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EXECUTIVE SUMMARY 
 

INTRODUCTION 
 

The Regional Growth Partnership (“RGP”) engaged Silverlode Consulting Corp. 
(“Silverlode”) to assist with the preparation of a Comprehensive Economic 
Development Strategy (“CEDS”) for the Northwest Ohio / Southeast Michigan Region 
(“Region”) which is defined as Lucas, Wood, and Ottawa Counties in Ohio and Monroe 
County, Michigan. The CEDS is a prerequisite to achieving designation as an Economic 
Development District by the U.S. Economic Development Administration (“EDA”). 
 
Silverlode has enjoyed the opportunity to work with RGP, Lucas County, Monroe 
County, Ottawa County, and Wood County. This report provides a detailed description 
of our methodology, findings, and strategic recommendations. Silverlode would like to 
thank RGP, the Regional CEDS Working Group, the CEDS Strategy Committee, and all 
stakeholders for providing us with valuable insights and local knowledge that helped 
guide and shape the recommendations. 
 

METHODOLOGY 
 
This report was developed with a focus on six key economic development categories 
that are woven into all phases of the CEDS process, from gathering data, to engaging 
stakeholders, to shaping goals and strategies. The following six independent factors in 
a regional economy must be effectively addressed to ensure the success of economic 
development activities:  
 

 1. Strategic and catalytic infrastructure development 
 2. Workforce development and training investments 
 3. Business retention and attraction 
 4. Business services and regulation navigation 
 5. Housing and social services  
 6. Organizational coordination 
 

This report is intended to provide the Region an effective means to coordinate 
infrastructure, workforce, business, and other capital investments and policies into a 
Regional vision and plan of action, whereby projects, activities, and decisions are 
prioritized and integrated to maximize economic development outcomes. The 
components of this report are depicted below and briefly explained in the paragraphs 
that follow. 
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CEDS REPORT METHODOLOGY 

 
 

STAKEHOLDER ENGAGEMENT  
 

Three groups of stakeholders and the public were engaged through group discussions, 
interviews, an online survey, and the invitation to review the draft of this report. The 
stakeholders represent the public and private interests of all four counties. Their 
comprehensive input ensures coverage of all issues and relevant challenges. 
Stakeholder opinions and local knowledge are critical to the development of the 
SWOT, Target Industry Analysis, Strategic Projects, and Activities, and Recommended 
Economic Development Strategy. 
  

REGIONAL BACKGROUND ASSESSMENT 
 

The Regional Background Assessment is an overview of the Region’s history, land use, 
and existing economic development plans and activities. This section establishes 
historical and current economic conditions which shape the Target Industry Analysis 
and SWOT Analysis. 
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LOCATION FACTOR ASSESSMENT 
 

The Location Factor Assessment is an in-depth analysis of location factors typically 
relevant to a corporate site selection decision including demographic profile, labor 
market, economic climate, transportation, utilities, quality of life, tax burden, and real 
estate. The findings from this section are necessary to develop the Target Industry and 
SWOT Analyses. 
 

TARGET INDUSTRY ANALYSIS 
 

The Target Industry Analysis identifies key competitive and emerging industry sectors 
and clusters that could potentially strengthen and diversify the Region. This section 
includes a location quotient analysis to measure industry relative concentrations, a 
shift-share analysis to determine industries with potential competitive advantages in 
the Region, projections of industry growth, an employer multiplier analysis, and a 
review of private investment projects in Michigan and Ohio. 
 
The findings from the Regional Background Assessment and information shared by 
stakeholders support the development of the Target Industry Analysis. A Location 
Factor Assessment was conducted on each Supersector to identify recommended 
target industries by industry cluster. 
 

ANALYSIS OF ECONOMIC DEVELOPMENT ISSUES (SWOT ANALYSIS) 
 

The data collected from the Regional Background Assessment, Location Factor 
Assessment, and Target Industry Analysis, along with Stakeholder perceptions, were 
used to identify high level strengths, weaknesses, opportunities, and threats impacting 
current and future development in the Region.  
 

STRATEGIC PROJECTS AND ACTIVITIES 
 

The community submitted 40 strategic projects to build the Region’s economic base. 
Silverlode used findings from the Regional Background Assessment, Location Factor 
Assessment, Target Industry Analysis, and SWOT Analysis to select nine priority 
projects for further evaluation and estimated impact calculations. 
 

RECOMMENDED ECONOMIC DEVELOPMENT STRATEGY 
 

This report is designed to focus, strategize, and aid implementation of economic 
development policies and practices at the Regional level. The recommended strategy 
outlines long- and short-term goals and objectives and action plans to unite local 
governments, businesses, and residents to develop and diversify the economy, 
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improve quality of life, efficiently utilize resources, and protect the environment. The 
findings from all previous sections of this report were incorporated into the 
development of this strategy. 
 
 

SUMMARY OF RESULTS AND RECOMMENDATIONS 
 

LOCATION FACTORS 
 

Transportation was the only location factor that was identified as a competitive 
advantage for the Region. The transportation network, including major interstate and 
highway access, water ports, rail network, and several airport options, is an asset 
within the Region.   
 
Labor market, economic climate, utilities, quality of life, and real estate were scored as 
location factors for which the Region is generally sufficient. The Regional labor force is 
aging and less educated than the U.S. population, but has strengths in wages and 
workforce productivity. Overall, the Region saw a decline in total business 
establishments from 2002 to 2012. Some locations within the Region are performing 
well above the national average and are perceived to be efficient and friendly, 
whereas other locations likely fall below national expectations. Utilities are generally 
reliable, available, and cost competitive within the Region. The Region has a relatively 
high quality of life with affordable cost of living, a plethora of higher education 
options, and a wide variety of recreational opportunities. In general, commercial and 
industrial real estate available within the region is outdated and obsolete, but there are 
opportunities available.   
 
Demographic profile and tax burden were identified as location factors where 
improvement is needed to become more competitive. The four-county region has 
experienced an aging population, domestic out-migration, and total population decline 
over the study period. The tax structure in Monroe County is somewhat more 
favorable than that of the Ohio counties.    
 

TARGET INDUSTRY RECOMMENDATIONS 
 

The target industry screening of Supersectors resulted in the identification of trade, 
transportations, and utilities; financial activities; manufacturing; and information as 
primary targets. Specific industries within these Supersectors were recommended. 
Secondary targets include leisure and hospitality, construction, and professional and 
business services. 

 
The Region has a long history of economic excellence in agriculture and 
manufacturing, both of which are evolving and adapting to meet technological and 
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global transformations. The following industry clusters have a strong presence in the 
region: automotive; logistics and transportation; agribusiness, biotechnology, and food 
processing; advanced manufacturing, and advanced and alternative energy. It is also 
recommended that the Region monitor and actively respond to Federal Facility site 
selection searches. 

STRATEGIC PROJECTS AND ACTIVITIES 
 

Although Lake Erie is a tremendous Regional asset, there are several critical water 
challenges related to infrastructure, supply control, perception, and environmental 
threats. There are efforts underway to strategically address this significant issue from 
economic development, supply control, and environmental perspectives. The Region 
needs to transition from strategy to effective action to ensure that Lake Erie is 
leveraged to increase the economic base and not to erode it. 
 
Representatives from the Region submitted 40 projects to address the Region’s 
economic needs and enhance competitiveness. Nine priority projects of differing 
geography and type were selected based on their perceived ability to be economically 
catalytic for the region and to implement the goals and objectives outlined in this 
report. As the CEDS process continues, the projects and priority projects will continue 
to evolve to meet the Region’s needs. 
 

RECOMMENDED ECONOMIC DEVELOPMENT STRATEGY 
 

All of the data and analysis collected during this CEDS process resulted in five broad 
goals which are supported by objectives and action steps.  

1. Support and facilitate efficient transportation of people and commerce.   
2. Promote a regional business climate that encourages quality job 

creation, new investment, and redevelopment.  
3. Support a stable and skilled workforce to meet current and future 

business needs.    
4. Harness industry and business opportunities and diversification. 
5. Ensure a high quality of life for residents and businesses.   

 

 

 
  



NW Ohio / SE Michigan CEDS  

  10 
 

Population Input / Role
Engagement 
Method

Regional CEDS 
Working Group

Public agencies

CEDS funding 
SWOT
Projects
Draft report input and review

Group discussions

Strategy 
Committee

Corporate leaders (majority of group)
Public officials
Community leaders
Workforce development board reps.
Higher education institution reps.
Minority and labor group reps.
Private individuals

SWOT
Projects
Draft report input and review

Group discussions 
and direct email 
correspondence

Stakeholders
Broader cross-section of above 
population

SWOT
Projects
Draft report review

Interviews

Public Residents
SWOT
Projects
Draft report review

Online survey and 
30 day window for 
review of online 
draft report

STAKEHOLDER ENGAGEMENT 
 

OVERVIEW OF STAKEHOLDER ENGAGEMENT 
 
 
Public and private sector participation is an important component of the foundation of 
this report. Knowledge garnered from stakeholders is incorporated into the SWOT 
Analysis and the Recommended Economic Development Strategies, and has helped to 
refine all sections of this report. All stakeholders were given the opportunity to 
provide feedback on the draft report during the public review period between 
September 15 and October 15, 2014. 
 
While the economic development community drives the business growth and 
attraction efforts, it is the private sector which actually brings that growth to fruition 
through location decisions, job creation, and income producing operations. As such, 
private sector representatives from many of the largest companies in the Region 
contributed to this report. 
 
Four stakeholder groups were engaged to help develop this CEDS as detailed in the 
chart below and described in the sections that follow. 
 

STAKEHOLDERS GROUPS 
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Name Organization Title
Regional
Hans Rosebrock First Energy Manager, ED & External Affairs
Anneliese Grytafey Toledo Community Foundation Senior Program Officer 
Keith Burwell Toledo Community Foundation President 
Paul Toth Toledo-Lucas County Port Authority President & CEO
Jeff Schaaf Toledo Regional Chamber of Commerce Brand Manager of Toledo Region
Frank Calzonetti The University of Toledo Professor & VP, Gov. Relations
Neil Reid The University of Toledo Director, Urban Affairs Center 
Jessica Sattler The University of Toledo Director, Economic Engagement & Business Dev. 
Lucas County
Carol Contrada Board of Lucas County Commissioners President 
Steven Spitler Board of Lucas County Commissioners Executive Assistant
Peter Ujvagi Board of Lucas County Commissioners Chief, Policy & Legislation
Michael Beazley City of Oregon Administrator
Lisa Ward City of Toledo Public Information Officer
Matt Sapara City of Toledo ED Director
D. Michael Collins City of Toledo Mayor
Laura Lloyd-Jenkins Lucas County  Administrator
Chad Olson Lucas County Department of Planning & Dev. Development Specialist
Megan Vahey Casiere Lucas County Department of Planning & Dev. Chief, Planning & Development 
Eric Walker Lucas County Department of Planning & Dev. Director, Special Projects
Ford Weber Lucas County Department of Planning & Dev. Director, ED
Michael Veh Lucas County Department of Planning & Dev. Senior Manager, Special Projects 
Lindsay Myers Oregon Economic Development Foundation Executive Director
Kim Cutcher Toledo LISC Deputy Director
Monroe County
Michael Bosanac Monroe County Board of Commissioners County Administrator
Robert Peven Monroe County Planning Director
David Hoffman Monroe County Board of Commissioners Commissioner, District 1
Al Potratz Monroe County Board of Commissioners Commissioner, District 3
Jerry Oley Monroe County Board of Commissioners Chairman, District 6 
Jason Sheppard Monroe County Board of Commissioners Commissioner, District 8
Jason Turner Monroe County Board of Commissioners Commissioner, District 5
Robert Lambert Monroe County Board of Commissioners Vice-Chairman, District 4
Tim Lake Monroe County Business Dev. Corporation President & CEO
Ottawa County
Dennis Jensen Board of Ottawa County Commissioners County Administrator
Jo Ellen Regal Board of Ottawa County Commissioners President 
James Sass Board of Ottawa County Commissioners Commissioner
Steve Arndt Board of Ottawa County Commissioners Commissioner
Joe Gerber Ottawa County  Regional Planning Director
Jamie Beier Grant Ottawa County Improvement Corporation Director 
Wood County
Andrew Kalmar Board of Wood County Commissioners County Administrator
Doris Herringshaw Board of Wood County Commissioners Vice President
James Carter Board of Wood County Commissioners President 
Joel Kuhlman Board of Wood County Commissioners Commissioner 
Wade Gottschalk Wood County ED Commission Executive Director

REGIONAL CEDS WORKING GROUP 
 
The Regional CEDS Working Group comprises leaders from public sector agencies and 
governments. The group was responsible for obtaining CEDS funding, facilitating the 
CEDS project, and providing input on the SWOT Analysis, projects, and report. 
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Name Organization Title CEDS Categories Public/Private

Randy Oostra ProMedica Health System President & CEO Healthcare Private
Paul Toth Toledo-Lucas County Port Authority President & CEO Transportation and Logistics Public
Frank Calzonetti The University of Toledo Professor & VP, Gov. Relations Higher Education Public

Daniel Anderson The Andersons, Inc. President, Retail Group Large Employer Private
Baldemar Velasquez Farm Labor Organizing Committee President and Founder Labor, Minority, Comm. Leader Private
Hans Rosebrock First Energy Manager, ED & External Affairs Energy Private
Carol Contrada Lucas County Commissioners President Public Official, Business Owner Public/Private

Barry Buschmann Mannik and Smith Group Senior VP / Principal Engineering, ED Public/Private
Tracy Oberleiter Monroe Bank and Trust Senior VP Banking, ED Private
John Joy Monroe County Community College Dean Higher Education Public

Jason Sheppard Monroe County Commissioners Commissioner
Public Official, Business Owner, 
Commercial Broker Public/Private

Bart Kulish MTS Seating President Manufacturing Private

Paul Zeiler Custom Glass Solutions by Guardian Plant Manager Manufacturing Private
Todd Almendinger Magruder Hospital President & CEO Healthcare Private
Steven Arndt Ottawa County Commissioners Commissioner Public Official Public
Jamie Beier Grant Ottawa County Improvement Corp. Director ED Public
Bill St. Leger United States Gypsum Co. Plant Manager Manufacturing, Workforce Dev. Private

Michael Koralewski First Solar VP of Site Operations Manufacturing Private
James Seiwert Owens-Illinois Director Manufacturing Private
Wade Gottschalk Wood County ED Commission Executive Director ED Public
Rex Huffman Spitler Huffman Law Head of Rossford Office Business Owner Private

Regional

Monroe County

Lucas County

Ottawa County

Wood County

STRATEGY COMMITTEE 
 
The 21 member Strategy Committee represents the main economic interests of the 
region, as depicted by the categories outlined in the table below. The Strategy 
Committee provided input for the SWOT Analysis, presented project ideas, and 
reviewed the draft CEDS report.  
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Organization Name Title

Bedford Township Greg Stewart Township Supervisor
City of Monroe Robert Clark Mayor  
City of Monroe Dan Swallow ED and CD Director
DTE Energy Peggy Black Principal Account Manager ED
Mannik and Smith Group Barry Buschmann Senior VP/Principal (Commissioner)
Monroe Bank & Trust Tracy Oberleiter Senior VP/ Bus. Dev. Group Manager

Monroe County

Michael Bosanac
Robert Peven
Royce Maniko

County Administrator/CFO
Director of Planning
Retired Administrator/CFO/Planning

Monroe County Business Dev. Corp. Tim Lake President & CEO  
Monroe Community College Kojo Quartey President
Property Developer Mark Brant Developer (Commissioner)
Signature Associates Jason Sheppard Sales Associate (Commissioner)
Spartan Agricultural Consulting Ned Birkey President and Owner

Croghan Colonial Bank Marty Folger VP Commercial Lending
Erie-Ottawa International Airport Stan Gebhardt Director
Guardian Industries Paul Zeiler Plant Manager
Harris Township Carol Baker Township Trustee
Magruder Hospital Todd Almendinger President & CEO
Ottawa County Steven Arndt Commissioner  
Port Clinton Area Chamber of Commerce Laura Schlachter President & CEO
Terra Community College Marsha Bordner President Emeritus 

Bowling Green State University Mary Ellen Mazey President
City of Bowling Green Richard Edwards Mayor

City of Northwood
Bob Anderson
Kimberly Vaculik

City Administrator
Planning, Zoning, and ED Coordinator

City of Perrysburg Mike Olmstead Mayor
City of Rossford Edward Ciecka City Administrator
Luckey Farmers Andy Swerlein President & CEO
Owens Community College Brian Paskvan VP Administration

Walgreens

Steve Kneller
Jeff Green
Jeff Bykhuis

Distribution Center Manager
Transportation Manager
HR Manager

Monroe County

Ottawa County

Wood County

STAKEHOLDER INTERVIEWS 
 
Interviews were conducted with a diverse group of 81 stakeholders to determine 
perceptions about the strengths, weaknesses, opportunities, and threats facing the 
region, and to solicit ideas for regional projects. The interviews also served to provide 
insight into current and proposed economic development initiatives. The following 
individuals were interviewed.  
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Organization Name Title

Barkan & Robon James Tuschman Counsel (Port Board)
Bowling Green State University Steven Cady Professor (Future of Toledo Region)
City of Maumee John Jezak City Administrator
City of Oregon Michael Beazley City Administrator
City of Sylvania Will iam Sanford Economic Development Director

City of Toledo
D. Michael Coll ins
Matt Sapara

Mayor
Economic Development Director

Columbia Gas Chris Kozak Comm. Relations Manager
Davis College Nick Nigro Dir. of Career Services (Workforce Inv. Board)
Downtown Toledo Improvement District Bil l  Thomas Executive Director
Fifth Third Bank Doug Box VP (Downtown Toledo Improvement District)
Hylant Group Jeannie Hylant Executive VP (Future of Toledo Region)

Lucas County Board of Commissioners

Carol Contrada
Tina Skeldon-Wozniak
Pete Gerken Commissioners

Lucas County Workforce Dev. Agency Michael Veh Workforce Development Manager

Lucas County Economic Dev. Corp
Ford Weber
Will iam Brennan 

President/CEO
Senior ED Manager

National Electrical Contractors Assoc. Todd Michaelsen Chapter Manager (RGP Board)
NW OH Hispanic Chamber of Commerce Roberto Torres Executive Director
Opps. for Ohioans with Disabil ities Michael Roelfsema Workforce Inv. Board
Oregon Economic Dev. Foundation Lindsay Myers Executive Director
Owens Corning Doug Pontsler VP, EHS & Oper. Sustainabil ity (RGP Board)

Regional Growth Partnership

Dean Monske
Brian Bilger
Douglas Born
Mike Jay
Gary Thompson
D. Paul Zito

President & CEO
Regional Project Manager
VP Business Development
Director of Strategic Networks
Exec. VP & COO/Director, Jobs Ohio
VP International Dev.

Reichle Klein Group Harlan Reichle Managing Director (RGP Board)
Rocket Ventures Bob Savage President and Fund Manager
TMACOG Anthony Reams President

Toledo Regional Chamber of Commerce
Wendy Gramza
Jeff Schaaf

President
Brand Manager of Toledo Region

Toledo Community Foundation
Keith Burwell
Anneliese Grytafey

President
Senior Program Officer

Toledo Design Center
Paul Hollenbeck
Robert Seyfang

Architect 
Architect

Toledo Edison
Meg Adams
Hans Rosebrock

Manager of External Affairs
Manager of ED and External Affairs

Toledo-Lucas County Port Authority

Paul Toth
Thomas Winston
Joe Cappel

President & CEO
VP Admin. & CFO
Director of Cargo Development

Toledo Mud Hens & Toledo Walleye Joe Napoli President & GM

University of Toledo
Lloyd Jacobs
Frank Calzonetti

Former President (RGP Board)
Professor & VP, Gov. Relations

UpTown Adams Association Julie Champa Executive Director
Zepf Center Craig Gebers OH Means Jobs Rep. (Workforce Inv. Board)

Lucas County
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PUBLIC SURVEY 
 
An online survey was developed to solicit public feedback about the Region and ideas 
for economic growth. The RGP advertised the survey in print and online in the Toledo 
Blade, Monroe News, Bedford Now, Bowling Green Sentinel-Tribune, and Ottawa 
Beacon papers. The survey was also distributed by the RGP and its partners to their 
email lists. The survey was open for responses in June and July of 2014. A total of 43 
respondents completed the survey. Although 43 people are not a statistically 
significant sample size for the Region’s population, the information gathered is still 
valuable.  
 
Demographic information relating to the 43 respondents revealed the following: 
 

• Lucas County had the highest percentage of responses by residence (75%), 
followed by Wood (19%) and Monroe (6%) Counties, with zero responses from 
Ottawa County. Although approximately 58% of the population in the four-
county area resides in Lucas County, this county is still overrepresented as a 
proportion of the survey respondents.   

• 68% of respondents work in Lucas County. This is comparable to the estimated 
65% of the Region’s employed population which works in Lucas County. 

• 83% of respondents have lived in the region for more than 15 years. This 
longevity implies that people have a fairly comprehensive knowledge of the 
region.  

• The level of educational attainment among respondents was significantly 
higher than among the general population. Only 9% of the regional population 
has a graduate or professional degree, whereas 46% of respondents have an 
advanced degree. 

• Almost 89% of the people who responded to the question about age are 35 
years of age or older.  

• Although the majority of respondents work in the private sector, there is a 
diverse representation of employment groups including private sector (61%), 
government (18%), non-profit (12%), and retired (9%). Additionally, “Other” 
groups included health care and education. 

 
The survey questions included both multiple choice questions and open ended 
responses. The survey included a SWOT analysis as well as questions related to the six 
key economic development areas of focus being considered for this project. These 
areas of focus are: 
 

1. Infrastructure  
2. Business Attraction and Retention  
3. Business Services and Regulation  
4. Workforce Development and Training  
5. Housing and Social Services  
6. Regional Coordination  
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The following sections summarize the responses and comments and a chart is 
provided showing the quantitative findings.  
 

INFRASTRUCTURE 
 
Approximately half of the respondents had a negative perception about the quality 
and maintenance of the Region’s transportation infrastructure. The perception is that 
this infrastructure is aging. The most diverse responses about infrastructure related to 
the effectiveness of the public transportation system. There were several comments 
about the need for an improved regional public transportation system and one 
suggestion for the development of light rail service.  
 
More than three quarters of people responded positively about access to sufficient 
telecom utilities.  
 
There was also an overwhelmingly positive outlook about the transportation network 
providing access to local and regional markets, which is likely a function of the 
region’s geographic proximity to Detroit, Canada, and Cleveland.  
 
In summary, although the Region’s logistical location and telecom infrastructure are 
considered strengths, the aging transportation network is considered to be a 
weakness and there are inconsistent perceptions about public transportation.  
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BUSINESS ATTRACTION AND RETENTION  
 
Economic development strategies and the attraction of jobs and investment were 
gauged by asking two open ended questions, the results of which are summarized 
below. 
 
What do you think might be the best opportunities for the Region for economic 
development? How can we attract jobs and investment? 
 
One of the overarching suggestions was making governments more business friendly. 
In-fighting among communities, government red tape, and unexecuted economic 
development plans were seen as current barriers to economic development. 
Additionally, there were suggestions for “new leadership” and “better public-private 
collaboration.” 
 
Marketing efforts to shift both internal and external perceptions of the region were 
seen as opportunities. The local media’s impact on the regional image was perceived 
to be a negative. Respondents suggested the promotion of quality of life strengths. 
Several specific targets for attraction were suggested, including businesses that rely 
on water for their operations, mid-sized businesses, creative companies, and 
international attraction efforts. 
 
Most of the comments identified regional strengths that should be built upon. These 
strengths included distribution and logistics, the relocation of ProMedica and others 
into Toledo, the Mud Hens, the regional waterways, and access to rest of the United 
States. Conversely, there were several comments about diversification and focusing on 
new companies and industries. Suggested efforts included capitalizing upon the art 
and technology movement in Toledo, targeting creative companies, and starting an 
entrepreneur program at Monroe County Community College. 
 
The Region’s manufacturing roots were perceived to be an opportunity for economic 
development. Manufacturing was noted as strength and also as an industry with a gap 
in workforce skills. Incentives were encouraged as a resource to attract additional 
manufacturing companies. The Region’s strengths in distribution and logistics, the 
transportation infrastructure, and the regional water supply were thought to be 
strengths to leverage for company attraction. 
 
Real estate and infrastructure were frequently included in respondents’ comments. 
Ideas included developing farmland, redeveloping aging manufacturing facilities, the 
revitalization of the core city, and investing in infrastructure. One respondent 
suggested the development of “green energy policies.” 
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If you had the opportunity, would you start or locate a business in this Region? 
Why or why not? 
 
The twenty five open ended responses can be categorized as follows: 

 
The majority of people responded that they would start or locate a business in this 
Region. Many of the reasons which accompanied the affirmative responses related to 
the perceived low cost of doing business including low income tax rates, low utility 
rates, and reasonable property costs. The Region’s transportation assets including 
water and highways were cited. The Region’s small town attributes and proximity to 
larger markets were also praised. Proximity to manufacturing customers and strong 
workforce were included as reasons to operate a business in the Region. Additionally, 
respondents cited quality of life strengths including low cost of living, a sense of 
community, and overall strong quality of life. 
 
Although 64% of respondents said they would start or locate a business in this Region, 
many of these responses came with caveats. Some reasons for hesitant answers 
included concern for available and reasonably priced facilities, and governments which 
are not business friendly. The two responses categorized as “Maybe” were concerned 
that innovative ideas are not always welcomed in the Region and that the population 
is “aging” and “stagnant.” 
 
Approximately one-quarter of the respondents stated that they would not start or 
locate a business in this Region for reasons including “stronger business climates in 
other nearby Counties,” “a negative business climate,” “poor workforce attitude,” and 
a “preference to have a non-union workforce.”  
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BUSINESS SERVICES AND REGULATION  
 
The majority of questions related to business services and regulations were met with 
more diverse responses than the questions in any other area of focus in the survey. 
The distributed results make it difficult to conclude anything other than differing 
opinions on the business climate in the region. 
 
Respondents generally had a negative view about the impact of labor unions on 
attraction efforts with less than 10% perceiving the impact to be positive and 58% 
having a negative perception. 36% of respondents Strongly Disagreed that the impact 
is positive. This represents more than three times the amount of people who Strongly 
Disagreed with any other question in the survey. Five out of six of the comments 
associated with this section related to the unions with two negative, two positive, and 
one mixed response. The history of unions in the Region is deep and most of the 
respondents live and work in Lucas County, where the presence of unions is still 
strong and a controversial issue. 
 
The survey community revealed mixed feelings about how well the government 
responds to the needs of existing businesses. High percentages of people disagreed, 
agreed, and remained neutral with regards to the questions about the cost of doing 
business including incentives for expansion, access to capital, and utility costs.  
 
The results on the business-friendly environment, business resources, and permitting 
processes did not yield any definitive results.  
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WORKFORCE DEVELOPMENT AND TRAINING  
 
Survey respondents were positive and opinionated about the Region’s workforce and 
workforce initiatives. There were almost no Strongly Disagree or Not Sure/No Opinion 
responses for this focus area. Some of the comments mentioned workforce gaps. 
 
The only workforce question which had more than 20% negative feedback was the 
question about the strength of the K-12 school systems. Approximately one-third of 
people Disagreed, remained Neutral, and Agreed with this statement. Based on 
stakeholder feedback from interviews, there is a general perception that while the City 
of Toledo’s schools are weak, the public schools in the rest of the Region are relatively 
strong. Almost everyone (94%) either Agreed or Strongly Agreed that the Region has 
a quality higher education system. 
 
People were generally optimistic about the existing workforce with 52% of 
respondents believing that the workforce is well-trained and almost 68% indicating the 
workforce is productive. 
 
Likewise, people had positive opinions about the regional workforce resources with 
65% of people perceiving employment resources to be sufficient and 65% scoring 
workforce development resources to be sufficient. 
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HOUSING AND SOCIAL SERVICES  
 
With the exception of perceptions of government agencies working together, the 
responses to questions about housing and social services were more positive than any 
other focus area. People were evenly divided about the effectiveness of collaboration 
between the agencies with approximately one-third believing them to be ineffective, 
one-third remaining neutral, and one-third believing effective collaboration exists. 
 
The significant majority of respondents felt positively about the Region’s housing 
options. It should be noted that the population of respondents, based on education 
level and an assumed corresponding income level, may have a somewhat higher 
degree of choice in housing than the general population. That being said, 66% of 
people responded favorably about the neighborhoods, 69% about the diversity of 
housing options, and 89% about the availability of housing. 
 
Other quality of life questions were met with similarly positive feedback, with 92% of 
people Agreeing or Strongly Agreeing that there is a wide range of cultural assets, and 
89% Agreeing or Strongly Agreeing that there is adequate health care. 
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REGIONAL COORDINATION  
 
Most (91%) of the survey respondents either Agree or Strongly Agree that the Region 
is a great place to live. This regional pride was also evident in many of the stakeholder 
interviews conducted. 
 
While 63% of the responses assessing the Region as a place to do business were 
positive and only 8% were negative, the effectiveness of the government and 
economic development efforts were met with more disagreement. Only 29% of people 
Agreed (and 0% Strongly Agreed) the Region has an effective government and 42% 
either Disagreed or Strongly Disagreed with this. 43% of responses were positive 
about the effectiveness of economic development strategies and goals and 27% had 
negative opinions of these efforts. The comments were also populated with a mixed 
bag of positive and negative impressions ranging from “praise” to “admonition of 
leaders,” to the need for “more private sector engagement.” 
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OPPORTUNITIES AND THREATS 
 
The questions regarding the six key economic development areas focused on 
identifying the strengths and weaknesses that exist in the Region today. There were 
two open ended questions included to solicit feedback on the opportunities and 
threats that the Region could face in the future. 
 
Please think about the Region five years from now. What are some changes, 
improvements, problems fixed, etc. you hope to see by then? 
 
The opportunities identified are summarized below. 
 
Infrastructure 

• Improved regional public transportation (5 mentions) 
• Transportation infrastructure improvements (3 mentions) 
• Increased competitiveness of Toledo Express Airport  
• Regional water system 

 
Business Attraction and Retention 

• Regional branding initiatives (2 mentions) 
• Positive reporting by local news media (2 mentions) 
• Addition of jobs that pay living wages 
• Tech startup maturation 
• Openness to international opportunities 

 
Business Services and Regulation  

• Decrease in taxes 
• Elimination of unions 

 
Workforce Development and Training 

• Improvement of Toledo Public Schools (2 mentions) 
• Job opportunities / lower unemployment (2 mentions) 
• Strengths in design skills 
• Improved K-12 public education 
• Training programs to meet employer needs 
• Higher education R&D programs and collaboration with federal R&D agencies 

 
Housing and Social Services 

• Improved “cleanliness” of the City of Toledo (2 mentions) 
• Reduction of vacant housing stock / blight (2 mentions) 
• Working class access to education, health care, and housing 
• Activities for youth 
• Focus on social problems including drugs, gangs, and low graduation rates 

 
Regional Coordination  

• Regional cooperation and action (4 mentions) 
• Placement of business leaders in government positions 
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• Focus on local purchasing 
• Shared services among local governments 
• Removal of existing leaders 
• Consolidation of agencies and organizations  
• Improvement of Toledo government effectiveness 
• Enhancement of business friendly government 

 
Specific Projects 

• Marina District development (4 mentions) 
• Vibrant downtown Toledo (4 mentions) 
• Vibrant downtown Monroe 
• Attraction of downtown Toledo hotel 
• More chain restaurants in Bowling Green 

 
 
What do you see as the biggest threats to the Region over the next several years? 
 
The threats identified are summarized below. 
  
Infrastructure  

• Deterioration of transportation infrastructure (4 mentions) 
• Lack of investment in community development (2 mentions) 

 
Business Attraction and Retention  

• Negative story portrayed by media (3 mentions) 
• Competition from other regions with effective economic development (2 

mentions) 
• The economy (2 mentions) 
• Poor perception of Region 
• Industry consolidation resulting in job loss 
• Decrease in population  

 
Business Services and Regulation  

• Over-reliance on property taxes to fund schools and cultural institutions  
 
Workforce Development and Training  

• Lack of jobs / diversification of jobs /quality jobs (4 mentions) 
• People moving out of the Region (4 mentions) 
• Unions (2 mentions) 
• Lack of skilled labor (2 mentions) 
• Lack of education and training (2 mentions) 
• Lack of investment in education 
• Lack of productive workforce that meets employers’ needs 
• Toledo Public Schools 
• Low high school graduation rate 
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Housing and Social Services  
• Drugs and gangs 
• Social welfare’s impact on work ethic 
• High level of people living in poverty 
• Decline in housing values 
• Neighborhood decline 

 
Regional Coordination  

• Divisive political partisanship / lack of regional approach (3 mentions) 
• Halt to regional cooperation when economy rebounds 
• “Ineffective” elected officials (5 mentions) 
• Continued cutting of revenue sharing 
• Water 
• Local government officials lack of knowledge of regional needs 

 
Specific Projects 

• Protection of Lake Erie 
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PUBLIC NOTICE AND COMMENT PERIOD 
 
All stakeholders and the public were given the opportunity to provide feedback on the 
draft report during the public review period between September 15 and October 15, 
2014. There were five comments. The comments and the responses to the comments 
follow. The following notice was posted in the Toledo Blade for three consecutive 
days at the start of the public review period. 
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COMMENT #1 
 
From:  David Sobczak <dsobczak@bex.net> 
To:  kelly@silverlodeconsulting.com 
Subject:  Response 
Date:  Friday, September 19, 2014, 7:55 AM 
 
It is truly disappointing that the RGP spent a great deal for the excellent consulting 
report received and had so few responses to base such an extensive analysis on. I truly 
never saw nay request for input as it stated and I read the Toledo Blade every day 
pretty thoroughly.    I have now seen the request for feedback and this is what I am 
giving you now. 
 
