and.
mconvenence), and the choice of destination (minimization of travel time to & place that

serves the travel need).

TRANSPORTATION OBRJECTIVES
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L To achieve a convenient, safe, efficient and economical transportation system for

tha movement of peopie and goads within and through Prehle County.

2. To achieve a transpartation netwaork that relates harmoniously wath the existing,

developing and planned land use patterns within Preble County.

3 Te promote land use patterns and characteristics that will optimize the use of
existing and planned transpertation facilities and services, and to provide for

choice in using alternative transportation modes where feasibile,



TRANSPORTATION POLEICES

1. The County Planning Comrmission will review all mgjor transponiation proposals
with regard t¢ the purpose of the recommendsd 1mprovemert; the benefits
expected to be achieved; the anticipated impacts of the proposal; the proposal’s
abiiity to achieve area-wide transportation objectives; and the existence of other
alternatives which would meet the objectives of the subject proposal.

2 The County Planning Commission will promote transportation plansing that is
coordinated among all affectad jurisdictions within the County. This specifically
includes pursing the development of uniform tharoughfare standards wherever
feasible, Reciprocal review of plans that affect more than one jurisdiction will also

be a part of such program,

3. The County Plamming Commission will evaluate new developiment proposals with
regards o the. potential impacts the development may be expected to have on the
surraunding transportation system, as.well as the sufficiency of the proposad:
developroent’s internal, circulation:plan: -

4, Because improvements in the County’s Thoroughfare Plan are, to a large extent,
required to accommodate the needs generated by devzlopment adjacent to the
thoroughfares, the County will require developers to dedicate righis-of-way or to
construct roadways designated in the County’s Thoroughfare Plan, and as
described below,

- In all cases, rights-of-way necessary to implement the Pian will be dedicated 1o

the County at the ime of development of the property.

- Bncases where there are missing segrments in the traffic circulation system or
where new thoroughfares are to be constructed, the developer will
consiruet and dedicate to Preble Coumy that portion of the thoroughfare
that lies within or abuts the bouadary lines of the development.

57



58

LN

- Iffor reasons of safety or system continuiry, the County Enginser deems the
improvement of the thoroughfare unfeasible at the time of development,
the developer will provide a performance bond or other security for his
share pfthe cost in [lew of undertaking construction at that time.

The above requirements will be implemented through apprepriste fand
development regulations wkﬁch may provide exemnptions and wanver, modifications
or variances where the existing road capacity in the area of the development is
adequate o provide for the traffic generated by developmen:.

The County will explore the development of appropriase criteria, standards and
approprate fee structures 1o equitably define the developer's obligations and costs
associated with the dedication or constroction of necessary offsite road

Imnprovemnments,

The County Planning Comimission, recognizng that roadways have significant
impact in the drainage pattarns of particular aress, will encourage provisions to
address exsting and potential dramage problems through proper construction end
continited maintenance. Such provistons should apply to the adzquasy of storm
sewer systemns within urban areas and to the dramage patterns along rural
roadways, particwiarly a3 they relate to field and dirch drainage.



TRANSPORTATION PLAN RECOMMENDATIONS

In consideration of the above outlined concepts, a process has evolved for the planning of
the County's transportation facilities and service needs. Transportation planning activities must
first be divided into three geographical levels: countywide planning, corridor-leve! planning and

spot-improvernent plaining.

Countywide Planning

Countvwide planning is aimed at the development of an overall thoroughfare
system for the entirz County, taking into consideration the County’s relationship to
adjacent counties. Prable County is served reasonably well by east-west and north-south
thorpughfares that bisect the County threugh its northern and mid-portion in an east-west
orientation, and through its eastern and central portion i a north-south orientation. The
major concern must be maintaining the traffic-catrying capacity of these facilities .
through proper access controf and interjor cirgulation improvements, both of which are
discussed in the next swo sections of the Plan.

Countywide Planning Recommendations -

i

The County should seek to connect Coliector roads to form a loop road

systern whenever possible,

The County should evalrate it standards and specifications for
thoroughtfares to assure adequacy and to avoid over-design that could be
cogsly to construet and maintain, and wasteful of resources.

The Preble County Thoroughfare and Land Use Plan, when combined with
the table of Recommended Thoroughiare Design Standards at the end of
this section, provides a guideline for planning the various thoroughfares

throughout the County by Rinctional category.

