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INTRODUCTION
A Comprehensive Land Use Plan is a long-range plan intended to guide
the growth and development of a community or region that typically
includes inventory and analytic sections leading to recommendations
for the community’s future, economic development, housing,
recreation and open space, transportation, community’s facilities, and
land use, all related to the communities goals and objectives for these
elements.
The purpose of this document is to be a guide for Eaton Township in
terms of growth, development and land use patterns. The Plan
provides a foundation for the community’s future decisions by
encompassing both broad and long range goals and elements of
planning. This Comprehensive Plan serves as a tool to define the goals
and implementation strategies regarding the future development while
providing a cohesive land use pattern for Eaton Township.
The Eaton Township Trustees saw the need and desire to begin the
process to adopt a Comprehensive Land Use Plan. As a result, the
Eaton Township Comprehensive Land Use Plan Committee (CLUP) was
formed in mid 2009 to take on that task. The Committee members
represented a cross-section of property owners, residents and
business owners in Eaton Township.
The Committee began the process by selecting Oxbow Engineering,
Inc. to coordinate and facilitate the preparation of the Plan. The
primary function of the CLUP was to guide the community through the
planning process, working closely with the consultant to develop goals
and objectives and planning elements to fit the community’s needs.
All meetings and deliberations of the Committee were held on a
monthly basis in public at the Eaton Township Town Hall.
An open house was held on August 11, 2010 to give the public the
opportunity to make comment and have input in the Plan. The Open
House was well attended and received by the community. Committee
members along with Oxbow Engineering, Inc. engaged in dialogue with
those in attendance to explain the purpose and intent of the
Comprehensive Land Use Plan. The public was provided comment
sheets to address any issues, questions, or suggestions in this
planning process not only to the Committee but to the planning
consultant as well. The Committee and consultant discussed and
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reviewed the input from the Open House to further evaluate the
community’s existing conditions, goals and objectives. The resulting
recommendations regarding land use and future development are set
forth in the Plan.
The Comprehensive Land Use Plan Committee recognizes that
circumstances and conditions will change over time. Therefore, the
CLUP recommends that this document be reviewed and updated
approximately 5 – 10 years after its adoption. Such a review and
update would allow the Township to take advantage of the availability
of additional census information, to review the continued applicability
of the goals and policies, to evaluate the effectiveness of
implementation efforts, and to adjust the recommendations of the
Plan as necessary.

2

EATON TOWNSHIP COMPREHENSIVE LAND USE PLAN 2010

HISTORY
In Ohio, townships predate state government. The size and shape of a
township were determined by Congressional Acts, which established
various land grants that were eventually subdivided into townships.
As Ohio became populated, the surveyed townships became the basic
unit of local government.
Townships in Ohio are political subdivisions of the state and as such,
have only the powers granted to it by the state legislature and perform
functions as defined by the state. Over the years, demands for
increased or different services prompted the state legislature to grant
authority to fulfill these demands. Townships now have some of the
following areas of authority:
•
•
•
•
•
•
•

Maintenance of township roads
Police protection
Fire protection
Management of cemeteries
Establishment of parks and recreation
Implementation of zoning regulations
Waste disposal

Eaton Township is one of eighteen townships located in Lorain
County, Ohio. Eaton Township was settled in 1810 by colonists from
Waterbury, Connecticut as associates of those who located in what is
now North Ridgeville. Eaton Township was originally called Holbrook,
and retained that name until 1822. The Township Trustees recently
established a Township Historical Committee to document the history
of the Township, to identify features of historic significance and
preserve the Township’s historic resources.
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REGIONAL PERSPECTIVE
Population and housing within Lorain County are concentrated in the
northern tier of the County. This northern tier consists of
communities located north of Eaton Township and extends from
North Ridgeville, Avon, Avon Lake on the east, to Vermillion on the
west. This northern tier accounts for approximately one-third of the
land area of Lorain County but contains seventy-eight percent (78%) of
the County’s total population. Conversely, the townships and villages
that make up the southern forty percent (40%) of the County’s land
area contain less than eight percent (8%) of its total population. Eaton
Township sits in the middle between these two extremes in population
density. As a result of this location, Eaton Township faces unique
transitional pressures.
The differential in population density between the northern and
southern portions of the County is increasing as a result of recent
development trends. The northern tier of the communities accounted
for approximately eighty-seven percent (87%) of the new housing
development which occurred in Lorain County between 2000-2010.
Thus the concentration of population density in the northern tier is
actually increasing. This pattern of development is contrary to what is
taking place in other counties such as Cuyahoga, Summit, Lake and
Stark. In these counties, there has been a shift in population density
away from the higher density concentrations in the core area to the
outer ring suburbs. The result is the population is decreasing in the
existing population centers and growing in the outlying areas. The
result is a gradual leveling of population densities. The opposite is
occurring in Lorain County.
Though Lorain County is viewed as primarily rural in nature, only
twenty percent (20%) of its population actually lives in Townships. The
majority of those living in Lorain County reside within incorporated
areas such as cities and villages. Thus a majority of the land area of
the County is rural in nature, however a majority of the population
base is urban.
Part of the population density and development concentration is
directly related to public utilities. Those areas in the County that have
such services have tended to grow at a faster rate and a higher
density. These services impact the level and nature of the housing
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demand. Overall, Lorain County has experienced moderate growth in
residential development.
Growth and development in Eaton Township has been extremely
modest, however with the build out of the City of Elyria and the
attempts by North Ridgeville to slow down their rate of growth and
control the ultimate density of development, Eaton Township will
potentially experience increased development pressures in the future.
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POPULATION AND DEMOGRAPHICS
POPULATION AND CHANGE
According to the 2000 Census, Eaton Township had a total population
of 9,675 persons, however, that figure included those persons housed
at the correctional institution. The correctional institution had a 1990
population of 851 persons. By the 2000 Census, the inmate
population had grown to 3,691. Thus, the effective population for the
Township in 2000, excluding those in the correctional institution, was
actually 5,951 persons. While the inmate population has grown
substantially since 1990, the non-institutional population of the
Township grew by approximately 5.7% over the ten-year period. Given
the rate of population growth within Lorain County as a whole during
that time period, the Township’s growth rate was extremely modest.
There are two elements to population growth or change, the natural
increase or loss resulting from the relationship between birth and
death rates for the local population, and the net change from
migration (movement in versus movement out).
In addition to understanding the amount of population change
resulting from net migration, part of any analysis of in-migration is an
understanding of where people that move into the Township are
coming from. Approximately twenty-seven percent (27%) of Eaton
Township residents in 2000 reported living in a different house in
1995. Of those persons moving into Eaton Township between 1995
and 2000, approximately 31% moved from somewhere else in Lorain
County, 58% moved to the Township from another county within Ohio,
7% moved here from another state, and 4% moved into the Township
from another country. The largest contributor to in-migration was
Cuyahoga County as people moved westward from the Cleveland
metropolitan area.
Given the level of in-migration reflected in the census data and the
natural population increase projected from birth and death rates, it is
clear that out-migration has been a significant contributing factor with
regard to population change within the Township. The loss of
population from out-migration may be reflective of individual life-style
and age-based changes, such as seniors and young adults seeking
alternative housing arrangements, employment related moves, and the
lack of available housing within the Township.
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Construction of new housing units has not kept pace with the
reduction in persons per household. A continuation of that trend will
ultimately result in an overall decline in total population. This is
reflected in the Census Bureau’s published annual population
estimates for the communities in Lorain County from 2000 through
2009. The following table shows the 2000 Census population and the
Census Bureau’s 2009 population estimate for each of the six
communities that abut Eaton Township and for Lorain County as a
whole. Projections indicate declining population within the Township.
As noted in the table, Carlisle Township and the City of Elyria are also
projected to experience a decline in population over the decade. Eaton
experienced the largest percentage loss in total population. Without
some change in the rate of new housing construction, this trend is
projected to continue.
POPULATION CHANGE
Population Population
Percent
Community
2000 Census Estimate 2009 Increase
Carlisle Township
7,283
7,149
(-1.8)
Columbia Township
6,912
7,001
1.3
Eaton Township
5,951
5,816
(-2.3)
Elyria City
56,039
54,969
(-1.9)
Grafton Township
2,728
2,923
7.1
Grafton Village
6,015
6,373
6.0
North Ridgeville
22,338
28,768
28.8
Lorain County
284,668
305,707
7.4