RESPONSE #1 
We emailed David Sobczak to thank him for his feedback. The comment did not 
impact the content of this report. 
 

COMMENT #2 
Lee Markham, a Planner with Monroe County, questioned the accuracy of some of the 
railway names identified in the Rail Network map. We had in-person and email 
conversations regarding the railway names. 

RESPONSE #2 
The Rail Network map (part of the Transportation section of the Location Factor 
Assessment) originally had rail lines labeled with the track owner name. Upon further 
consideration, we labeled the tracks based on the track rights. We communicated this 
change to Lee via email. 
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COMMENT #3 
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RESPONSE #3 
We responded to Michael Briskey via phone to thank him for his feedback. The 
content of the letter did not impact the content of this report. 

 

COMMENT #4 
From:  Sanford Lubin sanford@toledobiz.com 
To:  kelly@silverlodeconsulting.com 
CC:  'Dean Monske' <monske@rgp.org>;  

Gary Thompson <thompson@rgp.org> 
Subject:  CEDS comments 
Date:  Saturday, October 4, 2014, 10:28 AM 
 

The following provide some of my comments as they relate to the CEDS initiative 
 
 

An important opportunity for growth in our region comes from existing manufacturing 
and industrial companies already located in northwest Ohio and southeast Michigan, 
as the CEDS analysis clearly identifies. 

 
Initiatives that put new strategic resources and programs in place that serve to 
support area manufactures and assist In advancing their growth may merit 
consideration for inclusion in the CEDS Strategic Plan. 

 
Strategic resources and programs aimed at supporting growth opportunities of area 
industrial companies that have been employed in other regions in Ohio and in selected 
areas in the U.S. have yielded significant results concerning new investment and new 
job creation. 

 
One example of strategic resources and programs in Ohio aimed at manufacturers can 
be seen through the program operations of selected Edison Technology Centers that 
include MAGNET in northeast Ohio and TechSolve in southwest Ohio. 

 
Should the CEDS Strategic Plan being put forward by the current CEDS initiative 
address this type of strategic support to manufacturers in our region? 

 
Are there other options beyond these Edison Technology Centers for putting 
strategic resource support for manufacturers in place in our Region? 

 
Information is being included from a previous proposal given to the University of 
Toledo and Bowling Green State University for a Consortium approach to providing 
Applied Research support to area manufacturers.  This approach has similarities to 
support being provided to manufacturers in Michigan and several other states.  
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The proposal includes a possible option for the National Industrial Center for New 
Product Design & Development that would be located in our Region.  It would provide 
support to area manufacturers aimed at increasing new product development and 
commercialization.  It would attract manufacturing corporations from across the 
United States to come to our area for support on new product design & 
development.  Opportunities to locate new production facilities to manufacture new 
industrial products would be an important benefit of this strategic initiative. 

 
University of Toledo’s College of Engineering and Bowling Green State University’s 
College of Technology provide important resources for a Consortium approach in this 
area.  In addition, the Colleges of Business at both University of Toledo and Bowling 
Green State University could provide resources important for such an initiative. There 
are several other Universities in the U.S. with critical resources that would benefit this 
consortium. Selected corporations in the Region and across the U.S. would be needed 
to provide resources for such an initiative. 

 
The following information is from a previous proposal to University of Toledo and 
Bowling Green State University: 

 
 

1) A proposal to consider a Consortium of area partners that would provide 
APPLIED R&D support to manufacturers (for either new product design 
and development or a niche of other advanced technology) and the 
resources to support implementation in manufacturing facilities. 

 

Applied Research and Development Model 

One of the speakers who will be at the upcoming session is Jon Riley, Director, 
National Center for Manufacturing Sciences (NCMS) located in Ann Arbor.  He will be 
addressing digital technology for transforming a manufacturing operation.   

He will also explain the resources of his Consortium organization for implementation 
work at manufacturers’ facilities. 

Another speaker is Dr. Jay Lee, Director, Center for Intelligent Maintenance Systems 
(IMS) located at the University of Cincinnati. The IMS mission is focused on providing 
clients with technology to enable their manufacturing equipment to operate with 
“near zero breakdowns.”   

He will also be discussing the resources of his Consortium organization for 
implementation work at manufacturers’ facilities. 

A model that these organizations have put in place includes: 

- Consortium of academic institutions, private sector manufacturers, and other 
technology partners in order to obtain and share an increased level of 
resources. 
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- A PASSION for Collaborative Innovation for the purpose of IMPLEMENTING 
advanced technology in manufacturing operations. 

- APPLIED research and development activities involving advanced 
manufacturing technology driven by the needs of the manufacturer partner 
and non-partner clients (in association with the academic researchers at the 
partner institutions, but not driven by academic needs and requirements). 

- Well defined vision and mission supporting a niche of applied research and 
development involving advanced manufacturing technology. 

- Grant development resources to move federal and state funding into advanced 
manufacturing technology project support at manufacturing facilities (and 
defined by the manufacturer clients). 

- Private sector funding from manufacturer partners to support defined 
advanced manufacturing technology for applied research and development 
work. 

 

Could such an approach with a well defined mission result in new support for 
manufacturers in our Region interested in implementing new product design and 
development and/or specific advanced technology? 

 

Applied Research and Development Niche 

One of the keys to this approach is a well defined mission of the range of applied R&D 
services to be offered and the organization of the resources needed for this support. 

Dr. Brian Kennedy at the Toledo Museum of Art (TMA) and others have raised an issue 
that while manufacturers in our area have improved their production capabilities, there 
is significant need to improve their capabilities involving new product design and 
development. 

TMA has a set of capabilities involving vision learning that they believe can assist the 
new product design and development for area manufacturers.  They have the 
resources to work with manufacturers to teach visual learning techniques to support 
efforts to provide additional functionality and advanced design for new product 
development. 

TMA is one example of a possible partner, if they are interested, in a Consortium of 
area organizations that would have a mission of advancing new product design and 
development for manufacturers. 

There may also be selected private sector companies in the region that have specific 
advanced technology capabilities and an interest to be part of such a 
Consortium.  They may be willing to support, in advance, funding needed for this 
initiative. 

While the technology needs for new product design and development are critical, the 
integration of business support including market analysis and market research as part 
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of the new product development process is fundamental.  The Consortium approach 
for new product development might include resources from not only the Colleges of 
Engineering and Technology, but also Business. 

There are certainly other potential applied R&D niche areas that are possibilities 
(separate from new product design and development) that could support advanced 
technology development and implementation for manufacturing clients. 

 

 

The proposal previously given to our area universities identifies a possible strategic 
initiative for consideration in the CEDS Strategic Plan. 

 

National Industrial Center for New Product Design & Development 

Could a consortium of 1) area universities, 2) selected other national universities 3) U.S. 
corporations 4) local/regional corporations, and 5) selected institutions and other 
organizations combine resources to establish the National Industrial Center for New 
Product Design & Development? 

(There may be other options for a Consortium approach involving another area of 
Advanced Manufacturing Technology). 

 
 
 

Let me know if I can provide additional information or answer any questions. 
 
 
 

Yours for a Stronger Regional Economy- 
 
 

Sanford Lubin 
Telex Communications, Inc., publishers of Toledo Business Journal 
sanford@toledobiz.com 
(419) 865-0972 

 
 

RESPONSE #4 
We responded via email to thank Sanford Lubin for his comments. He has presented 
some ideas which may be helpful after the CEDS is approved and the region begins to 
seek funding and implement projects. The content of the email did not impact the 
content of this report. 

mailto:sanford@toledobiz.com
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COMMENT #5 
From:  Brian Dicken <Brian.Dicken@toledochamber.com> 
To:  kelly@silverlodeconsulting.com 
Subject:  regional CEDS 
Date:  Monday, October 6, 2014, 10:46 AM 

On page 98, you indicate that the City of Bowling Green income tax is 3.92%... it is 
only 2%. 

 
http://www.bgohio.org/departments/finance-department/income-tax-division  

 

RESPONSE #5 
We responded to Brian Dicken via email to thank him for bringing this to our attention. 
We went back and reviewed all of the municipal income tax data. We updated the 
Municipal Income Tax Rates table in the Tax Burden section of the Location Factor 
Assessment to reflect the correct information. 
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REGIONAL BACKGROUND ASSESSMENT 
 

OVERVIEW OF REGIONAL BACKGROUND ASSESSMENT 
 
The Regional Background Assessment includes the Historical Overview, Land Use, and 
Review of Existing Plans and Initiatives. This section provides a background of the 
Region from an economic development perspective by presenting a history of the 
Region, assessing the current land uses, and reviewing existing economic 
development efforts and plans.  
 

HISTORICAL OVERVIEW 
 

EARLY SETTLEMENT 
 
The Ohio portion of this Region was part of the Great Black Swamp, an area covered 
by swamps and marshes after the retreat of a glacier. The draining of the swamp in 
the late 1800’s led to rich soil and habitable land. The Region’s natural resources, 
including the natural gas, farmland, Lake Erie, and canals made the land a desirable 
location for settlers and businesses.  
 
With the exception of a brief period of Spanish control, the Ohio portion of the Region 
was under French rule starting in the late 16th century. As fur trading outposts 
developed along Lake Erie in the mid eighteenth 
century, the first Americans settled the area. The 
end of the War of 1812 and President Andrew 
Jackson’s policies to take over Native American 
lands led to population growth in the Region.1  
 
Monroe County’s location along the River Raisin and 
Lake Erie and its abundant natural resources made it 
an attractive location for Native Americans and then 
for French settlers. The area was known as 
Frenchtown. The Battle of the River Raisin was the 
most deadly battle during the War of 1812. After the 
war, the area was named for President James 
Monroe. 2  
 

THE REGION’S BORDER WAR 
 

In 1817, Port Lawrence was established as a permanent settlement near the Maumee 
River and Swan Creek. The Toledo War (1835-1836), which was more of a political fight 
than a physical war, involved a dispute about the territory along the border between 

www.toledosattic.org 
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Ohio and Michigan which is now the Northwest corner of Ohio. Ultimately, Andrew 
Jackson bestowed the area to Ohio and granted the Upper Peninsula to Michigan. In 
1837, Toledo became a city and Michigan became a state.1 Toledo was built at Fort 
Industry, a former stockade from the early 19th century.3 
 

EARLY TRANSPORTATION 
 

The Erie & Kalamazoo Railway was the first railroad in the Northwest Territory. It 
began running between Adrian and Toledo in 1836. This system was absorbed into the 
Lake Shore & Michigan Southern Railway System.1  
 
The Wabash and Erie Canal was 
mapped out in 1836 and opened in 1845 
with Toledo serving as one of the 
termination points. The canal (the 
section which runs through the Region 
is now called the Miami and Erie Canal) 
connected Lake Erie with the Ohio 
River and increased Toledo’s 
commercial seaport activity. 3 
Toledo also had an electric trolley 
system which transported people from 
1884 through 1919 when electric 
vehicles were replaced by gas-powered 
vehicles.1 
 

After the Erie Canal was completed, Monroe became Lake Erie’s only commercial port 
and the settlement grew. In 1841, the Michigan Southern Railroad was completed and 
connected Monroe to the eastern shore of Lake Michigan, bringing more people and 
business to the area2. 
 

REGIONAL GROWTH 
 
The transportation resources of the Region, the proximity to Detroit, and the location 
between eastern and western cities helped industry to flourish in the 1900’s. In 
addition to the glass, automobile, and transportation companies discussed in later 
sections, furniture companies, breweries, railroad manufacturing companies, paper and 
paper-related manufacturing companies, and other industries emerged.3, 6 Some of the 
early and notable companies to start or relocate to the Region included: Raisinville Mill 
(1834), Finlay Brewing (1853), Toledo Brewing and Malting Company (1857), Toledo 
Scale and Cash Register Company (1901) which became Toledo Scale, DeVilbiss 
Company (1905), Babcock Dairy (1906), La-Z-Boy Incorporated (1927), and Anderson 
Elevator Company (1937).1, 6 Immigrants flocked to the Region via rail and water to fill 
abundant factory jobs in the late nineteenth century.3 

Toledo Blade 
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Toledo thrived under the governance of progressive reform in the late 1800’s. Mayor 
Samuel M. “Golden Rule” Jones was elected in 1897 and strove to improve the lives of 
the working class. His reforms, including limiting working hours, opening free 
kindergartens, and building parks made him popular among the working class and he 
was reelected three times. His reform efforts were continued by his successor, Brand 
Whitlock. 3 
 
The Great Depression had a catastrophic impact on the Region’s manufacturing-based 
industry and the economic decline persisted until World War II, when companies 
produced automobiles, aircraft, and other military supplies to support the wartime 
efforts. Toledo gained notoriety when the “Jeep,” which was manufactured at the 
Willys-Overland plant, became a symbol of the American military4. 
 

UNIVERSITIES   
 

Jessup W. Scott, an editor of the Toledo Blade, 
an entrepreneur, and a civic leader, published a 
pamphlet called Toledo: Future Great City of the 
World in 1868. This paper outlined the promise 
of Toledo. Scott founded the Toledo University 
Arts and Trades by donating 160 acres of land 
near a proposed railroad terminal. The school 
ultimately became the University of Toledo in 
1872. The railroad terminal never came to 
fruition and, therefore, did not provide income 
to support the school. After years of struggling 
to keep the school financially viable and even 
closing the doors, the school transitioned from a manual training school to a higher 
education institution by creating the College of Arts and Sciences and through 
affiliations with the Toledo Medical College, Toledo Conservatory of Music, and the 
YMCA College of Law.1 
 

Bowling Green State University (“BGSU”) was established in Wood County in 1910 as a 
teacher-training institution and awarded its first bachelor’s degrees in 1917. BGSU 
expanded to offer four-year degree programs in 1929 and graduate programs in 1935. 
The first doctorate from BGSU was awarded in 1963. Enrollment at BGSU has grown 
from 304 in 1915 to over 20,000 in 2014. 
 
In the 1930’s, President Roosevelt’s New Deal programs created financing to build a 
new football stadium for the University and to expand the Toledo Zoo and build a new 
public library. Federal programs also provided funding for new faculty and student 
housing. In 1967, the University of Toledo became a state university and the state 
funding enabled capital improvements and relieved the city of the financial burden of 

www.utoledo.edu/library/canaday 
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supporting the university. The university was the fastest growing state university in 
Ohio from 1979 to 1989, with the student population reaching 24,000.1 

GLASS INDUSTRY  
 
The Toledo Business Men’s Committee was 
established in 1887 to bring more businesses to 
the Region. The Region’s natural gas and 
access to southern Ohio coal via railroads and 
lake shipping were attractive to glass 
companies4. The committee successfully 
attracted three glass companies - Glassboro 
Novelty Glass Company, the Toledo Window 
Glass Company, and the New England Glass 
Company.1  
 
A few years later, the City of Toledo gave 
Edward Drummond Libbey free land to move 
his company to the city. In 1893, Libbey’s glass was on display at the World Fair in 
Chicago. The introduction of Libbey’s cut glass to the thousands of fair visitors 
established demand for the Region’s glass.1 
 
Michael J. Owens and Libbey founded the Toledo Glass Company in 1895. The 
company produced Owen’s bottle making machine, which he invented by modifying 
the light bulb machine. In 1903, Toledo Glass spun off the Owens Bottle Machine 
Company (renamed the Owens Bottle Company in 1919), which utilized an automatic 
bottling machine capable of high speed bottling production and unique bottling 
designs.1  
 
In 1898, the Edward Ford Plate Glass Company was founded in Rossford, near Toledo. 
The company grew to become the largest plate glass company in the country and an 
important supplier for the automobile industry. In 1929, the Owens Bottle Company 
merged with the Illinois Glass Company and became the Owens-Illinois Glass 
Company. 
 
The glass industry continued to thrive with growing businesses and pioneering 
inventions. In 1932, an engineer at Owens-Illinois accidentally developed a method to 
make glass fibers. Owens-Illinois and Corning Glass Works collaborated to develop 
this technology, which led to the creation of Owens-Corning Fiberglas in 1938. 
 
By 1939, Toledo was known as the Glass Capital of the World. The industry continued 
to evolve and develop new technology such as Thermopane glass for solar homes 
after World War II and solar panels in response to the energy crisis in the 1970’s.1 
 

www.utoledo.edu/library/canaday 



NW Ohio / SE Michigan CEDS  

  38 
 

www.utoledo.edu/library/cana

AUTOMOTIVE INDUSTRY 
 
The Region is deeply rooted in vehicle production. In the late 19th century, Toledo was 
one of the largest producers of bicycles in the country. Early automobile companies 
included the Gendron Iron Wheel Company (1872) and the Milburn Wagon Company 
(1873). There were also many inventors who tinkered with horseless carriages in the 
late 1890’s. George Burwell, an employee of the Lozier Bicycle factory, patented an 
engine cylinder lubricator in 1900.1 
 

The American Bicycle Company, which was 
owned by a Connecticut industrialist named 
Albert Pope, purchased the factory formerly 
occupied by Lozier Motor (which took its 
bicycle and marine motor business to New 
York). In 1900, The American Bicycle 
Company built the Region’s first steam 
automobile, a two-seat steam carriage. The 
automobile paid tribute to the Region’s 
history of bicycle production and 
incorporated many bicycle features. By 
1903, the company had divested its bicycle 

business and transitioned to solely producing gas-powered cars. The company 
changed its name to International Motor Car Company.1 
 
The Willys-Overland Company purchased the Pope plant and moved its operations to 
Toledo in 1911. In the 1920’s, the company grew to employ more than 15,000. The 
automotive industry became a key industry in the Region with thirty plants producing 
automotive parts4. Spicer Manufacturing Company (later named Dana Corporation) 
moved to the Region in 1929 to be closer to its customer base in Detroit. 1 
 
Brisk Blast was a Monroe County tire pump company that started in 1916 and later 
changed its name to Monroe Auto Equipment Company. The company became a 
global manufacturer of automotive shock absorbers. In 1928, the company built the 
first shock absorbers for railroad passenger cars. Monroe Auto Equipment Company 
merged with Tenneco, Inc., a global automotive supplier, in 1977. 6 
 
 

ORGANIZED LABOR 
 
In 1934, the Toledo Electric Auto-Lite company denied its factory workers the right to 
form a union. The Ohio National Guard was called to protect the company against the 
striking workers and two of the workers were killed. The strike and the ensuring battle 
led to unionization throughout Toledo and the creation of Local 12 of the United 
Automobile Workers of America, which was one of the largest unions in the country. 
Richard T. Gosser became president of Local 12 and one of the key players in the 
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UAW. Locally, Gosser helped to organize the Labor-Management Cooperation Council 
and the Toledo Industrial Development Council.1 
 
A setback in the Region’s labor history occurred in 1937, when armed strikers stopped 
workers from returning to Republic Steel’s Newton plant. The Mayor organized a local 
citizen militia to enable the non-striking workers to enter the plant. Leaders of the CIO 
(The Congress of Industrial Organizations, which merged with the American 
Federation of Labor in 1955 to form the AFL-CIO) responded by organizing picket 
lines. An estimated 120 strikers and union volunteers confronted over 1,000 armed 
citizens. The militia fired tear gas, broke through the picket lines, and dumped the 
picketers’ cars in the river. The non-union plant was re-opened and Republic left its 
Newton operation in 1942.5 

 
  
 
 
 
1 Toledo’s Attic. March 3 - 30, 2014. http://www.toledosattic.org/ 
 
2 Hutchison, Craig E. and Kimberly A. Monroe the Early Years. Arcadia Publishing, 
2004. Google Books. March 30, 2014. http://www.books.google.com 
 
3 “Toledo, Ohio,” Ohio History Central, May 30, 2014. 
http://www.ohiohistorycentral.org/w/Toledo,_Ohio 
 
4 “A Brief History of Lucas County, Ohio,” Lucas County. March 30, 2014. 
https://www.co.lucas.oh.us/index.aspx?NID=7 
 
5 Monroe County Historical Museum. September 22, 2014. 
http://www.historicmonroe.org 
 
6 City of Monroe, September 22, 2014.                                           
http://www.monroemi.gov/historic-downtown-monroe/industry-preservation/ 
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POPULATION GROWTH 
 
The Region’s historical population data shows population growth between 1840 and 
1980. The first half of this period of growth coincides with the development of the 
Region’s transportation infrastructure. During the second half of this growth period 
significant industrialization of the region took place, as described in the previous 
section.  
 
There was a decline in growth in 1990 and again in 2010. The growth rates for Ohio 
and Michigan also slowed after 1980. Some of the reasons for the decline in the 
Region’s growth in recent years are identified in subsequent sections of this report.   
 

Sources: University of Virginia Library, Michigan DTMB, Ohio Development Services 
Agency, U.S. Census Bureau, and Southeast Michigan Council for Governments 
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Land Use/Zoning Lucas Monroe Ottawa Wood
Agriculture 29.4% 34.7% 57.2% 87.2%
Commercial 6.2% 2.3% 2.6% 0.7%
Industrial 1.5% 2.4% 2.8% 2.1%
Residential 41.0% 51.1% 6.6% 3.5%
Other 21.9% 9.5% 30.8% 6.5%

LAND USE  
 
Land use patterns of a region change slowly, but have an important impact on what is 
possible and suitable in terms of economic development opportunities. It is important 
to understand the current land uses in the Region to fully understand the Region’s 
economy.  
 
Land use and zoning data were submitted by each individual county and there are 
variances in the reporting methodologies. For the purposes of understanding the 
Region’s land use, the data has been categorized into five broad categories. 
Agriculture consists of croplands and pastures. Commercial includes retail, office, and 
other non-industrial developments or land designated for such uses. Industrial 
incorporates manufacturing, warehouse, distribution, and other similar uses or land 
designations. The residential classification includes land developed or designated for 
various housing types. Other uses vary by county and include government owned 
land, parks, recreational areas, and many other uses that do not fit into the other 
categories. The following graph and table illustrate the land use and zoning by county. 

 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

Sources: GIS data for land use and zoning supplied by Lucas County, Monroe County, 
Ottawa County, and Wood County 
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Land use across the Region is largely agricultural. Farm lands are the largest land use 
in Wood and Ottawa counties with approximately 87% and 57%, respectively. 
Agriculture is the second largest land classification for Monroe (35%) and Lucas (29%) 
counties. The agricultural industry in the Region is further explored in the Target 
Industry Analysis section of this report. 
 
The majority of the Region’s population lives within Lucas and Monroe counties, as 
detailed in the Demographic Profile of the Location Factor Assessment. As such, these 
counties have a significant amount of residentially purposed land with approximately 
41% for Lucas County and 51% for Monroe County. 
 
Commercial uses account for approximately 6% of Lucas County, which is the most 
urbanized of the four counties. Commercial and industrial land uses for all of the other 
counties are each under 3%. 
 
There is a significant amount of land use categorized as other, specifically in Ottawa 
and Lucas Counties. All of the park and recreational areas fall into this category.  
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Geography Document Name Year Organization Areas of Focus Summary Notes

Lucas, Wood, 
and Monroe 
Counties 

Multimodal Needs 
Assessment 2011

Toledo Metropolitan 
Area Council  of 
Governments 
(TMACOG)

Regional 
Transportation

Assessment of the interconnections among 
transportation modes in the TMACOG 
planning area

Lucas, Wood, 
and Monroe 
Counties 

Transportation 
Improvement Program 
(TIP) 2014-2017 2013 TMACOG

Regional 
Transportation

Document describes the status of the TIP, 
anticipated funding for projects, priority 
programs and projects, the financial 
capabil ity for implementation, and Air Quality 
and Private Transit Provider objectives

Lucas, Wood, 
and Fulton 
Counties

Toledo Regional Chamber 
of Commerce White Paper 2013

Toledo Regional 
Chamber of 
Commerce Priority Projects

Recommendations for the FY15-16 capital 
budget for community related projects in the 
Toledo region.

Lucas, Wood, 
and Ottawa 
Counties

Northwest Ohio Regional 
Branding Research 2010

Great Lakes 
Marketing

Regional 
Marketing

Analysis of business leaders' perceptions of 
the area and information about tell ing the 
Regions' story

Regional

REVIEW OF EXISTING PLANS AND INITIATIVES 
 
A review of dozens of existing economic development reports and studies from the 
four-county Region was conducted. The studies include land use plans, previous and 
current CEDS reports, planning studies and other reports completed since 1998. An 
assessment of the existing It Matters Where you Make It campaign was also 
conducted. 
 
The purpose of this review is to identify strengths and weaknesses that were not 
brought to light in other data searches, to understand previous and current initiatives 
that are relevant to this CEDS (and so that efforts are not duplicated), and to identify 
any goals and strategies that will impact the recommendations of this CEDS. The 
following sections summarize the key findings from the studies reviewed. The insights 
are categorized under topics that were discovered to be most common in the 
reviewed plans: Land Use and Planning, Environmental Impediments, Infrastructure, 
Regional Industries, Economic Development Initiatives, Marketing, and Other CEDS 
Initiatives. The following table summarizes the purpose and content of the plans. 
 

SUMMARY OF MAJOR REVIEWED STRATEGIES AND PLANS 
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Geography Document Name Year Organization Areas of Focus Summary Notes

Toledo
Toledo 20/20 
Comprehensive Plan 2011

Toledo City Plan 
Commission

Land Use 
Planning

Plan lays out 193 development and 
redevelopment recommendations, future land 
uses and policy recommendations, and policy 
recommendations for implementation.  The 
focus is on making Toledo attractive to 
residents and businesses.

Lucas County
Lucas County Vacant 
Industrial Land Use Report 2008

Toledo-Lucas County 
Plan Commissions

Land 
Development

Analysis of undeveloped and l imited use 
industrial
land to facil itate future land use decision-
making

Toledo

Nine individual strategies 
and plans for 
revitalization of Toledo 
areas 

1998 - 
2013 Various

Land Use 
Planning

The reports outline existing challenges and 
implementation strategies for the 
redevelopment of specific properties and the 
revitalization of areas in several Toledo 
neighborhoods and districts

Monroe 
County

Master Plans for 15 
municipalities Various

Individual 
Townships

Land Use 
Planning

Plans include information on community 
demographic and economic data; existing 
land uses; infrastructure, util ities, and natural 
features; and land use recommendations, 
goals, and maps

Monroe 
County CEDS 2013

Monroe County 
Planning 
Department and 
Commission

Economic 
Development 

Standard CEDS components including history 
of county, demographic and economic 
analysis, land use analysis, planning and 
development activities, economic development 
opportunities and challenges, and 
recommended projects

Monroe 
County

Comprehensive 
Employment Strategy 2012

Monroe County 
Planning and 
Employment & 
Training 
Departments

Workforce 
Development

Assessment of current employment data and 
current workforce initiatives and 
recommendations for improvements for 
businesses and residents

Monroe 
County

Comprehensive Plan - 
2010 Update 2009

Monroe County 
Planning 
Department and 
Commission

Land Use 
Planning

Extensive document includes background on 
land use, demographics, economy, and 
infrastructure and more as well  as land use 
planning goals and objectives and future land 
use map

Monroe 
County Streamlining Development 2013

Monroe County 
Economic 
Development 
Corporation

Economic 
Development 

Guide to expedite development projects for 
real estate developers and entrepreneurs 
which contains opportunities,  processes, and 
contacts

Monroe 
County

Resil ient Monroe Resource 
Atlas 2013 Resil ient Monroe

Land Use 
Planning and 
Community 
Development

Guide to land use planning and community 
development based on community 
engagement; includes history, overview of 
assets, and recommendations for 
improvements

City of 
Monroe

River Raising Heritage 
Corridor - East Master 
Plan 2013

River Raisin 
National Battlefield 
Park Foundation Master Planning

Master plan to turn the River Raisin National 
Battlefield Park (RRNBP) into a "History 
Corridor” l inked with other parks and natural 
resources 

Monroe County

Lucas County
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Geography Document Name Year Organization Areas of Focus Summary Notes

Ottawa 
County Strategic Plan 2014

Ottawa County 
Improvement 
Corporation

Economic 
Development 

Three year objectives for the organization 
focused on business retention and expansion, 
new business attraction, workforce 
development, and communications and 
marketing

Ottawa 
County OCIC Business Plan 2011

Ottawa County 
Improvement 
Corporation

Economic 
Development 

Organizational activities and priorities 
focused on business retention and expansion, 
new business attraction, communications and 
marketing, and professional and personal 
development

Ottawa 
County

Comprehensive Economic 
Development Strategy 
(CEDS)

2000; 
updated 
2003

Ottawa Regional 
Planning 
Commission

Economic 
Development 

Standard CEDS components including history 
of county, demographic and economic 
analysis, land use analysis, planning and 
development activities, economic development 
opportunities and challenges, and 
recommended projects

Ottawa 
county

Land Use Plans for  12 
townships in Ottawa 
County

Range 
from 1995 
to 2013

Ottawa Regional 
Planning 
Commission and 
local committees

Land Use 
Planning

Land use plans focused on physical 
environments and infrastructure;  population 
and land use changes; availabil ity of public 
util ities; and land use recommendations for 
commercial, industrial, and residential uses.  
Limited or non-existent public water and 
sewer l ines and sustainable development  
shaped recommendations

Wood County

Wood County 
Comprehensive Plan 
Update

2006/
2008

Wood County 
Economic 
Development 
Corporation

Economic 
Development 

Update of 1998 plan includes updated 
demographics and economic analysis, land 
use goals based on community input on land 
use, and a projected land use map. The report 
is designed to help shape public policy 
decisions for sustainable growth

Wood County CEDS 2010

Wood County 
Economic 
Development 
Corporation and 
Commissioners

Economic 
Development 

Standard CEDS components including history 
of county, demographic and economic 
analysis, land use analysis, planning and 
development activities, economic development 
opportunities and challenges, and 
recommended projects

Ottawa County

Wood County
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LAND USE AND PLANNING 
 
Monroe County has the most complete coverage of planning initiatives, with 15 
municipal plans, a comprehensive county-wide plan, and a collaborative land use 
planning and design project. Ottawa County has land use plans for all 12 townships, 
but several are almost 20 years old. Wood County has a comprehensive county-wide 
plan. Lucas County has a host of plans which focus on the Toledo area and a 
comprehensive plan for developing industrial land around the county. One of the 
overarching themes of the plans is finding the balance between preserving the 
agricultural assets of the region while encouraging sustainable growth. 
 
Lucas County 
Nine land use plans for areas in and surrounding Toledo which depict the numerous 
efforts and partnerships to counter urban decline were reviewed for this report. Each 
of these plans recommends initiatives to revitalize a specific area as follows: 
  

• Cherry Street Legacy Plan (2009) – The anchor employment center in the area, 
St. Vincent Mercy Medical Center, proposes ideas for redevelopment, 
streetscapes, neighborhood improvements, and residential and commercial 
incentives opportunities to capitalize on their presence. 

 
• Marina District Urban Renewal Plan (2008), - The plan focuses on removing  

deteriorated buildings and cleaning up environmental damage resulting in the 
ultimate development of a new, mixed used, river front community. The plan 
delineates public and private actions related to land acquisition and 
disposition, land use and zoning, redevelopment and rehabilitation.   

 
• Southwyck Urban Renewal Plan (2008) – This plan is a guide to public and 

private activities related to an intended redevelopment project in the 
Southwyck District. 

 
• Stickney Urban Renewal Plan (1998) – This plan is a guide to public and private 

activities related to an intended redevelopment project connected to the 
Chrysler plant. 

 
• The Strategic Land Use Plan identifies a vision for the area surrounding the 

University of Toledo (UT) and the institution’s role in achieving this vision. A 
previous study titled The Relevant University: Making Community and 
Economic Engagement Matter identified four domains of engagement including 
human capital, innovation system, health care and wellness, and quality of 
place. The Strategic Land Use Plan serves to provide the quality of place 
framework for UT, the City of Toledo, and surrounding communities to develop 
a thriving, aesthetically pleasing, diverse, and green community. The four areas 
of focus for impact are Advanced Renewable Energy and the Environment, 
Transportation and Logistics, Biomarker Research and Individualized Medicine, 
and Advanced and Sustainable Manufacturing. 

 



NW Ohio / SE Michigan CEDS  

  47 
 

• Toledo City Plan Commission Report (2013) – This is a summary of requests 
brought before planning commission and resulting staff analyses and 
recommendations and highlights the existing development initiatives in the 
city. 

 
• Toledo Downtown Plan (2011) – This policy document outlines priorities for the 

next five to ten years, including improved governance and investments to 
facilitate downtown revitalization projects. 

 
• Toledo Uptown Toledo Plan (2013) – The plan is a roadmap of possibilities for 

growth of the Uptown district. The Uptown plan identifies challenges and 
proposed solutions for the several districts in the urban community. 
Recommendations include property developments, district improvements, and 
economic development tools. 

 
• Toledo Warehouse District Plan (2012) – The plan delineates a renewed vision 

for the neighborhood and an associated implementation policy. 
 
In addition to the efforts to revitalize specific neighborhoods and communities around 
Toledo, there is an effort to strategically promote and redevelop vacant industrial land 
throughout Lucas County. The Lucas County Vacant Industrial Land Use Report 
analyzes undeveloped and limited use industrial land in an effort to facilitate future 
land use decision-making. The report acknowledges the challenge of identifying 
property with potential for industrial use while addressing the need for farmland and 
open space preservation. Nine study areas were identified based on the concentration 
of industrially zoned properties and the potential for industrial development. The 
report outlines both planned and recommended infrastructure projects connected 
with each area. The plan also summarizes existing land use plans and studies including 
the Toledo Express Airport Access Improvement Prioritization Plan which outlines 
recommend infrastructure projects. 
 