The County shouid strongly suppert 2 bypass around the City of Eaton’s

urban center,

LR
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Corridor Levet Planning

Corridor level planning is aimed at improvements and controls zlong the County’s
Principal Arterials such as U, S. Route 127, State Route 503 and U8, Route 35, Such
corridors can be used. for positive purposes and if not properly managed, could be
exploited at considerable public expense. These carridors have three major attributes:

- They are vital to the transportation needs of the County;

- The charactadistics of thase cortidors and the land adjacent to them reflect the
lifestyle of Prehle County, A view of rural, uncluttered sCenery pives
peaple a positive impression of the County, and provides "a good feeling”
of a place to live, work or visit; and

- The free flow of traffic along these corridors promaoses sconomic growth,

The two major threats to these corridors are (1) the numerous driveways
connecting directly onto the thoroughfares reduce their efficiency and safety, and {2) tas
commercial development occurring along certain segments of the corridors contributes to
inefiiciency and detracts from the rural characterstics of the County.

Corridor Level Planning Recommendations

I. The County shuuld seek to Bmit mainr infersections to essertial locations,
as guided by the table of Recommended Thoroughfare Design Standards at

the =nd of this section.

2. - The County should seek to protect the scenic nature of U5 Routs 127

through zoning and a continuing landscape program.,,



Spot-Improvement Planning

Spot-itnprovement planning is aimed at the needs of particular intersections and
rozd segments. As the use of land in Preble County changes, there i3 a corresponding
change in the traffic along the County’s thoroughfares. Many of the County’s roads,
which were satisfactory for the low traffic volumes associated with the rural economy of
the past, were nat designed to handie the increasing number af residences. Under certain
conditions, the npgrading of 2 rural road may be counterproductive both to the taxpayer
and to the resident. For example, if the road is upgraded, the maximurm speed limit might
alzo be increased, creating a greater probability that traffic accidemts will be mors
aumerous and mors serious. In addmion, the upgraded read may be exploited for
development, resuiting in greater vehicle traffic which would nullify the advantage of
upgrading the road in the first place. Nevertheless, it is important ithat the County
thoroughfares be maintained and improved as neeced to provide zafe and efficient travel.

-

t- Planning Recommendations

1. TheCounty should support a program of spot-lmprovements aimed at the
needs of particular intersections and road segments. :

2, The County should amend its subdivision regulations to require the
developer to malke necessary improvements to the thoroughfare that serves
the development, in terms of widening, constructton of parailel service
roads, provision of drop-off lanes, or any other necessary measures.
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RECOMMENDED TIOROUGHFARE DESIGN STANDARDS

STREET Mimimua Minimum | Optional Median Bacl/ | Minitoum
FUNCTIONAL i Sidewalk | Bikeway Including | Back | Row
e Lane Parking . Bulfer
CLASSIFICATION Widil Widtht Guidelines Left Turn | Curk | Width
idth
{lor 2-way muvement) Bay
Local Low Density 2atll Permitted 2 at 4 Class 3 Zat 6.5 to7.5
None 13 60"
B 13 to 15
Local Medum Density | 2 a1l Restricted, Z2aty Clags 3 Zat 55
Mone 41 6o
22! 1 '
Minor Collector a1l Restricied, Z at 5 Clazs 3 2at a8
® 4! &0
22 [LU} 13
blajor Collector 2at 12 Permitted/ 2gt5 Class 2 2at95
_ e 52" 30"
24 Restricted 1 19
Anterial Minor Zat 12 Discouraged 2atsy Clasz 2 2at 168
L 52 104
{2-Lane) 24 19 i3
Arterial hajor 48t 12 Mone Zaty Clase 1 Zaty 14" rin. 65 i
{4-Lane) 48’ 10 L 16 max. .
. May b vesteicted Lo provids for uadlic operation,

T Sidewalk requirements should be based upon Lhe telalive intensity of polential pedestrian nge. Such dectsions will be _.nm_“_n_.nﬁ_ by County officials in conjunction with
the Cowny Planning Commission during review of (e proposed development.

® Parking prohikited wilh lef tnrn chanselization for inproved tafMic Ros.

Bikeways:

Cless 3; Share roadway wilh aetomohil

Cligs 3: In bafler 2on0e o1 on pavement adjacent to roadway.

Class: Exclosive [acility, parallel to roadway.

z, widen cerb lame an high volume streels.
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PREBLE COUNTY DEMOGRAFPHICS

INTRODUGCTION

This section summarizes social and economic data for Preble County as & whole, each
township within the County, and the five largest municipaiities within the County: Camder,
Eaton, Lewisburg, New Paris and West Alexandria. For comparison purposes, the cata in this
section is based on statistics contained within the 1980 and 1990 Census of Population as
compiled by the United States Census Burean, as well as some historical data contained in the
1960 and 1970 Census of Populativn. In additivn, more current data, obtained from the Census
of Business and the Preble County Building Regulations Department, was utilized wherever
available and pertinent to this smdy, The following demographic data is particularly usefil in
understanding how the Courry and its individual townships are growing in terms of population
and econonuc actrvities, and undergoing change in social and econemic characteristics over time,
The information 15 also of value in identifying trends, which can then be used to project growth
and change in the County as a general reference for determinmg future land use and service needs.