DEMOGRAPHIC CHARACTERISTICS
The following tables indicate that the demographic characteristics of
the residents of Eaton Township are consistent with those of Lorain
County residents in
MEDIAN AGE
general. Age, educational
Eaton
Lorain
Sex
attainment, and income
Township
County
levels of Township
Females
38.6
37.4
residents fit within the
Males
36.1
35.5
general parameters of
Total
36.7
36.5
County averages.
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EDUCATIONAL ATTAINMENT
Highest Grade Level
Eaton Township
Completed
1990
2000
High School Degree
38.5%
38.6%
(includes GED)
Some College (No Degree)
18.6%
24.1%
Associate Degree
7.8%
6.4%
Bachelor’s Degree
5.6%
7.6%
Masters, Professional, or
2.3%
3.9%
Doctorate

INCOME LEVELS
Income Measure
Eaton Township
Per Capita
$19,491
Median Household
$54,776
Median Family
$60,026

Lorain County
1990
2000
38.1%
36.8%
18.4%
6.5%
8.0%
4.3%

22.5%
6.9%
10.9%
5.7%

Lorain County
$21,054
$45,042
$52,856

The table below provides a snap shot of the occupational breakdown
of residents at a point in time, specifically the 2000 Census. It is
worth noting that there are very few persons actually engaged in
farming as their principal occupation.

EMPLOYMENT
Occupation (2000)
Males
Management, Business and
7.3%
Financial
Professional
9.1%
Services
9.6%
Sales and Office
12.6%
Farming
0.5%
Construction
21.3%
Manufacturing and
39.7%
Transportation

Females

Total

9.2%

8.2%

24.9%
18.2%
34.9%
0.5%
1.0%

16.3%
13.5%
22.8%
0.5%
12.1%

11.4%

22.1%

In 2000, approximately sixty percent (60%) of households with a
married couple reported that both adults were in the labor force.
Thus the number of households with two working adults has
increased and that trend is expected to continue.
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Of the Township’s total employed work force in 2000, 47.6% worked
somewhere within Lorain County, while 52.4% were employed at a
location outside of Lorain County. Only about 3.0% of Eaton
Township’s labor force was employed within the Township in the year
2000. Thus, for almost all of Eaton’s residents, the trip to work means
traveling out of the Township. The need to travel beyond the
Township limits to work has implications for the Township’s street
network and how it interfaces with major transportation routes that
extend to employment centers.
The predominant means of traveling to work for Eaton Township
residents was by passenger vehicle with 96.2% of commuters in 2000
reporting that they drove to work. Most (90.5%) drove alone, while
5.7% reported carpooling with at least one other person. Less than 1%
reported using public transportation. The average commuting time to
work for Eaton Township residents in 2000 was approximately 25
minutes. Less than five percent (4.8%) reported a commute in excess
of one hour. The peak hour for morning commuter traffic is 7:00 –
8:00 AM with approximately 28% of all commuters reporting that they
leave for work during that time.
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HOUSING
DWELLING UNITS
The 2000 Census documented a total of 2,102 housing units located
within Eaton Township. From 2001 through 2009, the Township
issued building permits for eighty-one (81) new dwellings, or
approximately nine (9) new house permits per year. That is a
relatively modest net increase in total housing units of just under four
percent (3.9%) over the decade. The average increase in housing units
in Lorain County during that same time period was slightly more than
twelve percent (12.3%).
The following table shows the total housing counts and building
permit activity for new dwellings for the six communities which abut
Eaton Township and for Lorain County as a whole. Of the seven
communities, Eaton Township had the most modest increase in
dwelling units in actual number of permits issued and percentage
increase from existing housing stock.

NEW HOUSING CONSTRUCTION 2001 - 2009
Housing
Building
Housing
Percent
Community
Units 2000
Permits
Units
Increase
Census
2001- 2009
2009
Carlisle Township
2,872
178
6.2
3,050
Columbia Township
2,452
238
9.7
2,690
Eaton Township
2,102
81
3.9
2,183
Elyria City
23,841
1,088
4.6
24,929
Grafton Township
912
129
14.1
1,041
Grafton Village
853
165
19.3
1,018
North Ridgeville
8,587
3,259
38.0
11,846
Lorain County
114,232
14,045
12.3 128,277

While Eaton Township contained approximately 1.8% of the total
number of housing units in Lorain County during the 2000 Census, it
accounted for only 0.6% of the new housing construction from 2001
through 2009. Because Eaton Township did not keep pace with the
overall county rate for new home construction, by 2009 only 1.7% of
Lorain County’s total housing units were located within Eaton
Township.
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The modest rate of housing construction in Eaton Township is not a
new phenomenon. During the prior ten-year period from 1991
through 2000, the Township issued approximately thirteen (13) new
house permits per year. During that same period, over 1,150 permits
per year were being issued within Lorain County as a whole, making
the Township rate for new home construction significantly less than
the County average. Thus, the rate of housing construction has
remained modest within Eaton Township, but has slowed further with
the general economic conditions of the past several years, and has
remained consistently below the average rate of new home
construction within Lorain County.

HOUSEHOLD SIZE
As evidenced by the following table, the average family size and the
average number of persons per household in Eaton Township has been
decreasing. This is consistent not only with the overall trend within
Lorain County but in the State of Ohio and the nation. Average family
sizes and the average number of persons per household have been
steadily decreasing in the United States over the last several decades
and this trend is projected to continue into the next decade. These
changes are a reflection of general societal changes toward having
fewer children, more persons living alone as independent households,
as well as trends toward delaying both marriage and child rearing.

HOUSEHOLD SIZE
Eaton Township
Jurisdiction
1990
2000
Census Year
Average Family Size
3.43
3.18
Persons Per Household
3.16
2.90

Lorain County
1990
2000
3.21
3.08
2.76
2.61

It is worth noting that the average family size in Eaton Township
remains above the average for Lorain County but the differential has
decreased. The rather substantial difference in the number of persons
per household between the Township and the County is likely directly
related to the difference in the number of owner occupied versus
rental housing units. The number of persons per household is lower
for rental housing than it is for owner occupied units. Within Eaton
Township, for example, the average number of persons per owner
occupied household is 2.91 while the average number of persons per
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rental households is only 2.74. Ninety percent (90%) of the housing
units within Eaton Township are owner occupied with only ten percent
(10%) being renter occupied. This compares to the County average of
seventy-four percent (74%) owner occupied and twenty-six percent
(26%) renter occupied.
The decline in the number of persons per household is also significant
in that it impacts total population. Declining household size means
that it will take more dwelling units to accommodate the same
population. As an example, the Township’s 2,183 existing dwelling
units will house 567 less persons at the persons per household rate
from 2000 than they would at the 1990 rate. That means that it would
take the construction of 196 new dwellings just to house the same
population at the lower average household size. Since this trend is
projected to continue, a certain amount of new housing construction
will be necessary simply to maintain the current population level and
to offset the loss due to the continued decline in household size.
Eaton Township’s housing is composed almost exclusively of detached
single family dwellings. Detached single family dwellings account for
ninety-seven percent (97%) of the total housing stock within the
Township. By comparison, seventy-six percent (76%) of the housing
units within Lorain County are detached single family dwellings. With
only a small percentage of alternative housing styles, the Township’s
housing mix lacks diversity and options for those persons interested
in other housing choices.

