
Perrysburg
Land Use Plan - 2020
STEERING COMMITTEE MEETING 3 – DECEMBER 17TH



Agenda
 1. Project Overview (Scope and Schedule)
 2. Public Engagement Review

 - Stakeholder interviews

 - Online Survey

 - Statistically Valid Survey

 - Community Meetings 1 and 2

 3. Develop Preliminary Planning Principles
 4. Identify and Confirm Land Use Focus Areas
 5. Next Steps



Project Scope and Schedule



TASK 1:
Project Intro

Approach



Project Approach
 Prepare a test group (YOU!) and project website to provide info;

 Understand the context of the plan and the city;

 Test the key themes of the plan with the public;

 Illustrate plan elements with maps & graphics; and,

 Finalize the plan with the public and kickoff implementation! 



Phase I 
Task 1.1 – Getting Organized 

Task 1.2 – Develop Project Brand and Website 

Task 1.3 – Assemble Mapping Data and Prepare Maps 

Task 1.4 – Review Current Plans and Policies 

Task 1.5 – Project Kick-Off (Steering Committee Meeting 1) 



Phase 2 
Task 2.1 – Existing Condition Analysis 

Task 2.2 – Existing Conditions Presentation and Preparing for 

Community Outreach (Steering Committee Meeting 2) 



Phase 3 
Task 3.1 – Small Group Meetings (up to 3) 

Task 3.2 – Public Meeting 1 

Task 3.3 – Online Engagement 

Task 3.4 – Phone Survey 



Phase 4 
Task 4.1 - Creating the Plan Goals and Objectives / Identifying Priority Development 

Areas (Steering Committee Meeting 3) 

Task 4.2 - Understanding Options for Growth and the Fiscal Impacts of Growth 

Task 4.3 - Creating and Testing the Plan Framework and Priority Development Area 

Concepts (Steering Committee Meeting 4)



Phase 5 
Task 5.1 – Finalize the Land Use Plan, Develop Code Recommendations, 

and Create an Implementation Matrix 

Task 5.2 – Prepare and Review the Draft Plan

Task 5.3 – Public Meeting 2/Online Review 

Task 5.4– Finalize and Prepare for Implementation (SC 5) 

Task 5.5 - Final Plan Deliverables 



DRAFT 
SCHEDULE



Project Website: perrysburgtomorrow.weebly.com



Agenda
 1. Project Overview (Scope and Schedule)
 2. Public Engagement Review

 - Stakeholder interviews

 - Online Survey

 - Community Meetings 1 and 2

 - Statistically Valid Survey

 3. Develop Preliminary Planning Principles
 4. Identify and Confirm Land Use Focus Areas
 5. Next Steps



Public Engagement Review



By the numbers



By the numbers

• 2 Community Meetings…+/- 50 participants

• 5 Stakeholder meeting…+/- 30 participants

• 2 community surveys…+/- 700 participants

1,000s of ideas, comments, and visions for the future



Community 
Meetings



By the numbers
• xxxxx



Community Meetings
• 2 public meetings conducted before and after thanksgiving

• Over 50 participants over the two sessions

• Participated in live polling exercises

• Conducted an issues, opportunities, and future growth desires of 

participants



Community Meeting - Issues 
 underutilizing downtown - some higher and better uses? Losing its 

character?
 not enough space for events and entertainment
 gaps in green space, parks, trails, etc. - not enough river access
 Taxes and cost of living are high
 lack of transit - no commuting options
 "perfectsburg"
 housing market limits diversity
 Rapid growth of the population and the effects on the schools
 Old infrastructure - aging & need to be replaced/addressed



Community Meeting - Opportunities 
 natural assets - river, wildlife, trails, parks, open space, etc.
 small town charm with a great downtown, wonderful schools
 growing commercial/industrial base to offset tax revenue
 Route 25 Corridor growth for income generating uses
 Intersection of I475 & River Road could be developed
 opportunity around Route 20 - different business opportunity. 



