
________________________________Planning Commission    
240 Columbus Ave 

Sandusky, Ohio 44870 
419.627.5973 

www.cityofsandusky.com 

          Agenda
April 28, 2021 

5:00 pm 
Meeting via Microsoft Teams and 

 Live Streamed on www.Youtube.com/CityofSanduskyOH 

1. Meeting called to order – Roll Call

2. Approval of minutes from March 24, 2021 meeting

3. Old Business
• An amendment to the City of Sandusky Planning & Zoning Code Chapter 1157

(Floodplain Administration).

4. New Business
• LS Architects, on behalf of Sandusky Properties LLC, has submitted a Site Plan

Application for 534 Columbus Avenue.

• Sean Sprouse, on behalf of Views on Venice, LLC, has submitted an application for a 
substitution of a non-conforming use for the property at 3712 Venice Road. The
property is currently in use as a motel and the applicant is proposing to use it as
apartments for rentals lasting longer than 30 days.

5. Other Business
• Public Comments received before the meeting

6. Adjournment

NEXT MEETING: May 26, 2021 at 5:00pm. 
Please notify staff at least 2 days in advance of the meeting if you cannot attend.  Thank you. 

http://www.youtube.com/CityofSanduskyOH
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Planning Commission 
March 24th, 2021 
Meeting Minutes 

Meeting called to order: 
Chairman Dennis Murray called the meeting to order at 5:02pm. The meeting took place virtually via Microsoft Teams. 
The following members were present: Pete McGory, Mike Zuilhof, Jim Jackson, Conor Whelan, Jade Castile and David 
Miller. Thomas Horsman and Jonathan Holody represented the Community Development Department, Brendan Heil 
represented the Law Department, and Josh Snyder represented the Engineering Department. Also present were: City 
Commission President Richard Brady, City Manager Eric Wobser, and clerk Kristen Barone. 

Approval of minutes from the February 24, 2021 meeting: 
Mr. Zuilhof said that he would like it added to the minutes the reason of why he abstained from voting on the 
application on this agenda. He then made a motion to approve the minutes with that amendment. Mr. McGory 
seconded the motion. All voting members were in favor of the motion. 

Message from City Commission President Richard Brady: 
Mr. Brady stated that he and the City Manager Eric Wobser met with representatives of the Corso family, Chad Corso 
and Fritz Mueller. Those representatives asked Mr. Brady to inform the Planning Commission of their decision to 
withdraw the three applications that are on tonight’s agenda for 2211 Mills Street. They have also asked to reserve the 
right to resubmit the applications for this location or any other potential locations, at a later date. 

Swearing in of audience and staff that will offer testimony on the adjudication hearing: 
Mr. Murray swore in those wishing to do so. 

Adjudication Hearing: 
1. Robert A. Reisig Investments 2 LLC, has applied for a Conditional Use Permit to allow for a “R1-40” –

Residential Use at 2620 West Monroe Street.
Mr. Horsman stated that the subject property is located on Monroe Street and zoned General Manufacturing
(GM), and it is surrounded by other GM zoned parcels. Residential use is not permitted in GM districts unless the
Planning Commission grants a Conditional Use Permit (CUP). Approved residential uses in GM districts must
follow the regulations of an R1-40 residential zoning district. The standard for granting the CUP requires that
“the construction of a new dwelling or accessory building, will not unduly interfere with the assembly of land for
industrial development.” The business on the adjacent parcel is also owned by the applicant. The application
states that the purpose of the dwelling is to be a place where the owner can reside when in Sandusky. Mr.
Zuilhof made a motion to approve the application and Mr. Miller seconded the motion. All voting members were
in favor of the motion.