HOUSING AGE
As evidenced by the Age of Housing table, a substantial portion of the
Township’s housing stock is relatively new. Slightly more than onequarter (26.2%) of the Township’s existing houses were constructed
since 1980. New dwellings
generally meet modern code
AGE OF HOUSING UNITS
requirements regarding safety
Year Structure
Percent of
standards and typically require
Built
Total
less maintenance. The
2000 –2010
3.9%
Township will need to carefully
1990 – 1999
10.7%
monitor its aging housing to
1980 – 1989
11.6%
avoid problems which can
1970 – 1979
14.5%
accompany older housing. Of
1960 – 1969
9.8%
particular concern should be
1950 – 1959
34.1%
areas or neighborhoods that
Pre 1950
15.4%
12
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have high concentrations of older housing. Based on field
observations conducted as part of the preparation of this plan, the
Township has some areas where there is not only a concentration of
older homes, but also where housing maintenance is an emerging
neighborhood issue.
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COMMUNITY FACILITIES AND SERVICES
POLICE
Police protection for Eaton Township is provided by the Lorain County
Sherriff’s Department. The Lorain County Sheriff’s Department
provides regular patrols of the community. As a result of that
protection, Eaton Township enjoys a low crime rate.

FIRE AND EMS
According to Township records, the Eaton Township Fire Department
was founded in October 1944 in response to the community’s loss by
fire of a church and residence. In 1979 the formation of Eaton
Township Fire and EMS was established with the addition of
emergency medical service to the community.
The Eaton Township Fire Department is a well-equipped and staffed
operation. All members are state certified and attend continuing
education courses to keep abreast of the latest life-saving techniques
and procedures to provide the community with the latest and most up
to date emergency medical service.
The Fire Department has five apparatus consisting of two engines a
3,500 gallon tanker, a grass fire truck and an equipment truck as well
as two rescue squads as part of their inventory. Eaton Township Fire
Department has mutual aid agreements with surrounding
communities. These agreements provide Eaton Township with quality
fire and safety services.
Primary financial support for the Eaton Township Fire and EMS is
through two (2) tax levies. The Township-Emergency Medical Services
levy and an Ambulance and Fire Levy. These funds provide for the
operation, equipment, purchase and maintenance of the department’s
emergency vehicles. Grants are also sought when available for
additional equipment and other needs for the department.

14

EATON TOWNSHIP COMPREHENSIVE LAND USE PLAN 2010

ROAD DEPARTMENT
Eaton Township’s Road Department’s main building is located behind
the Eaton Township Town Hall at 12043 Avon Belden Rd. The Road
Department in providing for the needs of the public entails more than
the maintenance of township roadways. The Road Department
consists of three full-time and one part-time employee, who provide a
wide range of duties. The Road Department is responsible for
maintaining 25.30 miles of township roadways. Other duties of the
Road Department are:
•
•
•
•
•
•
•

Snow removal and ice control on township roads
Roadside ditching on township roadways
Maintenance of existing drainage systems
Installation and maintenance of all township roadway
signs
Leaf vacuuming
Maintenance of Township parks and cemetery
Maintenance of the Town Hall

The Road Department is primarily funded through the Township’s
Road and Bridge Levy. Those levy funds are supplemented by the
Township’s share of the Gasoline Tax and Motor Vehicle License Tax.

SCHOOLS
The majority of Eaton Township is located within the Midview Local
School District. A small portion on the east side of the Township is
serviced by the Columbia Local School District. The Township also has
one (1) private school system.
The Columbia Local School District is the smaller of the two districts
currently serving approximately 2400 households and having an
enrollment of around 1180 students.
The Midview Local School District complex is located within Eaton
Township. The District presently has over 6700 households located
within the boundaries of the district and an enrollment of
approximately 3500 students. The Midview Local School District
system consists of three (3) new elementary schools, one (1) middle
school, and one (1) high school.
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Construction of a new middle school in the Midview School District is
scheduled to begin Fall 2010 with a construction cost of $16.4 million
dollars.

PARKS AND RECREATION
Eaton Township operates a Township park on Royalton Road that
includes a playground, facilities for basketball and baseball, and a onehalf mile walking trail. The Township funds improvements within the
park. Park maintenance and enhancements are directed by the
Margaret Peak Preservation Board which is a volunteer organization.
Eaton Township also has a ninety-eight (98) acre nature preserve
located on Butternut Ridge Road, known as the Margaret Peak Nature
Preserve. There are two (2) ponds in the Preserve. Each pond has a 3acre surface area and is 10-12 feet deep. Both ponds were constructed
at no cost to Eaton Township as payment for the fill material
excavated from them was used by Kokosing Corporation to construct
the southern ramp for the Ohio Department of Transportation railroad
overpass on Avon Belden Road in North Ridgeville.
The Preserve also contains a five (5) acre wetlands which was designed
by the Lorain Soil & Water Conservation District of the Natural
Resources Conservation Service. A grant for their construction was
obtained from the Wildlife Habitat Incentive Program of the United
States Department of Agriculture. Construction of the wetlands was
completed in 2006. The Preserve also contains walking trails which
have proven to be popular with local residents.
The Preserve is intended to remain in its nature state by limiting
buildings, construction and hardtop surfaces to those which are
absolutely necessary to accommodate visitors and to maintain the area
in a natural state.
A portion of Indian Hollow Reservation, a Lorain County Metro Parks
facility, is located within Eaton Township. The walking trails and
other facilities located in Indian Hollow Reservation enhance the
recreational opportunities for Township residents.
Eaton Township is also home to four (4) golf courses scattered
throughout the community. Not only do the golf courses offer
recreation, but such facilities supplement the public parks by
providing additional open space within the Township.
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CEMETERY AND VETERANS MEMORIAL
Butternut Ridge Cemetery
In 1854 the Township purchased a tract of land located at the corner
of Butternut Ridge Road and Durkee Road. This land was added to an
existing cemetery that had been established from the founding of the
Township in 1810. The grounds also bear a U.S. Civil War Centennial
Commission marker in recognition of Butternut Ridge. Additional
adjacent lands have been purchased to provide sufficient burial space
for the future.
Veterans Memorial
In 1995, at the southeast corner of the cemetery, the Trustees set a
plot of land aside to be used for the erection of the Eaton Township
Veterans Memorial. The purpose of the memorial is to preserve the
names and to honor all the men and women who lived in Eaton
Township and served in the United States Military.
The Eaton Township Veterans Memorial Committee, a non-profit
organization, has and continues to raise funds and accept
contributions for this veterans memorial. A perpetual care fund has
been set up to provide for the continued expansion and maintenance
of this landmark.

TOWNSHIP SERVICES
Eaton Township offers a variety of special service programs to its
residents. Eaton Township has an annual residential leaf collection
program. The Township has a compost site open to residents at
specified times of the year, allowing residents to bring leaves, grass
clippings, and brush to this location. The mulch is used throughout
the Township park and cemetery. Excess mulch is available to
residents for pick up at no charge.
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EXISTING LAND USE
The Existing Land Use Map reflects currently existing development
patterns in Eaton Township. It shows that the western half of the
Township is more heavily developed than the eastern half. The largest
concentration of undeveloped land is located in the north central
portion of the Township. This pattern is likely a direct reflection of
environmental constraints impacting that portion of the Township. As
described in the Environment section of this plan, the north central
portion of Eaton Township has extensive areas of poor drainage and
problem soils.
Eaton Township has no significant concentrations or clusters of
commercial and/or industrial uses. Instead, those types of uses are
spread throughout the Township, generally along the major
transportation routes. One exception to that observation is the
addition of Eaton Commerce Park which provides the basis to
establish a more focused industrial area and adds to the emerging
concentration of industrial uses on the east side of the Township
along State Route 82 at the Township line which includes a substantial
area of industrial development in adjacent Columbia Township.
Commercial uses are primarily clustered around the intersection of
State Route 82 and State Route 83 and along the stretch of State Route
82 east toward Columbia Township. There are also a number of
commercial uses along State Route 57 at the western edge of the
Township, particularly along the portion north of State Route 82.
Based on the Existing Land Use Map, the total land area utilized for
park and recreational use is about four percent (4%) of the total land
area of the Township. This includes four golf courses.
By comparison, commercial and industrial uses, account for only
about two percent (2%) of the total land area within the Township.
Commercial and industrial uses provide residents with employment
opportunities as well as goods and services. Such land uses also help
to balance the tax burden for residents.
It is also worth noting that only about one third of the Township’s
land area is still being used for agricultural purposes.
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UTILITIES
Eaton Township does not provide utility services to township property
owners. Instead, the Township relies on external agencies or other
communities to provide central water and sanitary sewer services.