POPULATION GROWTH AND CHANGE - See Tables [I-1 and 11-2 for complete sienistics

The estimated population for 1998, as provided by the U.S. Census Bureau, places Freble
County’s papulation at forty-three-thousand, two-hundred and forty-two - an increase of 33%
sipce 1960, 24 5% since 1970, 13% smce 1980 and 7.8 since 1990, Within the County, eight of
the twelve townships grew in population between 1960 and 1970, ten increased in population
between 1970 and 1980, and eight increased m populations hetween 1980 and 1990, Camden,
Eaton, Lewishurg, MNew Paris and West Alexandna all expenienced population increasses between
1960 and 1970, while Lewisburg end West Alexandria experienced some poapulation loss between
1970 and 1980, It is also interesting to note that Camden has considerably outpaced the City of
Eaton in the rate of populatien growth since 1970, The following population growth was
expericnced by these municipalities between 1980 and 1990; Camdan - two-hundred and thirty-
mine persons (12%), Baton - five-hundred and fifty-seven persons (8%}, Lewisbure - one-
hundred and thirty-four persons (9%), New Pans - nmety-two persons (5%) and West Alexandria

- one-hundred and forty-seven persons {11%).
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Tabie I - [ containg population data for the County and its townghips for 1980 and 15490,
population growth in terms of numerical and percentage changes; percent of building permits .
1sauad in each township between 1990 and 1998: population estimates based upon previous
census trends; and population estimates based upon the number of bufiding permits issued in each

township.

Table iI-2 contains population projections for the County a5 a whole, a5 well as for the
individuai townships for 1999, 2000, 2005, 2010, 2015 and 2029, All townaships are expected to
increase in population, except for Dixor, Israel and Jeckson Townships. The County overall iz
projected to grow by 13,260 persons {33%) between 1990 and 2020, Washington, Gasper and
Harrison Tewnships are projected to experience the largest overall prowth during this period.
Grasper Township is expected 0 experience the greatest rate of growth at 2,386 persons (9495,
a3 compared to Hacrison Township at 1,355 personts (29%4) and Washington Towsshio at 2,761

persons (27%) during this time.

G4



.ﬁﬁw-w: -1

1998 POPULATION ESTIMATES FOR PREBLE COUNTY AND INDIVIDUAL TOWNSHIPS

A B C
POLITICAL Tatul and L af %0 of Single 1998 Kstimated 1998 Estimated
SURDIVISTON | o | 1on | [0 | Coetn | Voo | Y| B
1980 - 1950 193¢-19%0 | B ased oo B Based on C
Preble County 18,223 1 40113 | 41,850 +4.9% EE_ C100% 43,242 437242
Dixgn Township 837 526 =31 4% -1.6% 1.0% 01l G657
Maﬂ: Township 1,144 1,531 | +417 +37.4% +22.1% 77 6% 2,176 - 7394
Gratis Township 4140 | 44741 4334 +5.1% +17.7% 9.6% 4,99{) 4,774
Harrizun Township 4,287 4,330 +33 +0.8% +1 .._._j.mq 10.8% . 4,351 _ lm,.ﬂ l
Israel Township 1,404 1,350 - 54 -3.9% -2.9% 1.4% 1,323 1,393
Jackson Township 1.3 T_.l 1,247 - &7 -5 1% -3.0% 2% 1,214 1,304
Jeffersop Township 1,831 3,783 - 48 -1.3% -2.5% 1.3% 3,75¢ 3586
Lanier Tawmship 3,621 3722 |+ 42 8% +5.3% .4% 3877 4,014
ooree Township 2490 25103 119 +0.1% 11.0% Z2.2% 2,544 2383
Somers Township wmumrh._r 4 333 +308  +#13.3% +26.0%, 4. 7% 5,120 4,480
Twin Township 2.745 2,818 +71 430 +3.4% 5.5% 2,931 2,290
Washington Township | 8780 | 0,384 +604  +6.8% +32.0% 22.5% 10316 | 10,089

Source; 1.5, Census Bureaw - 1980 and 1990
Preble County Building Bepplations Depanment
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TABLE Ji -2

