
________________________________Planning Commission       
240 Columbus Ave 

Sandusky, Ohio 44870 
419.627.5973 

www.cityofsandusky.com 
 

Agenda 
December 22, 2021 

5:00 pm 
City Commission Chamber 

Live Streamed on www.Youtube.com/CityofSanduskyOH 
 

 
 
 

1. Meeting called to order – Roll Call 
 

 
2. Approval of minutes from October 27th, 2021 meeting 

 
 

3. New Business 
• Sandusco, Inc. has submitted a Similar Main Use Application for 709-F West Perkins Avenue.  

 
 

• Cross View Bay Ltd has submitted a Similar Main Use Application for 1231 First Street. 
 
 

• Presentation on 1231 First Street Site Concept by Cross View Bay Ltd. 
 
 

• Discussion on Small Box Discount Stores Regulation 
 

 
4. Old Business 

• Discussion on Transient Rentals Regulation 
 

 
5. Adjournment 

 
 
 
 
 
 
 
 
NEXT MEETING: January 26, 2022 at 5:00pm 
 
Please notify staff at least 2 days in advance of the meeting if you cannot attend.  Thank you. 

http://www.cityofsandusky.com/
http://www.youtube.com/CityofSanduskyOH
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Planning Commission 
October 27, 2021 
Meeting Minutes 

 
 

Meeting called to order: 
Chairman Dennis Murray called the meeting to order at 5:00pm. The following members were present: Pete McGory, 
David Miller, Mike Zuilhof, Conor Whelan, and Jade Castile. Alec Ochs, Arin Blair, and Jonathan Holody represented the 
Community Development Department. Brendan Heil represented the Law Department. Clerk Kristen Barone was also 
present. 
 
Approval of minutes from the September 22, 2021 meeting:  
Mr. McGory moved to approve the minutes as submitted and Mr. Miller seconded. All voting members were in favor of 
the motion. 

 
New Business: 