WATER
Eaton Township receives water service from the Rural Lorain County
Water Authority. The Rural Lorain County Water Authority has an
extensive service area. It provides water service to large portions of
Lorain County as well as part of Medina County. As depicted on the
Water Map, there are water service mains along every street in Eaton
Township. As a result, all of the properties within the Township have
the opportunity to connect to the public water supply offered by the
Rural Lorain County Water Authority.

SANITARY SEWERS
The federal Clean Water Act requires regional planning of wastewater
treatment and compliance with adopted plans in order to control
pollutant discharges. Each publicly operated wastewater treatment
facility has been designated a facilities planning area within which it
has primary responsibility for providing for the collection and
treatment of sewage. As set forth in the 201/208 Water Quality Plan
for Lorain County, portions of Eaton Township are located within the
Facilities Planning Area for four (4) different publicly owned treatment
works. Those include the City of Elyria, the Village of Grafton, Lorain
County/LORCO, and the LORCO/Avon Lake wastewater treatment
plants.
The Sanitary Sewer Service Area Map depicts the portions of the
Township which fall within the service and facilities planning area for
each of those facilities. The northwest corner of the Township is
located within the City of Elyria service area. A small portion of the
Township, including the Eaton Estates development, is within the
Grafton Village service area. The largest portion of the Township falls
within the LORCO (Lorain County Rural Wastewater District) and Avon
Lake service area. Sewage effluent collected within each of those
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designated areas is to be treated at the corresponding municipally
owned wastewater treatment facility.
Historically sanitary sewer service was not readily available in Eaton
Township. Residential, commercial and industrial developments were
all forced to rely on either on-site sewage disposal systems or small
private package treatment plants. Presently LORCO is in the process
of extending sanitary sewer service with a combination of
conventional gravity sewers and low-pressure grinder sewer systems
to those portions of Eaton Township that lie within its Facilities
Planning Area. Sanitary sewer flows will be transported via a pumping
station and force mains for treatment at the City of Avon Lake Water
Pollution Control Center.
The Avon Lake Water Pollution Control Center has a rated capacity to
treat up to 6.5 million gallons of sewage per day. The facility
currently treats an average of 4.7 million gallons per day. The
agreement with LORCO provides for treatment of up to 1.2 million
gallons per day from Eaton and Carlisle Townships, which is the
equivalent of the flow from over 3,000 single family homes. There
appears to be sufficient capacity to handle some additional flows in
the City’s current wastewater treatment plant and Avon Lake officials
indicate that the plant is capable of being expanded to accommodate
additional flows.
Discussions with LORCO officials have indicated that in addition to
the existing dwellings and businesses that will be served by the new
sanitary facilities, the sanitary sewer system presently being installed
will have available capacity to handle flows equivalent to that
generated by an additional 2,000 dwelling units. In other words,
sufficient capacity will exist in the current collection and treatment
systems to permit the construction of enough new dwellings to double
the total number of housing units in the Township.
The availability of public water and sanitary sewers in lieu of
individual wells and on-site drain fields alters the ultimate
development potential of the Township. The minimum land areas and
separations required by the Lorain County General Health District for
on-site disposal systems and individual water wells requires the use of
larger lots to accommodate such systems. The larger minimum lot
areas, in turn, result in lower development densities. The normal
limitations created by the standard design criteria for individual wells
and on-site sewage disposal systems are further exacerbated by the
generally poor soil conditions found in Eaton Township. Those soil
20

EATON TOWNSHIP COMPREHENSIVE LAND USE PLAN 2010

conditions generally result in the need for even greater separations
and thus lower ultimate densities. The extension of water and sewer
service throughout the Township reduces those constraints and
provides more alternatives for development options.
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ENVIRONMENTAL CONDITIONS
GENERAL
Eaton Township consists of approximately 11,800 acres of total land
area. There are approximately 500 acres in the Township which are
located within the designated flood zones depicted on FEMA flood
maps. Another 500 acres contain federally protected wetland areas.
The combined areas of designated floodplains and identified wetlands
account for approximately eight and one-half percent (8.5%) of the
total land area of the Township. Additionally, Eaton Township
contains at least another 2,000 acres whose development potential is
impacted by a combination of hydric soils, seasonal high water tables
and poor surface drainage conditions.
Hydric soils are defined by the Natural Resource Conservation Service
as “a soil that is formed under conditions of saturation, flooding or
ponding long enough during the growing season to develop anaerobic
conditions in the upper part.” Mapped hydric soils are an indication of
the potential presence of a wetland or their historical occurrence at a
location. The combination of these environmental constraints means
that approximately twenty-five percent (25%) of the total land area of
the Township is unsuitable for development or has constraints of such
significance as to make development economically unfeasible at the
present time.

SEPTIC SYSTEMS
The abundance of hydric soils in Lorain County has caused concern
about the operation and efficiency of septic systems and Eaton
Township is no exception. This soil type does not permit the necessary
percolation or absorption fields. Soils with slow permeability are rated
as having severe limitations for septic system use. The high
seasonable watertable in Eaton Township, common within poorly
drained soils affects the proper functioning of on site septic systems
and drainage fields. The County Health Department reports a large
number of failing septic systems in use. Proper maintenance and
operation of on-site disposal systems is necessary to avoid
contamination of ground water.
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STORM WATER RUN-OFF AND MANAGEMENT
Storm water run-off and flooding are a major concern in Eaton
Township The lack of proper storm water management affects the
likelihood and frequency of flooding within the community especially
in the north central portion of the Township where there are extensive
areas of poor drainage and problem soils. Flooding in Eaton Township
is increased where storm water runs directly off the land and into
streams. A combination of flat topography and poor soil absorption
are direct contributors to flooding in the Township.
A portion of Eaton Township is classified as a Small MS4 by the Ohio
Environmental Protection Agency and is required to comply with the
provisions set forth in the State’s general permitting requirements for
MS4s. In order to meet those requirements, the Township has entered
into a Memorandum of Understanding with the Lorain County Soil and
Water Conservation District to provide plan review and compliance
monitoring services for both pre and post-construction sedimentation
and erosion control measures.