POPULATION PROJECTIONS FOR PREBLE COUNTY AND INDIVIDUAL TOWNSHIPS
FOR 1999, 2000, 2005, 2010, 2015 and 2020

POLITICAL SUBDIVISION 1999 B 2000 2008 2010 215 2020

Prehle Caunty 43,367 44 111 46,315 48 51 5G 047 53373
Dixon Township 6El 614 6l 6H) 5095 590
Gasper Township 2,532 2,756 3,422 4 088 4,503 4918
Ciratis Township 4 T4 484§ 5,041 5,241 5,416 5,631
Hurrisvn Township 4,730 4 820 5,087 5,353 519 6,045
Israel Township 1,313 1,312 1,307 1,302 1,297 1,292
Jaekson Tewnship - H,MHM} ﬁihﬂm._wl.s![rs 1,208 B 1,203 1,195 1,193
defferson Fownship 3,950 3,987 4,008 4,209 4,453 4 697
Lanier Township 1 980G 4 048 4227 4 403 4 576 4,147
Monroe Township 2,543 3,556 2,578 2,600 2,624 2,648
Somers ‘mmim_mwﬂh o 4,466 o L.U{Em 4,585 4,674 4,821 4 968
Twin Township 3018 3,063 3,194 3,329 3418 3,623
_#\H.Hu.n””n__ﬂmﬁ_mm_“HMHWM__.“_H_\Y 022 10 407 10,9632 t1,517 12,249 12,081

Spurce: Consullant™s estitnaies and projections.
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POPULATION DISTRIBUTION - See Fabie I1-3 for complete siatistics

As Table II-3 irdicates, tae portton of the County’s population residing in municipalities
and the portioe residing in unincorporated areas has remained constant since 1960, with an
increase of three-thousand, eight-hundred and nine persons residing in the municipalizies and
three-thousand, eight-hundred and six persons residing in the upincorporated areas,
(reographically, the Counry’s most populous townships are not located i the same part of the
County. Jefferson Township is located 1n the northwestern comner of the County; Harrson is
located in the northeastern cormer, Lamer and (rratis Townships are located 1 the southeastern
portion of the County, Washington Township is located in the center; and Somers Township is
located in the lower south central part of the County. These six townships are also home to the
Counry's largest municipalities: New Paris, Lewisburg, West Alexandria (a partion of), Gratis, the

City of Eaton and Camder., respectively.

TABLE I1-3
POPULATION DISTRIBUTION 1960 - 1990
. ] Cityﬁfillages. . Unincorporated Areas
1960 13,522, (42%) 18,976  (58%)
197¢ | 14,978  (43%) 19,741 {57%)
1980 16,054 (42%) 22168 (5E%)
1994 17,331 {43%;) 22,782 (57%)

Spores: [L8, Censns Beraaw - 1960, 1990, 1980 and 3990,

AGE COMPOSITION - See Table [i-4 for complete statistics

Like the rest of the United Statse, Preble County’s population has been aging, prim;tril}r
due to two tacters: (1) the aging of these persons bern during the "baby boom” of 1946 1o 1964,
and {2) the subsequent dzcline in the nation’s birth rate. The aging of the County’s population is
reflected in the increase of the median age 1o the County. In 1960, the median age of Preble
. County residents was 27.6; m 1970, it was 27.9, in 1980, it was 30.4; and in 1990, it was 33.7.
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In both 15980 and 1990, 7% of the County’s popuiation was under the age of dve.
However, in 1990, 21% of the County’s papulation was school age (ages five to-seventeen) -

reprasenting a deeline of 2% from 1280; 80% of the populatton was of working age (agas

eighteer to sixty-four) = an increase of 1% from 1980; and 12% of the Countv’s population was
sixty-Tive vears of age or over - an iacrease of 1% from 1980, Table ITI-4 indicates the number of
persons by age groupings in 19530 for the County overall, as well a3 for the individual townships.

NOTE: Town:lip tals inchds ingetporated arsas,

HSovurce: U8, Censns Burean - 1990,
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TABLE II - 4
195G PERSONS BY AGE
POLITICAL Under Ages Ages Apes Agre
SUBDIVISION 3 years 5-17 18-64 65+ Meadian
Prehie Connty 1,844 8,225 24,118 4928 337
Dixon Township 44 137 305 73 323
Gasper Township 107 312 1O17 202 | 36,6
Gratis Towaship 302 Cd4 2,828 402 123
Harrison Township 341 914 2,626 404 [0 325
Tsrael Township 103 305 R18 11 [ 342
Jackson Township a0 243 T41 153 34.2
Jefferson Township 280 T29 231 454 339
Lanier Tewnship 2a7 738 2,277 1 432 336
Maonroe Township 195 493 =] —?_Dr:m 32.6_
Somers Townskip 318 257 2,532 409 3lE
! Twin Township i71 oQE [, 7493 23] 334
Washington Towaship | 836 l 1,802 5,500 L-I_,STE __“_35. !