The Toledo 20/20 Comprehensive Plan identifies existing strengths and weaknesses 
and lays out a vision for 2020. Area strengths include cultural and recreational assets, 
skilled workforce, diversity, volunteerism, neighborhoods, and the waterfront. 
Weaknesses include the public school system, a lack of programs for youth 
involvement, public transportation, urban sprawl, and an underutilized downtown. 
Recommendations were developed to transform Toledo into “Toledo by Choice,” a 
place where residents and businesses want to be. The two overarching efforts are to 
make housing more attractive to people who can afford to live elsewhere and to 
increase good jobs within the city. The plan identifies 193 recommendations to achieve 
the vision. These recommendations focus on collaborative approaches, policies, 
specific land uses, and planning and development activities. The recommendations are 
strictly ideas and do not include specific investment strategies or action plans for 
projects. Of note, the plan includes significant information about continuing to foster a 
regional approach to economic development and planning activities. 
 
Monroe County 
There are fifteen land use plans for municipalities in Monroe County. These plans 
include information on community demographic and economic data; existing land 
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uses; infrastructure, utilities, and natural features; and land use recommendations, 
goals, and maps. The plans will be important tools as recommended CEDS projects 
transition into implementation. 
 
The Monroe Comprehensive Plan – 2010 Update provides extensive information on 
geography, geology, soil, environment, utilities, existing industry, and other features 
that will be useful references for specific infrastructure projects. It is important to note 
that, unlike the three Ohio counties, Monroe County is significantly influenced by its 
proximity to the Detroit metropolitan areas. As such, farmland preservation in the face 
of urban sprawl is a critical component of the comprehensive land use plan. The plan 
depicts the magnitude of this issue by stating that “Locally produced food and farm 
products is the basis for a sustainable future for Monroe County.” The plan notes the 
lack of a strong regional public transportation system and recommends systems which 
would connect Monroe to Detroit, Toledo, and Ann Arbor. Monroe County, like all of 
the other counties in the region, has a lack of municipal utility systems in some areas. 
The report recommends, however, that existing public investment in municipal utility 
systems should be maximized before additional infrastructure is developed. 
 
Resilient Monroe! is a land use planning and community design project which is a 
collaborative effort between the City of Monroe, Frenchtown Township, and Monroe 
Township. The Resilient Monroe Resource Atlas provides an extremely detailed 
assessment of the community and its assets and is intended to shape master planning 
efforts. Of note, the report details the potential impacts of climate change on several 
factors including the environment, infrastructure, economy, and human health. The 
report also includes a retail gap analysis as well as data and analysis similar to a CEDS 
report. 
 
The River Raisin Heritage Corridor - East Master Plan outlines a vision to turn the River 
Raisin National Battlefield Park (RRNBP) into a "History Corridor” linked with other 
parks and natural resources in the area. The plan calls for the development of seven 
activity zones to further develop a destination for residents and tourists. 
 
Ottawa County 
All 12 townships in Ottawa County have land use plans. Several of the plans date back 
to 1995; however, some of the plans have been updated within the last couple of 
years. The lack of or limited public water lines and public sewer lines in the townships 
was one of the most significant factor in shaping land use recommendations. 
Additionally, there was significant discussion about preserving unique natural 
resources and sustainably developing where appropriate. The plans referenced a 
proposed regional water system. It should be noted that three of the townships in 
Ottawa County do not have zoning codes.  
 
Wood County  
The 2006/2008 Comprehensive Plan Update lays out a series of goals related to 
county land use. The goals, which were developed from community input, range from 
establishing uniform zoning procedures to providing consistent water pressure to 
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water and sewer customers. The plan focuses on the four overarching goals of 
promoting orderly and sustainable growth, promoting cooperation between political 
subdivisions, maintaining and enhancing the quality of life for all citizens, and 
preserving prime land for agricultural protection. The associated projected land use 
map identifies four key corridors for planning along major highways. A significant 
portion of the existing employment areas are concentrated around the two airports. 
The plan notes the Water and Sanitary Sewer Master Plan completed in February 2006 
for the Northwestern Water and Sewer District. 
 

ENVIRONMENTAL IMPEDIMENTS 
 
Brownfields and Industrial Sites 
s addressed in Lucas County’s Marina District Urban Renewal Plan, there are very few 
industrial properties within the City of Toledo that are not encumbered by 
environmental problems. The environmentally challenged sites have also 
contaminated some surrounding properties and have hampered business expansion 
and attraction activities within Toledo.  
 
Lake Erie and Waterways 
Lake Erie is a tremendous asset for the Regions’ residents and businesses. However, 
the Lake and the distribution of its water supply pose significant challenges to the 
Region. Issues related to algal bloom, invasive species, and other environmental 
concerns as well as the associated impact on economic development are detailed in 
many of the plans reviewed. The environmental challenges related to Lake Erie are 
further acknowledged in the SWOT Analysis and the Strategic Projects and Activities 
section. 
 
Topography and Flooding 
Ottawa County’s CEDS from 2000 and 2003 acknowledges that the flooding is an 
environmental threat for the County. The County is generally flat, with bedrock close 
to the surface, over one hundred miles of shoreline, and several marsh areas. When 
there are high levels of precipitation, these physical characteristics, plus the higher 
levels of Lake Erie, lead to sluggish drainage and flooding hazards for lands adjacent 
to streams, low areas, and shorelines. 
 
The Monroe County Comprehensive Plan 2010 Update states that the county’s shallow 
bedrock provides challenges for groundwater issues and public health and that the 
presence of karst formations is also a challenge for development and groundwater. 
The County’s level topography, shoreline, presence of rivers and streams, and poorly 
drained soils make the County flood prone. 
 
Additionally, the Monroe County 2013 CEDS details the environmental characteristics 
of the County including air quality, water quality, and solid waste management.  



NW Ohio / SE Michigan CEDS  

  50 
 

The Resilient Monroe Resource Atlas addresses the impact that climate change has 
and will have on the County, specifically related to flooding. These challenges are 
generally applicable to the rest of the Region. 

 

INFRASTRUCTURE 
 
Several of the reviewed plans contain specific sections relating to the region’s 
infrastructure and its impact on and relevance to land use planning or economic 
development. The focus of the infrastructure portions is on transportation and water 
and sewer systems. The delivery of water and sewer services to residents and 
businesses is a key challenge for the Region’s public sectors, specifically because of 
the predominantly rural landscape and aging infrastructure. There are 
recommendations for both extending municipal utility services to serve residents and 
businesses as well as being prudent about investing extensions only as merited.  
 
The Toledo Metropolitan Area Council of Governments (TMACOG) Multimodal Needs 
Assessment evaluates the interconnections among all transportation modes (highway, 
freight and passenger rail, public transit, bicycle/pedestrian, air, and water) in the 
TMACOG metropolitan planning area. The area includes all of Lucas and Wood 
Counties and the three southernmost townships in Monroe County. The assessment 
does not include Ottawa County. The analysis incorporates the concept of complete 
streets as established by the federal Safe and Complete Streets Act of 2011. The act 
defines complete streets as a roadway that safely accommodates all travelers, 
including public transit users, bicyclists, pedestrians, motorists, and freight vehicles. 
The report provides a thorough assessment of existing transportation infrastructure, 
which can be utilized to provide supporting details for recommended CEDS projects. 
The assessment incorporates information from several previous plans and studies 
including the On the Move: 2007-2035 Transportation Plan—Update 2011, the current 
TMACOG Transportation Improvement Program, and other freight studies which have 
identified 37 existing and recommended multimodal projects. Of note, the assessment 
stresses the importance of increasing coordination among regional entities to ensure a 
comprehensive transportation system. 
 
The Transportation Improvement Program (TIP) 2014-2017 describes the status of the 
TIP; anticipated funding for projects; priority programs and projects; the financial 
capability for implementation; and Air Quality and Private Transit Provider objectives. 
The TIP identifies all state and federal funded transportation projects and 
improvements between July 2013 and June 2017. The report includes 195 projects with 
total construction costs of over $1.4 billion and covers the three county area of the 
TMACOG. The TIP also includes a pipeline list of projects with a local funding 
commitment after 2017 or as additional funds are available and identifies the Ohio 
Turnpike Improvement project as a regionally significant project that is not included in 
the TIP. The report also includes the Air Quality Conformance Report which describes 
the conformity determination for the TMACOG 2035 Plan–Update 2011. 
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REGIONAL INDUSTRIES 
 
The majority of the plans discuss the Region’s reliance on the auto industry and the 
challenges that have been brought about by its decline, specifically unemployment 
and empty real estate. The plans also focus on the transitioning agricultural industry. 
Farms are shrinking in number and increasing in size. Although the number of people 
employed by the industry is in decline, agriculture is still a dominant force in the 
Region’s economy. 
 
The Monroe Comprehensive Employment Strategy Report assesses the current 
employment situation in Monroe County and makes recommendations for actions 
which will increase levels of employment. As has been reflected throughout this 
report, there has been a decline of manufacturing jobs. The report notes losses 
associated with the closure of the Ford plant and Holcim (Dundee Cement) plant. Of 
note, the report identifies that the lack of a regional public transportation system 
limits the ability of people without private automobiles to find employment outside of 
Monroe County. 
 

ECONOMIC DEVELOPMENT INITIATIVES 
 
 
The Ottawa County Improvement Corporation’s Business Plan and Strategic Plan 
identified activities and objectives for the organization including business retention, 
expansion, and attraction; marketing; and organizational development. Ottawa’s 
Economic Gardening Initiative supports second stage companies and is a key 
component of their retention and expansion activities. The attraction efforts are 
focused primarily on regional collaborations with NORED (the Northwest Ohio 
Regional Economic Development Association) and RGP. One potential project to 
further evaluate is the Elmore Turnpike Interchange development, which is a JEDD 
with Sandusky.  
 
Monroe County’s Developer’s Streamlining Guide is a collection of information 
intended to help developers and entrepreneurs to quickly facilitate new and expansion 
projects in Monroe County. Partners which have pledged to support the streamlined 
process include municipalities, agencies, and organizations within the county. The 
guide includes in-depth information on municipalities and development opportunities 
within them; financial assistance opportunities; industrials sites; permitting, planning, 
and zoning processes; transportation; utilities; and a host of other development 
related resources and associated contact information. 
 
The Toledo Regional Chamber of Commerce’s White Paper recommends community 
related projects in Lucas, Wood, and Fulton counties for the FY15-16 capital budget. 
Many of the projects are focused on workforce development and investment 
promotion in urban areas.  
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MARKETING  
 
The Toledo Region Brand Council is an initiative focused on promoting the Toledo 
region by coordinating positive messaging. Although a specific plan was not reviewed 
for this report, the recommendations of this CEDS report and the brand council 
initiative are interconnected in that this report identifies strategies to grow the Region 
and the brand council is tasked with promoting the assets of the Region. Ultimately, 
the goals of both efforts are to enhance the economic base of the Region. The timing 
of the two efforts is congruous and communication will continue between the two 
initiatives as they develop. 
 
The Toledo Region Brand Council’s geographic reach is defined by JobsOhio as a 17 
county region in Northwest Ohio, but the council focuses on promoting the areas 
which surrounding Toledo and includes all four counties in this report. 
 
The group was founded five years ago and strives to increase awareness and positive 
perceptions of the Region to support economic development, education, tourism, and 
quality of life goals. Council members include Bowling Green State University, City of 
Toledo, Destination Toledo, Downtown Toledo Improvement District, Toledo 
Community Foundation, Toledo-Lucas County Port Authority, Toledo Mud Hens, 
Toledo Regional Chamber of Commerce, University of Toledo, Regional Growth 
Partnership, Wood County Economic Development Commission, The Andersons, 
Rudolph/Libbe, Buckeye Cable System, Findley Davies, Owens Corning, Job1USA, 
Toledo Building Services, and Lucas County. 
 
Qualitative community research was conducted via online surveys, direct interviews 
with business representatives within and outside of the region, and community forums 
to understand the perceptions of the region. A study of business leaders’ perceptions 
of the Region was conducted by a marketing company in 2010. The resulting 
document, titled Northwest Ohio Regional Branding Research, details what the leaders 
thought about the business environment and regional community. In general, the 
participants were positive about the Region’s quality of life attributes, but had 
concerns about the some elements of the business environment and the perception of 
people outside of the area. 
 
The research was used to develop a story and brand positioning around a new 
manufacturing economy and a lifestyle component. The initiative recently launched a 
new website and branding campaign based on the tagline It Matters Where You Make 
It. The tagline plays on the manufacturing roots of the regional economy (physically 
making something) and the notion that the region is a place where individuals and 
companies can “make it” from a lifestyle and cultural perspective. 
 
The marketing tools developed through the It Matters Where You Make It campaign 
dovetail with many of the themes from the existing economic development studies 
including the manufacturing and agricultural roots of the Region, the pride in cultural 
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and recreational assets, and the focus on developing industries such alternative 
energy. 
 

OTHER CEDS INITIATIVES 
  
Ottawa County’s 2000 CEDS, which was updated in 2003, identifies several important 
constraints to economic development including the public water supply and sewer 
systems, east-west highway traffic and railroad crossings, soils with limitations for 
urban land uses, flood risks and high water tables, and labor surplus with lack of skilled 
labor. Key goals include aggressively marketing industrial parks, retention and 
expansion of existing industry, increased public services and facilities, implementation 
of land uses identified in the comprehensive plan (updated in 1996), and the 
promotion of citizen understanding of economic development processes and 
programs. 
 
The Wood County 2010 CEDS report highlights several ongoing projects of 
significance including the construction of the CSX Intermodal Hub as part of the 
National Gateway project, expansion of the First Solar plant in Perrysburg Township, 
and the recently opened $90 million FedEx hub. Many infrastructure projects are 
recommended, several of which were in concert with the construction of the CSX 
intermodal hub. The report outlines economic challenges which are present 
throughout the Region including the reliance on automotive jobs. Location advantages 
include deep water port facilities, rail, and highway access. Economic growth 
perceived to be linked to educational programs at Bowling Green State University 
(BGSU) and Owens Community College (OCC). The two key opportunities presented 
are: 
 

1. The creation of a global, multi-modal transportation hub which leverages the 
geographical and transportation assets of the area and 

2. The continued development of the alternative energy industry by building on 
existing successes of the efforts of higher education institutions, economic 
development groups, and the private sector. 

 
An example of these efforts is the “green corridor” project along I-75 which focuses on 
alternative energy and green transportation in concert with BGSU’s Research 
Enterprise Park. 
 
After the CEDS was completed, Wood County was no longer defined as a “distressed” 
community by the EDA and the report was not implemented. Much of the information 
in this Wood County report, however, is still relevant for this CEDS report. 
 
The Monroe County 2013 CEDS, which is still an active CEDS initiative, pinpoints the 
critical challenges for the county as the condition of the Port of Monroe, which needs 
increased depth and fortification of the wharf; the lack of marketable industrial 
buildings and sites; and the decline of the automotive industry. The majority of the 
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projects identified are physical in nature (i.e. infrastructure, utility, and development 
improvements). Other projects include GIS system enhancement and a new revolving 
loan fund. The projects which scored the highest priority rankings were related to the 
development of industrial parks. 
 
The Monroe 2013 CEDS notes that a second international bridge over the Detroit River 
was issued a Presidential Permit and is expected to create 12,000 direct jobs and 
increase the speed at which Michigan products are brought to market. Several other 
planned transportation projects are presented including high speed rail projects and a 
new Amtrak station and multi-modal transportation center near downtown Dearborn. 
 

SUMMARY OF KEY FINDINGS  
  
Due to the number of comprehensive economic development initiatives and studies in 
the Region, there are a significant number of existing and proposed projects which 
serve as a resource for the development of recommended projects in this CEDS 
reports. There is also a significant amount of data that has already been gathered on 
existing utility and transportation systems, natural resources, and land use that can be 
used to support the implementation of the recommended projects. Additionally, there 
are several key findings which emerged: 
 

• The preservation of farmland and the agriculture industry has to be balanced 
with the need to develop land for other income producing uses. Urban sprawl 
needs to be combatted with cooperative planning efforts and sustainable 
growth strategies. 

• The lack of a strong, regional public transportation system in the Ohio counties 
is limiting the mobility of employees in an economy where employment centers 
have moved from downtown districts to suburbs. 

• The investment of extending public water and sewer systems needs to be 
balanced with other economic development needs. 

• Relationships with Bowling Green State University, the University of Toledo, 
and other higher education institutions are critical to addressing the 
employment challenges and transitioning the region to meet the needs of 
emerging industries. 

• It Matters Where you Make It and other regional initiatives are building upon 
the collective assets of the region. 
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LOCATION FACTOR ASSESSMENT 
 

OVERVIEW OF LOCATION FACTOR ASSESSMENT 
 

When businesses consider expanding or relocating a facility, many site selection 
factors are considered. The following Location Factor Assessment evaluates the 
community through the eyes of a company considering the Region as a potential 
location for a new facility. The analysis includes location factors that are typically 
relevant to a corporate site selection decision. The table below summarizes the 
location factors included in this assessment. 
 

LOCATION FACTORS 

 
 

 
The location factors for the four counties in this study are individually and collectively 
compared with the states of Michigan and Ohio and the U.S. Each location factor is 
scored on a scale from 1 to 10.  
 
In the Target Industry Study section of this report, a quantitative approach is utilized 
to identify target industry sectors which are recommended to enhance and focus 
business attraction efforts. A Location Factor Assessment is then applied to the 
industries to provide the qualitative approach to screen and validate the results of the 
Target Industry Study. 
 
To summarize this assessment, each location factor is assigned a weighting factor 
based on its relative importance in the site selection process within each of the 
recommended target industries. This results in a matrix that identifies gaps in the 
Region’s ability to successfully attract the targeted industry sectors.  
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Housing Trends

Demographic Profile

DEMOGRAPHIC PROFILE  
 
The demographic profile of a region is often a solid indicator of the region’s vitality. Is 
the region growing? Stable? Declining? Having a solid understanding of demographic 
and socioeconomic data, including trends and outliers, is essential to the success of 
both short- and long-term economic and community development planning. The 
following demographic profile assessment includes an analysis of population, income, 
and housing trends. These variables are often used to help define whether a sufficient 
market opportunity exists within a community. For example, a community’s population 
by age cohort would be an extremely important decision factor for a potential child 
care facility, while per capita income would be critical to the success of an upscale 
retail establishment. 

 

 

 

POPULATION 
 
In 2012, the Region had a population of nearly 759,000, which represented 
approximately 6.6% of the total Ohio population and 7.7% of the total Michigan 
population. The graph below shows the annual population change in the Region from 
2002 through 2012. The Region’s population experienced slight growth between 2002 
and 2004 and then continual decreases from 2004 through 2012.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: United States Census Bureau, Population Estimates 
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Geography 2002 2004 2006 2008 2010 2012
02-12 % 
Change

Region 766,036 768,085 766,897 763,544 760,283 758,585 -0.97%
Monroe 148,561 151,117 153,460 152,806 151,932 151,048 1.67%
Lucas 454,240 451,255 446,769 443,909 441,468 437,998 -3.58%
Ottawa 41,029 41,564 41,641 41,554 41,381 41,339 0.76%
Wood 122,206 124,149 125,027 125,275 125,502 128,200 4.90%

Michigan 10,015,710 10,055,315 10,036,081 9,946,889 9,877,574 9,883,360 -1.32%
Ohio 11,407,889 11,452,251 11,481,213 11,515,391 11,536,182 11,544,225 1.20%
US 287,625,193 292,805,298 298,379,912 304,093,966 309,349,689 313,914,040 9.14%

  Urban   Rural
Region 85.59% 14.41%

Lucas 95.96% 4.04%
Monroe 64.26% 35.74%
Ottawa 55.40% 44.60%
Wood 71.41% 28.59%

Michigan 71.86% 28.14%
Ohio 79.46% 20.54%
US 78.98% 21.02%

Over the ten-year period, the Region’s population remained relatively stagnant with 
only a minor decrease of 0.97%. Although the Region as a whole remained relatively 
stagnant, Wood County’s population grew 4.90% and Lucas County’s population 
decreased 3.58% during this period. The broader region also remained relatively stable 
with a 1.20% growth in the State of Ohio and a 1.32% loss in the State of Michigan. 
During this time period, the U.S. experienced a 9.14% growth. The table below 
provides annual estimates of the total population each year.  
 

ANNUAL POPULATION ESTIMATES 

Source: United States Census Bureau, Population Estimates 
 
Lucas County, accounts for approximately 58% of the Regional population as depicted 
in the pie chart below. Monroe and Wood Counties are similar in population size with 
20% and 17%, respectively. Ottawa County has the smallest percentage of the 
population with only 5%. 
 

POPULATION DISTRIBUTION BY COUNTY  POPULATION DISTRIBUTION BY URBAN/RURAL 

 
 
 

 
 
 
 
 
 

 
 
 
  
Source: United States Census Bureau, Population Estimates 2012 
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Geography
Census 

2010
2015 2020 2025 2030 2035 2040

% 
Change

Region 760,752 757,070 753,682 750,902 747,241 741,990 737,080 -3.11%
Monroe 152,021 155,690 156,592 158,332 160,841 163,180 164,720 8.35%
Lucas 441,815 435,300 430,450 425,620 420,080 414,630 410,570 -7.07%
Ottawa 41,428 40,860 40,100 39,420 38,720 37,780 36,880 -10.98%
Wood 125,488 125,220 126,540 127,530 127,600 126,400 124,910 -0.46%

Approximately 86% of the Regional population is urban, which is more than the U.S., 
Ohio, and Michigan averages. Nearly 96% of Lucas County’s population is Urban and 
the other three counties also have a majority of their population living in urban areas 
as outlined in the chart above.  
 
The urban classification in the preceding table represents both urban areas and urban 
clusters. The Census Bureau identifies urban areas as those including 50,000 or more 
people and urban clusters as those with at least 2,500 and less than 50,000 people. 
Rural is defined as all population, housing, and territory not included within an urban 
area.  
 
The Regional population is projected to continue to decline by approximately 3% 
between 2010 and 2040. Wood County is expected to experience a minor decline of 
0.46%. Lucas and Ottawa Counties are projected to experience significant declines of 
more than 7% and almost 11%, respectively. Monroe County is the only county 
projected to experience growth with over 8% expected. The following chart depicts 
the population projections for the Region based on the 2010 Census. Two different 
agencies projected the Ohio and Michigan counties and there may be differences in 
their methodologies. 
 

POPULATION PROJECTIONS 

 
Source: Based on 2010 Census: 2015-2040 (Ohio Development Services Agency and 
Southeast Michigan Council of Governments) 
 
The Regional population is aging. All Regional population age cohorts under 55 years, 
with the exception of the five to nine cohort, declined between 2007 and 2012. These 
population declines include the majority of working age cohorts. Conversely, all age 
cohorts above 55 years increased during this time period. The chart below shows the 
Region’s population change by age cohort between 2007 and 2012. The data suggests 
that the population will continue to decline in the coming years without considerable 
inflow migration.  
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Sources: US Census Bureau, ACS Demographic and Housing Estimates, 2010-2012 and 
2005-2007 American Community Survey 3-Year Estimates 
 
The following population pyramids show the population distribution by age from 2007 
to 2012. Although the time period is relatively short, it is clear that the population is 
aging. There are two expansions in the population pyramid for both 2007 and 2012. 
The first is the 15 to 19 and 20 to 24 age cohorts. This expansion is constant from 2007 
to 2012, probably indicative of the universities’ student population. The drop in 
population in the following cohorts loosely suggests that the universities’ student 
population relocates after graduation. The other expansion in the population pyramid 
is not constant between 2007 and 2012. In 2007, the expansion represents the cohorts 
from 40 to 59 and in 2012 it represents the age cohorts from 45 to 64, which suggests 
an aging population. 

Source: United States Census Bureau, American Community Survey, 3-year Estimates 
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Population change can be attributed to natural causes (the difference between births 
and deaths), international migration (moving in or out of the country), or domestic 
migration (moving into the region from another location within the US or moving out 
of the region, but within the US). 
 
Domestic migration is the source of total population decline in the Region between 
2010 and 2012. People are moving from the Region to other regions in the U.S. Only 
Wood and Ottawa Counties experienced growth from domestic migration. The state 
populations for Michigan and Ohio also saw declines from domestic migration. 
International migration was positive for all four geographies. Natural change was 
positive for all geographies except Ottawa County.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census Bureau, Population Estimates 
 
The population trends including decreasing population under 55 years old, migration 
from Lucas County (including the Region’s core city), and net outflow of residents 
from the region suggests that the Regional population will continue to decline over 
time. Enhanced economic development activities can help to attract residents into the 
Region and potentially reverse the current population decline. A region’s ability to 
attract and retain younger people is often viewed favorably by potential employers, as 
this helps sustain a stable population and workforce. 
 
The Region’s population, from a race perspective, is relatively homogeneous. The 
percentage of non-white people in the Region is comparable to the percentage of 
non-white people in the State of Ohio and slightly less than that of Michigan. Lucas 
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Geography 2002 2004 2006 2008 2010 2012
% 

Change
Region 29,251 30,800 33,146 34,689 34,789 38,097 30.2%

Lucas 29,204 30,623 32,944 34,113 34,394 37,542 28.6%
Monroe 29,968 31,397 33,064 34,347 34,217 38,401 28.1%
Ottawa 30,388 32,101 35,024 37,651 37,910 41,337 36.0%
Wood 28,173 30,278 33,343 36,166 35,845 38,593 37.0%

Michigan 30,351 32,121 33,850 35,597 35,111 38,291 26.2%
Ohio 29,878 31,766 34,412 36,386 36,274 40,057 34.1%
United States 31,798 34,300 38,127 40,873 40,163 43,735 37.5%

County is the most racially diverse with a 19% black population as shown in the table 
below.  
 

RACE  

 
 
 
 
 
 
 
 
 
 
 
 
 
Sources: US Census Bureau ACS Demographic and Housing Estimates, 2010-2012 
American Community Survey 3-Year Estimates 
 

INCOME 
 
The personal per capital income for the Region grew approximately 30% between 
2002 and 2012. This growth over the time period was more than the change in 
Michigan (26.2%) and less than the change in Ohio (34.1%) and the U.S. (37.5%). Wood 
and Ottawa Counties experienced the most growth in personal per capital income 
with 37% and 36%, respectively.  
 

PERSONAL PER CAPITA INCOME 

 

Source: Bureau of Economic Analysis 2002-2012 
 

White Black
American 
Indian or 

Alaskan Native
Asian

Some 
other race

Two or 
more races

Hispanic 
(Any Race)

RGP 82.2% 11.9% 0.3% 1.3% 1.5% 2.9% 5.3%
Lucas 73.8% 19.0% 0.3% 1.5% 1.8% 3.6% 6.3%
Monroe 94.7% 2.3% 0.3% 0.6% 0.7% 1.5% 3.2%
Ottawa 96.5% 0.8% 0.2% 0.4% 0.6% 1.6% 4.4%
Wood 92.0% 2.3% 0.1% 1.6% 1.5% 2.5% 4.7%

Michigan 79.3% 14.0% 0.6% 2.5% 1.1% 2.5% 4.5%
Ohio 82.8% 12.2% 0.2% 1.7% 0.8% 2.3% 3.2%
US 74.0% 12.6% 0.8% 4.9% 4.9% 2.8% 16.6%
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The following graph depicts the personal per capita income index for all geographies 
between 2002 and 2012. All local geographies have lower per capita income rates 
compared to the U.S. Ottawa and Wood Counties have the highest income levels in 
the Region. Monroe County has the lowest per capita income rates compared to any 
of the Regional, state, or national geographies. 
 
All of the geographies depicted in the chart below follow the same trend; however, 
Wood County (29%) and the U.S. (27%) grew the most over the time period. The 
Region’s personal per capita income grew by 21%, compared to 16% for Michigan and 
23% for Ohio. 
 
Regional price parities (RPP) by State were released as official Bureau of Economic 
Analysis statistics for the first time in June 2014 (2012 data). Unofficial statistics are 
available through BEA for the preceding years. From 2007 through 2012, the State of 
Michigan’s RPP declined by 1.6% (from 95.9 to 94.4) and Ohio’s RPP declined by 1.8% 
(from 90.8 to 89.2). These declines mean that during this time period, the value of the 
dollar in Michigan and Ohio increased compared to the nation. The US average is 100.   

 

PERSONAL PER CAPITA INCOME INDEX  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Bureau of Economic Analysis 2002-2012 
 
The Region’s poverty rate between 2010 and 2012 is comparable to that of Ohio and 
the U.S. and lower than Michigan’s poverty rate. The Region’s median household 
income from the same time period is slightly more than the median household income 
in Michigan and Ohio and slightly less than in the U.S.  
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Lucas County has the highest poverty rate and lowest income level of any of the 
geographies, as the two data points tend to be correlated. Although Lucas County’s 
median household income is significantly lower than the other counties, its per capita 
income is on par with the other counties. The discrepancy between the two might 
suggest higher income disparities within the County. The poverty levels in Monroe and 
Ottawa Counties are significantly lower than those of the Region, Michigan, Ohio, or 
the country. 
 
MEDIAN HOUSEHOLD INCOME AND POVERTY RATES  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census Bureau, 2010-2012 American Community Survey 3-Year Estimate 
 

HOUSING TRENDS 
 
The chart below depicts homeownership, rental, and vacancy rates by geography. 
Homeownership rates are correlated with many factors including location and income. 
Rural and suburban areas have historically had higher homeownership rates. The 
Region has a slightly higher home ownership rate (58%) than the U.S. (56%), but lags 
slightly behind Ohio (60%) and Michigan (60%).  
 
Monroe County has the highest percentage of home ownership (72%) of any of the 
geographies with 10% more than the next highest county. Lucas County has the 
highest percentage of renter occupied units and the lowest percentage of home 
ownership (54%) of any geography. A correlation exists between lower incomes and 
lower home ownership rates, which may help to explain Lucas County’s low rate of 
home ownership.  
 
Ottawa County has a 37% vacancy rate for its housing stock, which is almost three 
times the rate for the Region. The higher vacancy rates may be due to a number of 



NW Ohio / SE Michigan CEDS  

  64 
 

factors including foreclosures, declining population, and aging population. 
Additionally, Ottawa County has seasonal vacancies because of the Islands and 
tourism.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: US Census Bureau, 2010-2012 American Community Survey 3-Year Estimates 
 
 
The Median home value in the Region is comparable to that of Ohio, higher than 
Michigan, and significantly lower than the country. Wood County’s median home value 
is approximately $146 thousand, followed closely by Monroe and Ottawa Counties at 
approximately $137 and $136 thousand, respectively. Lucas County’s median home 
value lags far behind at approximately $108 thousand. 

 
There is less variation within any of the local geographies or Ohio and Michigan than 
there is in the U.S. The U.S. has a much larger housing stock, with significant outliers in 
markets such as Honolulu, New York City, Silicon Valley, and others. The chart and 
table below depict the housing values in 2012. 
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County Marriage Divorce Birth Teen Birth Death
Lucas 10.0 3.5 13.2 41.8 946.1
Monroe 9.5 7.8 10.5 32.0 837.7
Ottawa 6.3 3.3 8.5 22.1 1071.7
Wood 5.7 3.0 10.4 13.4 786.5
Michigan 10.8 7.1 11.6 41.1 891.5
Ohio 5.8 3.4 12.1 33.5 940.1

HOUSING VALUES 2012 

Source: US Census Bureau, 2010-2012 American Community Survey 3-Year Estimates 
 
Understanding family dynamics, birth, and death rates is important for long range 
planning. Marriage, divorce, birth, teen birth, and death rates are provided in the table 
below.  
 

RATES OF VITAL STATISTICS 

 

 

 

 

 

 

Source: Ohio Department of Health and Michigan Department of Community Health 
data for 2010. Birth rates are per 1,000 females. Marriage, and divorce rates are per 
1,000 population. Death rates are per 100,000 population. Teen birth rate is per 1,000 
females and for age 15-19. 

Lucas and Monroe counties have marriage rates which are comparable to Michigan’s 
10.8 rate and Ottawa and Wood counties are closer to Ohio’s marriage rate of 5.8. The 
divorce rates in Lucas, Ottawa, and Wood counties are similar to Ohio’s divorce rate of 
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Commuting Patterns
Employment Trends
Educational Attainment
Wage Rates

Labor Market

3.4. Monroe County’s divorce rate is more than double that of any other county. Lucas 
County has higher overall birth and teen birth rates than any other county, Ohio, or 
Michigan. The teen birth rates of the other three counties are lower than the state 
rates. The death rate in Wood County is the lower than any other geography. 

 

LABOR MARKET 
 
Among the many site selection factors that impact location decisions, the relative 
importance of the local/regional labor market and workforce continues to increase. 
The emergence of the “knowledge economy,” coupled with the increasing role 
technology plays in manufacturing, has driven the demand for a skilled and educated 
workforce.  

 
 
 

 

 

COMMUTING PATTERNS 
  
The table below provides a snapshot of commuting and employment statistics. 
Commuting In is defined as people who are employed within the county but live 
outside the county. The Commuting In percentage is calculated based on total 
employment. Commuting Out is defined as people who live within the geography but 
work outside of it. The Commuting Out percentage is calculated based on total 
residents employed. 
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Count Region Lucas Monroe Ottawa Wood
Total Employment in Area 280,876 181,786 35,889 11,269 51,932
Total Area Residents Employed 287,725 157,984 61,520 15,759 52,462
Net Inflow/Outflow -6,849 23,802 -25,631 -4,490 -530
Living and Employed in Area 208,436 110,887 19,340 5,636 18,622
Commuting In 72,440 70,899 16,549 5,633 33,310
Commuting Out 79,289 47,097 42,180 10,123 33,840

Commuting In 25.79% 39.00% 46.11% 49.99% 64.14%
Commuting Out 27.56% 29.81% 68.56% 64.24% 64.50%

Total Employment in Area -10.79% -14.45% -15.67% -11.09% 10.17%
Total Area Residents Employed -14.33% -19.62% -7.88% -15.10% -2.80%
Commuting In 12.99% -11.77% -7.57% -4.38% 19.29%
Commuting Out -6.86% 2.29% 0.12% -14.06% -2.63%

Percent Change (2002 - 2011) 

Commuting Percentage

COMMUTING PATTERNS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census, OnTheMap 2002-2011 
 
On average, Monroe, Ottawa, and Wood counties have more than 64% of their 
populations commuting out, whereas less than 30% of Lucas County’s employment 
commutes out. Monroe, Ottawa, and Wood counties also have approximately double 
the commuting out percentage of Lucas County.  
 