2. An amendment to the City of Sandusky Planning & Zoning Code Chapter 1157 (Floodplain Administration).
Mr. Snyder stated that there are many changes to chapter 1157 that are being proposed regarding the
terminology and definitions to coincide with FEMA’s model floodplain ordinance, as well as the removal of the
2-foot “freeboard” requirement above FEMA’s floodplain levels. He said that since 2016, there have been 14
variance applications submitted to the Board of Zoning Appeals to waive the 2-foot “freeboard” requirement
above FEMAS floodplain levels. 13 of those applications were approved, zero were denied, and one was
withdrawn. However, when these variance applications get approved, not only do these applicants get to waive
the City’s floodplain levels, but they also get to waive FEMA’s floodplain regulations, leaving no floodplain
elevations at all. Mr. Zuilhof stated that he would like to have more time to look into the freeboard requirement
part of these changes and also see what the county is doing regarding this. He then made a motion to table this
application until the next meeting and Mr. Miller seconded. All voting members were in favor of the motion.
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Director’s Report: 
Mr. Holody stated that the Community Development Department had previously scheduled a phone call discussion with 
a couple of neighborhoods regarding two proposed Transient Rental Overlay Districts and that discussion has been 
postponed until the hire of additional staff to take that on. He said that until then, he has talked with a few of the 
residents that were interested in this about their options within the zoning code to petition the Planning Commission at 
locations desired. Staff also continue to do some outreach to area businesses and residents on the Designated Outdoor 
Refreshment Area in the downtown area and will have more updates on that soon. He then shared with the commission 
that Transit has received a $30,000.00 grant to start a study to see what other opportunities the transit system could 
take advantage of as transit has grown over the years, and will talk with the commission more about that as things 
develop. 
 
Meeting Adjourned: 
Mr. McGory made a motion to adjourn the meeting and the meeting ended at 5:43pm. 
 
Next Meeting: 
April 28, 2021 
 
Approved: 
 
 
___________________________    ___________________________  

Kristen Barone, Clerk      Dennis Murray, Chairman 

 
 
 
 
 
 
 
 
 
 
 



Additional Information from Surrounding Communities Re: Floodplain Freeboard Requirements 
 
Village of Oak Harbor: 2' freeboard requirement, no lakefront properties, riverine (Portage river) flood 
zones only within municipal limits. 
 
City of Fremont: 1' freeboard requirement, no lakefront properties, riverine (Sandusky river) flood zones 
only within municipal limits.  
 
City of Vermillion: No Freeboard requirement, Removed Freeboard from their March FEMA FIRM 
mapping update  
 
City of Norwalk: No Freeboard requirement, no lakefront properties, riverine (Norwalk Creek) flood 
zones only within municipal limits. 
 
Erie County (unincorporated areas): 1.5' Freeboard requirement, staff looking to recommend 
eliminating this "additional" requirement as well, viewed as arbitrary.  
 
City of Lorain: 2' Freeboard requirement, easily met there as their topography drops 20-30' (via cliff) 
along lake frontage parcels, per their Floodplain Administrator. Very little privately owned property 
along water, most parks/public property-facilities.  
 
Elyria and Port Clinton were non-responsive. 
 



 

_____                         ________DEPARTMENT OF PUBLIC WORKS                       

 

 
 
 

 
 
To:  City of Sandusky Planning Commission 
 
From:  Joshua R. Snyder, P.E., Assistant City Engineer 
   
Date:  March 17, 2021 
 
Subject: Commission Agenda Item – Updating sections of ordinance 1157  
 
ITEM FOR CONSIDERATION: Legislation approving updates to the Floodplain Damage Reduction section 
of the Codified Ordinance, Chapter 1157.   
 
BACKGROUND INFORMATION:  
Due to Sandusky’s proximity to Lake Erie and Sandusky Bay and being home to multiple creeks feeding 
into these large bodies of water, the City of Sandusky has special flood hazard (SFH) areas, scientifically 
identified/mapped by the Federal Emergency Management Agency (FEMA). These areas are subject to 
likely periodic inundation (flooding) which may result in loss of life and property, health and safety 
hazards, disruption of commerce and governmental services, extraordinary public expenditures for flood 
protection and relief, and impairment of the tax base. Additionally, structures that are inadequately 
elevated, floodproofed, or otherwise protected from flood damage also contribute to the flood loss. In 
order to minimize the threat of such damages and to achieve the purposes hereinafter set forth, these 
regulations are adopted.  
 
Regulation of the flood zone is handed from FEMA to ODNR, Floodplain Management Program, Division 
of Water Resources and then delegated to each local government that chooses to participate in the 
National Flood Insurance Program. The City of Sandusky has been a participant in the National Flood 
Insurance Program (NFIP) since 1977, which discounts property insurance rates, because City staff 
regulates development within the affected Special Flood Hazard (SFH) Areas within the City. Furthermore, 
as a member of the NFIP, the flood insurance cost for a given property stays uniform from insurer to 
insurer, so flood insurance “shopping” is not necessary. The last update to this ordinance was in 2008. 
 