AVERAGE HOUSEHOLD SIZE

Since 1960, the respective average number of persons in households in the nation has been
deciining. This trend is due to severa: factors, including a decline n births, persons postponing
marriage and families, and an ipcreaze in the number of single person households, This decrease
in housshold size is reflected in Preble County, where bouseholds averaged 3.44 person in 1940;
3.25 persons m 1970; 2.20 persons in 1980; and 2.77 persons in 1590, This decrease in average
household size 18 axpected to continue well into the 21" century, with the County’s average
household size possibly reduced to Z.40 persons or less by 2020,

While housshold size is decreasing, the number of houssholds in the County is increasing
ar a faster rate than its population. Preble County had ten-thousand, five-hundred and ninety-
three househelds in 1970, thirteen-thousand, one-hundred and twenty-two households.in 1930,
and faurtsen-thousand, three-hundred and forty-seven households in 1990, Based upon an
estimated househeld-size of 2.40, Preble County wouild be expected to have some twenfy-two-
thousand, two-hundred.and thirty-nine households by the vear 2020 This increase in households
will most likely lead to the construction of significantly. more housing umts within the County,
wihtle the-contiming; decrease inshousehold.size will require-more housing designed to meet the -

needs. and desires afsuch small honsehnlds, compromiged.in many cases.of older-persons:

INCOME AND POVERTY STATLS

The median family income for Preble County in 1989 was $31,188, representing an
increase of nearly 61% over the 19729 median family income. Comparatively, some of the
County’s twelve rownships exceeded the overall County percentage increase, with Jackson
Township realizing the greatest increase at 20.7%. Gratis Township had the lowest increase
during this period, at 26%, Furthermore, ©.4% of the County’s families had incomes below the
poverty level in 1989 Among the townships, nine reported a higher percentage of families below
the poverty [evel than the County overall, with Harrison Township having the highest percentage
at 9.9%. Washington Township had the lowest percentape of tamilies below the poverty ievel at

4, 0%
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EDUCATION LEVELS

Based upon the 1990 Census statistics, of those twenty-tive years of age and older in
Preble County, 72.5% were high school graduates, and 7.0% had completed four or more years of

college. The percentagze of lugh school graduates increased by [6,5% from 1980, while colege
gradustes declined by 1.0%.

OCCUPATION AND EMPLOYMENT

According ta the information contained i the 1990 Census, 15.6% of employed persors
siteen vears of ege and older were working 1n managerial and professional specialty ecoupations
compared to 15% in 1980; 25.5% in technical sales and administrative support occupations as
compared to 22% in 1980; 13.3% in service occupations compared to 1% in T980; 4.3% in
farming, forestry and fishing occupations compared to 6% in 1930; 16.9% in precision
production, craft and repair oocupations compared to 1 7% i 198407 and 25% as operaiors,

fahricators and laborers compared to 25% in 1980.

Furthermaore, mirroring nationa! and state trends, unemployment rates for the County have
dramatically decreased since the sarly cightiss. In this regard, the unemployment rate for Prebie
County dropped from 12.1% in 1982 to 3.5% in 1987, while the unemployment rate for the entire
State of Ohto dropped from 12 5% in 1982 to 4% in 1987, and the 115, rate dropped from 9.7%

to 4. 5% during this time period,

COMMUTING PATTERNS

a.s

Based upon the 1990 Census, 46.5% of County residents worked in Preble County, 43.3%
worked cutside of Preble County, but inside the State of Olio; and 2. 7% worked outside of the
Statz, Among the County’s twelve townships and the City of Eaton, Eaton had the highest
percentage of pergons who worked in Preble County, at 70.2%, while Gratis and [srael
Townships had the lowest percentages, at 24.2% and 32 7% respectively. Jefferson Township
had the highest percentage of residents who worked out of the State, while onky 0.2% of Gratis
Township residents did so.  Additionally, mean travel time to work for all employed County
residents nat working at home was 24.3 minutes, as reporied in the 1920 Census. The greatest
percerlage ol residents, at19.5%, spent between thirty to forty-four minutes traveling to work,
fallowed oy 19.3% who spent balween twenty to twenty-four mirutes, and 18.2% who spent Jess
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than ten minytes. The longest time spent traveling to work was betweer. forry-five and fifty-nine

BUSINESS ESTABLISHMENTS ~ See Tables [I-5 and Ji-6 for complefe stafistics

minutes, as reported by a mafority of Gasper and Lanier Township residents, while the majority of
residents in the City of Eaton and Washington Township spemnt from five to seven mimites,

As can be seen in Table IT-5, the number of business establishments in Preble Counry has
erown from six-hundred and thirty-one in 1985 to seven-hundred and rwenty in 1995, While
industries of all sizes have increased in number - with the exception of businesses empioying

between five-hundred to nine-hundred and ninety-nine persons — the largest increase has been i
the smaller size businesses employing one to four persons, which have increased by three-hundred
and six establishments, and thoge employing five to nine persons, which have increased by forty-

eight establishments. The growth in the number of County business establishments by type of

industry can be seen in Table II-6.