Total employment declined between 2002 and 2011 in all geographies except Wood 
County, which had an approximately 10% increase. All four counties experienced a 
decrease in the percentage of residents employed, with Lucas County having almost a 
20% drop over the time period. The Region experienced a growth in commuting in 
because of the approximately 19% commuting in growth for Wood County, despite the 
decline among all other counties. Commuting out declined for the Region as a whole; 
however, those commuting outside the Region increased in Lucas and Monroe 
counties.  
 
The data establishes that the number of Regional employees is declining and that 
there is a shift of employees to areas outside of the Region (and away from the 
Region’s core in Lucas County). The tables below provide a snapshot of commuting 
and employment statistics for primary jobs.  
 
The top ten places where the Region’s residents were employed (primary jobs) in 2011 
are noted below. The top ten places account for 52% of the residents in the workforce. 
Note that Columbus, Ohio and Ann Arbor, Michigan are not located within the four-
county region. 
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Place Count Percent
Toledo city, OH 89,607 31.14%
Maumee city, OH 13,741 4.78%
Bowling Green city, OH 10,329 3.59%
Oregon city, OH 7,706 2.68%
Sylvania city, OH 7,091 2.46%
Perrysburg city, OH 6,798 2.36%
Monroe city, MI 5,618 1.95%
Northwood city, OH 3,378 1.17%
Columbus city, OH 3,060 1.06%
Ann Arbor city, MI 2,863 1.00%

Place Count Percent
Toledo city, OH 79,995 28.48%
Perrysburg city, OH 7,399 2.63%
Bowling Green city, OH 6,706 2.39%
Oregon city, OH 6,630 2.36%
Sylvania city, OH 6,110 2.18%
Maumee city, OH 5,508 1.96%
Monroe city, MI 3,833 1.36%
Lambertville CDP, MI 2,928 1.04%
Temperance CDP, MI 2,581 0.92%
Rossford city, OH 2,370 0.84%

TOP TEN PLACES WHERE REGIONAL RESIDENTS WORK 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census Bureau, OnTheMap 2011 
 
The top ten places where the Regions’ workers lived in 2011 are noted below. The top 
ten places account for 44% of the workforce. All of the top ten locations are located 
within the four-county region. 
 
TOP TEN PLACES WHERE REGIONAL WORKERS LIVE  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census Bureau, OnTheMap 2011 
 
The graph below shows the travel time to work. With the exception of Monroe County, 
Regional residents spend less time commuting to work than the average resident in 
Ohio, Michigan, or the country. 
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Source: US Census Bureau, American Community Survey 2010-2012 
 

EMPLOYMENT TRENDS  
 
Unemployment rates can help indicate the relative health of a community, as well as 
estimate the available workforce. High unemployment rates, while a negative attribute 
for the health of a community, can be a positive attribute for employers seeking an 
available workforce. 
 
Between 2002 and 2012, Ottawa County had the highest annual unemployment rates 
for all geographies, as shown in the graph below. Wood County consistently had the 
lowest unemployment rates among the four counties over the 11-year period. The U.S. 
generally had the lowest unemployment rate during the time period, but in 2012, it was 
comparable to the Regional unemployment rate. The unemployment rates for all 
geographies follow the same general trend. 
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Source: Bureau of Labor Statistics 
 
The monthly unemployment rates for 2013 are depicted in the graph below. With the 
exception of Ottawa County, all geographies follow similar trends. Ottawa County has 
the most volatile unemployment rates. Ottawa is also the geography with the smallest 
population, so minor changes show larger percentage increases or decreases. In 
general, the unemployment rates for all of the Regional counties and states are higher 
than the unemployment rates for the country.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Bureau of Labor Statistics 
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Region Lucas Monroe Ottawa Wood Michigan Ohio US
Labor Force 16+ 12.6% 14.1% 11.3% 7.0% 10.0% 13.1% 10.3% 10.1%

16 to 19 35.8% 38.6% 25.5% 23.8% 39.9% 33.4% 29.7% 29.2%
20 to 24 20.6% 22.8% 19.9% 8.7% 16.3% 19.1% 16.5% 16.5%
25 to 44 11.2% 12.9% 10.8% 6.3% 6.3% 12.6% 9.6% 9.3%
45 to 54 8.8% 10.3% 7.8% 5.4% 6.6% 10.0% 7.7% 7.8%
55 to 64 8.8% 9.9% 10.0% 6.5% 4.8% 9.6% 7.2% 7.4%
65 to 74 5.4% 6.7% 3.4% 4.9% 2.5% 9.5% 6.0% 7.3%
75+ 10.2% 8.6% 7.2% 11.6% 14.4% 7.8% 4.3% 6.4%

The table below segregates unemployment rates by age cohort and geography. The 
youngest age cohorts in the workforce had the highest unemployment rates in the 
Region and across all geographies. The lowest unemployment rates, also across all 
geographies were for the 65 to 74 age cohort, likely because a significant amount of 
this age group has opted out of the workforce. Within the four-county Region, Lucas 
County had the highest unemployment rates for four out of seven of the cohorts and 
the second highest rates for two of the remaining three cohorts. The Region’s 
unemployment rates were higher than Ohio and the U.S. for all workers between 16 
and 64 years of age.  
 

UNEMPLOYMENT RATE BY AGE COHORT 

Source: United States Census Bureau, 2010-2012 American Community Survey 3-Year 
Estimates 
 
The table below depicts employment by occupation as classified by the Standard 
Occupational Classification (SOC) system. The Region has slightly higher service 
related occupations and production and transportation occupations than Michigan, 
Ohio, or the country. The Region has lower professional occupations than non-local 
geographies. Monroe and Ottawa Counties have higher natural resource related 
occupations and production and transportation occupations than any of the other 
geographies.  
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Source: US Census Bureau, American Community Survey 2010-12 three-year estimates 
 
The table below shows employment by industry Supersector. The Region’s strengths 
in industry are explored in detail in the Target Industry Analysis section. This high level 
view identifies that the Region’s employment in transportation, warehousing, and 
utilities is higher than the employment of this Supersector in Michigan, Ohio, and the 
country. The Region’s manufacturing employment is comparable to Ohio, less than 
Michigan, and higher than the U.S. average. The Region’s employment in finance, 
insurance, and real estate as well as professional, scientific, management, and 
administrative services are lower than the other geographies. 
 
Within the individual counties, industries of strength include construction in Ottawa 
County; manufacturing in Monroe County; and education, health care, and social 
assistance in Wood County. 
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Industry Region Lucas Monroe Ottawa Wood Michigan Ohio US
Employed 338,539 189,958 66,989 19,215 62,377 4,208,941 5,234,043 140,919,860
Ag, forestry, fishing, 
mining 0.68% 0.40% 1.00% 2.10% 0.70% 1.30% 1.00% 1.90%
Construction 4.87% 4.40% 4.90% 9.40% 4.80% 4.80% 5.20% 6.20%
Manufacturing 15.20% 14.10% 18.70% 14.50% 15.00% 16.90% 15.20% 10.40%
Wholesale trade 2.84% 2.90% 2.80% 2.60% 2.70% 2.50% 2.80% 2.80%
Retail trade 11.38% 11.20% 11.70% 12.00% 11.30% 11.70% 11.70% 11.60%
Trans, warehousing, 
utilities 6.07% 5.90% 7.30% 7.20% 4.90% 4.10% 4.80% 4.90%
Information 1.57% 1.60% 1.30% 1.00% 2.00% 1.60% 1.70% 2.10%
Finance, insurance, real 
estate 4.62% 4.90% 3.90% 5.40% 4.20% 5.50% 6.40% 6.60%
Prof, scientific, mang., 
admin. 8.60% 9.50% 7.80% 6.10% 7.60% 9.10% 9.10% 10.70%
Edu, health, social 25.92% 26.70% 22.70% 21.20% 28.60% 24.30% 24.50% 23.20%
Arts, enter, rec, accom, 
food service 9.89% 10.10% 9.60% 9.70% 9.60% 9.50% 8.80% 9.40%
Other services 5.14% 4.90% 5.30% 5.30% 5.50% 4.90% 4.60% 5.00%
Public admin 3.21% 3.30% 3.00% 3.30% 3.20% 3.80% 4.10% 5.00%

EMPLOYMENT BY INDUSTRY  

Source: US Census Bureau, American Community Survey 2010-12 three year estimates 
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EDUCATIONAL ATTAINMENT 
 
Residents in the Region have access to 24 four-year and 19 two-year post-secondary 
educational institutions within a 50-mile radius. The schools with the highest number 
of students within the 50 mile radius are the University of Michigan, Eastern Michigan 
University, the University of Toledo, Bowling Green State University, Owens 
Community College, and Henry Ford Community College. There are over 200,000 
students within a 50-mile radius. Within a 100-mile radius, there are 85 four-year and 
57 two-year post-secondary educational institutions and nearly 570,000 students. 
 
There are extensive post-secondary education opportunities within the Region that 
have a spillover effect on the local residential and business communities. The largest 
four-year colleges within the Region are the University of Toledo and Bowling Green 
State University. There are also several community colleges, the largest of which is 
Owens Community College. Data, however, generally depicts the university population 
moving away from the Region after graduation. 
 

POST-SECONDARY SCHOOLS WITHIN 100 MILE RADIUS 

Source: National Center for Education Statistics 
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Despite the proximity to a wide range of postsecondary educational institutions, with 
the exception of Wood County, the Region generally has lower levels of educational 
attainment for bachelor’s degrees or graduate and professional degrees than all other 
geographies. All four counties are on par with Michigan, Ohio, and the country for 
levels of associate’s degree attainment. This is an example where the educational 
attainment of the workforce has generally aligned with the needs of regional 
employers, particularly those in manufacturing where the demand for individuals with 
two-year technical degrees has increased. Within the four-county region, Wood 
County has the most formally educated population, while Monroe has the least.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Census Bureau, American Community Survey 2010-12 three year estimates 
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Potential employers often look at educational attainment by age, especially the 18 to 
24, 25 to 34, and 35 to 44 age cohorts, which provides an indication of a stable and 
young workforce. The graph below shows educational attainment for these cohorts. 
 
The Region, on average, tends to be slightly less educated than the U.S. Wood County 
has the most formally educated Regional population in the 25 to 35 and 35 to 44 age 
cohorts, but is on par with other geographies in the 18 to 24 age cohort. The Region’s 
35-44 year old population has a higher proportion of associate’s degrees and lower 
proportion of people with bachelors and graduate or professional degrees than 
Michigan, Ohio, or the country. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Source: ACS 3-year estimates 2010-12 
 

WAGE RATES 
 
Wage rates are impacted by several factors including education level, cost of living, 
supply and demand, and industry. On average, the Region has consistently lower wage 
rates than Michigan, Ohio, and the U.S. Monroe County has the highest average wage 
rates followed by Lucas County, Wood County, and finally Ottawa County.  
 
The table below shows average wages by industry Supersector. The construction; 
manufacturing; and trade, transportation, and utilities wages in the Region are higher 
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Industry Region Lucas Monroe Ottawa Wood Michigan Ohio US
Total $40,448 $41,758 $43,982 $37,173 $38,878 $46,217 $43,601 $49,200
Natural Res. & Mining $41,178 $41,212 $41,419 $48,140 $33,941 $35,757 $48,875 $55,944
Construction $55,612 $59,678 $59,754 $42,682 $60,334 $53,181 $50,588 $52,298
Manufacturing $61,714 $69,403 $64,027 $52,147 $61,278 $62,869 $55,525 $60,496
Trade, Trans, & Utilities $41,396 $34,022 $48,104 $49,649 $33,810 $40,513 $38,331 $41,360
Information $40,434 $46,076 $39,227 $37,264 $39,167 $60,407 $60,183 $81,955
Financial Activities $43,938 $57,083 $37,750 $34,280 $46,638 $58,962 $58,962 $80,110
Professional & Business $40,502 $45,791 $52,247 $32,528 $31,443 $57,862 $57,262 $64,487
Education & Health $35,912 $43,497 $36,528 $29,470 $34,154 $43,889 $40,711 $45,285
Leisure & Hospitality $15,033 $14,437 $16,474 $16,875 $12,344 $16,821 $16,291 $20,218
Other Services $23,288 $24,154 $23,434 $20,856 $24,708 $27,697 $26,795 $30,090

than those in the U.S, while all industries have substantially lower wages than the U.S. 
Information, financial activities, and professional and business services have 
dramatically lower wage rates in the Region than in any other geography. 

 

WAGE RATES BY INDUSTRY 

 
Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages 2012 
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Industry Composition
Business Establishments and 
Employment Growth
State and Local Business Climate

Economic Climate

ECONOMIC CLIMATE 
 
The economic climate factor attempts to better understand the composition and 
health of the local economy, as well as to determine the relative ease or difficulty of 
conducting business within the Region. In assessing the economic climate, we 
considered factors such as the industrial composition, employment growth, and the 
state and local business climate.  
 
It is important to note that the perception of an area’s business climate and its actual 
business climate may be different. For example, a company may assume that the 
Region has a higher than average level of union activity due to Toledo’s history of 
unionization and the Region’s roots in manufacturing. Regardless of the actual union 
rates, companies that consider above average levels of union rates in a region as a 
deterrent in terms of locating a facility could judge the Region’s business climate as 
unfavorable. 

 
 
 
 

 

INDUSTRY COMPOSITION 
 
Gaining a general knowledge and understanding of a community’s economic base is 
often an important component in the site selection process. Examining employment 
by industry sector, as well as the number and size of business establishments, can 
provide some insight into the overall economic climate of a community.  
 
The following pie chart depicts the Region’s industry composition by Supersector. The 
largest employment sectors in the Region are trade, transportation, and utilities (21%); 
education and health services (17%); and professional and business services (16%). 
Manufacturing and leisure and hospitality are the next largest sectors with 12% each. 
The smallest sectors are natural resources and mining (2%) and information (1%). 
Financial activities, construction, and other services range between 5% and 8% of 
employment. 
 
 
 
 
 
 
 
 
 
 



NW Ohio / SE Michigan CEDS  

  79 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: 2012 Implan 
 

INDUSTRY COMPOSITION  

Source: 2012 Implan 
 
The table above compares the Region’s industry composition to the U.S. The three 
largest sectors of employment in the Region are the same three largest sectors in the 
country. The local economy deviates from the larger, national economy in that it has a 
larger percentage of employment in manufacturing and a smaller percentage in 
financial activities. Information is the smallest sector for all geographies, but the 
Region’s information sector is approximately half the relative size of the U.S. 
information industry. 
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Within the four-county Region, there are meaningful variations in industry 
composition. Education and health services is significantly higher in Lucas County. 
Professional and business services and natural resources and mining vary greatly 
among the counties. Leisure and hospitality is significantly higher in Ottawa County. 
Wood County’s manufacturing sector is almost double that of any other county. 
 

BUSINESS ESTABLISHMENTS AND EMPLOYMENT GROWTH 
 

The graph below depicts the business establishment index between 2002 and 2012. 
Wood County shows the greatest growth in business establishments throughout the 
entire time period. Ohio shows the second highest growth in business establishments, 
specifically at the end of the time period. Ottawa and Monroe counties have the 
greatest declines in business establishments. Lucas County, Michigan, and the Region, 
follow similar patterns. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Bureau of Labor Statistics 2002-12 
 
All geographies except Wood County experienced a decline in business 
establishments from 2002 to 2012. Wood County and Ohio “peaked” in 2008 and the 
other three counties “peaked” in 2002 or 2003. Wood County more closely follows 
state patterns than any of the other counties. The following table provides the 
quantitative details of the above graph.  
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Year Region Lucas Monroe Ottawa Wood Michigan Ohio
2002 16,721 10,634 2,442 1,103 2,542 249,532 274,375
2003 16,803 10,679 2,399 1,120 2,605 244,831 277,166
2004 16,565 10,483 2,401 1,083 2,598 247,703 272,537
2005 16,603 10,517 2,379 1,076 2,631 248,718 274,741
2006 16,640 10,484 2,401 1,061 2,694 251,994 275,426
2007 16,566 10,413 2,383 1,060 2,710 249,746 277,578
2008 16,649 10,453 2,388 1,053 2,755 251,347 279,135
2009 16,371 10,255 2,362 1,030 2,724 246,269 274,447
2010 16,008 10,034 2,298 1,002 2,674 240,784 270,815
2011 15,902 10,018 2,192 998 2,694 235,417 273,730
2012 15,694 9,818 2,209 987 2,680 232,317 273,065

# Change -1,027 -816 -233 -116 138 -17,215 -1,310
% Change -6.14% -7.67% -9.54% -10.52% 5.43% -6.90% -0.48%

BUSINESS ESTABLISHMENTS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Bureau of Labor Statistics 2002 - 2012 
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Year Sector Region Lucas Monroe Ottawa Wood Michigan Ohio
Total 13,707 8,326 2,017 907 2,457 187,590 218,117
Industry 3,337 1,905 533 216 683 48,074 56,437
Office 4,173 2,742 521 197 713 58,896 70,158
Retail 6,197 3,679 963 494 1,061 80,620 91,522
Total 15,174 9,209 2,341 1,013 2,611 205,875 238,365
Industry 4,005 2,299 678 257 771 55,503 64,799
Office 4,568 2,990 596 221 761 64,804 75,928
Retail 6,601 3,920 1,067 535 1,079 85,568 97,638
Total -9.67% -9.59% -13.84% -10.46% -5.90% -8.88% -8.49%
Industry -16.68% -17.14% -21.39% -15.95% -11.41% -13.38% -12.90%
Office -8.65% -8.29% -12.58% -10.86% -6.31% -9.12% -7.60%
Retail -6.12% -6.15% -9.75% -7.66% -1.67% -5.78% -6.26%

2011

2007

Percent 
Change

The chart below provides business establishment data from the US Census Bureau’s 
County Business Patterns (“CBP”). CBP uses a company’s employment identification 
number (“EIN”) to gather data. Thus, the data presented below differs from the table 
above, which is populated with Bureau of Labor Statistics data. Furthermore, 
establishment data have been aggregated into industrial, office, and retail categories. 
Establishments operating in agriculture, utilities, education, health, and wholesale 
trade are not included.  
 
All sectors decreased in all four counties, Michigan, and Ohio. Business establishments 
in the industry sector showed the largest declines across all geographies. There are 
areas within each county, as depicted by the maps later in this section, which 
experienced recent growth. Within the Region, Wood County showed the slowest rate 
of decline among all sectors and Monroe County showed the greatest rate of decline 
among all sectors.  
 
BUSINESS ESTABLISHMENT CHANGE BY SECTOR TYPE 

Source: US Census County Business Patterns 2007 – 2011 
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The graph below depicts the change of employment size for business establishments 
between 2007 and 2011. In places where the bar is missing, such as Wood County for 
establishments with 500-999 employees, the geography experienced no change. 
 
The employment size of businesses decreased for nearly all sizes and geographies 
during the time period. Establishments with 500 to 999 employees, however, grew for 
Lucas, Monroe, and Ottawa counties and experienced no change for Wood County. 
The only other increase in employment size was a modest increase (3.96%) for Wood 
County for establishments with 50 to 99 employees. This general shrinking of 
employment size indicates that start-up, small, and medium sized businesses may be 
struggling in the Region. 
 
The largest businesses, with 1,000 or more employees, also decreased in all four 
counties. This decline could be explained by increased productivity (whereby fewer 
employees are needed and the establishment drops to a lower tier) or decreased 
demand. More research is warranted to understand why the 500 to 999 employee 
businesses increased and the 1,000 plus businesses decreased. 

Source: US Census County Business Patterns 2007 – 2011 
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The following four maps show the concentration, by zip code, of businesses by total, 
industrial, office, and retail establishments. The maps also identify the percentage of 
change in number of establishments by zip code.  
 
The total business establishment map depicts that businesses concentrate around the 
Region’s larger cities, as would be expected. Wood and Lucas counties have higher 
concentrations of establishments than Monroe and Ottawa counties. Establishment 
growth also primarily occurred around the most populous areas. 
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The highest concentrations of industrial establishments are in the Toledo area and in 
Wood County, just outside of Toledo. There are significant increases in industrial 
establishments in the zip codes around the Toledo area, Southeastern Monroe, and 
Port Clinton in Ottawa County.    
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Overall, more zip codes experienced an increase in office establishments compared to 
industrial or retail. There are pockets in all four counties that show growth in the office 
industry. Other than in the Toledo area, this growth is on the outskirts of the larger 
cities instead of in their cores.  
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With the exception of South Rockwood, all of Monroe County experienced a decline in 
retail establishments over the timeframe. Western Ottawa County, part of Toledo, and 
Perrysburg showed growth in retail establishments.  
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LOCAL BUSINESS CLIMATE 
 
The business climate factor attempts to determine the relative ease or difficulty of 
conducting business within the area. With little quantitative data to rely upon, it is one 
of the most difficult factors to assess. It is important to note that the perception of an 
area’s business climate and its actual business climate may be different. The Northwest 
Ohio Regional Branding Research study referenced in the Regional Background 
Assessment addresses this discrepancy.  
 
The responses to the questions about business climate on the public survey were 
more varied than the responses to any other areas of focus in the survey. The diverse 
responses make it difficult to make any generalizations about the public’s opinion of 
the Region’s business climate, other than that people have differing opinions. 

 
The stakeholders interviewed also had mixed opinions about the business climate. 
There were several concerns about both the real and perceived challenges that unions 
pose to existing and potential businesses. Many business leaders believe that the 
economic development agencies are more effective today than they have been in 
recent history, due to increased collaboration and communication among various 
groups. There are, however, also business representatives who believe that the 
governments can be ineffective at helping to attract or grow businesses. One 
sentiment that was consistently shared was a concern that jurisdictional competition 
and poaching within the Region may be substantial roadblocks to economic growth. 
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Overall Rank
Business 

Costs
Labor Supply

Regulatory 
Environment

Economic 
Climate 

Growth 
Prospects

Quality of 
Life

Indiana 15 11 45 2 30 32 18
Pennsylvania 27 39 35 20 16 36 8
Ohio 29 28 47 7 35 35 10
Kentucky 34 9 46 27 22 40 34
Illinois 38 36 32 34 29 38 14
West Virginia 46 13 50 49 12 48 41
Michigan 47 38 48 16 47 47 23

STATE BUSINESS CLIMATE 
 

The 2013 Forbes State Business Climate rankings were used to compare Ohio to 
several other Midwest states that would likely compete with Ohio for business 
expansion and attraction projects. Forbes ranks each state in the following six 
categories: business costs, labor supply, regulatory environment, current economic 
climate, growth prospects, and quality of life. 
 
Overall, the Midwest region did not score particularly well. Of the Midwest comparison 
states identified in the table below, Indiana had the highest overall rank in the study at 
15th. Ohio ranked 29th overall, which was higher than Kentucky, Illinois, West Virginia, 
or Michigan. Ohio scored in the bottom half of all 50 states for business cost (28th), 
labor supply (47th), economic climate (35th), and growth prospects (35th). Ohio did, 
however, score relatively well for regulatory environment (7th) and quality of life (10th). 
  

FORBES STATE BUSINESS CLIMATE RANKINGS 

 

 

Source: Forbes Best States for Business 2013  
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Highway Access
Rail Network
Airport Access
Water Ports

Transportation

TRANSPORTATION 
 
A strong regional transportation network can greatly enhance the attractiveness of a 
potential site in a number of ways. For example, a distribution center project will likely 
place more emphasis on a site’s proximity to interstate highways, while a branch office 
facility may be concerned about the availability of flights to its headquarters city. 
Transportation resources impact not only the movement of goods, but also of people. 
The transportation network affects the ability to access labor pools as well as for 
management and customers to travel to and from facilities. This location factor 
includes an assessment of the highway network, railroads, airports, and water ports.  
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HIGHWAY NETWORK 
 
The Regional highway network provides excellent access throughout the four 
counties. The Ohio Turnpike (I-80), which runs east to west from New York to 
California, and I-90, which runs east to west from Boston to Seattle, runs through the 
southwest corner of Ottawa County and through significant portions of Wood and 
Lucas counties. I-75, which runs north to south from Michigan to Florida, traverses 
Monroe, Lucas, and Wood counties. There are also U.S. and State Routes which 
provide additional access throughout the Region. 
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RAIL NETWORK 
 

The Region is served by several rail providers, as depicted on the map below. Class I 
carriers that serve the Region include CSX Transportation (“CSXT”), Norfolk Southern 
(“NS”), and Canadian National Railway Company (“CN”).  
 
Additionally, CSX opened the Northwest Ohio Intermodal Terminal in 2011 with 300 
full-time employees on 500 acres in southern Wood County. The intermodal 
distribution hub serves as a transfer point for freight containers and is part of CSX’s 
double-stack freight initiative servicing transportation between the Eastern sea ports 
and the Midwest.  
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AIRPORT ACCESS 
 

The Region has two commercial service airports, Toledo Express (TOL) and Detroit 
Metropolitan Wayne County Airport (DTW). Toledo Express (TOL) offers limited 
commercial service through two airlines, Allegiant and American Airlines/American 
Eagle, and no direct international flights. The airport provides major cargo operations 
and is managed by The Toledo-Lucas County Port Authority.  
 
Detroit Metropolitan Wayne County Airport (DTW) is approximately 45 miles from 
Toledo. The airport is served by 14 airlines, has six runways, and offers international 
flight options. Based on data from Airports Council International, DTW had the 12th 
highest number of aircraft operations in North America and the 17th highest in the 
world. 
 
The Region also has several smaller, county and public use airports which serve local 
businesses and residents as identified on the map below. 
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WATER PORTS 
 

The two water ports within the four-county Region are the Port of Toledo and the Port 
of Monroe. The Port of Toledo has 15 terminals linked to global markets through the 
Great Lakes/St. Lawrence Seaway system. The port is a multi-modal transportation 
hub with water, rail, and highway activity. There is also a Foreign Trade Zone located 
at the port. 
 
The Port of Monroe is the only port in Michigan on Lake Erie. The port is classified as a 
deep‐ commercial harbor and is served by two rail lines. 
 
Additionally, the Port of Sandusky is close to Ottawa County and the Port of Detroit is 
north of Monroe County. There is also a port in Marblehead in Ottawa County.  
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Service
Cost

Utilities

Utility Residential Industrial

Toledo Edison 11.67 4.39

Consumers 13.71 8.33
DTE Electric 15.03 7.85
Midwest Energy 14.86

Ohio Edison 11.35 5.82
Toledo Edison 11.67 4.39

Hancock-Wood Electric 13.36 9.05
Toledo Edison 11.67 4.39
Bowling Green 10.77 7.64
Ohio Power 12.34 5.72
US Average 11.88 6.67

Lucas

Monroe

Ottawa

Wood

UTILITIES 
 

Utility information can be integral to the site selection process. Depending on the 
requirements of the potential end user, the site’s service capacity for one or more 
utilities may be critical. Knowledge of the current availability and expansion options 
can put a local community in a more competitive position. The service and cost of 
electric, natural gas, water and sewer, and telecom are evaluated in this section. 

 
 
 
 

ELECTRIC 
 
The table below depicts the electric distributors available in each county and the cost 
for residential and industrial uses. It is important to note that there are many different 
suppliers for each distributor and that the prices vary. The City of Bowling Green has 
municipality-owned electricity. On average, its residential rates are the lowest in the 
Region and its industrial rates are relatively high. Toledo Edison has the most 
competitive rates for industrial users, on average, compared to the other electric 
distributors in the Region. The cost of electricity is highest in Monroe County, followed 
by Wood County. Lucas and Ottawa counties have the lowest rates in the Region and 
are also low compared to average rates in Ohio and the U.S. 
 

AVERAGE ELECTRIC PRICE BY UTILITY DISTRIBUTOR (CENTS/KWH) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: US Energy Information Administration (2012, released December 2013) 
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The following two maps depict the average electricity rates by state for industrial and 
residential uses.  

States in both shades of green have industrial electric rates that are less expensive 
than the national average of 6.67 cents/kwh. States in both shades of blue have 
industrial electric rates that are more expensive than the national residential average. 
Ohio’s industrial rates are below the national average, but Michigan’s are above the 
national average. Monroe County has the most expensive industrial rates in the region, 
followed by Wood. Lucas and Ottawa Counties have some of the least expensive rates 
in the region, state, and nationally.   
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States in both shades of green have residential electric rates that are less expensive 
than the national residential average of 11.88 cents/kwh. States in both shades of blue 
have residential electric rates that are more expensive than the national residential 
average. Ohio is below the national average, but Michigan is above the national 
average and has some of the most expensive rates in the country. Monroe County has 
the most expensive rates in the Region, followed by Wood County. Lucas and Ottawa 
County have lower prices, as those counties distributors are dominated by Toledo 
Edison and Ohio Edison.   
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Provider Lucas Monroe Ottawa Wood
Arlington X
Columbia X X X
KNG X
Ohio Gas X
Suburban X
Waterville X X
Michigan Gas Utilities X
DTE Gas X
Consumers X

Residential Industrial Residential Industrial Residential Industrial
2008 $11.93 $10.26 $14.53 $12.71 $13.89 $9.65
2209 $11.27 $9.63 $12.68 $8.71 $12.14 $5.33
2010 $11.32 $9.25 $11.13 $7.40 $11.39 $5.49
2011 $10.47 $8.27 $10.78 $6.77 $11.03 $5.13
2012 $10.86 $7.38 $9.91 $5.48 $10.71 $3.89
2013 $8.98 $6.89 $9.45 $5.33 $10.33 $4.66
% Change -24.73% -32.85% -34.96% -58.06% -25.63% -51.71%

Year MI OH US

NATURAL GAS 
 
There are nine natural gas companies which service the Region. As with electricity, 
consumers can choose from different suppliers within each distributor. 
 

NATURAL GAS DISTRIBUTORS  

 
 
 
 
 
 
 
 
 
 
 
 

 
Sources: Public Utilities Commission of Ohio (PUCO) and Michigan Public Service 
Commission (MPSC) 
 
 
The following table and graph shows the average cost of natural gas ($/thousand 
cubic feet) from 2008 through 2013. Both Ohio and Michigan tend to have higher 
industrial natural gas rates than the U.S. Ohio’s industrial rates, however, have become 
more competitive with average U.S. rates and showed the largest relative price decline 
among all sectors. Ohio and Michigan residential rates are lower than the national 
average, with Michigan being the least expensive of the comparison geographies.   
 

AVERAGE NATURAL GAS COSTS BY STATE AND SECTOR 2008 - 2013    

 
 
 
 
 
 
 
 
 
 
 
 

Source: U.S. Energy Information Administration 
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Source: U.S. Energy Information Administration 
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Provider Lucas Monroe Ottawa Wood
5G Mesh X
Advanced Computer Connection X
Amplex Electric, Inc. X X X
AT&T Inc. X X X X
Bascom Mutual Telephone Company X
Benton Ridge Telephone Company X X
Block Communications, Inc. X X X
CenturyLink, Inc. X X X X
Charter Communications X
Comcast Corporation X
D & P Communications, Inc. X
Defiance Holdings, LLC X X X
Eaglenet, Inc. X
Farmers Mutual Telephone Company (OH) X X
Frontier Communications Corporation X X X X
Level 3 Communications, LLC X X X X
McClure Telephone Company X
MetroPCS Wireless X
New Knoxville Telephone Company/ 
GoldStar Communications, LLC X X
North West Net, Inc. X
Sprint Nextel Corporation X X X X
TC3 Telecom, Inc. X
Time Warner Cable Inc. X X X
T-Mobile X X X X
tw telecom inc. X
Verizon Communications Inc. X X X X
Windstream Corporation X
Number of Providers 13 17 12 17

TELECOMMUNICATIONS 
 
There are numerous telecommunications providers in the Region. Below is a list of 
providers and the Counties they service within the Region. 
 

TELECOMMUNICATIONS PROVIDERS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: http://www.broadbandmap.gov/about-provider 
 
 



NW Ohio / SE Michigan CEDS  

 101 
 

Geography
Download 

(Mb/s)
 Rank

Upload 
(Mb/s)

Rank
Value (Cost/ 

Mb/s)
Rank

Toledo 17.29 62/244 4.14 26/244 $3.30 2/12
Ohio 16.13 48/51 3.61 47/51 $3.79 36/51
Michigan 23.5 24/51 6.38 29/51 $3.41 22/51
US 24.39 7.67 $3.52

Technology Lucas Monroe Ottawa Wood U.S.
DSL 96.4% 92.4% 92.9% 94.7% 88.8%
Fiber 1.8% 2.1% 0.1% 1.7% 25.2%
Cable 99.6% 94.4% 87.6% 92.9% 88.0%
Wireless 99.6% 99.1% 96.1% 100% 99.0%

Technology Lucas Monroe Ottawa Wood U.S.
Wireline Dwnld > 10k 99.7% 92.9% 89.4% 94.4% 91.3%
Wireless Dwnld > 10k 99.6% 98.7% 93.3% 100% 95.1%

The table below shows average telecommunications costs. The State of Ohio is the 
most expensive of the comparison geographies. Among the Ohio cities available for 
comparison (only major cities), Toledo ranks second in value behind Hilliard (near 
Columbus). Michigan tends to be below the national average for download, upload, 
and value ratings.  
 