Primary drivers of this update, include that: 

1. Our 2008 Ordinance primarily needs terminology and definitions updated to coincide with 
FEMA’s current model Floodplain Ordinance. Due to updated mapping and survey technologies 
along with the feedback gained about our geographic area, an updated map is forthcoming with 
newly designated zones in areas of the City.  

2. One of the most impactful changes within this ordinance, is the removal of the (City imposed) 
“freeboard” requirement, which is a set elevation the previous Ordinance required, above and 
beyond the FEMA designated Flood Protection Elevation for a 1% annual chance (formerly called 
100-year) flood event. Although seemingly conservative, this additional elevation was 
unreasonable-to-impossible to meet reasonably in most parts of the Special Flood Hazard Area, 
creating aesthetic, access and general grading issues, particularly on smaller lots. 12 of 13 (1 
withdrew) variances sought to vary from our freeboard-added elevation requirement were 
approved in the last 4 years. Even ODNR Floodplain Management staff has even recommended, 

240 Columbus Avenue 
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as a best practice, that “if freeboard elevations are not being enforced (even by an appeals board) 
then we shouldn’t have one”. Additionally, and maybe more importantly, granting variances from 
our freeboard elevation, also allows development below the FEMA established elevation, putting 
structures at a greater risk, than simply following the FEMA elevation in the first place.  

 
ACTION REQUESTED: It is recommended that Planning commission approve the incorporated changes 
and updates to the floodplain ordinance and recommend approval of said changes to the City Commission.  
 
 
Respectfully, 
 
 
Joshua R. Snyder, PE, CPSWQ 
Assistant City Engineer 





















































































  

  

CITY OF SANDUSKY, OHIO 

PL ANNING COMMISSION 
REPORT 

APPLICATION FOR SITE PL AN APPROVAL FOR 
 534 COLUMBUS AVE. 

 

Reference Number: PSPOS21-0003 

Date of Report: April 22, 2021 

Report Author: Tom Horsman 

 

 

 

 

D E P A R T M E N T  O F  C O M M U N I T Y  D E V E L O P M E N T  
D I V I S I O N  O F  P L A N N I N G  
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City of Sandusky, Ohio 
Planning Commission Report 

 
BACKG ROU N D I N FO RM ATI ON  

Applicant:   Leon Sampat 
     22082 Lorain Rd. 
     Fairview Park, Ohio 44126 
 
Property Owner:  Sandusky Properties, LLC 
     200 South Wayne St. 
     Fremont, Ohio 43420 
 
Site Location: 534 Columbus Ave. 
 
Current Zoning:  “LB” – Local Business  
 
Adjacent Zoning:  “LB” – Local Business 
 
Existing Use:  Dental Office 
 
Proposed Use:  Expansion of the Dental Office 
 
Applicable Plans & Regulations: 1149 Site Plan Review and Off-Street Parking 
 1133 Business Districts  
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SI TE  D ESC RIP TIO N  

The property at 534 Columbus Ave. is zoned LB—Local Business, and it is surrounded on all sides 
by properties also zoned LB. The property directly to the east contains a two-family residential 
dwelling, and the property to the north is a vacant lot. 

Zoning Map (subject property outlined in red) 
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County Auditor Property Map (subject property outlined in red) 

 
Aerial Photo (taken April 2019) 
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PL A NN IN G DEPA RTMEN T COMMENTS  

This property contains a one-story 2,563 square foot building that is in use as a dental office. 
The proposed improvements to the building include adding a second floor on the rear of the 
building and renovating portions of the façade of the building using a stone veneer material. The 
proposed height of the building, including the new addition, will be 25 feet, 7 inches.  
 
According to the requirements in Section 1149.05 of the Zoning Code, dental offices must 
provide one parking space per 200 square feet of floor area. The proposed building will have 
3,234 square feet and thus requires 17 off-street parking spaces. On the plans submitted, five 
parking spaces are show on their current parking lot adjacent to the building. New parking block 
will be installed as part of the renovation, which are currently no present. There are 18 off-
street parking spaces in a lot directly across the street, owned by the Diocese of Toledo. The 
applicant has a shared parking agreement in place with the Diocese that allows use of this 
parking lot. This shared agreement was approved by the Planning Commission in February 2018. 
Additionally, there are on-street parking spaces on both Columbus Ave. and Madison St. 
 