TABLEIL -5

NUMEBER OF BUSINESSES BY NUMBER OF PAID EMPLOYEES

. 1990.- 1996
Number of Puid Employees
T
No. af 100 - 250 - S04 - ;
Total | 1-4 | 5-% [ 10-19 | 20-4% 50 - 4y 0+
Businesses 24% 498 aue
1540 63l | 376 141 &4 4 i2 14 2 0
[ 1996 70 | 421 147 | 77 4] 14 16 o

Bonmoe: U5 Censos Burgan - County Eusiness Patterms, 1990 and 19%46.
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TABEE II-6

NUMBER OF BUSINESSES BY TYPE OF INDUSTRY

Number of Butinesses
Type of Industry 1950 1986 1990 1936

Agricultural services, foresiry, fisheries 5 g 13 13
Mining 3 2 2 4
Contract Construction 69 65 83 116
Manufacturing 52 53 56 3l
Transportation and Puble Utiltties 21 28 22 38
Wholesele Trade 46 45 48 4]
Retail Trade 168 172 174 1687
Finange, Tosturance and Real Eseate i3 34 33 51
Services 124 174 189 227
Nen-classifiable Establishments 35 49 28 2

TOTALS 556 631 651 720

Sonrce: US, Census Bursau ~ County Business Paterns, 1280, 1935 1990 and 1998,
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AGRICULTURAL CHARACTERISTICS - See Table [1-7 for complete statistics

Table I1-7 presents a comparison of significant characteristics of the agribusiness industry
in Prebls County from 1578 to 1992, Reflecting state and sational trends, the munber of farms in
Preble County has decreased by 24%, while the average size of farms hag increased by 5% frem
1978 t0 1992, Alsn sigmificant is the 10% decrease in the amount of farmland and the 10%

decrease in crop land during this time period.

TABLE II-7
AGRICULTURAL CHARACTERISTICS
1978 - 1992
1978 1982 1987 1992

)

. Nomber of Farms 1,594 1,ilg 1,183 1,057
Averape Farm Size in Acres 11 128 178 171
MNumber of Acres in Farmiaad 225,021 208 90E 111,432 21‘54_0?9
Total Acresof Crop Land ... .. o4 . ... JET145. . . 125748 183,559 175,633
A Fer F Estimaizd .- - .

VETAZE, TEr TaTin, 18 . F280.911 5270 547 1238768 5300, 669
Market Value of Land & Baildings
Avernge, Per Farm, Estiaated
Marlet Value of Machinery & YA NfA 385,641 $50, 860
Equipment
A Per F » Market Val

YErags, Ter T, At vae $35,132 $42,544 §53 954 351,337
of Aprictiliucal Products Sold
Percentage of Farmers where
Furming I Operator’s Primary 32% 52% 514% 30%
Cecupation

Spurce: LS. Cengps Burear - Dhio Censys of Population, 137K, 1982, 1987 and 1952
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HOUSING - Sge¢ Turble If - & for complete statistics
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Houovsing Tnirs

Preble County had fifteen-thousand, one-hundred and seventy-four housing units
in 1990, representing an 8.7% increase over the 1980 tatal of thirteen-theusand, nine-
hundred and fifty-eight housing units. Single family units comprised &4 8% of this tmr-al?
9. 1% were multifamily structures, and 5.9% were mobile homes, with the remaining 0.2%
vonsisting of seasonal urits. The greatest percentage of multifamiiy units ware locared in
Eaton at, 21.5%, and Jefferson Township, at 12.2%. The highest perceatage of mobile
homes, at 21.5%, were [ocated in Somers Township, followed by 11.4% in Jefferson
Township. From 1580 to 1990, Gasper Towmship realized the greatest percentage
increase in housing units, at 27 4%, folilowed by Somers Townshep, at 22 8%,

Housing ¥alue

The median value of single famly residences in Preble Couenty was $52,700 in
1990 - a 40,5% increase over the 1980 median value of 337,500, Onfy five of the
Courty’s twelve townships excesded this median value, led by Gasper Towmship, at.
560,400, Monroe Township had the laast median value of 344,600, Among the -~
municipalittes, Lewisburg had the highest median value, 2* $49, 700, while New Paris had

the lowest value, at $38,000.