AVERAGE TELECOMMUNICATIONS COSTS 

 
 
 
 
 
 
 
 

Source: Ookla Net Index Explorer – May 2014 
 
 
The table below depicts the wireline (telephone) and wireless download speeds by 
percentage of population within each county. 
 

DOWNLOAD SPEEDS BY PERCENTAGE OF POPULATION  

 
 
 
 
 

Source: National Broadband Map 
 
The following table identifies the telecommunications technology that is available 
within each county by percentage of population. 

 

TECHNOLOGY AVAILABLE BY GEOGRAPHY  

 
 
 
 
 
 

Source: National Broadband Map 
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WATER AND SEWER 
 
Water and sewer systems vary by location within the Region and there is no high level, 
comprehensive information available for inclusion within this report. As is discussed in 
the Recommended Economic Development Strategy section, the infrastructure, 
distribution, supply control, and environmental quality of the water throughout the 
Region are complicated challenges that the Region has been attempting to navigate 
for years. 
 
There are efforts underway to strategically address this significant issue from an 
economic development perspective. Lucas County recently allocated $175,000 to 
complete a regional water study to form a 6119 Regional Water District under the Ohio 
Revised Code. Groundwork for the development of a regional water district has 
already been completed through regional stakeholder discussions facilitated by the 
Toledo Metropolitan Area Council of Governments (TMACOG). There are several 
documents about pricing and other water issues on TMACOG’s Regional Water 
Discussion website. 
 
The general perception among stakeholders is that water prices are high and a 
Regional water system, instead of the Toledo-centered system which is currently in 
place, would be beneficial. 
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Cultural / Recreational
Health Care Facilities

Local Schools

Cost of Living

Quality of Life

QUALITY OF LIFE 
 
This section assesses a wide array of factors that generally impact quality of life within 
a region. While quality of life has become increasingly important in the site selection 
process, it is rarely viewed as a driving factor in making location decisions 
 
Quality of life is typically more important when workers are being relocated to a new 
community. In order to retain its existing workforce, a business will generally attempt 
to find a location that offers a similar or better quality of life than its former location 
afforded. When the workforce needs of the client will be addressed primarily through 
the local population, quality of life tends to be less important, since the local quality of 
life is already known to the existing workforce. Quality of life factors are also 
important as a barometer for young workers determining where to locate. This section 
will provide information about the cultural and recreational, health care, educational 
opportunities in the Region and compare the cost of living in the Region to other 
locations. 
 

 
 
 

 
 

CULTURAL/RECREATIONAL 
 
The Region has an abundance of cultural and recreational opportunities. Lake Erie and 
the Lake Erie Islands provide fishing, boating, swimming, and other recreational 
activities. The Region has an extensive park system including Ottawa National Wildlife 
Refuge, Sterling State Park, and Maumee Bay State Park 
 
Fifth Third Field, the home of the Toledo Mud Hens minor league baseball team and 
the Huntington Arena, home of the Toledo Walleye minor league hockey team are 
venues which also attract music and entertainment events. The Toledo Museum of Art 
has received several national awards. The Toledo Zoo was ranked second in the nation 
by FamilyFun Magazine and first by USA Today’s 10 Best Readers’ Choice contest in 
2014. The Region boasts many historical sites and museums including River Raisin 
National Battlefield Park.  
 
There are extensive post-secondary education opportunities within the Region 
including the University of Toledo, Bowling Green State University, and Owens 
Community College, as detailed in the Labor Market section of the Location Factor 
Assessment. 
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Hospital City County Type # of Beds Patient Satisfaction
Arrowhead Behavioral Maumee Lucas Psychiatric 42 N/A
Mercy St. Anne Hospital Toledo Lucas General Medical & Surgical 96 Good
Mercy St. Charles Hospital Oregon Lucas General Medical & Surgical 264 Average
Mercy St. Vincent Medical Center Toledo Lucas General Medical & Surgical 431 Average
ProMedica Bay Park Hospital Oregon Lucas General Medical & Surgical 72 Good
ProMedica Flower Hospital Sylvania Lucas General Medical & Surgical 221 Average
ProMedica St. Luke's Hospital Maumee Lucas General Medical & Surgical 182 Average
ProMedica Toledo Hospital Toledo Lucas General Medical & Surgical 651 Average
University of Toledo Medical Center Toledo Lucas General Medical & Surgical 244 Average
Wood County Hospital Bowling Green Wood General Medical & Surgical 102 Average
Magruder Hospital Port Clinton Ottawa General Medical & Surgical 25 Good
Mercy Memorial Hospital Monroe Monroe General Medical & Surgical 179 Average

HEALTH CARE FACILITIES 
 
Having adequate access to health care is important for a region. There are 12 general 
medical and surgical hospitals located in the Region. The table below provides an 
overview of hospital statistics. The patient approval category is determined by a 
federal program that surveys patients from over 4,000 Medicare-certified hospitals.  
 
The two largest health systems in the Region are ProMedica and Mercy Health Care. 
Both systems are in the process of expanding their physical footprints. ProMedica will 
be relocating and expanding its administrative arm to downtown Toledo. This project 
will bring more than 700 employees to the Downtown area by 2016. The system’s 
largest hospital, ProMedica Toledo Hospital, is ranked 12th in Ohio and is recognized as 
high performing in ten specialties. Mercy Health Care plans to invest $1 billion into 
their current facilities across the City of Toledo and the Region.  
 

Source: US News and World Report, Best Hospitals 2014-15 
 
United Health Foundation compares the health of each state through its America’s 
Health Rankings. The report provides a comprehensive assessment of the nation’s 
health based on data related to behaviors, public and health policies, community and 
environmental conditions, and clinical care. In 2014, Ohio ranked 40 and Michigan 
ranked 34 out of the 50 states.  
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Measurement Lucas Monroe Ottawa Wood
Health Outcome Rank 68/88 35/82 11/88 6/88
Health Factors Rank 75/88 30/82 39/88 8/88

County Health Rankings and Roadmaps program compares counties’ health within a 
state. The assessment is based on a model of population health that highlights the 
many factors that, if improved, can help make communities healthier. In 2014, the 
Region’s counties were ranked as depicted in the table below. One of the Michigan 
counties was not ranked, so Monroe’s ranking is out of 82 counties. 
 
Health outcomes are based on length and quality of life. Health factors are based on 
health behaviors, clinical care, social and economic factors, and the physical 
environment. Based on this data, Wood County residents lead the healthiest lives. 
Residents of Lucas County have some of the shortest life spans and least healthy lives 
in the State of Ohio. 
 

COUNTY HEALTH RANKINGS 

 
 
 
 

Source: County Health Rankings and Roadmaps 2014 
 

LOCAL SCHOOLS 
 
The State of Michigan and the State of Ohio have different methods for comparing 
their school districts. As such, a comparison of school district ratings among the four 
counties would not provide value. In Ohio, the City of Toledo School District received 
the lowest overall score, a grade of D and has the lowest graduation rates in the 
Region.   
 
The table below depicts the ACT test scores, graduation rates, and attendance rate for 
the school systems in the four-county Region. 
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School District County
Mean 
ACT 

Score

Graduation 
Rate (4yr)

Graduation 
Rate (5yr)

Attendance 
Rate 

Anthony Wayne Local Lucas 23 95% 94% 96%
Maumee City Lucas 23 93% 95% 96%
Oregon City Lucas 22 89% 93% 95%
Ottawa Hills Local Lucas 26 100% 99% 96%
Springfield Local Lucas 21 92% 90% 94%
Sylvania City Lucas 23 89% 92% 96%
Toledo City Lucas 18 65% 70% 94%
Washington Local Lucas 20 83% 87% 95%
Airport Community School District Monroe 18 80% 85% 96%
Bedford Public Schools Monroe 21 89% 88% 96%
Dundee Community Schools Monroe 20 84% 91% 96%
Ida Public School District Monroe 20 98% 96% 90%
Jefferson Schools Monroe 20 81% 85% 97%
Mason Consolidated Schools Monroe 18 84% 80% 90%
Milan Area Schools Monroe 21 80% 77% 96%
Monroe Public Schools Monroe 18 76% 76% 96%
Summerfield School District Monroe 21 90% 92% 97%
Whiteford Agricultural Schools Monroe 21 99% 92% 98%
Benton Carroll Salem Local Ottawa 23 98% 97% 96%
Danbury Local Ottawa 20 92% 88% 95%
Genoa Area Local Ottawa 21 96% 94% 97%
Port Clinton City Ottawa 23 91% 89% 96%
Put-In-Bay Local Ottawa 100% 96%
Bowling Green City Wood 23 96% 97% 95%
Eastwood Local Wood 23 96% 96% 96%
Elmwood Local Wood 21 95% 97% 96%
Lake Local Wood 20 91% 90% 95%
North Baltimore Local Wood 21 100% 98% 95%
Northwood Local Wood 21 94% 91% 95%
Otsego Local Wood 22 88% 93% 96%
Perrysburg Exempted Village Wood 24 97% 95% 97%
Rossford Exempted Village Wood 21 92% 90% 95%

LOCAL SCHOOL STATISTICS 

 
Sources: Michigan Department of Education and Ohio Department of Education (2012-
13 School Year) 
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Geography Overall Food Utilities Miscellaneous
Region* 87 99 101 98
Lucas County 81 100 100 98
Monroe County 88 97 103 99
Ottawa County 93 100 101 99
Wood County 87 99 98 96
Ann Arbor 105 97 107 98
Toledo MSA 84 99 100 97
Detroit MSA 85 96 103 97
Fort Wayne MSA 87 94 82 96
Ohio 88 99 99 98
Michigan 89 96 102 98
United States 100 100 100 100

COST OF LIVING 
 

Cost of living indices attempt to quantify the difference in prices for goods and 
services among geographic regions. These data are often used to compare the 
amount of goods and services an individual could afford given the same salary in 
different geographic regions. The following table and chart compare cost of living 
indices as assessed by Sperling’s Best Places. The Region and the four counties have 
lower cost of living compared to the U.S. Within the Region, Lucas County has the 
lowest average overall cost of living. 
 

COST OF LIVING INDICES 

 
 
 
 
 
 
 
 
 
 
 

 

 
 

OVERALL COST OF LIVING INDEX 

 

 

 

 

 

 
 

 

 
Source: Sperling’s Best Places 
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Local Taxes
State Taxes
Local Incentives

State Incentives

Tax Burden

TAX BURDEN 
 
Property tax, sales tax, income tax, and other business taxes typically amount to a 
significant proportion of the operating expenses of companies. However, due to the 
complexity of estimating future taxes and particularly income/franchise taxes, 
companies often rely on a general evaluation of a State’s tax burden, rather than 
actually attempting to estimate the future tax.  
 
Site selection consultants often provide income/franchise tax rate comparisons in their 
analysis as an indicator of income tax burden. In addition, site selection consultants 
tend to focus on taxes such as real and/or personal property and sales taxes, which 
can be calculated with relative ease and accuracy. Although comparing rates is flawed 
because of differences in tax bases and calculations, it is the best alternative to a 
comprehensive tax burden calculation. 
 
Since incentives can be more easily quantified than taxes, companies tend to be more 
focused on the incentives available to offset taxes than on the amount of the taxes 
themselves. Incentives are most effective when tailored to address a particular 
challenge that, if left unaddressed, may prevent a project from moving forward. For 
example, a training grant may be enticing to a company if workforce quality is  
perceived to be a potential problem. 
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Municipality Rate
Holland 2.25%
Maumee 1.50%
Oregon 2.25%
Ottawa Hills 1.50%
Sylvania 1.50%
Toledo 2.25%
Waterville 2.00%
Whitehouse 1.50%

Lucas County
Municipality Rate

Clay Center 1.50%
Elmore 1.75%
Genoa 1.50%
Oak Harbor 1.00%
Port Clinton 1.50%

Ottawa County
Municipality Rate

Bloomdale 1.00%
Bowling Green 2.00%
Bradner 1.00%
Cygnet 1.00%
Grand Rapids 1.00%
Haskins 1.00%
Jerry City 1.00%
Luckey 1.00%
Millbury 1.50%
North Baltimore 1.00%
Northwood 1.50%
Pemberville 1.00%
Perrysburg 1.50%
Portage 1.00%
Rossford 2.25%
Tontogany 1.00%
Walbridge 1.50%
Weston 1.00%

Wood County

LOCAL TAXES 
 
None of the communities in Monroe impose a local income tax. There are only a 
handful of municipalities in Michigan which have a local income tax. Among the Ohio 
municipalities, the local income taxes range from 1.0% throughout much of Wood 
County to 3.92% in Bowling Green. Townships are not permitted to charge an income 
tax. The tables below present the Ohio municipal tax rates. The local income tax can 
be a deterrent to businesses because it impacts both payroll and the profitability of 
the business. 
 

MUNICIPAL INCOME TAX RATES 

 

 
 
 

 
 
  
 
 
 
 
 
 
 
 
Source: State of Ohio Department of Taxation 
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County
County Tax 

Rate
State Tax 

Rate
Total Tax 

Rate
Lucas 1.25% 5.75% 7.00%
Monroe 0.00% 6.00% 6.00%
Ottawa 1.25% 5.75% 7.00%
Wood 1.00% 5.75% 6.75%

Michigan does not have city, local, or county sales taxes and, therefore, Monroe 
County has the lowest total sales tax rate in the Region. Among the Ohio Counties, 
Lucas and Ottawa counties have the highest rate, as depicted in the below table. 
 

SALES TAX RATES 

 
 
 
 
 
 
 
 

Sources: State of Ohio Department of Taxation and State of Michigan Department of 
Treasury 
 

STATE TAXES 
 
Michigan’s competitiveness was recently enhanced by the fact that the state is in the 
process of eliminating its personal property (machinery and equipment) tax. This is 
one of several recent changes that the State has made to streamline its tax code. Ohio 
eliminated this tax several years ago.  
 
According to 2014 State Business Tax Climate rankings by the Tax Foundation, 
Michigan has a competitive tax structure in the larger Midwest region as well as 
nationally. While there is some disagreement regarding the accuracy of the Tax 
Foundation’s methodology, this is still a widely cited resource that is difficult to ignore. 
The ranking compares the states in five areas of taxation including corporate taxes, 
individual income taxes, sales taxes, unemployment insurance taxes, and taxes on 
property, including residential and commercial property. Of the comparative states 
identified in the table below, only Indiana has a better ranked tax structure than 
Michigan. Stakeholders interviewed noted some Regional companies are moving to 
Indiana to take advantage of the more favorable tax structures. Other than Wisconsin, 
Ohio has the worst overall state ranking in the Midwest geography. 
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State Overall Corporate 
Individual 

Income 
Sales 

Unemployment 
Insurance

Property 

Indiana 10 24 10 11 13 5
Michigan 14 9 14 7 44 28
West Virginia 23 5 24 25 26 27
Pennsylvania 24 46 16 19 39 43
Kentucky 27 27 29 10 48 17
Illinois 31 47 11 33 43 44
Ohio 39 23 44 30 10 20
Wisconsin 43 33 43 15 25 36

STATE BUSINESS TAX CLIMATE RANK  

Source: Tax Foundation 2014 
 

LOCAL INCENTIVES 
 
While economic development organizations in all four of the Region’s counties 
provide assistance with project financing, training assistance, municipal navigation, 
and other business assistance, there are limited local incentives available at the County 
level. Lucas County offers a Community Reinvestment Area, Enterprise Development 
Loan, Enterprise Zone, Municipal Jobs Creation Tax Credit, and Toledo Expansion 
Incentive. Wood and Ottawa counties have Enterprise Zones. 
 

STATE INCENTIVES 
 
Ohio and Michigan have very different incentives programs. Michigan recently 
changed their incentives structure to move away from tax incentives and long-term 
grants. Michigan is primarily focused on providing up-front, discretionary grants. 
Grants have immediacy, concrete values, and simplicity, compared to the cumbersome 
effort and elongated payment horizons often associated with other incentives. In 2014, 
the state slated $120 million for performance-based grants and creative debt 
financing, both of which feed into the Business Development Program (BDP) and the 
Community Revitalization Program (CRP).  
 
Ohio has several incentives that may be used at the county and local levels to help 
level the playing field when competing against states with lower tax burdens. Below is 
a list of Ohio incentives by category.  
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Type Program
Alternative Fuel Transportation Program
Alternative Stormwater Infrastructure Loan Program
Conversion Facilities Tax Exemption
Energy Loan Fund
State Energy Program 
Qualified Energy Project Tax Exemption 
Collateral Enhancement Program
Ohio Capital Access Program
InvestOhio
Targeted Investment Program 
Technology Investment Tax Credit Program 
Ohio Brownfield Fund
Ohio Vacant Facilities Fund
Innovation Ohio Loan Fund
Ohio Enterprise Bond Fund
Ohio Coal Research and Development Program
Research & Development Investment Tax Credit
Research & Development Sales Tax Exemption
Community Reinvestment Area
Ohio Job Creation Tax Credit
Ohio Motion Picture Tax Incentive
Ohio Enterprise Zone Program
Ohio Historic Preservation Tax Credit Program
Ohio New Markets Tax Credit Program
Ohio Incumbent Workforce Training Voucher Program
Ohio Training Grant
Ohio Minority Business Bonding Program
Ohio Minority Business Direct Loan Program
Regional 166 Direct Loan
Roadwork Development
Tax Increment Financing 

Training

Minority Businesses

Infrastructure

Engergy Efficient Incentives

Small Business

Redevelopment

Loan

Research & Development

Tax Exemption

OHIO INCENTIVES 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: State of Ohio 
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Available Buildings

Available Sites
Real Estate

REAL ESTATE 
 
In many instances, once a company has focused on a particular region, real estate can 
drive the location decision. The possession of a site or building that meets a 
company’s search criteria is often the initial test that a community must pass to earn 
serious consideration for a project. If a building or site meets the search criteria, a 
community’s ability to provide relevant details about the available site or building may 
enhance their standing in the site selection process by mitigating the risk of unknown 
challenges.  
 
Many companies are looking for sites or buildings that are shovel or occupancy ready 
and cannot wait for infrastructure improvements to be made. As a result of this 
preference, otherwise good sites or buildings may get passed over because a key 
infrastructure component is missing. To address this, a number of states have begun 
to certify and market “development ready” sites. For sites that are less ready for 
development, it is important to identify and understand what improvements need to 
be made, how long they will take, what they will cost and how to fund the necessary 
improvements. Monroe County’s Streamlining Development Guide (2013) is a good 
example of a community being armed with knowledge of their real estate product and 
challenges. The Lucas County Vacant and Industrial Land Use Report is another 
example of this preparation, although the document has not been updated since 2008. 
 
Stakeholders identified several perceived Regional weaknesses related to real estate. 
The following gaps in real estate product were identified: 200 plus acre, shovel ready 
sites; industrial research and development space; incubator space; and large, quality 
industrial buildings. Additional perceived weaknesses included the lack of desired 
development along Lake Erie and the challenging mitigation of brownfields. 
Stakeholders perceived waterfront development and downtown Toledo revitalization 
efforts, both of which are in progress, to be opportunities for Regional growth. 
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Building 
Availability

< 80,000 sf
80,000 sf - 
250,000 sf

> 250,000 sf

Region 135 23 9
Lucas 92 13 6
Monroe 29 2 0
Ottawa 6 1 2
Wood 8 7 1

AVAILABLE BUILDINGS 
 
Sometimes the perception exists that moving into a pre-existing building is more cost 
effective than building new. The cost of rehabbing an old building is often on par with 
building new and can come with higher risks and a longer timeline to navigate 
environmental assessments and other development processes. As such, spec buildings 
can be valuable in helping a community to win a project. In general, spec buildings 
located in strong markets are often absorbed quickly.  
 
The map and table below depict the available office and industrial buildings and only 
include properties that are listed in the JobsOhio and Michigan Economic 
Development Corporation’s state databases. Most of the Region’s available industrial 
product is in Lucas County. Monroe County has several small industrial and office 
buildings available. The Region has nine buildings with more than 250,000 square feet 
available. Based on conversations with stakeholders, these buildings likely need 
significant infrastructure improvements. 
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Site 
Availability

< 80 acres
80 acres - 
250 acres

> 250 acres

Region 103 18 4
Lucas 40 7 3
Monroe 38 1 1
Ottawa 3 2 0
Wood 22 8 0

AVAILABLE SITES 
 
For large scale projects such as an auto assembly plant or other projects with highly 
customized real estate needs, a company requires available land. The map and table 
below depict the available sites and only include properties that are listed in the 
JobsOhio and Michigan Economic Development Corporation’s state databases. The 
sites are more evenly distributed across the Region than the buildings, which are 
primarily concentrated in Lucas County. Lucas, Monroe, and Wood counties all have a 
reasonably large number of available sites of less than eighty acres. There are only 
four sites with more than 250 acres available, three of which are in Lucas County and 
one in Monroe County. Note that this data does not identify whether or not these sites 
are shovel ready. 
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SUMMARY OF LOCATION FACTOR ASSESSMENT 
 
The graphic below identifies and plots scores which reflect how existing and potential 
businesses may perceive the location factors of the Region. Location factors with 
scores ranging from eight to ten represent areas where the Region has a competitive 
advantage. Scores ranging from five to seven represent location factors where the 
Region is generally sufficient, while location factors with scores of four or less 
represent areas where improvement is needed for the Region to become more 
competitive.  
 

LOCATION FACTOR MATRIX 

 

DEMOGRAPHIC PROFILE 
 

The demographic profile is indicative of a region’s stability and growth potential. The 
four-county Region has generally experienced an aging population, domestic out-
migration, and total population decline over the study period. It is difficult to reverse 
these trends in a short timeframe. The overall demographic profile score is four.   

LABOR MARKET 
 

The labor market is critical to business location decisions. A diverse, growing, 
productive, and skilled workforce is ideal. The regional labor force is generally aging 
and trails the U.S. in percentage of population with a bachelor’s degree or higher. 
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However, there are pockets within the Region that show growth and are more formally 
educated than the U.S. The unemployment rate is relatively similar to the national rate. 
Wages and productivity are generally assets. The Harbour Report identified 
automotive plants located within the region as some of the most productive. The 
overall labor market score is six.   
 

ECONOMIC CLIMATE 
 

The economic climate varies throughout the Region, within differing counties and 
municipalities. Overall, the Region saw a decline in total business establishments from 
2002 to 2012. Wood County was the only county to show growth in business 
establishments over this timeframe. The economic climate refers to the momentum of 
the local economy, but perception is also a large component. Some locations within 
the Region are performing well above the national average and are perceived to be 
efficient and friendly, whereas other locations likely fall below national expectations. 
Therefore, the overall economic climate score is five.   
 

TRANSPORTATION 
 

The transportation network is an asset within the Region. The Region is connected by 
major interstates running north to south and east to west, as well as additional 
highway access. Two water ports are within the Region’s boundaries, the Port of 
Toledo and the Port of Monroe. The Region has a well-connected rail network. Toledo 
Express Airport provides easy access to limited U.S. destinations, while the nearby 
Detroit Metropolitan Airport provides international commercial service. Potential for 
improved international access is another advantage. Maintaining road condition is 
important, as local road degradation is a concern. The Region’s transportation score is 
eight.   
 

UTILITIES 
 

Utilities are generally reliable and available within the Region. Utilities costs are 
competitive within the Midwest, but slightly higher than U.S. averages. However, there 
are several suppliers for each utility within the Region and thus costs can vary 
significantly. Reliable access to clean water, as well as water supply control and costs, 
are on-going concerns. Overall, the utilities score for the Region is five.   
 

QUALITY OF LIFE 
 

The Region has a relatively high quality of life. The Region offers a mid-size urban 
landscape with an affordable cost of living and respected amenities, including 
museums and minor league sports. Universities also contribute to the high quality of 
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life by providing continued education, recreational facilities, and sports teams. Lake 
Erie and the islands, as well as several State and National parks provide additional 
recreational opportunities. The local health care system and primary schools vary 
throughout the region, but access is generally good. The quality of life score is seven.   

 

TAX BURDEN  
 

The Region crosses two States, Ohio and Michigan, both with very different tax 
structures. Michigan tends to score more favorably in State level tax assessments. 
Michigan does not impose local income or sales taxes, whereas Ohio does  Since three 
out of the four counties are located within Ohio, the overall tax burden score is four.   

 

REAL ESTATE 
 

In general, commercial and industrial real estate available within the region is outdated 
and obsolete. Multi-level manufacturing facilities with low ceilings are costly to 
renovate and interfere with efficiency in production. However, within the Region there 
are greenfield parcels available to be developed to meet today’s standards. Some of 
the spaces are shovel-ready, whereas other potential development lots are lacking 
infrastructure. Overall, the real estate score is six, as there are opportunities available.   
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TARGET INDUSTRY STUDY 
 

OVERVIEW OF TARGET INDUSTRY STUDY  
 
The target industry analysis evaluates the regional economy with the goal of 
identifying key competitive and emerging industry sectors that will strengthen and 
diversify the Region’s economic base. This approach builds on economic base theory, 
which suggests there are certain competitive advantages within a region that have led 
to, or could lead to, the development of particular industry clusters.   
 
Analyzing the local economy requires an understanding of past economic trends, 
current economic conditions, and future industry projections within both the regional 
and national economic environments. The data gathered in the Location Factor 
Assessment, Regional Background Assessment, and Stakeholder Engagement sections 
of this study contributed to the background knowledge needed to identify the target 
industries. These timeframes and geographies are evaluated using five techniques: 

 
1. Calculating industry regional concentration (Location Quotient Analysis) 
2. Calculating regional competitiveness (Shift-Share Analysis) 
3. Analyzing national industry growth projections  
4. Examining employment multipliers  
5. Reviewing recent industry job creation and capital investments (Ohio and 

Michigan Private Investment Review) 
 
The analysis begins by identifying broad industry Supersectors at the regional level 
(e.g., manufacturing). The study then drills down to detailed industry sectors such as 
motor vehicle parts manufacturing, and takes as a closer look at the county level. Two 
groups of target industries are identified: key competitive industry sectors and 
emerging industry sectors. 

Key competitive industry sectors currently have a strong foundation in the local 
economy and potential for further development. These industries are part of an 
existing “cluster” or network of industries advantageously utilizing the industry’s 
competitive ecosystem, such as transportation assets, knowledge base, research 
facilities, supplier and/or consumer network, and access to human capital. The Region 
should ensure the competitive landscape remains strong and continues to develop.  

Emerging industry sectors may be relatively small within the region, but experienced 
growth or investment in the recent past. In recommending these industries, we are 
looking to capitalize on positive industry trends and enhance the Region’s strengths. 
The Region should ideally seek to attract new companies within these industry 
sectors.   
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Data for these analyses were primarily obtained from the U.S. Bureau of Labor 
Statistics, the U.S. Census Bureau, and the Minnesota IMPLAN Group. 

 

LOCATION QUOTIENT METHODOLOGY 
 

A location quotient helps determine a region’s basic and non-basic economic industry 
sectors. Economic base theory suggests that a region’s economic base, the exporting 
sectors, is the muscle of an economy. The location quotient helps distinguish between 
basic and non-basic sectors by evaluating regional concentration relative to a 
reference geography, usually the nation. In this study, employment is used to measure 
local concentration.   

 
A location quotient equal to 1.00 indicates regional concentration equals national 
concentration, thus that particular industry sector is neither an importer nor exporter. 
A location less than 1.00 indicates an industry sector is less concentrated in the region 
than in the nation. Assuming all other variables are constant, it would suggest the 
region is importing those services or goods to meet local demand. A value greater 
than 1.00 suggests the industry sector is more concentrated in the region than 
nationally, and thus is likely an exporting industry which is contributing to the region’s 
economic base. Export industries are important as they create new money flows in a 
regional economy and generally have higher employment multipliers. 

 
There are several limitations to consider when analyzing location quotients, including 
consumer demand, consumer preferences, local productivity, and national exports. 
Local conditions may affect services and goods purchased, rather than exporting or 
importing. For example, a location quotient less than 1.00 for garden equipment stores 
in a dense city may be reflective of local consumer demand rather than importing. 
Likewise, a college or university town may elevate the lessors of residential and 
dwellings location quotient, however local conditions cause a higher demand and the 
region is not necessarily exporting these services.   

 
The second caveat is often referred to as “cross-hauling,” meaning that consumer 
preferences drive some level of importing and exporting among regional economies. 
For instance, a region with a location quotient of 1.00 for the baked goods industry 
suggests the region meets local needs. However, one might prefer brand “A” while 
someone else might prefer brand “B,” thus exporting and importing, or “cross-
hauling.”   

 
Increased or decreased productivity can also skew the location quotient 
interpretation. A more productive region will utilize fewer employees for the same 
output, understating the location quotient. Finally, it is worth mentioning that the 
location quotient, utilizing the nation as the reference region, assumes a closed 
economy. Therefore, exporting and importing of foreign goods and services are not 
accounted for.     
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The location quotient analysis, including industry size, change in employment, and 
location quotient is often illustrated in a bubble graph. A robust and vibrant industry 
generally falls into the upper right quadrant, as depicted in the graphic below, as it 
indicates the industry has relatively strong regional concentration and increased 
employment levels. This is the ideal industry location on the bubble graph and is 
highlighted in green. The blue quadrants, located in the upper left or lower right, have 
both strengths and weaknesses. The upper left quadrant indicates an industry sector 
has high regional concentration, but total employment declined during the timeframe. 
Conversely, an industry in the lower right quadrant has a lower regional employment 
concentration, but did experience employment growth. Industries in the lower right 
quadrant are often categorized as emerging industries. Industries in the lower left 
quadrant have neither regional concentration nor increasing employment and are 
generally not recommended target industries.   
 

EXPLANATION OF BUBBLE CHART PLACEMENT 

 
 
 
 
 

 
 
 

 
 

 
 
 

REGIONAL LEVEL LOCATION QUOTIENT ANALYSIS   
 
The following bubble chart depicts regional industry Supersectors at the Regional 
level. The vertical Y-axis represents each industry sector’s 2012 location quotient, 
while the horizontal X-axis represents each industry sector’s percentage change in 
employment from 2008 to 2012. The size of the bubble corresponds to the overall size 
of each industry sector based on 2012 employment.  
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Source: IMPLAN 2008, 2012 
 
Education & health services and leisure & hospitality are the only two Supersectors in 
the top right quadrant. Generally, education & health services is not a recommended 
target industry as it largely serves the local community, including primary schools, 
doctors’ offices, and hospitals. The Region’s universities and colleges contribute to the 
sector and the vitality of the region.   

 
Professional & business services and financial activities are identified as “emerging” 
sectors. Professional & business services has a location quotient slightly below 1.00 
and grew in employment between 2008 and 2012. Financial activities grew in total 
employment, but its location quotient is still rather low at 0.67. Financial activities’ 
location quotient also increased by 7.13% from 2008 to 2012, as shown in the table 
below.      

 
The following table sorts the Supersectors, in descending order, by 2012 location 
quotient. 
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SUPERSECTOR  LOCATION QUOTIENTS   

 

Industry Supersector Employment: 
2012 

Employment: 
% Change 

2008 - 2012 

Location 
Quotient: 

2012 

Location 
Quotient: 
% Change               

2008 - 
2012 

Manufacturing 41,282 -4.56% 1.44 9.11% 
Education and Health Services 62,297 6.15% 1.13 -3.87% 
Leisure and Hospitality 41,769 11.71% 1.08 6.16% 
Trade, Transportation, and Utilities 76,000 -9.32% 1.08 -4.27% 
Total (All Industries) 356,169 -0.75% 1.00 0.00% 
Construction 19,314 -20.36% 0.94 3.19% 
Professional and Business Services 56,142 5.45% 0.94 1.28% 
Other Services 21,787 -8.52% 0.93 -6.35% 
Financial Activities 27,281 16.15% 0.67 7.13% 
Natural Resources and Mining 6,460 -4.85% 0.56 -9.55% 
Information 3,838 -7.59% 0.53 8.02% 

 
Source: IMPLAN 2008, 20012 

 
Manufacturing has the highest location quotient in the Region. Moreover, its location 
quotient experienced the largest percentage increase from 2008 to 2012, despite a 
decrease in total employment during the same timeframe. Productivity enhancements, 
the recession, and a continuing general shift of manufacturing out of the United States 
may help explain this.   

 
Trade, transportation, & utilities is the largest industry employment sector in the 
Region and includes warehousing and distribution, retail trade, and utilities. The 
industry Supersector is also the largest in the nation, followed by professional & 
business services and education & health services.   
 
The following Supersectors, at the regional level, have a location quotient of 1.00 or 
higher.   

 
1. Manufacturing 
2. Education and health services 
3. Leisure and hospitality 
4. Trade, transportation, and utilities 
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COUNTY LEVEL LOCATION QUOTIENT ANALYSIS  
 

The location quotient analysis was also completed at the county level. Each county 
within the Region is generally part of the broader industry clusters, but specialization 
and skillsets vary, as depicted by the four county-level bubble charts below.   
 
 

Source: IMPLAN 2008, 2012 
 
Lucas County has the largest population and employment levels and a significant 
impact on the Region. The Lucas County bubble chart, therefore, largely resembles the 
Regional one. Notable differences include a lower concentration of natural resources 
and mining employment and a higher professional and business services employment 
concentration for Lucas County. Lucas County experienced the lowest employment 
percentage loss in manufacturing (-1.46%) within the four-county Region.   
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Source: IMPLAN 2008, 2012 
 

Monroe County’s strongest industry Supersector, as measured by employment 
concentration and employment growth, is natural resources and mining, which 
deviates from the overall Region. Trade, transportation, and utilities also saw positive 
growth, as well as employment concentration. Professional and business services had 
the highest employment growth rate from 2008 to 2012 at 33.10% 
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Source: IMPLAN 2008, 2012 
 

Ottawa County also saw significant growth (43.2%) in the professional and business 
services Supersector; however, total employment is still relatively small. Leisure and 
hospitality is the second largest sector, as the Lake Erie Islands and Port Clinton lie 
within the County.   
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Source: IMPLAN 2008, 2012 
 

Wood County experienced a 67.88% increase in financial activities employment 
between 2008 and 2012. As with the other counties, the information Supersector  has 
the lowest employment levels, but it is the only county to experience employment 
growth in the industry over the time period. Manufacturing has the highest regional 
concentration level.   
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National share effect (NS) = % of total employment change in U.S. 
 