1) Kagland, LLC submitted an application for an amendment to the zoning map for 1012 Columbus Avenue 
(parcel 57-68035.000).  
Mr. Ochs explained that the applicant has requested to rezone this address from “R2F” Two-Family Residential 
to “RMF” Residential Multi-Family as the applicant would like to turn the old church building that is not being 
utilized into a three-unit dwelling. The parcel is mostly adjacent to parcels zoned Two-Family Residential to the 
east & south, and Local Business to the north & west. Staff examined the City’s Bicentennial Vision 
Comprehensive Plan as it relates to this area and we believe that this rezoning could offer great potential 
towards developing human capital, connectivity, and help shape Sandusky as a livable city. The rezoning to 
Residential Multi-Family is the minimum zoning change to permit the applicants proposed project. In staff’s 
opinion, the Residential Multi-Family zoning will create a logical transition between the adjacent Local Business 
and Two-Family Residential zoned properties on either side. Staff recommends approval of the proposed 
amendment. Mr. Miller asked if the applicant would be expanding the building or if they would be subdividing 
the current footprint. Mr. Ochs stated that they would be subdividing the current footprint. Mr. Miller asked 
how long the building has been vacant and what the condition is like on the inside. Applicant Bryan Kasper of  
2007 Cedar Point Road, stated that when the church that was there did meet, it was not very often. He said that 
he thinks they might have had an Easter service there, but over the winter, the plumbing was all broken and 
running in the building. He said the building is completely gutted. Mr. Zuilhof asked what other solutions were 
considered or exist other than rezoning the parcel. Ms. Blair stated that the only variance that would apply in 
this case would be a use variance and those variances are difficult to make a case for and most often advised 
against. She then stated that the Conditional Use Permit language is pretty vague and only applicable in small 
cases. Mr. Ochs stated that when staff discussed this application this was the only route that they saw that 
would work for what the applicant wanted to do. Faith Hixson of 115 Scott Street, stated that she walks passed 
this building every day and has noticed that the building next door that the applicant also owns is in big disrepair 
and was wondering if the applicant was going to do anything with that building. Mr. Kasper stated that he would 
like to fix up all of the houses in the area and have made a few offers, but the building Ms. Hixson is referring to, 
is currently condemned and he is working with staff to try and save it. He said that he would like to make an 
apartment out of that building. He said that he would have already started working on fixing it up if he were 
allowed, but since it is condemned he has to go through a process. Mr. Murray asked if staff could clarify for 
everyone what the rezoning process is like and how much longer it would take for the applicant to proceed. Ms. 
Blair explained that if Planning Commission recommends to City Commission approval today, the City 
Commission president would need to set a public hearing at the next City Commission meeting, then there 
would need to be a 30 day notice put in the paper, then it would be heard at the December 13th City 
Commission meeting. Law Director Brendan Heil stated that he is also skeptical that a Conditional Use Permit 
would be a quicker process, as those also require notices and other hurdles. However, if the Planning 
Commission wants to recommend approval to City Commission tonight and then staff finds a quicker route, 
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there is no reason staff cannot duel track something. Mr. Murray stated that he thinks this would improve the 
neighborhood, it would be a good development, and it would clean up the blight. He said he has seen Mr. 
Kasper’s work and he does it the right way and gets it finished, so he would be in support of this application. Mr. 
Whelan stated that he is also in support of this application, but asked how a Planned Unit Development would 
work and if that would be a route that may work for this applicant. Mr. Murray stated that he believes the 
project would have to be much larger. Mr. Zuilhof asked what the notice requirement is for a Conditional Use 
Permit. Mr. Heil responded that a Conditional Use Permit does require a 10 day notice and a hearing. Mr. Heil 
then added that he would want staff to double check that a Conditional Use Permit would even make sense 
before going that route because he is not sure it does. Mr. McGory stated that since staff are able to duel track 
more than one process if necessary, he made a motion to recommend approval of this application to City 
Commission. Mr. Miller seconded the motion. Ms. Castile asked staff to explain why it was said earlier that a 
variance route would not make sense. Mr. Ochs responded that when an applicant applies for a use variance 
they have to explain why the current situation and following the code is a hardship to them and staff could not 
come up with a good explanation for that. All voting members were in favor of the motion. 
 