FLOODPLAINS
Floodplains are areas adjacent to rivers and streams that are subject
to periodic or regular flooding that are deemed unstable and
potentially dangerous areas for human use. Floodplains absorb large
volumes of water during high flows, reducing local flooding and
delaying the release of water downstream. The potential for flooding
can cause a significant physical and economic restriction on land
development. Periodic flooding creates hazards and damage,
interrupts the use of land, restricts access and can damage
infrastructure and add to development costs.
Floodplains are further defined by designated recurrence intervals at
which a storm of a given magnitude could occur. For example the 100year flood, which is used by FEMA, has a one percent (one-in-100)
chance of occurring in any given year. The FEMA flood plain map gives
a general location of the floodplains and represents the areas most
likely to flood during severe storms. Communities are required by
Federal law to adopt floodplain regulations that control and minimize
the development in and adjacent to floodplains in order to qualify
property owners for federally sponsored flood insurance protection.
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RIPARIAN CORRIDORS
Riparian corridors include stream banks and associated areas adjacent
to flowing waterways. Benefits of riparian corridors include
stabilization of stream banks to reduce erosion, filtration of water
pollutants, and reduced runoff sediment amounts entering the
streams. They also provide habitats for wildlife, and climate control of
stream water, which are critical to the health of the waterways and
downstream receiving waters.
In addition to their environmental importance, riparian corridors have
aesthetic value. Such corridors can create recreational opportunities
by the development of non-invasive parkland for such uses as walking
trails, wildlife reserves and hiking/biking trails. This can lead to
increased property values and an improved quality of life in Eaton
Township.
Similar to floodplains, the Ohio Environmental Protection Agency and
the U.S. Environmental Protection Agency have enacted provisions that
require communities, such as Eaton Township, to adopt local
regulations to protect riparian corridors by establishing riparian
setbacks. Implementation of riparian setback regulations is supported
by the Lorain County Soil and Water Conservation District and the
Black River Watershed District Office.
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TRANSPORTATION
Eaton Township consists of 25.30 miles of township roadways. Two
primary arterial highways, State Route 82 and State Route 83
combined for 10-miles of highway within Eaton Township. In addition
a 3-mile section of State Route 10 goes through the northwestern
corner of Eaton Township. The State Route 83 interchange is located
in North Ridgeville, a few hundred feet from the Eaton Township
boundary line.
Eaton Township contains two major state routes those being State
Route 83 north and south, and State Route 82, which runs east and
west. Both state routes essentially consist of two lane roadways,
which carry significant traffic volumes. According to the most recent
daily traffic count studies from the Ohio Department of
Transportation, vehicular traffic south bound on State Route 83 is in
excess of 7,100 per day and north bound 8,020 per day. State Route
82 westbound has a daily traffic volume of 7,900 and eastbound is in
excess of 8,000 per day.
The Township is also served by State Route 57, which is located on its
western border with Carlisle Township and the City of Elyria. State
Route 57 has an interchange with State Route 10 at the northwest
corner of the Township.
As a limited access divided highway, State Route 10 represents a
significant asset for regional scale development opportunities within
the Township. The Township has reasonably good access to three (3)
interchanges on this major thoroughfare. The combination of
accessibility and visibility from State Route 10 makes the land in the
northwestern corner viable for a major retail and/or office complex.
Sound access management practices are highly encouraged to limit
curb cuts to major roads to prevent conflicting turning movements
and to maintain safe traffic flow. The widening of these existing State
Routes, including the possibility of turn lanes, create an incentive for
additional commercial/industrial development in Eaton Township.
Maximizing and improving the function of existing roadways will
provide the safe and efficient movement of traffic between local and
regional destinations.
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ECONOMICS AND TAX BASE
ECONOMIC BASE
As noted in the Existing Land Use section of this plan, only about two
percent (2%) of the total land area of the Township is actively being
used by commercial or industrial operations. The limited amount of
commercial and industrial development within the Township is also
reflected in the employment statistics contained in the Population and
Demographics section of this plan where it is noted that only about
3.0% of Eaton Township’s labor force is employed within the
Township. In fact, less than half of the Township’s labor force even
works within Lorain County.
As a result economic benefits are being lost to other communities and
to other counties. Each employed person generates additional
economic benefits for the community in which they are employed as
part of the economic “multiplier” effect. These economic spin offs
add fuel to the local economy and enhance the local economic climate
for non-basic businesses. Non-basic businesses are those that provide
goods and services for local consumption.
Growth of non-basic businesses within the Township will be limited if
the Township’s population continues to decline as discussed in the
Population and Demographics section of this plan. Businesses have
certain threshold populations that are necessary to successfully
support them. Unless that threshold population is present within a
certain travel distance of the site, the business will not locate, or if it
does, will not be capable of operating profitably. Therefore, the
attraction of certain businesses will only be possible with some
increase in population.
It is important to entice new businesses, both commercial and
industrial, to locate within the Township. Their investment in
buildings, equipment, and other improvements will enhance property
valuation and add to the local tax base. New businesses will also
attract employees and clients into Eaton Township who will spend
money and stimulate the local retail market and bring additional
dollars into the local economy. This creates a ripple effect of indirect
and induced economic impacts that will further enhance the local
economy. One of the keys to creating such an economic engine is to
attract basic businesses. Such businesses bring people and dollars
into the local economy from outside of the Township.
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It is worth noting that the Township has experienced some loss of
both land area and economic base as a result of annexations. Since
the year 2000, there have been four (4) recorded annexations that
accounted for a total of 120 acres of land area. Three of those
annexations were by the City of Elyria while the fourth was by the
Village of Grafton. There have not been any annexations since 2005,
however in 2007 the Township did enter into a Joint Economic
Development District (JEDD) agreement with the City of North
Ridgeville.

TAX BASE
The current total tax valuation of real estate within Eaton Township is
$144,427,435 based upon the Lorain County Auditor’s 2009 tax
duplicate for collection in 2010. In the past three (3) years, the total
valuation of real estate within Eaton Township has decreased by
approximately ten percent (10%). That rate of decline in overall
property values is consistent with the general trend in Northeast Ohio.
The decrease in tax valuation is reflective of an overall reduction in
property values resulting from the banking and mortgage crisis, the
overall economic decline, high unemployment rates, and the increase
in the number of property foreclosures. The result has been reduced
demand for real estate, including both residential and commercial
properties.
There are two general taxing
districts in Eaton Township,
the Midview Local School
District and the Columbia
School District. The majority
of the land area of Eaton
Township is located in the
Midview Local School District
with a small portion at the
eastern edge of the Township
being located in the Columbia
School District.

TAX DISTRIBUTION
MIDVIEW SCHOOL DISTRICT

Eaton
Township
12%
Lorain Health
District
2%

Lorain County
24%

Lorain JVSD
4%

Midview
Schools
58%

The two school districts are
the primary recipients of the
real estate tax revenues
collected from property
owners in Eaton Township,
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each district receiving well
over half of the total
property tax revenues
collected. In addition to the
school districts, residents
pay property taxes to Lorain
County, the Lorain County
General Health District and
the Lorain Joint Vocational
School District. The Lorain
County government is the
second largest recipient of
local tax revenues.

TAX DISTRIBUTION
COLUMBIA SCHOOL DISTRICT

Eaton
Township
11%
Lorain Health
District
2%

Lorain County
22%

Lorain JVSD
4%

Columbia
Schools
61%

The breakdown of taxes
collected from each of the
taxing entities in the two
districts is shown in the two
tax distribution charts. As indicated in the two charts, the Township
receives less than twelve cents out of every dollar of property tax
revenue collected from Township property owners.
Eaton Township’s property tax revenues are apportioned among five
(5) different levy funds. The breakdown of those five levy funds is
shown in the following chart.
EATON TOWNSHIP
PROPERTY TAX REVENUES