Industry mix effect (IM) = % of employment change in an industry 

 
Regional competitive effect (RE) = difference between expected change 
based on the values above and the actual change in total employment 

REGIONAL COMPETITIVENESS – SHIFT-SHARE ANALYSIS 
 

Shift-share analysis disaggregates the causes of regional employment change into 
three components: national share effect, industry mix effect, and regional competitive 
effect as summarized below.  

The summation of the national effect and the industry mix effect equals the expected 
employment change at the regional level. Both components are based on national 
data. The national effect is the percentage of total employment change in the U.S. For 
example, if overall U.S. employment increases by 5% over the study period, 5% of local 
employment change is attributed to national growth. The industry mix effect is the 
percentage of employment change within a particular industry. For example, if the 
manufacturing Supersector across the U.S. decreased by 5%, it is assumed that the 
manufacturing Supersector in the local economy also decreased by 5%. However, the 
net of the national effect and industry mix effect rarely equals the regional 
employment change. The regional competitive effect accounts for the difference in 
expected change and the actual change in total employment. A positive regional 
competitive effect indicates there is some regional advantage; however, it does not 
directly identify the advantages or disadvantages.    

 
The chart below plots the change in employment for industry Supersectors in the 
Region from 2008 to 2012. The selection screening process for the Shift-Share 
Analysis is whether an industry has a positive regional competitive effect.  
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Source: IMPLAN 2008, 2012 
 
The yellow bar represents the regional effect. Financial activities, information, leisure & 
hospitality, manufacturing, and construction all showed a positive regional effect. 
Although education & health services showed positive employment growth and a 
relatively high location quotient, most of the employment growth in this sector is 
attributed to industry mix. The Region’s professional & business service industry also 
showed growth, primarily due to industry mix.   
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The table below details the three components of shift-share by industry Supersector. 
 

SHIFT SHARE BY INDUSTRY SUPERSECTOR 

 

Industry Supersector National 
Share 

Industry 
Mix 

Regional 
Effect 

Net 
Employment 

Change 

Manufacturing 309 -5,169 2,887 -1,973 
Leisure and Hospitality 267 2,269 1,842 4,379 
Financial Activities 168 2,186 1,439 3,793 
Construction 173 -5,431 320 -4,937 
Information 30 -577 232 -315 
Professional and Business Services 381 2,631 -110 2,902 
Natural Resources and Mining 49 410 -788 -329 
Other Services 170 -376 -1,822 -2,028 
Education and Health Services 420 6,657 -3,466 3,611 
Trade, Transportation, and Utilities 600 -3,843 -4,564 -7,808 
Total 2,567 0 -5,273 -2,706 

 
Source: IMPLAN 2008, 2012 
 
Education & health services and trade, transportation, & utilities experienced the 
largest decline in employment due to the regional competitive effect. 

 
Based on the regional level shift-share analysis, the following industry sectors met the 
selection screening criteria: 

 
1. Manufacturing 
2. Leisure and hospitality 
3. Financial activities 
4. Construction 
5. Information 
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COUNTY LEVEL SHIFT-SHARE ANALYSIS 
 
The Lucas County shift-share analysis follows the same general patterns as the larger 
regional analysis. Manufacturing, leisure and hospitality, financial activities, and 
information experienced a positive regional competitive effect. The only deviation was 
construction, which in Lucas County had a negative regional competitive effect. Lucas 
County was the only county with negative regional competitive effect in the trade, 
transportation, and utilities Supersector. 

Source: IMPLAN 2008, 2012 
 
Monroe County saw the largest regional competitive effect in the trade, 
transportation, and utilities Supersector, followed closely by the professional and 
business services Supersector. Financial activities, leisure & hospitality, and 
manufacturing experienced a negative regional competitive effect.  
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Source: IMPLAN 2008, 2012 
 
Ottawa County’s largest employment increase due to the regional competitive effect 
was the leisure and hospitality Supersector. Only the financial activities and 
manufacturing Supersectors experienced a negative regional competitive effect.   

 
Source: IMPLAN 2008, 2012 
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Financial activities accounted for Wood County’s largest employment increase as a 
result of the regional competitive effect. All industry Supersectors in the County had a 
positive regional competitive effect, with the exception of natural resources and 
mining.   

Source: IMPLAN 2008, 2012 

 

INDUSTRY GROWTH PROJECTIONS 
 

The recent historical trends and current local economic structure are vital components 
for understanding how to best develop economic development policies and strategies. 
Similarly, it is important to understand likely future changes in the economy. Every 
two years, the U.S. Bureau of Labor Statistics (BLS) calculates employment and output 
projections by industry. The BLS only produces industry projections at the national 
level. The most recent data available has a base year of 2012 and projections for 2022. 

 
The table below details the projected percentage changes, as well as an index score 
for the industry Supersectors’ output, employment, and productivity. The index score 
measures the industry Supersectors’ projected percentage change compared to total 
industries. For example, an index score of 1.00 indicates the industry Supersector is 
expected to experience the same growth rate as the average of all industries, whereas 
a score of 2.00 is increasing at twice the rate. The Composite Growth Index (CGI) 
score is the aggregate of all three indexes.     
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Industry Supersector 
Output % 
Change

Employment 
% Change

Productivity 
% Change

Output 
Index

Employment 
Index

Productivity 
Index

CGI Score

Construction 49.92% 28.76% 16.44% 1.68 2.67 0.96 5.31
Education and Health Services 34.51% 27.90% 5.16% 1.16 2.60 0.30 4.05
Professional and Business Services 36.98% 19.42% 14.70% 1.24 1.81 0.86 3.90
Information 40.81% -2.44% 44.33% 1.37 -0.23 2.58 3.72
Financial Activities 36.78% 9.65% 24.75% 1.23 0.90 1.44 3.57
Trade, Transportation, & Utilities 37.22% 7.18% 28.03% 1.25 0.67 1.63 3.55
Base Industry 29.80% 10.75% 17.19% 1.00 1.00 1.00 3.00
Leisure and Hospitality 24.39% 9.38% 13.72% 0.82 0.87 0.80 2.49
Manufacturing 27.16% -4.61% 33.31% 0.91 -0.43 1.94 2.42
Other Services 21.23% 10.51% 9.70% 0.71 0.98 0.56 2.25
Natural Resources and Mining 24.92% -3.51% 29.47% 0.84 -0.33 1.71 2.22

Industry Supersectors projections and indexes are displayed below, in descending 
order based on the CGI Score.   
 

INDUSTRY SUPERSECTOR PROJECTIONS AND INDEXES 

 
The selection screening criteria for this analysis is a CGI score of greater than 3.00 and 
productivity index greater than 1.00. Industries meeting these criteria are: 

 
1. Information 
2. Financial activities 
3. Trade, transportation, and utilities  
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EMPLOYMENT MULTIPLIER ANALYSIS 
 

Economic and fiscal impact studies are often used to quantify the effect an economic 
event, such as the addition of a new business, has on a regional economy. The 
economic impacts are generally measured in terms of industry jobs and wages, while 
the fiscal impacts measure tax and other government revenues. Silverlode uses the 
IMPLAN model to conduct economic and fiscal impact studies for its clients. IMPLAN 
is an input-output accounting model that calculates “multipliers” for a regional 
economy’s industries.   

 
The table below details the jobs and labor income multipliers. The employment 
multiplier measures the total change in employment throughout the economy, based 
on the addition of one new job in an industry Supersector. For example, for every one 
job created in the information Supersector, 2.44 jobs in total are created throughout 
the economy. The income multiplier measures the change in total income in the 
economy generated from a one dollar change in final demand for an individual 
industry sector.    
 

MULTIPLIERS 

 
             

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Minnesota IMPLAN Group 
 

 
 
 
 
 

Industry Supersector Jobs 
Multiplier 

Income 
Multiplier 

Information 2.44 2.30 
Financial Activities 1.84 1.74 
Natural Resources & Mining 1.75 1.42 
Trade, Transportation, & Utilities 1.71 1.55 
Construction 1.69 1.37 
Professional and Business Services 1.64 1.47 
Manufacturing 1.61 1.32 
Other Services 1.48 1.47 
Education and Health Services 1.41 1.45 
Leisure and Hospitality 1.36 1.80 
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The selection screening criteria for this analysis is an employment multiplier of greater 
than 1.65, the Region’s industry Supersector average. The following industries meet 
the criteria: 

 
1. Information 
2. Financial Activities 
3. Natural Resources & Mining 
4. Trade, Transportation, and Utilities 
5. Construction  

 

OHIO AND MICHIGAN PRIVATE INVESTMENT REVIEW 
 

The most recent investment and job creation numbers generally are not available in 
Bureau of Labor Statistics data for a couple of years. Local and State governments 
help to capture this information. The State of Ohio conducts an annual private 
investment survey, data for which are submitted by local governments on new or 
expansion projects. The survey details location, company, NAICS code, type of facility, 
number of new jobs, total investment, and square feet. Monroe County, Michigan also 
provided investment and job creation statistics. Reviewing this dataset can provide 
useful insights into the current economic development momentum.   

 
Data was analyzed from 2011 to 2013. Over the three-year timeframe, there were 92 
new and expansion projects in the Region. There were 38 projects in Monroe, 31 in 
Lucas, 21 in Wood, and 2 in Ottawa. Overall, Lucas County had the most new jobs and 
largest total capital investment. The table below provides summary details. 

 

REGIONAL PRIVATE INVESTMENT SUMMARY 

 
County New Jobs New Investment Total Projects 
Lucas 3,627  $   1,532,125,000  31 
Monroe 793  $       313,793,594  38 
Ottawa 17  $            2,000,000  2 
Wood 1,025  $       518,550,000  21 
Total 5,462  $   2,366,468,594  92 

 
From 2011 – 2013 new and expansion projects created 5,462 new jobs in the Region, 
with a total investment of $2.37 billion. The table below details total jobs, investment, 
and projects by three-digit NAICS sector.   
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PRIVATE INVESTMENT BY INDUSTRY 

 

NAICS NAICS Description New 
Jobs New Investment Total 

Projects 
336 Transportation Equipment Mfg 2,258  $   1,216,900,000  17 
333 Machinery Mfg 155  $         16,504,325  8 
423 Merchant Wholesalers, Durable Goods 69  $         33,650,000  8 
327 Nonmetallic Mineral Product Mfg 188  $       104,407,279  7 
332 Fabricated Metal Product Mfg 184  $         18,325,000  6 
326 Plastics & Rubber Products Mfg 288  $         21,400,000  5 
325 Chemical Mfg 41  $         64,000,000  5 
484 Truck Transportation 237  $         63,400,000  4 
541 Professional, Scientific, & Technical Services 42  $         12,618,000  4 
339 Miscellaneous Mfg 16  $            1,693,000  4 
331 Primary Metal Mfg 91  $         91,700,000  3 
561 Administrative & Support Services 84  $         14,981,990  3 
424 Merchant Wholesalers, Nondurable Goods 70  $                           -    3 
337 Furniture & Related Product Mfg 90  $         52,000,000  2 
713 Amusement, Gambling, & Recreation Industries 1,300  $       320,000,000  1 
444 Bldg Material & Garden Equipment Supply Dealers 155  $       128,000,000  1 
335 Electrical Equipment, Appliance, & Component Mfg 50  $       138,500,000  1 
324 Petroleum & Coal Products Mfg 50  $         16,500,000  1 
453 Miscellaneous Store Retailers 27  $            3,789,000  1 
221 Utilities 25  $         30,700,000  1 
238 Specialty Trade Contractors 20  $                           -    1 
488 Support Activities for Transportation 15  $            4,000,000  1 
421 Wholesale Trade 7  $            1,000,000  1 
531 Real Estate 0  $            6,400,000  1 
522 Credit Intermediation & Related Activities 0  $            5,000,000  1 
482 Rail Transportation 0  $            1,000,000  1 
422 Wholesale Trade 0  $                           -    1 

 
Transportation equipment manufacturing created significantly more jobs, new 
investment, and total projects than any other industry sector. Machinery 
manufacturing, and merchant wholesalers of durable goods followed in terms of 
number of projects. Plastics and rubber products manufacturing created a notable 
number of jobs and investment in the region over the past three years. All projects 
and details, sorted by date and county, are provided in Appendix 2: Ohio and Michigan 
Private Investment Surveys—Regional Projects. 
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SUMMARY OF TARGET INDUSTRY ANALYSIS  
 

This target industry sector analysis included five phases and incorporated trend data, 
current data, and projected data to help understand the regional economy’s 
competitive advantages. The above analysis detailed industry Supersectors, the 
overall scoring of which is provided in the table below.    
 
The table below provides a score of how many selection screens each industry Super 
sector passed, which is indicated by a “1.” Generally, industry Supersectors that passed 
at least three selection screens should be considered primary targets, while those that 
passed two selection screens may be considered secondary targets.    
 

TARGET INDUSTRY SCREENING     

 

 

TARGET INDUSTRY RECOMMENDATIONS 
 

The recommended target industries are the result of the Location Factor Assessment 
and the target industry screening. Empirical information and interview responses also 
supported the development of recommendations. Specific target industries are 
identified based on the aforementioned analyses, as well as the inclusion of industry 
clusters. Regional industry clusters are advantageous in that they provide depth to the 
regional economy and consist of the broader value-chain, crossing multiple industry 
sectors.    

This section details the Location Factor Assessment for each target industry 
Supersector and follows with recommended target industries by industry cluster.  

 
 

Industry Supersector
Regional 

Concentration

Competitive 
Regional 
Growth

Industry 
Growth 

Projection

Employment 
Multiplier

Recent 
Investment

Score

Trade, Transportation, and Utilities 1 1 1 1 4
Financial Activities 1 1 1 3
Manufacturing 1 1 1 3
Information 1 1 1 3
Leisure and Hospitality 1 1 2
Construction 1 1 2
Professional and Business Services 1 1 2
Natural Resources and Mining 1 1
Education and Health Services 1 1
Other Services 0
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The Location Factor Assessment ranks the location factors in terms of importance 
(neutral, important, or critical) by industry Supersector. The rankings are then given a 
score threshold. In general, a location factor that is neutral needs a regional score of 
four or higher, important location factors have a threshold of six, and critically 
important factors have a score threshold of eight. This is a broad analysis, as certain 
industry subsectors or establishments may have differing locational needs. 
Nonetheless certain generalizations can be made. For example, transportation is likely 
the most important factor for businesses within the trade, transportation, and utilities 
Supersector.   

 
Some sectors are locally traded or geographically dependent on certain areas, such as 
natural resources and mining, and thus are not assessed by location factor and are 
examined at the local level.     

 

NATURAL RESOURCES AND MINING (NAICS 11, 21) 
 

The natural resources and mining Supersector is less concentrated compared to the 
U.S. Additionally, employment levels dropped between 2008 and 2012. However, a 
more detailed analysis of the Supersector reveals that crop production (111), more 
specifically oilseed and grain production (1111), is relatively strong. Ottawa, Monroe, 
and Wood counties all have location quotients greater than three at 6.31, 5.17, and 3.41, 
respectively. Ottawa and Monroe counties also experienced employment growth due 
to the regional competitive effect.   

Although crop production is a strong industry within the Region, it is not 
recommended as a target industry. The Supersector, in general, is dependent on 
several geographical conditions, including land type and climate. It is generally not 
necessary to market and/or induce crop production, due to its geographical 
limitations.   

 

CONSTRUCTION (NAICS 23) 
 

The construction Supersector is not a recommended target industry. Construction is 
fundamentally local and difficult to export. Growth in the construction industry is 
usually the byproduct of investment in other sectors. If the regional economy is 
strong, it is likely the construction sector will be strong as well.    

From 2008 to 2012, the Construction industry in the Region declined 20.36%. The 
location quotient is still below the U.S. average, despite a positive regional competitive 
effect.   



NW Ohio / SE Michigan CEDS  

 140 
 

 

MANUFACTURING (NAICS 31 – 33)  
 

Manufacturing is a recommended target industry. The Supersector has a strong base 
in the regional economy, an increasing location quotient, and substantial investment 
over the past three years. The industry is currently experiencing a revival, taking 
advantage of U.S. labor productivity, natural gas prices, and proximity to market. 
However, the Bureau of Labor Statistics projects a total decline in manufacturing 
employment from 2012 to 2022. Some of the decline may be attributed to productivity 
enhancements.   

Manufacturing is a common target industry across many regional economies in the 
U.S. and globally. In general, manufacturing is an exporting industry, bringing outside 
dollars into the region, and has a relatively high employment multiplier. Historically, 
manufacturing jobs provided middle class wages for a relatively unskilled labor force. 
As manufacturing trends more towards “advanced manufacturing,” a skilled labor 
force including technical, specialized trade, math, or science capabilities is often 
needed. 

The manufacturing Supersector is rather broad and locational decisions vary based on 
subsector. Transportation requirements (water ports, rail, interstate), facility needs, 
labor force skills, and utilities, among other factors, can vary significantly. Nonetheless, 
transportation accessibility, labor market, and utilities are typically the most important 
location factors for a manufacturing facility. 

 

 

 

 

 

 

 

 

 

 



NW Ohio / SE Michigan CEDS  

 141 
 

 

TRADE, TRANSPORTATION, AND UTILITIES (NAICS 42, 44-45, 48-49, 22) 

Certain industries within the trade, transportation, and utilities Supersector are 
recommended target industries, specifically industries focused on the logistics 
subsectors, wholesale trade and transportation activities. Although these industries 
often have low employment levels per square foot, the multipliers are generally higher 
than average. Utilities and retail trade subsectors are not recommended target 
industries as they mainly exist to serve the local market. These subsectors will grow as 
the economy develops.   

The logistics related subsectors primarily rely on location and transportation 
accessibility. In addition to an ample transportation network, the trade and 
transportation industries generally require large, single level facilities and open space 
for truck or goods storage. The importance of international transportation access is 
increasing as the global economy continues to develop.   

The transportation network is one of the Region’s best assets and recent investments 
by Home Depot and FedEx confirm its suitability. Improved international access is a 
potential opportunity, as the New International Trade Crossing continues to move 
forward.   

Although real estate is below the threshold level, there are opportunities available.   
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INFORMATION (NAICS 51) 
 

The information Supersector primarily consists of industries which distribute data and 
knowledge through varied means. Overall, the industry Supersector is expected to 
decline in total employment between 2012 and 2022, but primarily in traditional 
information mediums – newspapers, periodical, book, and directory publishing, motion 
picture, video, and sound recording, broadcasting, and telecommunications industries. 
Software publishers and data processing, hosting, related services and other 
information services are projected to increase in total employment.   
 
Nationally, the information Supersector has the highest average wages ($81,955). 
Average wages in the Region, however, are more than 50% lower ($40,434). The 
regional information Supersector location quotient is 0.53, the lowest of all 
Supersectors. There was a positive regional competitive effect during the study period 
and it has the highest employment and income multipliers.   
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FINANCIAL ACTIVITIES (NAICS 52, 53) 
 

The financial activities Supersector includes finance, insurance, real estate, rental, and 
leasing. This Supersector scored well in the target industry assessment, as it 
experienced positive regional growth, is projected to grow between 2012 and 2022 
and has the second highest employment multiplier in the region. The financial 
activities Supersector location quotient is rather low at 0.67. Financial activities are 
explored further in conjunction with the industry cluster assessment.   
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PROFESSIONAL AND BUSINESS SERVICES (NAICS 54, 55, 56) 

The professional and business services Supersector includes administrative & support 
services and professional, scientific, & technical services. Administrative & support 
services cross most industries and include general management, clerical activities, 
personnel administration, and cleaning activities. The professional, scientific, & 
technical services sector includes legal services, accounting, architectural and 
engineering services, design, computer systems design, research and development, 
and consulting services.   

Proximity to major markets and clients is often important, but with advanced 
technological communications, professional and business services firms of all sizes can 
export globally. Wages in this Supersector are above the national average and often 
require advanced training.   

Professional and Business Services increased in employment from 2008 to 2012, at a 
similar rate to the U.S. The location quotient increased 1.28% to 0.94. Furthermore, 
nearly all subsectors are expected to increase in employment from 2012 to 2022.     
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EDUCATION AND HEALTH SERVICES (NAICS 61, 62) 

Education and health services is not a recommended target industry. The Supersector 
only passed one selection criteria, regional concentration. Moreover, these industries 
are generally market serving and difficult to target. The Region has a relatively robust 
higher education environment with the University of Toledo, Bowling Green State 
University, Owens Community College, Monroe County Community College, and Terra 
State Community College.   

Health services also contribute to a higher quality of life. Although not recommended 
as a target industry, these institutions should be nurtured and utilized as an economic 
development asset. The institutions of higher education draw in outside populations, 
spinoff businesses and knowledge, train existing workforces, and cater to an aging 
population.   

LEISURE AND HOSPITALITY (NAICS 71, 72) 

The Region has a strong leisure and hospitality industry, indicated by regional 
concentration and regional competitive effect. The industry projections, employment 
multiplier, and low wages do not merit targeting this industry. However, the industry 
should continue to be part of the Region’s community and economic development 
strategies. Encouraging redevelopment of downtowns, providing safe and clean 
environments, and advocating for recreational amenities all contribute to a higher 
quality of life and a healthy leisure and hospitality Supersector.    

OTHER SERVICES (NAICS 81) 

The other services Supersector primarily exists to serve the local economy, as it 
consists of repair and maintenance; personal and laundry services; and religious, grant 
making, civic, professional, and similar organizations. The industry Supersector is not a 
recommended target industry.   

 

INDUSTRY CLUSTERS AND RELATED TARGET INDUSTRIES 
 
Industry clusters are networks of industries interacting with each other in the market 
place, primarily through buying and selling. The interrelated web of industries locating 
in close proximity to one another has several benefits, including supplier and 
consumer efficiency, knowledge spillovers, and labor force advantages. Companies 
and industries crossing multiple clusters have a particularly compelling competitive 
advantage, such as automotive glass manufacturing, plastics food packaging, or 
agricultural product distribution. The Region has a long history of economic excellence 
in agriculture and manufacturing, both of which are evolving and adapting to meet 
technological and global transformations. The following industry clusters have a 
strong presence in the region.   
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AUTOMOTIVE  
 

The Region has an extensive tradition of automotive and automotive parts 
manufacturing and boasts a productive workforce, proximity to Detroit, proximity to 
major consumer markets, and a relatively dominant transportation network with 
international capabilities. The Harbour Report recognized Chrysler’s Toledo North 
Assembly Plant, GM’s Powertrain Plant, and Global Engine Manufacturing Plant as the 
most productive plants in North America, by specialty.   

 
Transportation equipment manufacturing was the leading investment and job creation 
catalyst in the region between 2011 and 2013, with over $1.2 billion in new investment 
and 2,200 jobs. These statistics only reference direct investment and job creation in 
the industry (NAICS 336). Investments in other cluster related industries include 
Guardian Industries and Dana Holding Corporation. Below are significant investments: 

 
• Chrysler Group LLC 
• General Motors Company 
• FRAM Group Operations 
• Clark Fixture Technologies 
• Dundee Engine 
 

The following are recommended target industries. Both automotive manufacturing 
and automotive parts manufacturing had high levels of regional concentration, with 
location quotients greater than 6.00.   

 
• NAICS 3361: Motor Vehicle Manufacturing 
• NAICS 3363: Motor Vehicle Parts Manufacturing 
• NAICS 331: Primary Metal Manufacturing 
• NAICS 333: Machinery Manufacturing 
• NAICS 541: Professional, Scientific, and Technical Services 

 

LOGISTICS AND TRANSPORTATION 
 

The Region has distinct geographical location advantages including access to nearly 
half of the U.S. and Canadian major markets within 500 miles and its location on Lake 
Erie. Location, coupled with a top-rated transportation network, makes the logistics 
and transportation industry cluster a driving force in the Region.  

 
The University of Toledo’s Intermodal Transportation Institute and Bowling Green 
State University’s Supply Chain Management Institute facilitate an expanding 
knowledge base, workforce, and technical advancements.   

 
 
Several recent investments validate the regional attractiveness as a warehouse, 
distribution, and logistics location: 
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• CSX Intermodal Terminal Facility  
• Norfolk Southern Corporation 
• The Home Depot  
• BX Solutions 
• Benore Logistics 
 

The logistics and transportation industry cluster crosses multiple industries as well as 
other clusters. The recommend industries include traditional transportation and 
distribution, but also support services and supply chain management. These industries 
scored well in the target industry study and have regional concentration and growth 
potential. Below are the recommended target industries. 

 
• NAICS 42: Wholesale Trade 
• NAICS 493: Warehousing and Distribution 
• NAICS 484: Truck Transportation 
• NAICS 561: Business Support Services 
 

AGRIBUSINESS, BIOTECHNOLOGY, AND FOOD PROCESSING 
 

Agribusiness, biotechnology, and food processing all stem from the strong agricultural 
network present in the four-county region, as well as the larger Midwest region. This 
industry cluster comprises the complete supply chain, agricultural inputs, agricultural 
commodities, value-added agricultural goods, and agricultural technology.   

 
Between 2011 and 2013, the Region experienced investments in pesticides and 
fertilizers, food and drink packaging and bottling, and food distribution as follows:   

 
• Andersons, Inc. 
• Southeastern Container Inc. 
• Bektrom Foods 

 
The following are recommended target industries within the agribusiness, 
biotechnology, and food processing industry cluster.   

 
• NAICS 3253: Pesticide, Fertilizer, and Other Agricultural Chemical 

Manufacturing 
• NAICS 311: Food Manufacturing 
 

Prepared foods, grain products, nutraceuticals, pesticides and fertilizers, and 
packaging are generally the recommended target industries in this cluster. These 
industries provide potential for growth, support the labor force, and build off of the 
current industry landscape.  
The pesticide, fertilizer, and other agricultural chemical manufacturing industry scored 
well in the target industry analysis as it has a regional concentration, positive regional 
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competitive effect, expected productivity increases, and relatively high employment 
multiplier. Moreover, chemical manufacturing saw significant investment between 2011 
and 2013.   

 
Food manufacturing is a broad industry group. It is recommended that the Region 
focus on exploiting the access to large grain and soy markets and the manufacturing 
base. Specialty and prepared foods utilize these competitive advantages. 
Nutraceuticals and functional foods are another appropriate target within the food 
manufacturing industry. This sector represents manufactured products that have a 
chemical or nutritional basis, are targeted for human consumption, and have beneficial 
health effects. The products are often based on key, high-value ingredients and can 
require complex processing operations. Nutraceuticals and similar health products 
including vitamin supplements, functional foods and herbal products, have similar 
manufacturing issues to food products. They are made for human consumption and 
they do not generally involve many of the onerous regulations associated with 
prescription pharmaceuticals. The University of Toledo has a strong pharmaceutical 
program which can help support research and labor force education for the 
nutraceutical industry.   

 
Food processing packaging and bottling also offers competitive advantages for the 
Region. Monroe, Ottawa, and Wood counties all had regional employment 
concentrations in plastics and rubber manufacturing.   

 

ADVANCED MANUFACTURING 
 

Toledo is often referred to as the Glass City, as the glass industry has been a driving 
force in the Region’s economy for over a century. The industry dates back to the late 
1800’s and continues to innovate and transform within the Region. Libbey Glass, 
Owens-Illinois, Owens Corning, and Pilkington North America are all staples in the 
industry. Bottles, windows, glass art, windshields, and tableware, among other glass 
products, are all produced within the Region. The infrastructure and labor force skill 
set has enabled other advanced materials, including plastics, ceramics, and metals to 
gain momentum and competitiveness.   

 
The glass and advanced materials industries have declined in the U.S. Mexico is 
currently a strong competitor. However, there is still a competitive advantage within 
the Region and there have been significant recent investments and job creation 
including the following. 
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• Topline Products 
• TH Plastics 
• Spiratex Industries 
• Libbey Glass 
• Owens-Illinois Inc. 
• Pilkington North America 
• Hauser Inc. 
• Guardian Industries 

 
The glass industry has the largest location quotient in the region (17.31) followed by 
other nonmetallic mineral product manufacturing (9.61) and lime and gypsum product 
manufacturing (7.15), all of which fall within the broader nonmetallic mineral product 
manufacturing (NAICS 327). The following are recommended target industries. 

 
• NAICS 327: Nonmetallic Mineral Product Manufacturing 
• NAICS 326: Plastics and Rubber Products Manufacturing  
• NAICS 332: Fabricated Metal Manufacturing 
• NAICS 333: Machinery Manufacturing 
• NAICS 541: Professional, Scientific, and Technical Services 
 

ADVANCED AND ALTERNATIVE ENERGY 
 

Photovoltaics, biomass, and other alternative energies continue to develop and spin-
off from more the traditional industries of glass manufacturing and agriculture within 
the Region. This is an emerging industry cluster.   

 
In 2010, the State of Ohio created the Northwest Ohio Solar Hub of Innovation and 
Opportunity. The hub was designed to encourage the entrepreneurship, innovation, 
and product advancement of solar related industries. Moreover, the University of 
Toledo has a dedicated research center, the Wright Center for Photovoltaics 
Innovation and Commercialization. Bowling Green State University also facilitates 
knowledge and innovation through its photosensitive materials research.   

 
The Region can also harness the agricultural production of wheat and corn for 
biomass and biofuels research and development. This is a growing industry and offers 
future potential for the four-county Region.   
 
The following are recommended target industries. 

 
• NAICS 3344: Semiconductor and Other Electronic Component Manufacturing 
• NAICS 3359: Other Electrical Equipment and Component Manufacturing 
• NAICS 541: Professional, Scientific, and Technical Services 
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ADDITIONAL OPPORTUNITIES 
 

It is also recommended that the Region monitor and actively respond to Federal 
facility site selection searches. A federally funded research center or other facility will 
foster further economic development and growth within the Region. Federally funded 
facilities can build upon existing research and development assets at the Regional 
universities and provide a stable base for a wide variety of jobs. 
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ANALYSIS OF ECONOMIC DEVELOPMENT ISSUES 
(SWOT ANALYSIS) 
 
The information gathered from the Regional Background, Location Factor 
Assessment, and Target Industry Analysis, as well as input from group discussions, 
interviews, and surveys during the Stakeholder Engagement were used to develop a 
SWOT framework. The high level strengths, weaknesses, opportunities, and threats 
outlined below are a summary of the economic development issues of the Region, 
based on the data collected for this report and the perceptions of stakeholders. 
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STRENGTHS 
 

Strengths are defined as characteristics that exist today and are positive for the 
Region. The Region has strong transportation assets including highway, rail, the 
Toledo and Monroe water ports, air cargo at the Toledo Express Airport, commercial 
air via the Detroit Metropolitan Airport, and the CSX intermodal hub. Additionally, the 
Region is an excellent location from a logistics perspective based on its proximity to 
major US and Canadian markets. 
 
Quality of life is a strength in the region for a variety of factors including low cost of 
living; opportunities such as fishing, hunting, birding, golfing, etc.; the tourism and 
recreation opportunities provided by Lake Erie; and others.  
 
The Region has a productive labor force. Based on 2012 IMPLAN data, output per 
worker in the Manufacturing sectors (based on 2-digit NAICS) within the four-county 
Region was approximately 44% higher than in the US as a whole. Additionally, 
businesses perceive the labor force to be productive and skilled. High unemployment 
rates, though a negative, also mean that there is an available workforce for employers. 
The abundance of community colleges and higher education institutions is also a 
strength for the existing population and business community. 
 
Water is a factor that shows up in all four quadrants of the SWOT Analysis. The 
regional water supply provided by Lake Erie is a critical regional strength that can be a 
positive draw for current and future companies and residents. 
 
The Region’s moderate climate and lack of natural disasters are strengths for the 
agriculture based industries and are attractive for employers and residents. 
 
The Toledo-Lucas County Port Authority, through its role as a financing and economic 
development entity as well as its transportation and development services, is an asset 
for the Region.  
 
The Region currently has strength in the trade, transportations, and utilities; financial 
activities; manufacturing; and information industries. 
 

WEAKNESSES 
 

Weaknesses are defined as characteristics that exist today and are negative or 
challenging for the Region. Although the Region has strong transportation assets, the 
Region’s public transportation system is a growing problem and municipalities are 
seeking alternatives. The TARTA system is perceived to be inadequate to meet the 
needs of the existing residents and businesses in the Region. 
 
The Region’s aging infrastructure, specifically in the core city of Toledo, is both a real 
(physical) and perceived (image) weakness. Similarly, the Region’s aging real estate 
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product is a challenge. There are not enough large, functional industrial buildings to 
meet the current demands of companies interested in locating in the Region and not 
willing to wait for redevelopment efforts.  
 
Although the cost of some of the utilities is competitive in some of the Counties, the 
electrical utility costs for industrial users in Monroe and Wood County are higher than 
other competing regions.  
 
The Region’s political climate is somewhat in flux. Although there are several current 
efforts to collaborate between counties and between Toledo and the surrounding 
areas, there is a general perception that jurisdictional competition is impeding the 
progress of the Region from an economic development perspective. The recent 
absorption of LCEDC into the Lucas County Department of Planning and Development 
appears to be a streamlining step in the right direction. 
 
The aging and relatively homogenous population could be considered a demographic 
weakness. From a labor market perspective, the Region’s population has lower levels 
of educational attainment and higher levels of unemployment than the U.S.   
 