Community Meeting – Ideas for Growth
 growing up - perhaps some resistance to that, but need to compete
 be mindful of character - educate public on what the character could 

be
 recreation! - trails and parks
 more affordable housing - young families, downsizing, missing middle?
 new development should be connected - more community oriented 

"centers"
 offer more diverse housing choices
 growth, with conservation and community amenities
 increase density in an appropriate scale - grow inward and up
 maintains history of town, but grow into the future







Character Impressions
 A live polling exercise was conducted during the Community meeting 

where participants could rank if a development type was…
 Very desirable
 Somewhat desirable
 Not desirable at all

 The development types were…
 Mixed use development
 Multi family – urban infill
 Multi family – greenfield
 Traditional Neighborhood Development (TND)
 Missing middle housing
 Low-Density Single-family housing 















Stakeholder 
Interviews



Stakeholder Interviews
• 5 meetings across 3 days that reached close to 40 key stakeholders 

in your community

• Performed a similar activity to the steering committee to get an 

understanding of the issues, opportunities, and future growth 

desires of participants



Stakeholder - Issues
 maintaining infrastructure and traffic as we grow
 high cost of living - taxes
 perception is that Perrysburg is a 'no growth' community, that growth is out of control 

today, and as a whole, is resistant to change
 having space for students as growth continues - a need for new community school(s)
 zoning and approval process needs to be updated
 need to be more developer friendly/easier to do business
 need to take competitive approach to compete with neighboring communities
 lack of recreation - open space, events space, parks, trails and non-motorized network



Stakeholder - Opportunities
 great schools and small-town feel - great place to raise a family!
 create more jobs - businesses want to move here!
 opportunity to grow vertical
 regional partnerships with townships
 rt 25 has potential to grow economic sector
 invest in waterfront! - public space
 sports complex and other recreational and events facilities
 3 freeway interchanges in town, a lot of developable land



Stakeholder – Ideas for Growth
 thoughtful growth at current rate - sustainable, green, quality of life
 growth needs to include neighborhood amenities such as schools, trails, parks, open 

space, etc.
 inward growth and upward  - incentivize commercial growth and diverse housing 

options, adaptive reuse?
 promote and grow arts, culture, athletics, and events 
 attract younger generations with diverse housing options that also give elderly residents 

ability to age in place
 need to compete with neighboring communities, but maintain the small-town feel that 

makes us special and unique 



Surveys
online / statistically valid
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Phone interviews with current 
City of Perrysburg residents 
who are NOT an elected official 
or employed by radio/TV 
station or newspaper/ 
magazine publisher

Interviewed 11/5/20 – 11/16/20

290

Research Approach

Online survey developed by OHM, 
and administered by Typform. 
Housed on project website and 
distributed by the City of Perrysburg410
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Research Approach

20%
19%

28%
19%

9%
5%

Over 30 years

21 - 30 years

11 - 20 years

6 - 10 years

3 - 5 years

0 - 2 years
Years lived in Perrysburg

Statistically Valid Survey Graphs Look Like This Online Survey Graphs Look Like This



Respondent Profile
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25%
16%

25%
23%

9%
1%

65+

55 - 64

45 - 54

35 - 44

25 - 34

18 - 24
Age

15%
3%

1%
1%
3%

78%

Refused

Other

Asian

African American

Hispanic/Latino

White
Race/Ethnicity

52
%

48
%

42% 
children in 
household

Source: Total respondents (n=290)



Respondent Profile (continued)
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Source: Total respondents (n=290)

Rent 13% Own 86%
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Respondent Profile (continued)
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Source: Total respondents (n=290)
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Source: Total respondents (n=290)
Generally speaking, would you say that things here in Perrysburg are going in the right direction, or have they gotten off on the wrong track?
On a scale of 0-10 where 0 is ''extremely low quality'' and 10 is ''extremely high quality,'' how would you rate the quality of life in Perrysburg?

Perrysburg direction

13%
Wrong track

79%
Right 

direction

8%
Don’t know/refused

6%
9%

35%

23%

27%

Quality of life in Perrysburg

10
9
8
7
0-6

Most see Perrysburg as going in the right direction 
and rate quality of life high.   

6.1 : 1 Ratio
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Schools are the top element that shapes the quality of life in 
Perrysburg followed by safety, downtown, people, and 
neighborhoods.
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Source: Total respondents (n=290)
What elements in the community do you believe shape the quality of life in Perrysburg?

16%

32%

37%

40%

48%

48%

50%

54%

66%

Other

Shopping

The River

Parks

Neighborhoods

People

Downtown

Safety

Schools

Elements that shape quality of life in Perrysburg



Growth is the biggest challenge facing 
Perrysburg.

47

Source: Total respondents (n=290)
What is the most significant challenge facing the City of Perrysburg?