Ambulance and
Fire
General Fund
6%
13%
Fire and EMS
43%

Permanent
Improvement
9%

Road and Bridge
29%
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Based on actual levy rates, state mandated rollbacks, and the total
assessed valuation of real estate, the Township will collect just over
$800,000. As is apparent by the data in the pie chart, approximately
forty-nine percent (49%) of the Township’s property tax revenues are
earmarked for Fire and Emergency Services. The General Fund, which
is used for overall operation of the Township, is only collecting
thirteen percent (13%) of the total Township property tax revenues or
the equivalent of approximately $113,000 annually.
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DEVELOPMENT POTENTIAL
If one eliminates the existing developed areas of the Township and
those portions of the Township that are not developable due to
environmental constraints, either as a practical matter or due to
regulatory controls, the net result is approximately 5,800 acres of
developable land area remaining within Eaton Township. If that land
area were developed based on the provisions of the Township’s
current Zoning Resolution, it would mean the potential for an
additional 5,000 homes at ultimate build out. The end result would be
a total of approximately 7,100 residential dwelling units which, based
upon the projected number of persons per household, would mean an
ultimate Township population of approximately 19,000 persons.
It should be noted that ultimate build out of the commercial and
industrial zoned lands, in a manner similar to that described above for
residentially zoned properties, would result in an undesirable land use
pattern with insufficient opportunities for larger scale developments
and an over emphasis on local non-basic commercial facilities to
balance the tax base. The distribution of industrially zoned lands is
not conducive or attractive for development and has potential impacts
on large segments of established residential neighborhoods. The
likely result would be an ineffective and insufficient economic base to
support the future demands of the Township’s ultimate population.
Over the past ten years, the Township has experienced a very slow
growth rate. It is anticipated that, due to the current economic
conditions, the rate of construction of new housing units will continue
to be modest at best. It is unlikely that the availability of public
utilities will substantially alter the absorption rate of new housing in
the Township without an accompanying change in zoning and
economic climate. The lack of residential development with the
Township will continue to limit the development potential for local
commercial facilities that provide retail goods and services to
surrounding residents.
There has historically been a limited demand for single-family homes
on lots of one acre and larger with wells and drain fields in Eaton
Township, and in Northeast Ohio as a region. Persons seeking such
units represent a relative small segment of the entire housing market.
It is estimated that segment of the housing market will not increase
substantially and the demand for one acre lots with public water and
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sanitary sewers will not be substantially stronger in the near future.
Although residential units with public utilities may be more desirable
than those on individual systems, the cost associated with developing
large lots with those services makes them less competitive in the
market place and consequently limits demand. While demand for and
absorption rate for one acre lots is not likely to change as a result of
the new utility lines, there is likely to be an increase demand for
changes in zoning to permit smaller lot sizes.
What would increase the absorption rate for new housing within Eaton
Township would be the development of subdivisions with a mixture of
smaller lot sizes using the conservation development approach.
Application of the Township’s density neutral cluster provision would
likely result in increased demand and faster absorption rate for the
resulting housing units. Developers utilizing this option would be
able to produce housing with public services at a more affordable cost.
The demand for such units has traditionally been consistently higher,
attracting a larger segment of the overall housing market.
Both the land developers and the Township benefit from this
approach to development. The developers have lower improvement
costs and more marketable lots. The Township, which is ultimately
responsible for ownership and maintenance of the roads, storm sewer
systems, and ditches, receives a smaller amount of infrastructure to
maintain while collecting tax revenues from the same number of
dwellings. In addition, the preserved green areas, which are controlled
by development agreements, are valuable resources for storm water
management and for maintaining the character of the Township.
Therefore, extensive use of the cluster overlay would likely result in
more rapid residential development within the Township. Since the
Township’s cluster overlay provision is density neutral, there would
not be an increase in the total number of housing units or the
resulting population at ultimate build out, but merely the rate of
development of new housing.
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GOALS AND POLICIES
The following goals and land use policies were designed by the
Comprehensive Land Use Plan Committee to guide decision-making by
the Township Trustees, Zoning Commission and Board of Zoning
Appeals with regard to issues that will affect the future of Eaton
Township. The identified goals and policies strive to achieve a balance
of residential, commercial, industrial, and recreational land uses,
transportation improvements, and public facilities in order to promote
and maintain a healthy economic base, protect and preserve the
natural environment, and provide a quality living environment for the
residents of the Township.

ECONOMIC BASE GOALS
1.

The Township needs to provide for and actively pursue the
development of an economic base capable of providing tax
support for the future operation of Township services to
relieve the burden on residents.

2.

The Township’s economic base should consist of a
combination of commercial retail and light industrial uses.

3.

Design standards should be established to insure that
commercial and industrial developments meet intended
quality and appearance standards and to maintain an
upscale image within the Township.

Commercial Development Goals
1.

The retail and service commercial base should be clustered
or concentrated in areas designed to handle the traffic and
related impacts of such uses and should take advantage of
existing concentrations, major streets, and potential
customer bases.

2.

The retail and service commercial base should occur at a
scale sufficient to not only meet the retail and service
needs of Township residents, but to draw customers from
a larger area bringing outside dollars into the local
economy.
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Industrial/Office Development Goals
1.

Industrial and office development should occur in
designated areas capable of handling anticipated traffic
flows, particularly truck traffic, and where impacts on
established residential neighborhoods will be minimized.

2.

The Township should encourage the establishment of
industrial and/or office parks to create a campus
environment as the preferred arrangement for
accommodating future development of such facilities and
to minimize access points on major roadways.

RESIDENTIAL DEVELOPMENT GOALS
1.

Residential developments should include the creation of
parks within each development to provide recreation and
open space areas in close proximity to residences.

2.

Larger residential developments should incorporate design
features intended to create neighborhoods.

3.

Clustering and innovative approaches to layout and design
should be used to create more attractive and interesting
developments while maintaining density controls.

4.

The Township should encourage housing diversity with a
mixture of lot sizes and variety of housing types

5.

The Township should vary setback standards to provide
for greater setbacks on main thoroughfares where traffic
volumes are higher, while permitting flexibility on side
streets and within residential neighborhoods to minimize
impervious areas and maximize green areas.

ENVIRONMENTAL GOALS
1.

Future developments should be designed to preserve and
protect environmentally sensitive features such as
wetlands, riparian corridors, and floodplains.
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2.

New developments should be sensitive to the Township’s
soil types with seasonal high water tables and poor surface
drainage conditions, and should be designed to manage
and control the impacts of storm water runoff.

TRANSPORTATION GOALS
1.

As commercial and industrial development occurs,
transportation improvements should be implemented to
ensure adequate roadways and infrastructure necessary to
accommodate the increased traffic generation anticipated
to accompany such development.

2.

Access points onto the Township’s major arterial
roadways should be limited and controlled in order to
minimize conflict points, maintain the flow of through
traffic, and minimize impacts on traffic safety. To the
greatest extent possible, new developments should
provide for internal access to individual properties with
only roadway access onto the Township’s arterial
highways.

3.

Turning lanes should be provided at major intersections to
maintain the flow of traffic and to enhance the safety of
turning movements.
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RECOMMENDATIONS
BACKGROUND
Developing the future land use recommendations for Eaton Township
involves the integration of several factors, including:
• Working with the framework provided by the
Township’s existing land use patterns;
• Properly allocating the amount of land area
dedicated to each land use type in order to achieve
and maintain an appropriate balance between land
uses;
• Locating land uses in a manner which minimizes
potential conflicts or negative impacts between land
use types and protects existing established
neighborhoods;
• Positioning land uses so as to take advantage of
positive symbiotic relationships that exist, or can
occur, between various land use types;
• Appropriately relating each land use category to
available and/or required infrastructure such as
roadways and utilities;
• Sensitivity to the specific limitations, requirements,
needs, and criteria of each specific land use type;
• Addressing issues of critical mass with regard to
certain land use categories;
• Minimizing impacts on environmentally sensitive
areas;
• Working with the limitations imposed by
environmental constraints such as poor soil
conditions and flood prone areas;
• Taking advantage of special opportunities, such as
interchanges, attractive natural features, recreational
facilities, etc.; and
• Achieving the Township’s stated development goals.
After consideration of all of the above factors, the Comprehensive
Land Use Plan Committee compiled the following recommendations
regarding the future land use and development of the Township
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INDUSTRIAL
Industrial land uses generally have the most limitations with regard to
location. They often have compatibility issues relative to high quality
residential uses, they require good accessibility and adequate utility
services, and they have the potential to create the greatest
environmental impacts.
Industrial uses also have the potential to provide a sound fiscal base
for schools and Township services and to create employment
opportunities for residents. It is recommended that Eaton Township
promote industrial development in those areas where necessary
infrastructure, such as sanitary sewers, water supply, power, and
roads are sufficient to accommodate such development. Three
primary areas are recommended for the placement and concentration
of industrial uses.
The first such area is the existing industrial zoned area surrounding
the intersection of Hawke Road and State Route 82 which is also the
location of Eaton Commerce Park. Expanding this established
industrial area with similar uses maintains the economic integrity of
the area and builds on the advantages associated with clustering of
such uses. As noted in the Existing Land Use section of this plan,
industrial and office type development continues into Columbia
Township, which is currently developing its own commerce park. The
eastern industrial area consists almost entirely of smaller parcels
ranging in size from 1.5 to 5 acres. It is an ideal location for attracting
small and starter businesses. In total this industrial area, which
includes Eaton Commerce Park, contains about 250 acres. The
Columbia School District will benefit from the continued industrial
development of this area as recommended.
The second location with considerable potential for concentration of
future industrial and office type development is the area north of
Giles Road, west of State Route 83. The design concept of an
industrial park or campus like development is recommended in order
to maximize the development potential of this area. There is currently
an existing major industrial use already located in the area and
expansion around that facility with the development of additional
light industrial uses should be encouraged. Less intensive uses, such
as an office/employment center, are recommended along the
periphery of the area to provide a buffer or transition from the more
intensive industrial uses to the existing residential uses in the
surrounding area.
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The Giles Road industrial area, which contains approximately 600
acres, has the potential to become the largest non-retail employment
center within Eaton Township. It is well positioned near the Lorain
County population centers located to the north, to the State Route 10
freeway, and to the Township’s two primary state highways. All of
which make it highly accessible to an extensive workforce, and
therefore attractive to potential business owners. Properly designed
and developed with office and industrial uses, this area should be a
significant source of tax revenue for both the Township and the
Midview school system.
As a large employment center, it will also be a significant traffic
generator. Fortunately this area has the potential for access from both
Giles Road and State Route 83 with close connections to both State
Route 82 and Durkee Road. As a result of those multiple connections,
commuter traffic can be dispersed among several very functional
access routes. Roadway improvements should be constructed as
development progresses, particularly the installation of turning lanes
at intersections, to accommodate projected truck traffic and turning
movements.
The third area recommended for industrial development is along State
Route 83 just north of the railroad tracks and extending northward to
the commercial area at the center of the Township. The BP facility and
the fly ash landfill are already located in that area, and it therefore
displays little potential for either residential use or other types of nonresidential development. This proposed industrial development area
consists of approximately 300 acres
In summary, the three proposed industrial areas contain in excess of
1,100 acres, all potentially contributing to the tax base for Eaton
Township.