Other Business: 
1) Discussion on Transient Rental Regulation  

Ms. Blair reminded the Planning Commission that there were recently two meetings on transient rental use in 
two different locations that were brought to staff by two different City residents and property owners. She 
stated that she put together a presentation on the findings of those meetings and the online survey and also 
included some considerations and recommendations from staff. At the Lion’s Park meeting, there were seven 
people in support of the proposed transient rental overlay district, two people that were not sure, and five that 
were opposed. Mr. Maldonado who has property in that neighborhood said that he sent out over 300 letters 
himself to the neighborhood and did not receive any opposition. Someone else claimed to have 46 signatures 
from residents that are against the proposed transient rental overlay district, while another person claimed to 
have 17 signatures in support of it. At the McDonough St meeting, there were seven people in support of the 
proposed transient rental overlay district, five people who were not sure, and zero who were opposed. She 
explained that there were several comments shared from those that have had good experiences staying at 
transient rentals in other cities, some residents feel it would be a good experience in Sandusky, there was 
interest in understanding where transient rentals are currently allowed, and there was interest in the permitting 
process. She then explained that the following concerns were raised: fear of noise, fear of property damage, fear 
of parking issues, how would nuisance properties be enforced, fear of decreasing housing affordability, desire to 
know neighbors, fear of personal safety. Of those who took the online survey, 68% were not concerned about 
transient rentals happening in their neighborhood. Arin ended her presentation by stating that staff get multiple 
calls daily from people interested in doing transient rentals in Sandusky. She said that staff believe that transient 
rentals are an opportunity to bring people to Sandusky to spend money at local businesses, it will allow for some 
blighted properties to get cleaned up, and it may also be a way to get developers to buy and preserve some 
historic buildings as it is expensive to build new. Ms. Castile asked Arin if she has a map that shows where 
transient rentals are allowed currently and how many properties are located within that area. She said that she 
would be more interested in pushing investors to buy properties in those areas instead of bringing overlays to 
where investors want them and then adding on to where it makes most sense for the city economically. Ms. 
Blair said that she does have that map in the presentation. Mr. Miller asked if there is something in the 
ordinance to consider when establishing a transient rental overlay district that the neighborhood must be in a 
declining area. Ms. Blair said that is correct and brought up that slide. Mr. Miller said that then brings up a 
question on why there are so many transient rentals currently on the Cedar Point Chaussee. Mr. Murray stated 
that those must be ones that are grandfathered in before the transient rental ordinance took effect. Ms. Blair 
pointed out that after reading that slide, some may then wonder, what defines a declining neighborhood and 
what constitutes close proximity to commercial and retail areas. Ms. Blair then showed a map of where Mr. 
Maldonado’s property is located and where transient rentals are currently permitted close by and his property is 
within walking distance to that district and other places that may be of interest to those that are visiting the 
area. She then showed some pictures of the neighborhood and stated that she believes this could be a 
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neighborhood that would benefit from investment. Arin then stated that the local business zoning district is 
currently the only commercial district that does not allow transient rental. There are a cluster of local business 
zoned properties along Hancock and Columbus where there is some historic architecture that needs preserved 
and staff believe that transient rental income could bring in a lot of money and help with the preservation of 
those buildings. Mr. Zuilhof stated that she is correct that the local business zoning district does not allow 
transient rentals, but asked Ms. Blair if it is also true that the transient rental overlay legislation does not allow 
the overlay to apply to local business. Ms. Blair stated that she is not sure, but would assume that it could go 
over top of any zoning. Mr. Zuilhof stated that he believes it was deliberate that local business is not a permitted 
zoning district for transient rental because local business is meant for neighborhood business. Mr. Murray said 
that may be true but things may have changed since then in what people would like to see in local business. Mr. 
McGory stated that he would like to be forthcoming in letting everyone aware that he helped Mr. Maldonado 
draft his letter to residents in the Lion’s Park area, so he would not be able to vote on any application from him, 
but in general, for the city as a whole, he is in favor of transient rentals. Mr. Murray stated that he thinks it will 
be awhile before the Planning Commission votes on anything but would advise Mr. McGory to reach out to the 
Ohio Ethics Commission on any possible conflict. Ms. Blair stated that in conclusion, staff would support 
amending the Local Business zoning district to permit transient occupancy. Staff would also recommend to 
consider a slow and measured expansion of overlay districts in neighborhoods, especially in areas with strong, 
local interest. Ms. Castile stated that she supports transient rentals, but struggles with the idea of allowing them 
in random areas where people are proposing them. She said that when Ms. Blair explained why a transient 
rental may work in the McDonough St area from a planning perspective, that made sense. For example a 15 
minute walk from downtown would include the McDonough Street area. She said she would like to see a 
hypothetical map of all areas that would be included in that walkable distance from downtown. Ms. Blair stated 
that people will generally spend about 15-20 minutes to walk somewhere, which is about ¾ of a mile to a mile. 
So if it is assumed that most visitors will spend their time downtown, that kind of radius will go south to Monroe 
Street, Camp to the west, and Meigs to the east. Mr. Zuilhof stated that for each property that is converted to a 
transient rental, there is a loss in residents and we are hoping the city stays above 25,000 in the next Census, so 
that will be something to consider. Mr. Murray further pointed out that the largest source of revenue for the 
city is income tax and transient rentals do not pay income tax. Mr. Whelan mentioned that transient rentals will 
increase property values, but he does not think that an increase in property values will result in less people living 
in the city and if residents have to leave a place because it is getting turned into a transient rental that those 
people will just move into another place in the city. Ms. Castile stated that another thing to consider is that the 
more transient rentals that are allowed, the more business that will be taken away from the local hotels. Mr. 
Zuilhof stated that on the other hand, he just read that there will be a triathlon in Sandusky for the next three 
years in the summer time, when there is not a surplus of hotel rooms normally available. Mr. Murray stated that 
it would be helpful if staff can get some information on different approaches and also some feedback, maybe 
from the law director, on defining the current ordinance in regards to what a declining neighborhood is and 
what close proximity is. Mr. McGory stated he would like to see what the global approach is and then see if 
attention needs paid to the current ordinance, instead of seeing what the current ordinance says and seeing 
what we can do within that. Mr. Murray stated he thinks it would be good to look at both. Mr. Zuilhof stated 
that he needed to remind everyone that a self-selected survey is meaningless, but what can be done with the 
results is hear thoughts that may not have otherwise been thought of before. Mr. David Stuck of 922 West 
Adams Street, stated that he owns the two properties on McDonough Street that have been in discussion for 
transient rentals. He said that his home is adjacent to the two properties, so he would be an on-site property 
manager. His mother also lives in the downstairs unit of the one. The 414 property was in disrepair and 
bankruptcy when him and his wife bought it and they did a full renovation there. They currently allow friends 
and family to stay there when they are visiting, but would like to see some return on the investment and to 
share the home with others visiting the area. Mr. Jim Maldonado, stated that he owns the property at 3328 
West Monroe Street and has been rehabbing it for awhile and has put a lot of money into it. He said that he 
thinks the location is great, as you can walk out the front door and see Lions Park, the water, the City of 
Sandusky sign. He said he has talked to a lot of people that do not want to stay at hotels anymore but say that 
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there are not many options for transient rentals in Sandusky, so he thinks having more transient rentals is a 
great way to get more people visiting the area. 
 