17%
20%

1%
1%
1%
1%
1%
1%
2%
2%
3%

6%
11%

32%

Don't Know/Refused
Other

Job opportunities
Vacant buildings

City Revenue
Non-motorized transportation

Infrastructure conditions
Housing choices

Safety
Public transportation

Traffic
School district

Taxes
Growth

Most significant challenge facing City of Perrysburg



Residents are most satisfied with access to healthcare facilities 
and the beauty of the city but are less satisfied with city 
communication, traffic flow, and multi-purpose trails.   
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6.59
7.04
7.24
7.50
7.57
7.85
7.88
7.92
8.13
8.14
8.44
8.52

Multipurpose trails

Traffic flow

City communication efforts

Code enforcement and personal…

City events

Quality of commercial/retail areas

Road conditions and maintenance

Housing choices

Public parks and gathering areas

City services

Overall beauty of the city

Access to health/medical care facilities

Satisfaction with services & characteristics
(averages on 0-10 scale)

Source: Total respondents (n=290)
On a scale of 0 – 10, with 0 being ''not at all satisfied'' and 10 being ''extremely satisfied,'' how satisfied are you currently with the following services and characteristics?

Online results generally mirror 
phone survey!



The school district is a strong draw for 
many new residents.   
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Source: Total respondents (n=290)
What initially brought you to Perrysburg?

14%

4%

6%

7%

9%

11%

12%

17%

18%

23%

40%

Other

Culture and diversity

Proximity to shopping options

Affordability

Lived here my whole life

Job opportunity/opportunities

City character

Housing

Proximity to work

Family

School district

Why initially came to Perrysburg



Most expect to continue living in Perrysburg.  Taxes and cost 
of living are a key reason for the few who don’t expect to 
continue living in Perrysburg.
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Live in Perrysburg in next 5 years

9%
No

89%
Yes

2%
Don’t know/

refused

Source: Total respondents (n=290)
Do you see yourself living in Perrysburg in the next 5 years?
Why do you not see yourself living in Perrysburg in 5 years?

Why won’t be living in Perrysburg in 
next five years
• Taxes (10)
• Personal reasons for moving (6)
• Cost of living (5)
• Lack of diversity/culture (4)
• Family (2)
• Too much growth (2)
• Job opportunities (1)
• Entertainment (1)
• Other (4)
• Don’t know/refused (2)

Online results generally mirror phone survey!



Factors that impact residents’ pocketbooks are at 
the top of the list as the most important factors to 
improve in the next ten years.
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Source: Total respondents (n=290)
Using a scale of 0 – 10, with 0 being ''not at all important'' and 10 being ''extremely important'' please rate 
how important it is to improve the following factors in the next ten years.
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7.28

7.42

7.62

Transportation options
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Traffic

Infrastructure conditions
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Safety

Cost of living

Taxes

Factors to improve in next ten years 
(averages on 0-10 scale)

6.8

6.4

6.5

7.0

6.8

Online Results

7.5

5.3
5.4

6.8

8.2

8.2



There are a variety of opinions on how Perrysburg should grow.   
Most believe at least some of the water/sewer land should be 
conserved.   
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Source: Total respondents (n=290)
Perrysburg has been growing over the last ten years. On average about 200 new residents have called Perrysburg home each year. Looking ahead to the next ten years, how do 
you think the City should grow?
There are approximately 3,270 acres of undeveloped land in the Perrysburg Water and Sewer Service District, all of this land can be developed in some capacity based on existing 
zoning. If and when developed, what percentage of this undeveloped land should be conserved or protected for park space ,agricultural use, open space and/or active recreation?
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No growth (even if it
means LIMITING future tax

revenue)

Both within city
boundaries and through

annexation when possible

Direct all growth to within
the City boundaries

Grow outward with
annexation when possible

How should Perrysburg grow 
in next 10 years



There are a variety of opinions on how Perrysburg should grow.   
Most believe at least some of the water/sewer land should be 
conserved.   
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Source: Total respondents (n=290)
Perrysburg has been growing over the last ten years. On average about 200 new residents have called Perrysburg home each year. Looking ahead to the next ten years, how do 
you think the City should grow?
There are approximately 3,270 acres of undeveloped land in the Perrysburg Water and Sewer Service District, all of this land can be developed in some capacity based on existing 
zoning. If and when developed, what percentage of this undeveloped land should be conserved or protected for park space ,agricultural use, open space and/or active recreation?
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Most residents feel there is a need to grow the economy and 
focus on developing older commercial areas.   Fewer see a 
need to expand housing choices.   
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Source: Total respondents (n=290)
Thinking a little about future growth and development on a scale of 1-5 with 1 ''being strongly 
disagree'' and 5 being ''strongly agree'' how would you rate the following statements? 