COMMERCIAL
Local Commercial Development
Secondary or local commercial districts should also be encouraged to
provide for uses that accommodate the sale of convenience retail
goods and personal services to those residents in the general area.
The intention of this type of commercial development is to encourage
grouping of establishments with the provision of adequate off-street
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parking facilities as well as an efficient and safe methods of handling
pedestrian and vehicular traffic.
There are two primary focal points for the development of local retail
and service commercial facilities recommended within Eaton
Township. The first location is the emerging commercial
concentration surrounding the intersection of State Route 82 and State
Route 83 at the center of the Township. This location has the
advantages of being centrally located, being serviced by two major
arterial roadways, having adequate utility services, and having a sound
core of existing established business on which to build. This area also
has the advantage of being the location of the Township hall and fire
station.
The second local commercial focus is the area along State Route 82
from Eaton Estates eastward to the railroad tracks. Again, this area
has an established core of existing businesses and is readily accessible
by a large percentage of the Township’s residences. The adjacent golf
course provides an excellent buffer and transition from this
commercial area to residential uses.
Regional Commercial Development
The development of a regional commercial district in Eaton Township
is recommended in order to attract a larger consumer base as well as
to provide a tax base for the community. Such developments need to
be located on or at the intersection of major transportation routes.
Proximity to a freeway interchange is essential to provide for
accessibility and visibility. Such larger scale commercial
developments also require the availability of a sufficient threshold
population within reasonably close proximity.
Given these criteria, the north end of the Township would be the most
appropriate area for the location of this type of commercial
development. The cities to the north of Eaton Township have the
requisite population density to support a larger scale business
development, and the freeway interchanges are all located north of the
Township. However potential sites for larger scale commercial
development are limited in the northern portion of the Township due
to the existence of environmental constraints such as floodplains,
limited capacity to adequately handle storm drainage, and poor soil
conditions.
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Two areas are recommended as being viable for development as
regional commercial centers. Development of at least one of these
areas with a larger scale commercial development will provide
significant economic and tax benefits to the Township.
The first is the area on the east side of State Route 57 extending north
from State Route 82 to Flint Ridge. This location has direct
accessibility from two interchanges off of State Route 10, frontage on
heavily traveled State Route 57, and good accessibility from the
Township’s major east west arterial State Route 82. It is anticipated
that regional commercial development at this location would utilize
the entire frontage on State Route 57 and extend roughly one-third of
the way to the rear line of the Castleton lots. Based upon that
development scenario, the land area available for regional commercial
development is almost 100 acres.
The second recommended location for regional commercial
development is the area north of Cletus Road east of State Route 57.
This area contains approximately 270 acres. Highway access, excellent
visibility, relatively flat topography, and proximity to population
concentrations all combine to make this area ideal for development as
a regional commercial center.
The principal issues impacting future development of this area as a
major commercial center are storm drainage, soil capabilities and
availability of sanitary sewer service. Given the potential scale of the
retail commercial development possible at this location, it is likely that
the identified soil and drainage issues are not sufficient to impede or
discourage such development. While sanitary sewers are physically
available to the area, it is located within the City of Elyria wastewater
facility service area. Therefore coordination with the City of Elyria will
be necessary to ensure adequate utility service. The Elyria wastewater
treatment plant does have sufficient capacity available to handle a
development of the anticipated magnitude. It is recommended that
the Township pursue an agreement with the City of Elyria regarding
the provision of sanitary sewer service to this area.

RESIDENTIAL
Multi-Family/Single-Family Attached Development
Currently there are limited options for multi-family and single-family
attached housing within Eaton Township. As note in the Housing
39

EATON TOWNSHIP COMPREHENSIVE LAND USE PLAN 2010

section of this plan, ninety-seven percent (97%) of the dwelling units in
the Township are detached single-family units. In order to achieve a
reasonable mix of residential dwelling types, it is necessary to identify
potential locations for multi-family and single-family attached style
housing. The locations that appear most suitable for such residential
development are the area just southeast of the town center and the
area east of Eaton Estates on the south side of State Route 82.
The first location consists of approximately 130 acres with frontage
on both State Route 82 and State Route 83. It is bordered on the
northwest by the large local commercial area proposed at the State
Route 82 and State Route 83 intersection. To the south is the
proposed southern industrial area. To the east are the existing small
Township park and the Eaton Estates development. The second
location extends from State Route 82 south to the railroad tracks.
This area is bound on the west by Eaton Estates and on the east by the
existing commercial area.
Several factors make these two locations appropriate for higher
density residential development. They are close to one of the
Township’s emerging commercial centers, which is preferable for such
developments. Each area is bound on two sides by non-residential
uses, which makes them less desirable for conventional single-family
residential development. Multi-family and single-family attached
developments in these locations would provide appropriate transition
uses between Eaton Estates and the local commercial developments on
their opposite boundaries. These proposed locations for higher
density development have direct access to primary state highways,
which will disperse and minimize traffic impacts. The availability of
this housing style, in such close proximity to the proposed Giles Road
industrial area, has the potential to provide housing opportunities for
individuals working at what is anticipated to become the Township’s
primary employment center.
Single-Family Development
It is recommended that the majority of Eaton Township continue to be
designated for development with low density detached single-family
dwellings on individual building lots. Low density as recommended in
this plan is up to one dwelling unit per acre of land.
The development potential for detached single-family residential
housing within Eaton Township falls into two main categories. The
first category includes those areas which, as a result of location and
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the availability of sanitary sewers, have the potential for use of
conservation development techniques. The conservation development
approach maintains the permitted overall density within a subdivision
or development. The availability of utilities in these areas permits
mixing of lot sizes and clustering of units creating areas of
permanent open space for local recreation, preserving environmentally
sensitive areas, and creating trail and walkway systems. The option to
use this alternative development style allows for flexibility in the
layout and design of subdivisions and provision of housing variety
without changes in density.
The second category consists of those areas that due to the lack of
sanitary sewer service and/or the established character of the
surrounding neighborhood are more appropriately developed with the
traditional larger lots. Traditionally rural townships such as Eaton
have been forced to develop exclusively with large lots. Lot sizes have
historically been based upon the necessity to provide for on-site
sewage disposal systems and individual water wells. Separation
requirements and replacement field areas dictated by County Health
Department regulations have been the principal factor in shaping lot
sizes and dimensions. Under those conditions, residential densities
are not controlled by the Township, but rather by the County Health
Department regulations. These factors will continue to apply in those
portions of the Township that did not receive sanitary sewers or where
existing development configurations and lot patterns have already
established the neighborhood character.
Low density detached single-family residential development with large
individual building lots will continue to be the development pattern in
the southeast quadrant of the Township. That includes the portion of
Township located to the south of the railroad tracks and to the east of
the Grafton Village corporation limits. Several factors mandate the
recommended approach to the development of this area. First, this
area is geographically the furthest removed portion of the Township
from the dense population centers to the north that anchor Lorain
County. Second this area has limited roadway connectivity to the
main transportation routes serving Eaton Township. Third, the
southeast quadrant of the Township did not receive sanitary sewers
and therefore must continue to rely upon on-site sewage disposal
systems. It is also anticipated that low density detached single-family
residential development on large lots will be the predominant
residential pattern in the corridor bounded by Durkee Road on the
west and State Route 83 on the east. The established residential
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patterns and limited availability of sanitary sewer service contribute to
the continuation of this residential pattern.
The corridor along the western edge of the Township and extending
eastward from State Route 57 on the west to Durkee Road on the east
is an appropriate area for low density detached single family
residential developments using conservation development techniques.
In this corridor, low density detached single family residential
developments utilizing conservation development techniques will
provide an excellent transition from the more intensive residential and
non-residential developments located to the east and northeast to the
established residential neighborhoods in Eaton Township.
The northeastern quadrant of the Township is an area ideally suited
for low density detached single family developments using
conservation development techniques. This area, located east of State
Route 83 and north of State Route 82 was one of the primary focal
points for the installation of sanitary sewers and as a result has very
good coverage and availability. In addition, this area is located
adjacent to the most rapidly developing portions of Lorain County,
and is well located with regard to highway access to primary
commuter routes and employment centers.