Public Utilities

Gagper Township has the largest percentage of its houstng umits served by central
utilities, with 96 4% having central water and 93.7% havinr central sewer. in contrast, no
units i Dixon Township were served by central water or sewet., Among the
unicipalities, Camden had the greatest percentage of units served by central water, at
B5.5%, witle Weat Alexandria had the largest percentage of units setved by central sewer,

ar 98 9%,



1990 BOUSING UNITS BY JURISDICTION

.ﬁ_ﬁwrw: -8

‘Total Units Change Type of Structure Median Public Utilities
JURISDICTION 1980 1990 No. T L Unit Mulet obile Yalue Waler Sewer
Bixan Township 237 724 -5 “22% |- paiL] 1 g 4% 300 v 0%
Casper ._._u:_...wE P |r..[_awm_ G218 +1313 [.Hu.h__.uw‘.n 656 0 27 ..!Iur__.n__u.u._..,mmn_u.rl 96 4% 937%
Gratiz Township 1,338 1,525 +187 +14.0% 1 1436 n GE 556,700 72.3% 73T
Iqr._:.q_wza Tuwnship 1,581 1,594 +13 +0,1% g. 1,407 14 33 £54 900 di6.6% 39.1%
{srael Township 508 iel +5] +E.¢___w,.m. : . 332 13 37 T35, 400 33.5% H6.0%
Jackson Township 428 478 -12 -3.5%, 428 - 12 13 £51 400 1.0% _.ma.\“.
Jefferson Township 1,371 14T +100 +u__.w._\..“.. : 1,123 180 168 46,000 54 3% 53.2%
Lanler Township 1,247 1,382 +133 +HI06%% 1 1188 134 54 £56 800 33.2% 28.4%
Maonrne Township a2l Gid +3 +03% | £70 13 il Ed4 800 131.9% 167
Samers Towoship 1,313 1,634 +301 +22.6% 1,001 130 158 L4k £00 $5.3% 30.5%
Twin Township 930 q9% +68 +7.3% £90 6l 37 £57 600 21.1% mm.—.w,...-
‘Washinpton Tewnship 3,519 3,757 +138 +6 B 3,055 X i) 552,035 80 1% T.0%
NOTE; Tewnship stalistics include invorporated arcag,
Camden 136 | BRO +144 +1% 6% 4 12% 258 mhwh____u__ui_ 9h 1% 94.5%
Eaton 2,340 3,083 +242 +8.5% 2,391 663 28 wwumr__ 200 06 4% 3. 7%
Lewisbury 590 392 12 +0.3% 479 100 11 549,700 mﬂ@ﬁ B4 1%
Mew Paris il TH8 +5% +5.3% 173 1t4 131 Wumb@m_ 07 8% R 3
West Alexandria b0 565 +65 | ozt a7 106 2 $49,200 96, 2% 93.9% |

Souree: 1S, Census Burean — 1980 and 1994,
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GLOSSARY OF PLANNING - RELATED TERMS

The following terms, which appear in the Plan, are defined here for clarification purposes.

AQUIFER

A geological unit in which porous permeable conditions exist. thereby providing the

vapacity for yielding usable amounts of water.

AQUIFER RECHARGE AREA

An area that containg soils and geological fenfures that are conducive to aliowmg

significant armounts of surfice water to percolate into the groundwater.

AGRICULTURE

As defined in Section 303,01 of the Chio Revised Code, "sariculture” includes farming;
ranching; aquiculinre; apiculture; horticulture; viticulture; animal brshandry, inciudiug, I:ut net
limited to, the care and raising of livestock, equine, and fur-bearing animals; poultry hush&ml.vy
and the production of poultry and poultry produets; dairy production; the production of field

¢rops, tobacco, fruits, vegsiables, nursery stock, ornamental shrubs, omamental trees, flowers,
sod, or mushrooms, timber; pasturage; any combination of the forzgoing; the processing, drving,
storage, and inarketing of agricultural products when those activities are conducted in ¢onjunctien

with, but are secondary ro, such hushandey or production,

AGRICULTURAL SOILS. PRIME

These soils which are best suited for the production of food, fiber and other ¢rops, Prime
agricultural soils have been determined fir Preble County based upon average yields per acre of
principal erops and the capability grouping of each sail type. Prime agricultural soils fal! within
capabiiity class [ and II as they are described in the Soif Survey of Preble County, published by the

United States Department of Agriculture, Soil Conservation Service,



BUSINESS, GENERAL

Commercial uses which generally require locations on or near major thoroughfares or their
intersections, and which tend to serve the day-to-day needs of the commuaity, as well as
supplying its more durable and permanent needs. General business uses include, but are not
fimited ta, such activities a3 fusmitiire stores, departmeant stores, discouni merchandise stores,

appliance stores and clothing storss.