19%

26%

36%

43%

11%

19%

33%

29%

17%

24%

20%

18%

47%

69%

89%

90%

Limit growth, keep things the same

We need to expand housing choices
for all ages and household types

We should focus on developing
older commercial areas

We need to grow the economy to
maintain a healthy tax base and

quality community services

Desired future growth and development

5 - Strongly Agree 4 3

Online Results

3.8

4.1

3.1

2.9



4.99

5.68

5.78

5.96

6.02

6.84

Farmland on the South side
of the community

Route 20 interchange

Along Route 25 and
Eckel Junction Corridors

The Heights neighborhood

In and around downtown

Redevelop older commercial
areas on South Boundary

Appropriateness of locations for development
(averages on 0-10 scale)

Again developing commercial areas rises to the top while 
developing farmland is at the bottom.   Nearly half believe 
new development in the downtown area should be 
accommodated.   
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Source: Total respondents (n=290)
Using a scale of 0 – 10, with 0 being ''not appropriate at all'' and 10 being ''very appropriate,'' how appropriate are each of the following locations for development in the future.
On a scale of 0-10 where 0 is ''not appropriate at all'' and 10 is ''very appropriate,'' how appropriate is it for the city to accommodate new development DOWNTOWN?

46%
Rate appropriateness 

of accommodating new 
development in 

downtown a 8, 9 or 10

Online Results
7.7

7.1

6.2

4.4

5.9

6.3



The most important housing characteristic is high quality 
materials.   Although large lots aren’t as popular, residents do 
want open space and parks.   
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Source: Total respondents (n=290)
On a scale of 0-10 with 0 being ''extremely unimportant'' and 10 being ''extremely important,'' please rate how 
important each of the following housing characteristics are when thinking about future residential growth.

6.01

6.30

6.79

6.97

7.25

7.29

7.32

7.41

7.95

Large lots

Proximity to commercial amenities

Proximity to trails and multi-use paths

Proximity to parks

Cost to owner/renter

Proximity to schools

A range of housing options for
residents in different stages of life

Open space or greenspace

High quality materials

Importance of housing characteristics
(averages on 0-10 scale)

Online results generally 
mirror phone survey!



Families with children are the most often mentioned group 
that might potentially need more housing in the next ten 
years.   
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Young 
Adults 
14%

Families 
with 

Children 
46%

55 and 
older
29%

Families 
without 
Children 

4%

Source: Total respondents (n=290)
What group of people might need more housing within Perrysburg over the next ten years?
7% said don’t know/refused



However, when asked about specific kinds of 
housing senior housing is slightly higher than 
single family residential.   
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Source: Total respondents (n=290)
Does Perrysburg need more, less, or have the right amount of each of the following?

46% 40% 35% 27% 24% 22% 18%

10% 11%
27% 19% 21% 26% 29%

Senior
Housing

(40%)

Single-Family
Residential

(47%)

Moderately
Priced

Apartments
(32%)

Mixed-Use
Developments

(51%)

Townhomes
(51%)

Condominiums
(46%)

High-end
Apartments

(49%)

Amount of housing needed

More

Less

Right
Amount

Online results generally mirror phone survey!



Nearly two-thirds are supportive of expanding 
boundaries in order to generate new income uses.   
Redevelopment tops the list.   
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Source: Total respondents (n=290)
Do you believe Perrysburg should expand its boundaries to accommodate new income generating uses (i.e., office and light industrial)?
Using a scale of 0 – 10, with 0 being ''would not like at all'' and 10 being ''would like a great deal,'' please rate the type of economic growth you would like in Perrysburg. 

Perrysburg should expand 
boundaries for new income uses

33%
No

63%
Yes

3%
Don’t know/

refused



Nearly two-thirds are supportive of expanding 
boundaries in order to generate new income uses.   
Redevelopment tops the list.   
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Source: Total respondents (n=290)
Do you believe Perrysburg should expand its boundaries to accommodate new income generating uses (i.e., office and light industrial)?
Using a scale of 0 – 10, with 0 being ''would not like at all'' and 10 being ''would like a great deal,'' please rate the type of economic growth you would like in Perrysburg. 

4.07

4.28

5.68

5.77

6.10

6.40

7.40

Logistics and warehousing

Large chain retail

Office

Mixed-Use (retail/office/residential)

Medical

Research and Development

Redevelop existing aging
commercial centers

Type of economic growth like in Perrysburg
(averages on 0-10 scale) Online Results

6.3

4.4

8.2

4.3

5.6

5.7

6.4



Stakeholder Interviews
• xxxxx



Public Input
Key Findings



Key Findings
1. The school district continues to be a strong community factor, and the predominant 

reason residents initially came to Perrysburg

2. Schools are the top element that shapes the quality of life in Perrysburg followed by 
safety, downtown, people, and neighborhoods.

3. Growth and taxes are the biggest challenges facing Perrysburg.

4. There is a strong desire among residents to improve the non-motorized connectivity in the 
city

5. Factors that impact residents’ pocketbooks are at the top of the list as the most important 
factors to improve in the next ten years.