OPEN SPACE AND RECREATION
It is recommended that the existing park and recreation facilities
located within the Township be supplemented with smaller
neighborhood scale facilities designed as part of new residential
developments. The incorporation of such small neighborhood green
areas and recreation facilities into new residential developments helps
to create a sense of neighborhood within those developments and
serve as supplements to the Township’s larger park and recreation
facilities. Each new residential development within the Township
should either provide sufficient park, recreation, and open space areas
within the development, or contribute to enhancements within the
existing public park and recreation facilities.
It is also recommended that the Township incorporate provisions
within its Zoning Resolution to protect and preserve riparian corridors
in compliance with recent State and Federal mandates. The Township
should carefully craft such regulations to meet minimum
requirements for providing stream protection while guarding against
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undue limitations on the use of properties which have frontage along
stream corridors.
It is recommended that the Township consider acquisition or
dedication of the fly ash landfill and associated property as the
location for a future park and recreation facility. This approach would
turn the property into an asset for the community by providing open
space and recreation opportunities adjacent to those areas of the
Township anticipated to have the highest population densities. This
site could be linked to the existing Township park on State Route 82
by means of a trail constructed along the existing power line property.
This could be accomplished in a cooperative effort with the power
company and provide benefits for both entities.

TRANSPORTATION
It is recommended that roadway improvements be constructed as
determined necessary to accommodate new developments,
particularly larger scale developments which produce significant
numbers of turning movements and/or high volumes of truck traffic.
It is further recommended that the Township establish requirements
for proposed new development projects to submit traffic generation
reports to project their anticipated traffic impacts and to identify
when and what type of improvements to the existing streets are
required to the mitigate those impacts, and to require that such
improvements be installed by the developers as part of their projects.

SUMMARY
The future land use recommendations set forth in this plan are
intended to provide for a balanced mix of land uses that work in
concert to create a desirable living environment for both current and
future residents of the Township. The allocation of land uses is also
intended to assure a more balanced tax base that minimizes the
burden on single-family residences while maintaining the
predominantly detached single-family residential character of the
community. The use of density neutral conservation development
techniques is intended to preserve and create permanent open space
and offer housing options and variety. The expansion of the areas
designated for commercial, office and industrial uses and the control
of densities within residential areas as recommended in this plan will
result in a slight reduction in the potential ultimate population of the
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Township at total build out compared to the scenario under current
zoning provisions as described in the Development Potential section
of this plan.
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IMPLEMENTATION
ZONING RESOLUTION
Since the Zoning Resolution is the primary tool for regulating land use
in Eaton Township, it is a critical element for implementing the
policies and achieving the land use goals set forth in the
Comprehensive Plan. The Comprehensive Land Use Plan Committee
identified issues and concerns with regard to the consistency of the
various provisions contained in the Resolution with achieving the
goals and recommendation contain this Plan. As a result, the
following amendments to the current Zoning Resolution are
recommended:
1. The Zoning Resolution contains goal statements and policy
recommendations that do not properly belong in a zoning
resolution. Instead the Resolution should include as part of
the purpose and intent provision a reference to implementing
this comprehensive plan document. This amendment to the
text of the Zoning Resolution should be done immediately
upon the adoption of the Comprehensive Plan document.
2. The definition of “Comprehensive Plan” and “Major
Thoroughfare Plan” contained in Article 2 both refer to the
Lorain County Plan. Those definitions will also need to be
amended to refer to this Comprehensive Plan document.
Again these text amendments should be adopted immediately
after the adoption of this Plan.
3. The list of districts set forth as “Established Districts” in
Article 5 are not the actual districts contained in the rest of
the Zoning Resolution or shown on the Official Zoning Map.
Clearly that inconsistency is a major problem for defensibility
of the Township’s zoning provisions and should be corrected.
The zoning districts should be reflective of the land use
recommendations contained in this Plan.
4. There are significant internal conflicts and discrepancies
within the Zoning Resolution. Such inconsistencies are
confusing for anyone who is attempting to comply with the
zoning code and unnecessarily complicate enforcement. It is
recommended that the Zoning Resolution be updated to
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eliminate the identified internal conflicts and discrepancies
and to ensure that it reflects the goals and policies set forth
in this Comprehensive Plan.
5. The organizational structure of the Zoning Resolution is not
“user-friendly” but confusing and cumbersome for the
average user. It is recommended that the Resolution be
reformatted to make it easier to use and to administer.
6. There are numerous parcels that are “split zoned” on the
official zoning map. That is, the parcels have two distinct
zoning district classifications. In some cases that is
acceptable. In the instance of a large, deep parcel where the
frontage is zoned commercial and the rear of the parcel is
zoned residential, it may constitute a reasonable zoning
pattern where both zoning districts are large enough to be
effectively used as zoned. There are numerous instances,
however, where the zoning line divides the lot in such a
manner as to create a small area or sliver that is effectively
unusable under the provisions and requirements of the
zoning classification. In those instances, the zoning scheme
is problematic and the zoning boundary lines should more
appropriately follow the property boundary lines.
7. The Zoning Resolution should be amended to incorporate
riparian setbacks in compliance with State and Federal
environmental protection requirements.
8. It is recommended that the Resolution be designed to
encourage future developments to be submitted as planned
unit developments in order to increase the Township’s
control and input regarding layout and design. Such an
approach would shift more of the development approval
authority from the County to the Township and give local
officials greater ability to direct and manage the nature of
new developments.

REGIONAL COMMERCIAL DEVELOPMENT
It is recommended that the Township pursue an agreement with the
City of Elyria regarding the provision of sanitary sewer service to the
two regional commercial areas identified on the Proposed Land Use
Map, whether such negotiations involve merely the provision of
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sanitary sewer service or involve the creation of a Joint Economic
Development District and the sharing of some income tax revenues.

OPEN SPACE AND PARK DEVELOPMENT
It is recommended that the Township initiate discussions with First
Energy regarding the acquisition of the land at and adjacent to the fly
ash landfill on State Route 83 for the purpose of creating a Township
park and recreation facility.
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