 

ENGI NEER ING  STA F F COMMENTS  

No comments have been received as of the writing of this report 
 
 

BUIL DI NG STAF F COMMEN TS  

No comments have been received as of the writing of this report 
 

POLICE  DEPA RTMEN T COMMENTS  

No comments have been received as of the writing of this report 
 

FI RE  DE PA RTMEN T COMMENT S  

The Fire Marshall has reviewed the application and has no objections.  
 

CONC LU SIO N/ RECOMME N DAT ION  

Staff recommends the approval of the proposed site plan. 





















  

  

PL ANNING COMMISSION 
REPORT 

APPLICATION FOR SUBSTITUTION OF NON-
CONFORMING USE AT 37 12 VENICE RD. 

 

Reference Number: PCONDU21-0003 

Date of Report: April 22, 2021 

Report Author: Tom Horsman 

 

 

 

 

C I T Y  O F  S A N D U S K Y ,  O H I O  

D E P A R T M E N T  O F  C O M M U N I T Y  D E V E L O P M E N T  

D I V I S I O N  O F  P L A N N I N G  
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City of Sandusky, Ohio 
Planning Commission Report 

 
BACKG ROU ND I NFO RM ATI ON  

Applicant/Owner: Sean Sprouse 
Views on Venice, LLC 

     301 46th St. 
     Sandusky, Ohio 44870 
 
Site Location: 3712 Venice Rd. 
 
Current Zoning:  “GM” – General Manufacturing  
 
Adjacent Zoning:  East, West, South: “GM” – General Manufacturing 
     North:         “LM” – Limited Manufacturing 
 
Existing Use:  Motel 
 
Proposed Use:  Multi-Family Residence 
 
Applicable Plans & Regulations: Zoning Code Section 1151.02 – Nonconforming Uses 
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SI TE  D ESC RIP TIO N  

The structure on this property is currently operating as a motel and it is located in a General 
Manufacturing District (GM).  

Zoning Map (subject property outlined in red) 
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County Auditor Property Map (subject property outlined in red) 

 

 

Aerial Photo (taken April 2019) 
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View of the Property from Google Streetview (photo taken October 2018) 

 

 

 
 

 

PL ANNING  DEPARTMENT  COMMENTS  

According to the Erie County Auditor, the property at 3712 Venice was built in 1950 as the Bay 
View Motel. The property was transferred to the current owner on April 8, 2021. The owner 
intends to use the property as a multi-family residential dwelling, which would include seven 
units for rent. The current use of the property as a motel allows for transient occupancy, which 
is defined as rentals lasting less than 30 days. Both properties to the east and to the west of the 
subject property are used for single-family residential. 

Section 1151.92 of the Sandusky Zoning Code allows for the substitution of nonconforming uses. 
Section (c) states, “A nonconforming use of a building may be changed to another 
nonconforming use of the same or more restricted classification, as determined by the Planning 
Commission.” The applicant claims to have non-conforming rights to operate the property, but 
seeks to transition the property to the more restrictive classification of multi-family residential. 
As required by the Code, staff sent notices of this application to all property owners within 300 
feet of the subject property.  
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ENGI NEER ING  STAFF CO MMENTS  

No comments have been received as of the writing of this report 
 
 

BUIL DI NG STAFF COMME NTS  

No comments have been received as of the writing of this report 
 

POLICE  DEPARTMENT CO MMENTS  

No comments have been received as of the writing of this report 
 

FI RE  DE PARTMENT COMM ENT S  

The Fire Marshall has reviewed the application and has no objections.  
 

CONC LU SIO N/ RECOMME NDAT ION  

Staff recommends approval of the substitution of the nonconforming use. Staff believes that use 
as a multi-family dwelling is less intensive than a transient motel. If approved, the owner will 
need to subsequently submit any applicable renovation plans to the Building and Planning 
Divisions for approval to ensure compliance with residential building and zoning code 
requirements. 














	April 28, 2021
	Meeting via Microsoft Teams and
	Live Streamed on www.Youtube.com/CityofSanduskyOH
	ADP7E7C.tmp
	Planning Commission
	March 24th, 2021
	Meeting Minutes

	ADPF85A.tmp
	Planning Commission
	March 24th, 2021
	Meeting Minutes

	534 Columbus Ave staff report.pdf
	city of sandusky, ohio
	background information
	Site Description
	planning Department comments
	ENGINEERING staff comments
	BUILDING staff comments
	pOLICE DEPARTMENT comments
	Fire DEPARTMENT comments
	conclusion/recommendation