Meeting Adjourned: 
Mr. McGory moved to adjourn and the meeting ended at 6:17pm. 
 
Next Meeting:  
November 24, 2021 
 
Approved: 
 
 
___________________________    ___________________________  

Kristen Barone, Clerk      Dennis Murray, Chairman 

 
 
 
 
 
 
 
 
 
 
 



  

  

PLANNING COMMISSION 
REPORT 

APPLICATION FOR SIMILAR MAIN USE APPROVAL 
FOR 

709 W. PEKRINS AVE – UNIT F  
(PARCEL 57-01011.000) 

 

Reference Number: PSMU21-0003 

Date of Report: December 14, 2021 

Report Author: Alec Ochs, Assistant Planner 
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City of Sandusky, Ohio 
Planning Commission Report 

 
BACKG ROU N D I N FO RM ATI ON  

 
Property Owner:  Sandusco, Inc.   
     1755 Enterprise Parkway, suite 200 
     Twinsburg, Ohio 44087 
 
Site Location: 709 W. Perkins Ave – Unit F 
 
Current Zoning:  “GB” – General Business  
 
Adjacent Zoning:  North: “PF” – Public Facilities  
     East: “CS” – Commercial Service  
         “GB” – General Business 
     West: “GB” – General Business  
     South: Perkins Township: “C-2” – General Commercial 
           Perkins Township: “I-1” – General Industrial  
 
Existing Use:  Pawnshop / Retail  
 
Proposed Use:  Pawnshop / Retail – adding the sale of firearms  
 
Applicable Plans & Regulations: 1109.11 Determination of Other Similar Uses 
 1133 Commercial Districts  
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SI TE  D ESC RIP TIO N  

The property at 1231 First St. is zoned GB—General Business and it is surrounded by CR to East. 
To the south the parcels are in Perkins Township. The properties to the west are zoned GB and 
north are zoned PF. 