BUSINESS, HIGHWAY

Commercial uses which generalty require Tocations on or near major thoroughfares or their
intersections, and which tend to serve the motorinog public. Highway busmess uses include, but
are no: limited to, such acivities as automobile service stations, truck service centers, restaurants

and motels.

BUSINESS, OFFICE TYFE

Quasi-commercial usesiwhich'mayioften be-transitional between retail businesses and
mamifactiring. and tesidential ises i ea-Typé Fusinesses.generally accommodate such services
as adopmatrative, execuiive, professional, cledcal and financial, as well as educational and

religious facilities,
CLUSTER DEVELOPMENT

Generally refers to a development pattern = for residentiai, commercial, industrial,
institutional, or combination of such uses — in which the uses are grouped or "clugtered” toroush
a density transfer, rather than spread evenly throughout a parcel as in conventional [ot-by-lot
cevelopment, Such development may be authorized by permitting stmaller lot sizes if a specified
portion of the land is kept in permanent open space either through dedication ar throeugh creation
afn homeowners association. Cluster zoniny is favored by many communities and develapers
since it allows them ta keeep in open space they may have found un-buildable anyway, e g., steep
hillsides, ravines, wetlands - to create less monotonous designs, and to save money by building
fewer streets and shorter utility lines, and by planners and pubiic officials for the same reasons.
Cluster development does not allaw for an increase in the number of lots permitted under a
conventional subdivision or an increzse in the overall density of the develepment, it simiply permits
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8 reduction in lot area and buik requirements with the resultant “extra” land being devoted ta open

spece. See Diagram below.

The plat on the left shows developrment under typical lot-by-lot zoring, The plat on the
right shows development uxder ciuster zoning, MNote that both racts have the same density, but

clustering allows for more open space.

78



COMPREHENSIVE LAND USE PLAN, or THE PLAN

This degument, as adopted by the Preble County Planning Commission and Board of
County Commissioners, Preble County, Ohio, which provides goals, objectives and policies as a
guideline for the future vse of land within the County and the necessary supporting infrastructure
such as thoroughfares, parks and open spaces, etc. The Plao also includes the Preble County
Thoroughfare and Land Use Map, which generaily depicts quideline areas for the expansion of

urban uses

INDUSTRY, GENERAL

A use engaged in the basic processing and manufacturing of materizls or products
predominately from extracted or raw materials or a usge engaged in the storage thereof, orin
marufacturing processes using heavy machinery. Such uses generally require locations with ready

access 1o major thoroughfares or rail Jines,

INDUSTRY, LIGHT

A-use engagedin the manufacturing - predominately from previously prepared materials -
of finished praducts or parts, including processing, fabrication, assembly, packaging; incidedtal
storage and distribution of such products, but generally excluding basic industrial processing as
characterized by general industry.

INDUSTRIAL PARK

A planned, soordinated development of 3 tract of land with two or more separate
industrial buildings. Such development is planned, designed, construeted and managed on an
integrated and coordinated basis, with special attentinn given to onsite vehicular circulation,

parking, building design and landscaping,

INFRASTRUCTURE

Infrastruciure consists of those facifities and services needed to support development such

as utilities, thoroughfaces, sshools, emergency services and the like.
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ISSUE

A problem or concern which usually has multiple potentiai methods or strategies that may

be pursued in its resolution.

LAND USE

A description of haw land i3 occupied or utilized,

LAND USE PFLAN

The lznd use glement of the Plan showing the existing and proposed location of variqus
tvpes of land activities. See Comprehensive Land Use Plan.

OBJECTIVE

A measurable achievement a commurnity desires to accomplsh in the futere, By itself an
nlxective iz rot particolarly helpfyl in making day-to-dav decisions, but it does provide a general

direction for mare specific statements to assist County decision makers.

OFPEN SPACE AREAS

Areas ingluded in the Plaz which are suggested for preservation, recreafion or parics,
Coen space areas do not include Agricultural Areas, &s defined in the Plan.

POLICY

A course of action by which objectives are achieved. It provides guidance for the dailv
decisions made by County government, therefore, it must have the political comnitment of the

glected officials of the community.

PREEMFT

The oceupatian or use of land such that it cannar be used for anather purpose.
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PLANNING

The decision-making process in which goals and objectives are established, existing
respurces and conditions analyzed, strategies developed, and regulations enacted to achieve the
goals and objectives for the future development of the County.

POLICE FOWER

The authority of government to exercise controls designed to protect the public’s health,
safety, morals and general welfare, As distinet from eminent domain powers, which the
COVETMIneNt may exercise to take property, no compensation need be paid for the imposition of

police power contrals ag they do not include the taking of property.
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