The Regional water supply, from infrastructure management, environmental, and 
public relations perspectives, is a weakness. This topic is further addressed in the 
Recommended Economic Development Strategy. 
 

OPPORTUNITIES 
 

Opportunities are defined as positive, Regional characteristics that could exist in the 
future or could bring positive economic change to the Region in the future. There are 
a host of transportation-oriented opportunities for the Region. The construction of the 
New International Trade Crossing, a second international bridge between the Detroit 
area and Canada, is an economic opportunity for the entire Region. International air 
access via Detroit Metropolitan Airport provides additional economic opportunities 
through international connectivity. The Toledo Express Airport has significant 
property in a designated Foreign Trade Zone and is well suited for distribution. The 
Toledo Port further enhances economic opportunities by providing modes for 
transportation of goods and people to and from other markets. 
 
The Toledo Regional Brand Council’s marketing campaign, if successful, could help to 
elevate the perception of the Region internally and externally and build upon the 
passion people have for the Region. 
 
The resurgence of manufacturing in the global economy could be a tremendous 
opportunity to capitalize on the Region’s existing strengths in manufacturing 
(workforce, knowledge, industry) and, coupled with workforce development initiatives 
and higher education programming, could help to propel the Region forward.  
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Other industries which could enhance the Region’s economic base by leveraging the 
existing assets include automotive; logistics and transportation; agribusiness, 
biotechnology, and food processing; advanced manufacturing, and advanced and 
alternative energy. The Region can seek out and respond to RFPs for federal facility 
site selection searches. 
 
The continued availability of low natural gas prices is attractive to current and 
potential businesses. 
 
There are several efforts to revitalize the core city. The successful revitalization of 
Toledo is a pivotal opportunity for the entire Region. Additionally, there is a fledgling 
entrepreneurial “ecosystem” in the Region and the successful fostering of these 
companies could lead to increased job opportunities, a larger tax base, the attraction 
of new people and companies, and other economic benefits. The possibility of 
enhancing and expanding the distribution of the regional water system is an 
opportunity.  
 

THREATS 
 

Threats are defined as negative or problematic Regional characteristics that could 
exist in the future. The environmental quality of Lake Erie, including the algal bloom 
from the agricultural and other runoff and the invasive species, is a significant threat 
to the Region from the perspective of quality of life for residents, existing business 
operations, and the perception of businesses considering locating or expanding in the 
Region. Both the reality and the perception of the water quality are a threat to the 
Region.  
 
From a labor market perspective, the declining population, aging workforce, gaps 
between skills and employer needs, and brain drain are all threats to the Region. 
Additionally, the perception of challenges associated with Unions and the perception 
of unionization throughout the Region are potential threats to attracting businesses. 
 
The aging infrastructure is an existing weakness. If this is not addressed, the decaying 
infrastructure threatens to make neighborhoods undesirable, encourage businesses to 
relocate out of the Region, and prevent the attraction of potential new businesses. 
Beyond infrastructure, Toledo, as the core city of the Region, is perceived to be 
declining. The city’s aging infrastructure and social, political, and economic challenges 
are a threat not only to the residents and companies within the city limits, but to the 
economies in the entire Region. 
 
Finally, there is an existing problem and future threat of competition from other 
regions and of poaching from these regions. There is also an internal threat of 
poaching within the Northwest Ohio / Southeast Michigan Region. One way to combat 
these threats is for the local leaders to work together to strengthen the Region and 
make it attractive to current and future businesses. 
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STRATEGIC PROJECTS AND ACTIVITIES 
 

STRATEGIC PROJECTS  
 

Representatives from the Region submitted projects to address economic needs and 
enhance competitiveness. The community was asked to present economic 
development projects that create and/or retain jobs and leverage public and private 
dollars. The 40 projects submitted are summarized in Appendix 3: Comprehensive 
Project List.  
 
Nine priority projects were selected for further evaluation. The priority projects were 
selected based on their perceived ability to be economically catalytic for the Region 
and to implement the goals and objectives developed simultaneously to this review of 
projects. Factors such as number of jobs created or retained, total capital investment, 
project stage, level of private sector investment, and breadth of geographical impact 
were considered during the review of projects. Additionally, feedback garnered from 
stakeholder interviews, meetings, and survey responses were considered. The findings 
from the SWOT Analysis and Target Industry Analysis were also incorporated into the 
selection process.  
 

STRATEGIC  ACTIVITY – REGIONAL WATER 
 

Although the abundant fresh water supply from Lake Erie is a tremendous regional 
asset, there are several critical challenges surrounding water in the Region. These 
challenges include aging infrastructure and associated water line breaks, jurisdictional 
conflict over control of the supply, economic impact to the region, and short and long-
term environmental threats. 

 
Regional Water has clearly been identified in all four quadrants of the SWOT analysis 
herein and by a significant number of stakeholders as a significant Regional priority. It 
is essential that the environmental safety, jurisdictional control, and distribution of the 
water supply be addressed for the Region to grow. 

 
In early August 2014, a toxic micro system algal bloom led to a two day ban on 
drinking water which impacted more than 500,000 residents in the Region. The 
concern that the Regional water may be unsafe to drink is both a real and perceived 
threat. The recent water crisis will make it difficult for the Region to attract (and 
perhaps retain) water-using enterprises such as food processors, brewers, bottling 
plants, and others. Additionally, the perception of the water’s safety will have a 
negative impact on quality of life and the ability to attract and keep young 
professionals. 
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There are efforts underway to strategically address this significant issue from an 
economic development perspective. For example, Lucas County recently allocated 
$175,000 to complete a regional water study to form a 6119 Regional Water District 
under the Ohio Revised Code. Groundwork for the development of a regional water 
district has already been completed through regional stakeholder discussions 
facilitated by The Toledo Metropolitan Area Council of Governments. 

  
The timing of this CEDS report is such that the Region does not have a specific project 
proposal to address the multi-faceted challenges surrounding regional water; 
however, the broader region is actively and fully engaged at the local, state, and 
federal levels to address the environmental challenges posed by Lake Erie as well as 
the issues pertaining to supply and distribution. It is anticipated that projects specific 
to providing safe, high quality drinking water to the Region and the long-term health 
of Lake Erie, will be forthcoming. Strictly from an economic development perspective, 
the post-Katrina efforts of New Orleans’ economic development entities could provide 
useful benchmarking lessons on disaster recovery. The New Orleans region used 
incentives, public relations efforts, and other strategic approaches to transition from a 
feared location to a desirable location for companies. 
 

PRIORITY PROJECTS – SUBMITTED BY THE COMMUNITY 
 

PRIORITY PROJECTS OVERVIEW 
The nine priority projects selected are intended to represent a cross section of 
projects from diverse geographic, industry, and project type perspectives. This list is 
intended only to establish the Region for funding opportunities and next steps in the 
strategic economic development processes. The priority project list should and will 
change as the Region continues to develop and implement its strategies for growth.  
The following nine projects, in no particular order, were selected as priority projects:  
 

1. Mercy Health Care 
2. Midwest Terminals of Toledo 
3. Northwest Ohio Advanced Manufacturing Center 
4. Project Oregon Clean Energy 
5. Project Natural Gas Pipeline 
6. Dundee Business Park 
7. Nike Missile Site 
8. Harbor Front at Port Clinton 
9. Sugar Creek JEDD  

 
The Mercy Health Care project was selected because of its estimated $1 billion project 
cost and the associated impact on the core city and Region. Promedica will also be 
relocating and expanding in downtown Toledo. This compatible health care project 
will have a tremendous positive impact on Toledo and the surrounding areas.  
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Total Estimated Economic and Fiscal Impacts
Estimated Total Project Costs 2,055,500,000$            
Estimated Construction Period Impacts

Jobs 12,400 11,400 23,800
Earnings 937,396,000$          519,363,000$          1,456,759,000$            
Total Economic Output 3,583,537,000$            
Total State and Local Fiscal Impact 124,848,000$                

 
 

PRIORITY PROJECTS ESTIMATED CONSTRUCTION PERIOD IMPACTS 
A summary of the total estimated construction period economic and fiscal impacts 
from the nine priority projects is shown below. There was not enough data available 
for the Dundee Business Park and Nike Missile Site to run impact analyses on these 
projects, so the below numbers are conservative.  
 

The following nine project descriptions were submitted by the community. 
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1. MERCY HEALTH CARE 
 
Project Description 
Mercy Health Care plans to make significant investments into their current facilities 
across the City of Toledo and the region. In addition to the improvements, they plan to 
retain current employment levels of more than 2,700 community-wide.  
 
Estimated Total Project Cost 
$1 Billion 
 
County 
Lucas County, Ohio 
 
County Subdivision 
City of Toledo 
 
Project Location 
Various locations across the City of Toledo 
 
Entity Sponsoring Project 
City of Toledo, Department of Economic Development 
 
Specific Business Directly Participating or Benefitting from Project 
Mercy Health Care 
 
Unmet Requirements Needed for Project to Proceed 
Business development services to assist with permitting processes as each 
improvement project is prepared, begins and is completed. 
 
Committed/Potential Funding Sources 
No public funds committed. City of Toledo has committed to technical assistance. 
 
Description of Project Readiness 
Commitment has been made; awaiting specific project plans. 
 
Estimated Project Beginning 
Spring 2015 
 
Estimated Project Completion 
Fall 2017 
 
Description of Project’s Link to Advancing Economic Development 
This project further establishes the health care industry as a growth industry within the 
City of Toledo and the Region. This project demonstrates the City of Toledo’s 
understanding that there is a tremendous need to diversify the City’s economic base. 
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The project also highlights an emerging industry that continues to create employment 
opportunities and spotlight the region within the national and international healthcare 
communities. 
 
Estimated Job Creation 
2,700 (retained). 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Healthcare executives, administrators, upper-level managers, middle-level managers 
and other technical support staff; skilled trades workers for construction and 
improvement of facilities. 
 
Bachelor’s Degree or Higher; technical or trade certification for construction jobs. 
$65,000 average salary for Mercy Health Care employees being retained. 
 
 
  



NW Ohio / SE Michigan CEDS  

 160 
 

2. MIDWEST TERMINALS OF TOLEDO 
 
Project Description 
In February 2014, the City of Toledo was made aware of Midwest Terminals of Toledo 
and its partners’ commitment to developing a condensate plant near the Port of 
Toledo. This is a critical development for the City of Toledo for a variety of factors. 
 
Estimated Total Project Cost 
At least $125 Million 
 
County 
Lucas County, Ohio 
 
County Subdivision 
City of Toledo 
 
Project Location 
Port of Toledo 
 
Entity Sponsoring Project 
City of Toledo, Department of Economic Development; JobsOhio; Toledo-Lucas Co. 
Port Authority 
 
Specific Business Directly Participating or Benefitting from Project 
Midwest Terminals of Toledo 
 
Unmet Requirements Needed for Project to Proceed 
Business development services to assist with permitting processes as each 
improvement project is prepared, begins and is completed. Additional research on the 
fracking industry to support their project and connected projects. 
 
Committed/Potential Funding Sources 
No public funds committed. City of Toledo has committed to technical assistance. 
 
Description of Project Readiness 
Commitment has been made; awaiting specific project plans. 
 
Estimated Project Beginning 
Summer 2015 
 
Estimated Project Completion 
Summer 2017 
 
Description of Project’s Link to Advancing Economic Development 
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The location of this plant in the City demonstrates that the fracking industry 
recognizes the City and region as a prime location for the development of future 
plants due to its location, trained workforce and robust infrastructure. Many experts 
agree that this developing industry will continue to expand and require a number of 
these types of facilities in the City of Toledo and surrounding area. This plant is a 
potential economic sparkplug that will create jobs, significant capital investment, 
increased tax revenues for public entities and increased economic activity. 
 
Estimated Job Creation 
75 (permanent, full-time jobs) and more than 700 construction jobs (over 24-month 
period 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Skilled operators and construction trades workers. 
Bachelor’s Degree or Higher ; technical or trade certification for construction jobs. 
$80,000 annual salary for the 75 permanent plant employees. 
 
Other Project Information 
The State of Ohio and the City of Toledo have joined forces to work with leaders in the 
fracking industry to site additional projects in the community that will have a positive 
impact on the region for decades to come. 
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3. NORTHWEST OHIO ADVANCED MANUFACTURING CENTER 
 
Project Description 
The Northwest Ohio Advanced Manufacturing Center involves the renovation and 
expansion of an existing building on the University of Toledo’s Scott Park Campus so 
that it can provide educational and workforce development training programs geared 
to the manufacturing sector. Emphasis will be on automotive, durable goods, plastics, 
renewable energy, and bio-medical devices. High school students could also be 
incorporated into the program so that they graduate from high school with readily 
employable skills and potentially a two-year Associates Degree. 
 
Estimated Total Project Cost 
$3 to $4 Million. 
 
County 
Lucas County, Ohio 
 
County Subdivision 
City of Toledo  
 
Project Location 
University of Toledo Scott Park Campus, Toledo, Ohio. 
 
Entity Sponsoring Project 
University of Toledo/Northwest State Community College 
 
Specific Business Directly Participating or Benefitting from Project 
Numerous manufacturing firms and plants in NW Ohio and SE Michigan. 
 
Unmet Requirements Needed for Project to Proceed 
Costs for constructing and equipping the training facility. Program start-up costs. 
 
Committed/Potential Funding Sources 
State of Ohio - $3,000,000 
 
Description of Project Readiness 
Capital funding has been secured from the State of Ohio. Equipment donations from 
manufacturers are being pursued. Site has been chosen and is owned by the 
University of Toledo. 
 
Estimated Project Beginning 
2015 
 
Estimated Project Completion 
2016 
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Description of Project’s Link to Advancing Economic Development 
The Northwest Ohio Advanced Manufacturing Center will provide training for new 
workers in advanced manufacturing as well as enhanced training for existing 
manufacturing workers. There is a dire need for skilled manufacturing workers in NW 
Ohio and SE Michigan. Impacted industry sectors include automotive and automotive 
supply chain, durable goods, plastics, renewable energy, and bio-medical devices. This 
project builds on the successful training of 2,000 Jeep/Chrysler workers by a 
consortium comprised of University of Toledo, Northwest State Community College, 
Owens Community College, Terra Technical Community College and Davis Business 
College. 
 
Estimated Job Creation 
Direct staff at the center – 25 (estimated)  
Manufacturing workers trained – 1,000+ annually. 
 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
CNC machinists, welders, electricians, quality assurance, equipment maintenance. 
A range of training from Certifications in various skills to 2-year technical degrees. 
$14 to $40 per hour with benefits. 
 
 
Other Project Information 
This project helps the region address critical workforce needs. 
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4. PROJECT OREGON CLEAN ENERGY 
 
Project Description 
Construction of new natural gas fired energy production facility 
 
Estimated Total Project Cost 
$800 Million 
 
County 
Lucas County, Ohio 
 
County Subdivision 
Oregon, Ohio 
 
Project Location 
Lallendorff Road, Oregon, Ohio 43616 
 
Entity Sponsoring Project 
City of Oregon & Oregon Economic Development Foundation 
 
Specific Business Directly Participating or Benefitting from Project 
N/A 
 
Unmet Requirements Needed for Project to Proceed 
Finalizing financing and working through Black & Veatch (Project EPC) on final 
building specs. Also contingent on pipeline construction (see separate project form). 
 
Committed/Potential Funding Sources 
City of Oregon Tax Abatement 
Energy Investors Fund (EIF) private consortium of energy investors 
Bank Paribas 
 
Description of Project Readiness 
Add Finalizing engineering spec of site, land & site readiness, contracts with City of 
Oregon (Water, sewer, etc.). Project and groundbreaking slated for August 2014.   
 
Estimated Project Beginning 
2014 
 
Estimated Project Completion 
July 2017 
 
Description of Project’s Link to Advancing Economic Development 
Facility will provide an alternative and clean energy production process and product 
that can be used and sold on the PJM (regional transmission organization) power grid 
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system. Companies can utilize excess steam, water, etc. and use this as an asset to 
their business. Current companies are being looked at and identified by City and 
economic development officials. This project also requires the construction of a 25 
mile, $50 million natural gas pipeline. 
 
Estimated Job Creation 
25 full time facility jobs; 400-500 construction jobs 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Highly skilled engineers (25 full time facility jobs). Estimated payroll $5 million/year 
Project will take about 2-2.5 years to construction which will require roughly 1 million 
man hours of construction work and create 400-500 jobs during the construction 
period.   
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5. PROJECT NATURAL GAS PIPELINE 
 
Project Description 
Construction of new 25 mile natural gas pipeline 
 
Estimated Total Project Cost 
$50 Million 
 
County 
Lucas County, Ohio 
 
County Subdivision 
Multiple jurisdictions. Pipeline will run through 11 jurisdictions 
 
Project Location 
N/A 
 
Entity Sponsoring Project 
Somerset Gas, City of Oregon, Oregon Economic Development Foundation 
 
Specific Business Directly Participating or Benefitting from Project 
Oregon Clean Energy 
 
Unmet Requirements Needed for Project to Proceed 
Purchase and acquisitions right of ways. 
 
Committed/Potential Funding Sources 
Somerset Gas. Other funding sources are confidential per the company’s request 
 
Description of Project Readiness 
Preliminary engineering has been completed, company is pursuing right of way and 
have identified the primary and secondary routes for the pipeline.   
 
Estimated Project Beginning 
Fall 2014 
 
Estimated Project Completion 
July 2017 
 
Description of Project’s Link to Advancing Economic Development 
Pipeline will be 24 inches in diameter allowing for a significant amount of natural gas. 
This pipeline will serve the Oregon Clean Energy and will have excess capacity that 
can serve several different industrial areas. 
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Estimated Job Creation 
50-100 construction jobs 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Full descriptions of jobs and positions needed has not been released. 
 
Other Project Information 
This pipeline will serve multiple industrial areas and will allow several municipalities to 
take advantage of the natural gas capacity.   
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6. DUNDEE BUSINESS PARK 
 
Project Description 
Developed Business Park  
 
Estimated Total Project Cost 
$2 Million 
 
County 
Monroe County, Michigan 
 
County Subdivision 
Village of Dundee 
 
Project Location 
Ann Arbor Road 
 
Entity Sponsoring Project 
Monroe County EDC 
 
Specific Business Directly Participating or Benefitting from Project 
None 
 
Unmet Requirements Needed for Project to Proceed 
This site and the general area requires additional electric grid infrastructure to make it 
truly marketable.  
 
Committed/Potential Funding Sources 
USDA Rural Loan Program 
 
Description of Project Readiness 
Immediate 
 
Estimated Project Beginning 
Unknown at this time  
 
Estimated Project Completion 
Unknown at this time 
 
Description of Project’s Link to Advancing Economic Development 
A bank owned property (REO) that is located in the Village of Dundee has the entire 
infrastructure to make it a desirable piece of property with the exception of the lack of 
heavy industrial power access at the site.   
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This property is adjacent to the Dundee Engine Plant and the property even has 
access to a pre-treatment facility should that be a requirement of a potential users 
and/or the Village.  
 
This project because of its site location has the potential to land a larger 
manufacturing concern. Candidates range from Dundee Engine’s supply chain to 
manufacturing concerns requiring close proximity to the Midwest market.  
 
Estimated Job Creation 
Estimated long term manufacturing employment may run from 350 to 800 employees. 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Varies with final project.  
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7. NIKE MISSILE SITE 
 
Project Description 
Re-development of former government owned property to industrial use. 
 
Estimated Total Project Cost 
Unknown 
 
County 
Monroe County, Michigan 
 
County Subdivision 
Frenchtown Township 
 
Project Location 
Telegraph and Newport Roads 
 
Entity Sponsoring Project 
Monroe County EDC 
 
Specific Business Directly Participating or Benefitting from Project 
None 
 
Unmet Requirements Needed for Project to Proceed 
The site will require re-zoning from its current designation as AG.  
 
The site has been remediated but still has some buildings remaining from its military 
days that will need to be removed in addition the property has heavy vegetation on 
much of the property.  
 
Ingress/egress directly onto Telegraph Road should it be required by a development 
project.  
 
The FAA has an easement on the property to service a directional beacon used to 
guide planes into Detroit Metro Airport.  
 
Committed/Potential Funding Sources 
Brownfield Funds 
MDOT – Transportation Economic Development Funds 
MEDC Incentives 
 
Description of Project Readiness 
Immediate 
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Estimated Project Beginning 
Unknown at this time 
 
Estimated Project Completion 
Unknown at this time 
 
Description of Project’s Link to Advancing Economic Development 
This 260 acre site is in a prime location for the development of warehousing and 
distribution industry as it is close proximity to north and south bound I-75 and I-275 as 
well as sitting on US-24. Frenchtown is also receptive of the site being utilized as a 
light industrial business park. Their current facility is almost fully developed with 
minimal acreage remaining.  
 
Estimated Job Creation 
Job creation is projected between 350 to 1,000 persons depending on final usage of 
the property.  
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Varies with final project.  
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8. HARBOR FRONT AT PORT CLINTON 
 
Project Description 
Construction of new, mixed-use waterfront development project. 
 
Estimated Total Project Cost 
$66 Million 
 
County 
Ottawa County 
 
County Subdivision 
City of Port Clinton 
 
Project Location 
Perry Street 
 
Entity Sponsoring Project 
City of Port Clinton 
 
Specific Business Directly Participating or Benefitting from Project 
Business located within the City of Port Clinton’s Downtown Main Street corridor will 
be the primary beneficiaries of this project, as it will advance public infrastructure 
improvements and a revitalization project to the City’s main commerce district. Types 
of businesses benefitting include: hotels, marinas, retail, and restaurants.   
 
Unmet Requirements Needed for Project to Proceed 
Lease/Purchase agreement between City of Port Clinton and Washington Properties 
(developer), public infrastructure grants secured from State of Ohio to spur 
downtown corridor revitalization, public infrastructure extensions onto Waterworks 
Park property to service development 
 
Committed/Potential Funding Sources 
Ottawa County US EPA Assessment Grant Funding - $100,000 (Committed and work 
complete) 
Ottawa County CDBG RLF Critical Infrastructure Grant Allocation - $150,000 
(Approved) 
Ottawa County CDBG RLF Loan Allocation - $200,000 (Approved) 
Ohio CDBG Critical Infrastructure Grant - $300,000 (Pending) 
Ohio CDBG Downtown Grant - $200,000 (Pending) 
 
Description of Project Readiness 
Environmental site assessments have been conducted and are near completion 
(funded by the Ottawa County US EPA Assessment Grant program). The developer is 
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working with the City of Port Clinton to negotiate a sale/lease of the property. Once 
this has been secured, engineering and financing structures will be proposed. 
 
Estimated Project Beginning 
June 2015 
 
Estimated Project Completion 
June 2020 
 
Description of Project’s Link to Advancing Economic Development 
Ottawa County has a diverse economic base, with manufacturing and tourism/service 
being the top two industry sectors, due to our location on the shores of Lake Erie’s 
western basin. Support for the tourism/service sector is a critical component to our 
economic development efforts, as Ottawa County sees between 250,000-500,000 
visitors to the community on any given week/weekend in the summer months. 
Support for this capital investment will enhance the tourism/service sector within 
Ottawa County, creating a significant number of jobs and bringing new money into the 
community. 
 
Estimated Job Creation 
585 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
Lodge/hotel/conference center – 357 employees  
Restaurant staff – 150 employees 
Retail staff – 78 employees 
Average Annual Payroll per Employee - $18,800 
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9. SUGAR CREEK JOINT ECONOMIC DEVELOPMENT DISTRICT (JEDD) 
 

Project Description 
The Sugar Creek JEDD property encompasses 88 acres of prime real estate, located 
directly across from the I-80/90 Turnpike interchange at Exit 81. The property sits in 
two counties (Ottawa & Sandusky Counties) and two townships (Harris & Woodville 
Townships). As a means to coordinate development at the site, a Joint Economic 
Development District was created among the townships and the adjacent village 
(Village of Elmore) to legally allow the local communities/different jurisdictions to 
work together to foster economic development opportunities for the region. 
 
To date, public and private infrastructure needs to be extended to the property to 
make it “site ready.”  The JEDD committee and local economic development 
organizations have identified light industrial, warehousing, distribution, and logistics as 
the likely highest and best use of the property. 
 
Estimated Total Project Cost 
While the estimated total project cost has not been determined, the JEDD committee 
has researched the estimated costs for infrastructure extension and purchase of the 
property from the private ownership. Currently, the estimated total infrastructure 
extension cost is $7.3 million and the estimated land acquisition cost is $1.2 million. 
 
County 
Ottawa County (48 acres) & Sandusky County (40 acres) 
 
County Subdivision 
Harris Township (Ottawa County) & Woodville Township (Sandusky County) 
 
Project Location 
4092 State Route 51, Elmore, OH 43416 
 
Entity Sponsoring Project 
Ottawa County Improvement Corporation & Sandusky County Economic Development 
Corp. 
 
Specific Business Directly Participating or Benefitting from Project 
Participating businesses and benefitting businesses are TBD as the property is 
undeveloped at this time. Businesses in the Village of Elmore’s downtown district 
would likely benefit from the development project. Restaurants and merchandise 
storefronts are the majority of businesses in the downtown. Other industrial 
operations that may benefit from development at the property include Chipmatic Tool 
& Machine, Elmore Manufacturing, Machining Technologies and Martin Industries, all 
located in the Village of Elmore. 
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Unmet Requirements Needed for Project to Proceed 
Land purchase and extension of water, sewer, roads into the property, electric and gas 
utilities. 
 
Committed/Potential Funding Sources 
Ottawa County US EPA Assessment Grant Funding (Potential) 
Ottawa County CDBG RLF Critical Infrastructure Grant Allocation - $100,000 
(Potential) 
Ohio CDBG Critical Infrastructure Grant - TBD (Potential) 
US EDA Funding (Potential) 
 
Description of Project Readiness 
The Joint Economic Development District has just recently been established in mid-
2014.  The next steps include engineering/planning work for a determination of 
infrastructure extension costs. Creating the JEDD was the first major hurdle to cross in 
an effort to legally allow for cooperation. 
 
Estimated Project Beginning 
TBD 
 
Estimated Project Completion 
TBD 
 
Description of Project’s Link to Advancing Economic Development 
The property located within the Sugar Creek JEDD (88 acres) is located directly 
across from Exit 81 on the Ohio Turnpike. From a transportation & logistics 
perspective, this property is located in a prime area with easy access to the highly-
travelled I-80/90 corridor. Business investment on the property will likely create high-
value jobs and create a strong tax base for the multi-county area. Additionally, several 
large parcels of vacant property lie adjacent to the JEDD, leaving a strong potential 
for growth of the district. 
 
Estimated Job Creation 
TBD 
 
Description of Jobs (Positions Needed, Training Requirements, Wages, Etc.) 
TBD 
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RECOMMENDED ECONOMIC DEVELOPMENT 
STRATEGY 
 

GOALS, OBJECTIVES, AND ACTION STEPS 
 
The findings from the SWOT Analysis and Target Industry Analysis, along with 
information from the selection of priority projects and activities, were used to identify 
long-term goals, five-year objectives, and concrete action steps which capitalize upon 
the Region’s strengths, mitigate the weaknesses, position the Region to take 
advantage of opportunities, and reduce the risk of threats. The following SWOT 
graphic identifies which elements (strengths, weaknesses, opportunities, threats) each 
goal addresses. 

 
 
 
 
 
 
 
 
 
 
 
 
 

This analysis resulted in the following broad, long-term goals for the Region:. 
 

1. Support and facilitate efficient transportation of people and commerce.   
2. Promote a regional business climate that encourages quality job creation, new 

investment, and redevelopment.  
3. Support a stable and skilled workforce to meet current and future business 

needs.    
4. Harness industry and business opportunities and diversification. 
5. Ensure a high quality of life for residents and businesses.   
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GOAL 1: SUPPORT AND FACILITATE EFFICIENT TRANSPORTATION OF PEOPLE AND 

COMMERCE.   

(Transportation access, logistical location, public transportation 
system, aging infrastructure, International Bridge, TOL, DTW, 
Port of Toledo)   

 

 

Objective 1A: Develop and promote quality public transportation options. 

• Action Step 1A.1: Review best practices from regions with similar demographics 
and economic structure.   

• Action Step 1A.2: Collaborate regionally to understand local needs and 
commuter patterns. 

Objective 1B: Maintain and renovate aging infrastructure.   

• Action Step 1B.1: Inventory local roads, condition, and traffic counts. 
• Action Step 1B.2: Create short- and long-term regional capital improvement 

plans (Toledo Metropolitan Area Council of Governments- TMACOG).   

Objective 1C: Capitalize on international trade potential.   

• Action Step 1C.1: Evaluate opportunities to connect the Port of Toledo with the 
Port of Cleveland’s “Cleveland-Europe Express Service.” 

• Action Step 1C.2: Review “New International Trade Crossing” opportunities. 
Prepare and market sites potentially benefiting from the project.   

• Action Step 1C.3: Promote Toledo Express Airport (TOL) as a viable air cargo 
facility.   

GOAL 2: PROMOTE A REGIONAL BUSINESS CLIMATE THAT ENCOURAGES QUALITY JOB 

CREATION, NEW INVESTMENT, AND REDEVELOPMENT.   

 (Political climate, unemployment, utility rates, perception of 
unions, resurgence of manufacturing, revitalization (decline) of 
core city)  

 

 

Objective 2A: Improve coordination of government services and regulations 
relating to business and economic development.   
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• Action Step 2A.1: Consider consolidating organizations. 
• Action Step 2A.2: Develop “Quick Response” team to streamline approval 

process.   
• Action Step 2A.3: Increase communication among all organizations (local, 

regional, state) to ensure data and materials collected are not repetitive.      

Objective 2B: Ensure access to quality and cost competitive utilities. 

• Action Step 2B.1: Review and benchmark permitting process. Compare 
permitting processes across Ohio and Michigan to ensure competitiveness.   

Objective 2C: Continue to pursue a unified marketing approach, promoting 
strengths and addressing negative perceptions.   

• Action Step 2C.1: Work with “It Matters Where You Make It” to aid in facilitating 
a positive regional perception. 

• Action Step 2C.2: Utilize regional data to directly combat negative perceptions.   

Objective 2D: Enhance opportunities within the core city.   

• Action Step 2D.1: Initiate collaboration among downtown development 
organizations. 

• Action Step 2D.2: Review, modify, and market funding opportunities for 
downtown development. 

• Action Step 2D.3: Review, modify, and market downtown living opportunities.   
• Action Step 2D.4: Continue to pursue collaborative public-private land use 

optimization strategies.   

Objective 2E: Collaborate to develop regional sustainable water infrastructure and 
distribution.   

• Action Step 2E.1: Develop a plan to replace aging infrastructure.   
• Action Step 2E.2: Develop strategy for crisis response and PR to reduce 

negative perception. 

GOAL 3: SUPPORT A STABLE AND SKILLED WORKFORCE TO MEET CURRENT AND FUTURE 

BUSINESS NEEDS.   

(Declining workforce, brain drain, educational attainment, 
workforce gap between skills and employer needs, labor force 
productivity) 
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Objective 3A: Capitalize on student population as potential workforce.   

• Action Step 3A.1: Work with students on identifying competitive jobs within the 
region. 

• Action Step 3A.2: Review best practices for encouraging local student 
population to maintain local residency after graduation.   

Objective 3B: Promote manufacturing and skilled trades as an alternative to 
formal university training to the future and younger workforce. 

• Action Step 3B.1: Measure success of programs such as Aspire.  
• Action Step 3B.2: Review best practices from programs around the Country. 

Objective 3C: Promote community and technical colleges’ business collaboration 
opportunities.   

• Action Step 3C.1: Investigate workforce development opportunities, including 
local community college collaboration, as part of on-going business retention 
efforts, 

 
GOAL 4: HARNESS INDUSTRY AND BUSINESS OPPORTUNITIES AND DIVERSIFICATION.  

(Resurgence of manufacturing, AgTech, entrepreneur 
ecosystem, federal facility, low natural gas rates, decline of core 
city, revitalization of core city, water quality) 

 

 

 

Objective 4A: Strategically pursue a federal facility within the region. 

• Action Step 4A.1: Track and submit proposals for a federal facility project.  

Objective 4B: Enhance the entrepreneurship ecosystem.   

• Action Step 4B.1: Explore and identify access to capital and business start-up 
assistance. 

• Action Step 4B.2: Promote University and other business incubator programs.   

Objective 4C: Capitalize on the resurgence of manufacturing and low natural gas 
rates. 

• Action Step 4C.1: Ensure comprehensive land use strategies are updated to 
support organization and consolidation of available sites. 
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• Action Step 4C.2: Continue to maintain a current inventory of available sites, 
buildings and obsolete buildings. Understand costs and timeframes for 
buildings needing renovations.   

• Action Step 4C.3: Continue to creatively use the available  economic 
development financing mechanisms.   

Objective 4D: Focus marketing efforts on the identified target industry sectors.   

• Action Step 4D.1: Work with the Toledo Region Brand Council to include target 
industries and related data on the new website and other marketing materials. 

 

GOAL 5: ENSURE A HIGH QUALITY OF LIFE FOR RESIDENTS AND BUSINESSES.   

(Quality of Lake Erie, low cost of living, recreational 
opportunities, school system, water distribution) 

 

 

Objective 5A: Continue to improve and maintain the water quality of Lake Erie. 

• Action Step 5A.1: Review water quality improvements best practices of regions 
and cities within the United States and continue existing Regional 
environmental efforts. 

• Action Step 5A.2: Review current water quality programs for effectiveness and 
discuss potential strategies for improvement. 

 
Objective 5B: Promote cultural and recreational assets to residents, businesses, 
and potential employers. 