6. Residents have a balanced opinion of growth, and believe some should be directed within 
the City limits, and some through annexation



Key Findings
1. Residents strongly support conserving land and open space as development continues

2. Residents are favorable toward redeveloping older commercial areas and areas in and 
around downtown

3. A range of housing that is high-quality, integrates open space and neighborhood 
characteristics is important

4. There is a deferring of opinion in growth being a top concern, and its impacts on schools, 
with residents still having a high preference for housing that serves families with children

5. Residents feel there is a need for more senior housing options

6. Growth that generates new tax revenue for the City is a high priority
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Plan Framework
Develop Preliminary Planning Principles



Plan Framework

THE
PLAN

Public Input
Surveys

Stakeholder Meetings  

Public Meeting
Public Open House

Existing Conditions
People, Place, and Land

Best Practices
Local and National



DRAFT Plan 
Sections

 Community Profile and Public  
Engagement

 Image and Brand

 Housing, Economy, and Land  Use

 Mobility and Infrastructure

 Parks & Open Space

 Downtown

 Implementation



Plan Framework

LAND USE PRINCIPLES
The desired outcome
expressed in simple terms.

GOALS + OBJECTIVES
Statements of purpose.

ACTIONS
Programs, policies, or
projects to support the  strategies.



Plan Framework
Overview

Existing Conditions

Public Input

Future Land Use Plan

FLU Principles

FLU Map

Land Use Matrix

Description

Densities

Character

• Goals & Objectives
• Land Use

• Housing

• Mobility

• Quality of Life

• Image & Brand

• Focus Areas
• Land Use

• Character

• Connectivity

• Quality of Life

Create 
Development 
Principles for 
each Focus Area



Our Work
 Plan Framework: Development Principles & Goals

 Draft Future Land Use Options

 Land Use Character Matrix



Our Work – Creating Draft Principles

As a group we will be 
sharing the draft 
principles

The principles will be 
recorded and reviewed

OHM with the client will 
review and refine

The principles will inform 
the development of the 
Future Land Use Map 
(presented at SC 4)



Our Work
 Take 5 min and write down statements that 

describe how you would like to see future growth 
in Perrysburg.

 Example: A community that is connected through a network of 
trails and pathways and places that promote social gathering and 
interaction

 Example: A community that values and protects open spaces and 
valuable natural resources.



Focus Areas



An area that has been identified as an important parcel or 
collection of parcels that are appropriate for redevelopment 

or infill, and can dramatically shape the quality of life and 
economic success of the community in the future. 

Focus Areas



What Do Focus Areas Do?
• Identify areas that will advance the goals and objectives of the plan.

• Create opportunities for development that will be a catalyst for the development of 
the district, neighborhood or community

• Provide a direction for how public dollars and projects could be used to 
advance private sector investment in these areas.

• Identify the types of public projects that will support private sector investment in 
the focus area. 

• Identify areas to ‘preserve’ with the greatest development opportunity . . . 
foregoing efforts to preserve the best development sites can result in a lost 
opportunity!



Focus Area Criteria

• Contiguous parcels with similar land ownership (Ease of 

Acquisition & encumbrances)

• Areas that do not conform/advance the community’s plans

• Remediation of blighted areas that impair growth or impedes 

progress, or is not at the highest and best use

• Areas identified by the public as areas that should be enhanced 

preserved or transformed



What Do They Not Do?

• Rezone property

• Take property

• Provide a silver bullet to promote development



What Might They Look Like?



What Might They Look Like?



Draft Focus Areas



Next Steps



DRAFT 
SCHEDULE



Next Steps

Land Use Chapter:  
Future Land Use Map

Draft Principles, Goals 
and Objectives
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	However, when asked about specific kinds of housing senior housing is slightly higher than single family residential.   
	Nearly two-thirds are supportive of expanding boundaries in order to generate new income uses.   Redevelopment tops the list.   
	Nearly two-thirds are supportive of expanding boundaries in order to generate new income uses.   Redevelopment tops the list.   
	Stakeholder Interviews
	Public Input�Key Findings
	Key Findings
	Key Findings
	Key Findings
	Key Findings
	Plan Framework�Develop Preliminary Planning Principles
	Plan Framework
	DRAFT Plan Sections
	Plan Framework
	Plan Framework
	Our Work
	Our Work – Creating Draft Principles
	Our Work
	Focus Areas
	Slide Number 76
	Slide Number 77
	Slide Number 78
	Slide Number 79
	Slide Number 80
	Slide Number 81
	Draft Focus Areas
	Next Steps
	DRAFT SCHEDULE
	Next Steps