• Action Step 5B.1: Inventory assets and prepare marketing materials. 
Collaborate with Toledo Region Brand.  
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INTEGRATION WITH STATE PRIORITIES 
 
The RGP is JobsOhio’s regional network partner for Northwest Ohio. The organization 
collaborates daily with JobsOhio on economic development initiatives and projects 
while serving 17 counties in Northwest Ohio. In addition, the RGP services three 
counties in Southeast Michigan as a partner with the Michigan Economic Development 
Corporation (MEDC), the state’s marketing/business development group. The RGP’s 
ability to work with both JobsOhio and the MEDC will be integral for implementing 
and refining the Economic Development Strategy. 
 
Additionally, the goals, objectives, and action steps recommended in this CEDS are in 
synch with the broad priorities established by JobsOhio and MEDC as outlined below. 
 

OHIO ECONOMIC DEVELOPMENT PRIORITIES 
The JobsOhio 2013/2014 Annual Report/Strategic Plan outlines strategies for 2014 
which are paraphrased broadly as follows: 

1. Retention and Expansion - Improve the frequency and quality of company 
visits to continue to develop a stronger project pipeline with increased 
prospects for new jobs and capital investment in Ohio. 

2. Attraction - Build on successes and leverage partners to drive project-
generating activities with site selectors, attend tradeshows, and conduct 
market visits. 

3. Marketing - Continue to generate awareness of the competitive advantages of 
doing business in Ohio. 

4. Workforce - Identifying and address the most urgent needs of businesses; 
better align the needs of employers with training offerings within the education 
system; and reform the state’s workforce delivery systems to meet the needs 
of Ohio businesses. 

5. Revitalization - Target and fund abandoned or underutilized properties in 
prime locations (where jobs could be created and new capital investments 
made) that could add to the community tax base. 

6. Ohio River - Complete the site inventory, learn best practices for 
redevelopment strategies, and aggressively market high-value sites. 

7. Foreign Direct Investment - Aggressively pursue investment projects in 
targeted markets and industry sectors. 

  

MICHIGAN ECONOMIC DEVELOPMENT PRIORITIES 
MEDC’s Strategic Plan Overview from February, 2013 identifies seven key initiatives to 
drive job growth as follows: 

1. Entrepreneurship – promote a culture of entrepreneurship and the 
development of high-growth technology ventures 

2. Business Growth – provide high-value services to retain, grow, and diversify 
existing businesses 
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JobsOhio Priority
Corresponding 
CEDS Goal(s)

Retention and Expansion 2
Attraction 2
Marketing 4, 5
Workforce 3
Revitalization 2, 4
Ohio River N/A
Foreign Direct Investment 4

MEDC Priority
Corresponding 
CEDS Goal(s)

Entrepreneurship 4
Business Growth 2
Access to Capital 4
Vibrant Communities 1
Talent 3
Image 4, 5
Seamless Delivery 2

3. Access to Capital – attract and leverage capital for businesses at all stages of 
the business lifecycle 

4. Vibrant Communities – deploy programs to facilitate the reinvigoration of city 
centers and rural communities across Michigan  

5. Talent – develop, retain, attract and match an exceptional talent base with 
guidance from the needs of Michigan’s growing employers 

6. Image – improve Michigan’s image as a business location and travel destination 
7. Seamless Delivery – coordinate business service delivery across state 

government 

CEDS CORRESPONDING GOALS 
 

The chart to the right illustrates the 
integration between the CEDS goals and 
the state priorities. 
 
The five broad CEDS goals are restated 
below for reference: 

 
1. Support and facilitate efficient 

transportation of people and 
commerce.   

2. Promote a regional business climate 
that encourages quality job creation, 
new investment, and 
redevelopment.  

3. Support a stable and skilled 
workforce to meet current and 
future business needs.    

4. Harness industry and business 
opportunities and diversification. 

5. Ensure a high quality of life for 
residents and businesses.   
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PERFORMANCE MEASURES  
 
The RGP will work with the Strategy Committee (or the appropriate public/private 
group which evolves from this process) to proactively monitor and evaluate the 
progress and implementation of the CEDS. The following performance measures are 
designed to facilitate effective and continued application of strategies to stimulate 
regional economic development and foster a high standard of living. The goal of these 
procedures is to measure the progress of strategy implementation, isolate and 
encourage continued development of proven successful strategies, identify and 
reevaluate strategies not returning the expected or desired result, and evaluate the 
next steps.   
 

1. The RGP will monitor the Recommended Economic Development Strategy on a 
quarterly basis by taking the following steps: 

• Identify status of each Objective and Action Step in the CEDS. 
• Identify which implemented strategies were successful, which strategies 

encountered obstacles, and which strategies are not delivering the 
intended results.   

• Revise strategies accordingly. 
• Report findings to the Strategy Committee. 

 
2. The Strategy Committee will meet at least annually to review the progress of 

the CEDS Recommended Economic Development Strategy and to make 
recommendations for change. The group will evaluate the following: 

• Job creation and retention data 
• Investment data 
• Infrastructure enhancements and potential concerns 
• Redevelopment efforts in the core city  
• Workforce changes  
• Quality of life factors 
• Changes in the Region’s economic environment  

 
3. Following the annual Strategy Committee meeting, the RGP will make copies of 

the report available to the public. 
 

4. Per the EDA’s requirements, the RGP will provide an annual update of the 
CEDS report to the EDA.  
 

5. Per the EDA’s requirements, the RGP will rewrite the plan every five years and 
submit it to the EDA. 
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RGP RESOLUTION – DRAFT  
Resolution to be passed on October 27, 2014  

 
 
 

RESOLUTION ACCEPTING THE NORTHWEST OHIO / SOUTHEAST 
MICHIGAN  

COMPREHENSIVE ECONOMIC DEVELOPMENT STRATEGY (“CEDS”), 
CONSENT TO PROVIDE ANNUAL PERFORMANCE UPDATES, AND 
AGREEMENT TO SUBMIT A NEW CEDS TO THE U.S. ECONOMIC 

DEVELOPMENT ADMINISTRATION EVERY FIVE YEARS   
 
 
WHEREAS the Regional Growth Partnership is a private-sector driven and funded 
economic development agency focusing on business attraction, project 
financing/incentive packaging, and international trade development for a twenty county 
region in Northwest Ohio and Southeast Michigan; and 
 
WHEREAS the United States Economic Development Administration (“USEDA”) 
requires that proposals for economic development project funding further the goals and 
objectives of current regional CEDS; and 
 
WHEREAS Regional Growth Partnership joined Lucas County in July 2013 as co-
applicants for a USEDA Short-Term Planning Grant application for the development of a 
multi-county, regional CEDS for the Counties of Lucas, Wood, and Ottawa located in the 
state of Ohio and the County of Monroe located in the state of Michigan, a geographic 
region which currently lacks a regional CEDS; and  
 
WHEREAS the development and acceptance of a CEDS is a prerequisite to achieving 
designation as an Economic Development District by the USEDA; and  
 
WHEREAS the CEDS report, as submitted on September 30, 2014, is designed to focus, 
strategize, and aid implementation of economic development policies and practices at the 
Regional level and the recommended strategy outlines long- and short-term goals and 
objectives and action plans to unite local governments, businesses, and residents to 
develop and diversify the economy, improve quality of life, efficiently utilize resources, 
and protect the environment; and  
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WHEREAS the Regional CEDS process resulted in five broad goals which are 
supported by objectives and action steps, as itemized below: 
 

1. Support and facilitate efficient transportation of people and commerce.   
2. Promote a regional business climate that encourages quality job creation, new 

investment, and redevelopment.  
3. Support a stable and skilled workforce to meet current and future business 

needs.    
4. Harness industry and business opportunities and diversification. 
5. Ensure a high quality of life for residents and businesses.   

 
WHEREAS the Regional Growth Partnership hereby adopts the NW Ohio / SE 
Michigan Comprehensive Development Strategy as submitted to the U.S. Economic 
Development Administration on September 30, 2014; and  
 
 
WHEREAS The NW Ohio / SE Michigan Comprehensive Development Strategy must 
be the result of a continuing economic development planning process, and describe the 
area’s economic development program and economic conditions in the area according to 
a proscribed set of guidelines; and  
 
WHEREAS the Regional Growth Partnership will work with its partner Counties and 
the Strategy Committee (or the appropriate public/private group which evolves from this 
process) to proactively monitor and evaluate the progress and implementation of the 
CEDS, consents to provide the USEDA annual CEDS performance updates, and submit a 
new CEDS to the USEDA every five years; and  
 
WHEREAS the goal of these procedures is to measure the progress of strategy 
implementation, isolate and encourage continued development of proven successful 
strategies, identify and reevaluate strategies not returning the expected or desired result, 
and evaluate the next steps. 
 
 
NOW THEREFORE 
 
BE IT RESOLVED, by the Board of Directors of the Regional Growth Partnership that 
it hereby approves and adopts the NW Ohio / SE Michigan Comprehensive Development 
Strategy, pledges to provide annual CEDS performance updates to the USEDA, and will 
submit a new CEDS to the USEDA every five years in an ongoing effort to provide the 
Region an effective means to coordinate infrastructure, workforce, business, and other 
capital investments and policies into a Regional vision and actionable plan, whereby 
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projects, activities and decisions are prioritized and integrated to achieve maximum 
economic development outcomes.    
 
 
 
______________________________   
 ______________________________ 
Harlan Reichle      Dean Monske 
Chairman       President & CEO 
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LUCAS COUNTY RESOLUTION  
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MONROE COUNTY RESOLUTION  
 

Resolution in Support and Acceptance of the Northwest Ohio/Southeast Michigan 
Regional Comprehensive Economic Development Strategy as Submitted to the US 

Economic Development Administration on September 30, 2014. 

WHEAREAS, in consideration of the above, NOW, THEREFORE BE IT RESOLVED 
by the Monroe County Board of Commissioners, that: 

1. The Board of Monroe County Commissioners hereby adopts the NW Ohio / 
SE Michigan Comprehensive Development Strategy as Submitted to the U.S. 
Economic Development Administration on September 30, 2014. 

2. The NW Ohio / SE Michigan Comprehensive Development Strategy must be the 
result of a continuing economic development planning process, and describe the 
area’s economic development program and economic conditions in the area 
according to a proscribed set of guidelines. 

3. The Board of Monroe County Commissioners will work with the RGP and the 
Strategy Committee (or the appropriate public/private group which evolves from 
this process) to proactively monitor and evaluate the progress and implementation 
of the CEDS. 

4. This Board finds and determines all formal actions of this Board concerning and 
relating to the adoption of this resolution were taken in an open meeting of this 
Board and that all deliberations of this Board that resulted in those formal actions 
were in a meeting open to the public in compliance with the law. 

5. This resolution shall be in full force and effect from and immediately upon its 
adoption. 
 

This Resolution was adopted by the Monroe County Board of Commissioners at a regular 
meeting held at the Monroe County Board Chambers, Monroe County Courthouse, 
Monroe County, Michigan, by a vote of a majority of the membership of the County 
Board of Commissioners, on the 7th day of October, 2014.   

This Resolution was offered by Commissioner Sheppard, and supported by 
Commissioner Cook.  

 A roll call vote was taken and this Resolution was passed by a vote of  
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Ayes: David Hoffman, Mark Brant, Al Potratz, Robert Lambert, Jerry 
Oley, Jon Cook, Jason Sheppard,  and Henry Lievens 

  Nay: 

  Excused: Jason Turner 

 

The Resolution was Declared Adopted.  

 

Jerry Oley, Chairman 
Monroe County Board of Commissioners 

 

ATTEST: 

 

Sharon Lemasters, Monroe County Clerk 
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OTTAWA COUNTY RESOLUTION  
 



NW Ohio / SE Michigan CEDS  

 192 
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WOOD COUNTY RESOLUTION  
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First Name Last Name Company
Bruce Baumhower UAW, Local 12
James Beckman Ernst & Young
Allan Block Block Communications
Mike Bower Owens Community College
Thomas Brady Plastic Technologies, Inc. (PTI)
Richard Brunner Signature Bank, N.A.
Keith Burwell Toledo Community Foundation, Inc.
Joseph Choate General Motors Powertrain
Larry Davenport Davenport, Hanf & Company, LLC
David DiManna Plante & Moran, PLLC
Donald Harbaugh
James Hoffman KeyBank
Dennis Johnson Brooks Insurance Agency, Inc.
Daniel Kight HCR ManorCare, Inc.
Chris Kozak Columbia Gas of Ohio
Robert LaClair Fifth Third Bank
Scott Libbe Rudolph/Libbe, Inc.
David Livingston Lourdes University
Doug Mallette HCR ManorCare
Thomas Manahan The Lathrop Company
Mary Mazey Bowling Green State University
Bill McDonnell PNC Bank

Todd Michaelsen
National Electrical Contractors 
Association

Linda Moss Toledo Edison, A FirstEnergy Company
Charles Moyer Mosser Construction, Inc.
Nagi Naganathan The University of Toledo
Thomas Palmer Marshall & Melhorn, LLC
Doug Pontsler Owens Corning
William Pridgeon Hylant Group, Inc.
Harlan Reichle Reichle | Klein Group
Glenn Richardson JobsOhio
Hans Rosebrock Toledo Edison, A FirstEnergy Company
Rasesh Shah The Andersons
Dennis Sherry Mercy Health Partners
Sharon Speyer Huntington Bank
Karen Strauss ProMedica Health System
Olivia Summons Toledo Refining Company
Gary Thieman Medical Mutual of Ohio
Matthew Townsend OCP Contractors, Inc.
Dave Waterman Shumaker Loop & Kendrick
Timothy Wells American Electric Power

RGP BOARD MEMBERS 
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APPENDIX 1: ABOUT IMPLAN ECONOMIC IMPACT 
ANALYSIS 
 
Portions of this analysis were completed using the IMPLAN economic impact model. 
The IMPLAN model is used by more than 1,000 universities and government agencies 
to estimate the economic and fiscal impacts of investments and/or changes in 
industry, to forecast tax revenue and employment generation, and to conduct 
economic comparison studies of two or more geographic locations.  
 
IMPLAN is an input-output model. Input-output accounting describes commodity 
flows from producers to intermediate and final consumers. The total industry 
purchases of commodities, services, employment compensation, value added, and 
imports are equal to the value of the commodities produced.  
 
An IMPLAN impact analysis involves specifying a series of expenditures or other 
changes and applying them to the region’s economic multipliers. The expenditures are 
identified in terms of the sectoring scheme for the model; in producer prices; and in 
historical dollars with the current year used as a base year. Only the dollars spent 
within the region are applied to the model.  
 
The notion of a multiplier rests upon the difference between the initial effect of a 
change in final demand and the total effects of that change. Total effects can be 
calculated either as direct and indirect effects, or as direct, indirect, and induced 
effects. Direct effects are production changes associated with the immediate effects 
or final demand changes. Indirect effects are production changes in backward-linked 
industries caused by the changing input needs of directly affected industries (for 
example, additional purchases to produce additional output). Induced effects are the 
changes in regional household spending patterns caused by changes in household 
income generated from the direct and indirect effects.  
 
Purchases for final use (final demand) drive the model. Industries producing goods 
and services for final demand purchase goods and services from other producers. 
These other producers, in turn, purchase goods and services. This buying of goods and 
services (indirect purchases) continues until leakage from the region (imports and 
value added) stops the cycle.  
 
These indirect and induced effects (the effects of household spending) can be 
mathematically derived. The resulting sets of multipliers describe the change of output 
for each and every regional industry caused by a one-dollar change in final demand 
for any given industry.  
 
Creating a regional input-output model requires a tremendous amount of data. The 
costs of surveying industries within each region to derive a list of commodity 
purchases (production functions) are prohibitive. IMPLAN was developed as a cost-
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effective means to develop regional input-output models. The IMPLAN accounts 
closely follow the accounting conventions used in the "Input-Output Study of the U.S. 
Economy" by the Bureau of Economic Analysis (1980) and the rectangular format 
recommended by the United Nations.  
 
(Source for much of this description: Olson, Doug and Scott Lindall, "IMPLAN 
Professional Software, Analysis, and Data Guide"; Minnesota IMPLAN Group, Inc., 1725 
Tower Drive West, Suite 140, Stillwater, MN 55082) 
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Business Name
New or 
Exp.

New 
Jobs

Ret. 
Jobs

Total 
Investment Business Industry Date Location County 

Airgas Inc New 25 Industrial gases 2013 Toledo Lucas
Dana Holding Corp Exp 2,200,000$      Welding systems 2013 Maumee Lucas
General Motors Company Exp 55,700,000$    Auto transmissions (8 speed) 2013 Toledo Lucas
General Motors Company Exp 30,000,000$    Auto transmissions (6 speed) 2013 Toledo Lucas
Heidtman Steel Products Inc Exp 18 5,700,000$      Rolled Steel 2013 Toledo Lucas
Norfolk Southern Corp Exp 1,000,000$      Yard office 2013 Toledo Lucas
Owens Corning Exp 50 16,500,000$    Shingles, insulation 2013 Toledo Lucas
Service Spring Corp New 2,000,000$      Steel Springs 2013 Maumee Lucas
Zatkoff Seals & Packings Co New 2 2,300,000$      Automotive Supplies 2013 Monclova Twp Lucas
Beren Equipment Co New Commercial Equipment 2012 Toledo Lucas
Libby Inc Exp 1,000,000$      Glassware 2012 Toledo Lucas
Maumee Assembly & Stamping LLC Exp 85 5,000,000$      Metal stampings 2012 Maumee Lucas
Old Dominion Freight Line Inc Exp 1,500,000$      Freight transportation 2012 Toledo Lucas
OmniSource Corporation Exp 22 21,700,000$    Scrap metal 2012 Toledo Lucas
Penn National Gaming Inc New 1300 320,000,000$  Casino 2012 Toledo Lucas
Piston Automotive LLC New 84 6,900,000$      Automotive Parts 2012 Toledo Lucas
Toledo Molding & Die Inc Exp 41 3,000,000$      Automotive Parts 2012 Toledo Lucas
Zatkoff Seals & Packings Co New 4 2,500,000$      Seals 2012 Maumee Lucas
Andersons, Inc Exp 20 35,000,000$    Fertilizer 2011 Maumee Lucas
Applied Energy Technologies New 46 125,000$          Solar mounts 2011 Maumee Lucas
BX Solutions Inc New 200 2,900,000$      Logistics 2011 Swanton Lucas
Chrysler Group LLC Exp 1100 500,000,000$  Motor vehicles 2011 Toledo Lucas
Chrysler Group LLC Exp Metrology center 2011 Toledo Lucas
General Motors Company Exp 400 260,000,000$  Auto transmissions (8 speed) 2011 Toledo Lucas
General Motors Company Exp 30 83,000,000$    Auto transmissions (6 speed) 2011 Toledo Lucas
Health Care REIT Inc New 6,400,000$      Real estate 2011 Toledo Lucas
Johnson Controls Inc Exp 50 138,500,000$  Advanced batteries 2011 Holland Lucas
Kellermeyer Building Services LLC Exp 1,200,000$      Business services 2011 Maumee Lucas
Reiter Automotive/Autonuem Exp 150 20,000,000$    Auto acoustics products 2011 Oregon Lucas
Spartan Chemical Corp Exp 3,000,000$      Cleaning chemicals 2011 Maumee Lucas
Waterford Bank Exp 5,000,000$      Bank 2011 Sylvania Twp Lucas
Gerdau Special Steels Exp 40 490 67,000,000$    Steel Mfg 2011 Monroe Monroe
Fischer Tool & Die Exp 12 12 5,000,000$      Dies/Molds 2011 Bedford Monroe
La-Z-Boy Exp 30 0 -$                   Furniture Mfg 2011 Monroe Monroe
Pinnacle Technology Group Exp 5 -$                   Prof Services 2011 Whiteford Monroe
WesTool Exp 4 600,000$          Tool & Die Mfg 2011 Bedford Monroe
J-Tec/L&W New 50 5,000,000$      Stamping/Welding 2011 Milan Monroe
Bektrom Exp 20 -$                   Food Packaging 2011 Monroe City Monroe
FEDCO Exp 2 Warehouse/Dist 2011 Monroe City Monroe
Automatic Handling Exp 12 20 1,000,000$      Steel Mfg 2011 Bedford Monroe
Monroe Mold LLC Exp 10 15 1,000,000$      Machinery Mfg 2011 Monroe Twp Monroe
Accuworx Exp 5 Machinery Mfg 2011 Bedford Monroe
Tile Shop Exp 20 Warehouse/Dist 2011 Whiteford Monroe
Guardian Industries Exp 35 1,500,000$      Glass Mfg 2011 Ash Twp Monroe

APPENDIX 2: OHIO AND MICHIGAN PRIVATE 
INVESTMENT SURVEYS—REGIONAL PROJECTS 
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Business Name
New or 
Exp.

New 
Jobs

Ret. 
Jobs

Total 
Investment Business Industry Date Location County 

Spiratex Industries Exp 6 2,500,000$      Plastic/Resin Mfg 2011 Frenchtown Monroe
Clean Tech Exp 16 14,000,000$    Plastic/Resin Mfg 2011 Dundee Village Monroe
Monroe Environmental Exp 12 1,000,000$      Warehouse/Dist 2011 Monroe Monroe
Rolled Alloys Exp 4 1,400,000$      Warehouse/Dist 2011 Bedford Monroe
Meijer Warehouse Exp 25 Warehouse/Dist 2011 Frenchtown Monroe
Bullard Company Exp 5 30 418,000$          Engineering Services 2011 Whiteford Monroe
Advanta Industries Exp 6 200,000$          Mfg 2011 Summerfield Monroe
Pro Service Tool & Die Exp 22 600,000$          Tool & Die Mfg 2012 Erie TWP Monroe
Monroe Environmental Exp 18 1,250,000$      Fans Mfg 2012 Monroe Monroe
Hauser Inc Exp 3 1 419,750$          Warehouse/Dist 2012 Whiteford Monroe
Benore Logistics Exp 86 9,000,000$      Transportation 2012 Erie TWP Monroe
Advanta Industries Exp 5 1 943,000$          Mfg 2012 Summerfield Monroe
Guardian Industries Exp 240 55,000,000$    Glass Mfg 2012 Ash Twp Monroe
Axis Engineering Exp 5 43 3,500,000$      Tool & Die Mfg 2012 Dundee Village Monroe

La-Z-Boy Exp 60 430 52,000,000$    Furniture Mfg 2012
Monroe/
Frenchtown Twp Monroe

Hanwha L&C Alabama New 70 0 12,000,000$    Sales & Development 2013 Monroe Monroe
Reau Manufacturing Exp 14 1,781,990$      Metal Fabrication 2013 Dundee Village Monroe
Pinnacle Technology Group Exp 0 80 550,000$          Prof Services 2013 Whiteford Monroe
Topline Products Company Exp 0 38 1,000,000$      Packaging Mfg 2013 Dundee Village Monroe
Zhongding USA, Inc Exp 5 19 3,500,000$      Warehouse/Dist 2013 Monroe Monroe
Unique Tool & Die Exp 50 30 4,404,325$      Metal Fabrication 2013 Bedford Monroe
Dundee Engine Exp 40,500,000$    Engine Mfg 2013 Dundee Village Monroe
Bozel N.A. New 27 0 3,789,000$      Misc. Retail 2013 Bedford Monroe
Guardian Industries Exp 5 105 11,237,529$    R&D 2013 Ash Twp Monroe
JCIM Exp 190 0 11,700,000$    Plastic Mfg 2013 Frenchtown Monroe
AdFilm Inc Exp 5 1,000,000$      Pressure sensitive tape 2012 Oak Harbor Ottawa
Northern Manufacturing Co Inc Exp 12 1,000,000$      Stainless steel 2011 Oak Harbor Ottawa
Chrysler Group LLC Exp 20,000,000$    Automotive Parts 2013 Perrysburg Twp Wood
Clark Fixture Technologies Exp 5 1,000,000$      Metal Fixtures 2013 Bowling Green Wood
Dowa THT America Inc Exp 19 9,600,000$      Metal heat treating 2013 Bowling Green Wood
Home Depot Inc New 155 128,000,000$  Home improvement prod. 2013 Troy Twp Wood
Lubrizol Advanced Materials Inc Exp 11,000,000$    Soap ingredients 2013 Bowling Green Wood
Pilkington North America Inc Exp 100 250,000$          Auto glass 2013 Rossford Wood
Southeastern Container Inc Exp 10 1,200,000$      Plastic bottles 2013 Bowling Green Wood
TH Plastics Inc New 82 5,000,000$      Plastic products 2013 Bowling Green Wood
Hoover Universal/Johnson Controls Exp 86 10,000,000$    Automotive Parts 2012 Northwood Wood
Newell Rubermaid/Calphalon Corp New 33 19,000,000$    Cookware 2012 Middleton Twp Wood
Owens-Illinois Inc Exp 45 35,000,000$    Glass 2012 Perrysburg Wood
Willmar International Inc New 15 4,000,000$      Logistics 2012 Henry Twp Wood
Automation Control Technologies Exp 17 2,500,000$      Automation consultants 2011 Perrysburg Twp Wood
Charter Manufacturing Co Exp 25 30,700,000$    Steel products 2011 Perry Twp Wood
Chrysler Group LLC Exp 72,000,000$    Auto parts machining 2011 Perrysburg Wood
FedEx Freight New 37 50,000,000$    Trucking 2011 Northwood Wood
FRAM Group Operations Exp 62 800,000$          Spark plugs 2011 Fostoria Wood
North American Science Assoc. Inc Exp 20 7,500,000$      Medical testing 2011 Northwood Wood
OE Meyer Co New 7 1,000,000$      Medical gases 2011 Perrysburg Twp Wood
Rosenboom Machine & Tool Exp 57 1,000,000$      Cylinders 2011 Bowling Green Wood
Vehtek Systems Inc Exp 250 109,000,000$  Auto stampings 2011 Bowling Green Wood
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Title Description Location Sponsoring Entity

1 Mercy Health Care
Improvements of facilities in locations 
throughout city City of Toledo City of Toledo Priority

2 Midwest Terminals of Toledo Development of condensate plant Port of Toledo

City of Toledo, JobsOhio, 
Toledo-Lucas Co. Port 
Authority Priority

3
Northwest Ohio Advanced 
Manufacturing Center

Renovation and expansion of building 
on University of Toledo's Scott Park 
Campus University of Toledo

University of Toledo, 
Northwest State Community 
College Priority

4 Natural Gas Pipeline
Construction of new 25 mile natural gas 
pipeline

Pipeline will run 
through 11 
jurisdictions

Somerset Gas, City of 
Oregon, Oregon Economic 
Development Foundation Priority

5 Project Oregon Clean Energy 
Construction of new natural gas fired 
energy production facility City of Oregon

City of Oregon, Oregon 
Economic Development 
Foundation Priority

6

Anthony Wayne Trail Bridge 
Replacement over NS Railroad at 
City Park

Rebuilding of AWT bridge over NS 
Railroad at City Park / Emerald to 
increase clearance over tracks City of Toledo ODOT (PID: 85266)

7 Cedar Point Road Relocation

Movement of current road to improve 
access and open up industrial land for 
development City of Oregon

City of Oregon / BP Husky 
Refinery

8
Complete South Airfield Road at 
Toledo Express

Completion of construction of South 
Airfield Road at the Toledo Express 
Airport to benefit industrial park Swanton Township

Toledo-Lucas County Port 
Authority 

9
Develop Dry Side (south of Front 
Street) of Ironville Terminal

Improvement of Port infrastructure 
with possible rail spur and access road City of Toledo

Toledo-Lucas County Port 
Authority 

10 Erie Street Market

Improvement of vacant Warehouse 
District complex to attract grocer and 
other end users City of Toledo

City of Toledo / Toledo 
Warehouse District 
Association

11 Hensville Development Project

Redevelopment of Warehouse District 
historic buildings into mixed use spaces 
with green space City of Toledo

Toledo Mud Hens / City of 
Toledo / Lucas County

12
I-475 / US 20 (Central Avenue) 
Interchange Improvement

Improvement of expressway access and 
reduction of congestion Sylvania Township ODOT (PID: 88252) 

13 I-475 Widening - US 24 to US 20
Improvement of expressway access and 
reduction of congestion ODOT (PID: 95875) 

14

I-75 / I-475 Interchange 
Improvements Phase 2 - Detroit 
Avenue to Phillips Avenue

Improvement of expressway access and 
reduction of congestion City of Toledo ODOT (PID: 77254)

15
I-75 Reconstruction - South 
Avenue to Dorr Street

Improvement of expressway access and 
connections to and from ramps for area 
businesses City of Toledo ODOT (PID: 93594) 

16

I-75 Widening and Interchange 
Improvements - Phillips Avenue to 
I-280

Improvement of expressway access and 
reduction of congestion City of Toledo ODOT (PID: 76032) 

17
Improve Access to North Toledo 
Industry Sites

Elimination of rail/highway conflicts 
that impede access to north Toledo 
industry area (specifically Chrysler 
Assembly Plant suppliers) City of Toledo City of Toledo

Lucas County

APPENDIX 3: COMPREHENSIVE PROJECT LIST 
 
The following projects were submitted by the four Counties. The projects noted as 
“Priority” were selected for further evaluation in this report.  
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Title Description Location Sponsoring Entity

18
New I-475 Interchange at Dorr 
Street or Hill Avenue

Construction of new interchange for 
access to University of Toledo, City of 
Toledo, and Springfield and Sylvania 
Townships

Springfield 
Township/City of 
Toledo

Lucas County Transportation 
Improvement District 
(LCTID) / Lucas County / 
ODOT (PID: 96484)

19 Northtowne Area / Raceway Park
Removal of concrete; marketing of 
former raceway and mall properties City of Toledo

City of Toledo / State of 
Ohio

20 Overland Park East Access Road

Construction of access road within 
Overland Industrial Park for future 
businesses City of Toledo

Toledo-Lucas County Port 
Authority 

21
Promedica Headquarters 
Relocation to Downtown Toledo

Relocation of Promedica into 
downtown, riverfront campus (700 jobs 
by 2016) City of Toledo City of Toledo

22
Promedica Health and Wellness 
Center

Construction of building to consolidate 
doctors' offices City of Sylvania Promedica / City of Sylvania

23
SOMO (South of Monroe Street in 
Downtown Sylvania)

Redevelopment of downtown property 
(adjacent to Wingate Hotel) owned by 
Sylvania into mixed use property City of Sylvania City of Sylvania

24 Southwyck Area

Continued demolition and clean-up of 
former Clarion Hotel to create 
marketable land City of Toledo City of Toledo

25
St. Mary Cement Terminal Access 
Road

Improvement of access from Front 
Street to the St. Mary Cement Terminal City of Toledo

Toledo-Lucas County Port 
Authority 

26 Toledo Shipyard Improvements
Improvement of infrastructure at the 
Toledo Shipyard Facility City of Toledo

Toledo-Lucas County Port 
Authority 

27
Toledo-Lucas County Pop-Up 
Retail Initiative Pilot Program

Redevelopment of chronically vacant 
retail spaces for entrepreneurs to test 
ideas City of Toledo

Lucas County Economic 
Development Corporation 
(LCEDC)

28

Toledo-Lucas County Vacant 
Commercial / Industrial Parks 
Initiative

Remediation of blighted properties 
impacting existing business in Toledo City of Toledo

Lucas County Economic 
Development Corporation 
(LCEDC)

29
US20A (Illinois Ave.) and I-475 
Interchange

Construction of new interchange for 
access to City of Maumee and Monclova 
Township and their business parks

City of Maumee / 
Monclova Township

Lucas County Transportation 
Improvement District 
(LCTID) / ODOT (PID: 96484)

Lucas County Continued
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Title Description Location Sponsoring Entity

30 Dundee Business Park

Development of onsite substation for 
heavy industrial power at REO industrial 
park with all other infrastructure in 
place  Village of Dundee Monroe County EDC Priority

31 Nike Missile Site

Redevelopment of 260 acre site from 
military base and missile site to 
industrial park  

Frenchtown 
Township Monroe County EDC Priority

32 Bedford Erie Business Park
Development of 366 acre greenfield 
site

Bedford/Erie 
Townships

Monroe County EDC, 
Monroe County BDC

33
Laplaisance Road Corridor

Improvement of infrastructure and 
development of interior to repurpose 
site from retail outlets to mixed use Monroe Township

Monroe County EDC, 
Monroe Township

34 Luna Pier

Improvement of 20 acre, former 
elementary school site for industrial 
use Luna Pier

35 Harbor Front at Port Clinton
Construction of new, mixed use 
waterfront development City of Port Clinton City of Port Clinton Priority

36 Sugar Creek JEDD

Extension of infrastructure for 
industrial development opportunities 
at site in newly created 88 acre JEDD at 
Turnpike interchange

Harris (Ottawa Co.) 
/Woodville 
(Sandusky Co.) 
Townships 

Ottawa Co. Improvement 
Corp., Sandusky Co. ED Corp. Priority

37
I-75 Widening to 6 lanes from 
Findlay to Perrysburg

Execution of four separate ODOT 
projects to improve expressway traffic 
flow and reduce congestion

Several 
municipalities in 
Wood and Hancock 
Counties

ODOT (PIDs: 25521, 95435, 
95436, 95437) 

38 Tracy Road Improvements

Improvement of Tracy Road between SR 
795 and Walbridge Road to better 
handle truck traffic Wood County

39
Tracy Road / Wales Road 
Intersection Improvements

Improvement of the intersection to 
better accommodate truck traffic City of Northwood City of Northwood

40
I-75 Reconstruction - Glenwood 
Road to South Avenue

Improvement of expressway access and 
connections to and from ramps for area 
businesses

City of Rossford 
(Wood Co.) / City of 
Toledo (Lucas Co.) ODOT (PID:93592) 

Regional 

Monroe County

Ottawa County

Wood County
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