Zoning Map (subject property outlined in Red) 
 

 

 
 

County Auditor Property Map (subject property outlined in blue) 
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Aerial Photo (taken March 2021) 

 



 

 5 

 

PLA N NI NG DEPARTMEN T COMMENTS  

The site of 709 W. Perkins Ave. – Unit F currently shares a portion of a single parcel with 
adjoining stores. The stores are a combination of retail shopping and restaurants. The 
commercial structure in this application totals about 5,367 sq. ft. The store in this application 
currently operates as a pawn shop. The company would like to offer firearms (pawn, buy, & sell) 
for customers.  
 
Currently, the zoning code does not specifically permit the sale of firearms or similar uses in the 
General Business district. General Business does allow uses permitted in Local Business districts. 
The Local Business district permits the sale sporting and athletic goods. Staff feels that a firearm 
may be interpreted as a sporting good. Staff also feels that this could be considered a similar 
main use in the GB district.  
 
1133.06  PERMITTED BUILDINGS AND USES; GENERAL BUSINESS DISTRICT. 
(a)   Main Buildings and Uses. 
      (1)   All stores, services, dwellings, and other uses permitted in Roadside Business Districts; 
 
 
   1133.05  PERMITTED BUILDINGS AND USES; ROADSIDE BUSINESS DISTRICT. 
   (a)   Main Buildings and Uses. 

(1) All stores, services, dwellings, and other uses permitted in Local Business Districts; 
 
 

   1133.04 PERMITTED BUILDINGS AND USES; LOCAL BUSINESS DISTRICT. 
(a)   Main Buildings and Uses. 
 (..) 

C.   The sale of drugs, gifts, antique and art goods, flowers, periodicals, musical 
 instruments and supplies (provided no loudspeaker broadcasts onto the street), 
 tobacco, and sporting and athletic goods; 

 
1109.11  DETERMINATION OF OTHER SIMILAR USES. 
   Upon application for a use not specifically listed in the use classifications of that district, a 

similar main use may be determined by the Commission, which is in compliance with the 
following standards: 

(a) The use does not create dangers to health and safety, and does not create offensive 
noise, vibration, dust, heat, smoke, odor, glare, or other objectionable influences to an 
extent greater than normally resulting from other uses listed in the classification to 
which it is to be added;  

(b) The use does not create traffic to a greater extent than other uses listed in the 
classification to which is to be added;  

(c)   In addition to the above general standards, appropriate specific safeguards, applying to 
a particular application, may also be specified in the permit; 
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(d)   The Planning Commission may revoke the similar main use permit if the property is not 
maintained in the manner that would conform to the required standards. 

      (Ord. 03-071.  Passed 3-10-03.) 
 

1. Firearm sales may be considered a similar main use as other land uses in the General 
Business District (GB), based on the following: 
 

Our understanding of the intent of this proposal is to sell firearms—following strict 
ATF guidelines. After talking to the applicant, they also addressed that no ammo will 
be sold in this location at this time.  
  

a) We interpret the similar main use to be of less noise, odor, or other objectionable 
influences as other allowed main uses in the GB zoning district such as shops for 
custom work, automotive service, motels, and brewpub.  

• Staff feels that this proposal does not exceed the noise, odor or other influence 
generated from shops for custom work, or automotive service. 
 

b) We interpret the similar main use would not create traffic to a greater extent to the 
retail business stores and services allowed in this district.  

• Staff feels that this proposal does not exceed the traffic generated from an 
motel or brewpub  

 

**Note: The store is outside of the 500 ft. threshold requirement of Sandusky High School. 
 

ENGI NEER ING  STA F F COMMENTS  

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

BUIL DI NG STAF F COMMEN TS  

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

POLICE  DEPA RTMEN T COMMENTS  

Police Chief – Jared Oliver had no concerns at this time as long as ATF guidelines were met.  
 

FI RE  DE PA RTMEN T COMMENT S  

Fire Marshall – Steve Rucker had no concerns at this time as long as ammo was not sold in the 
store.  
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CONC LU SIO N/ RECOMME N DAT ION  

Staff recommends the approval of the proposed similar main use at 709 W. Perkins Ave. – Unit 
F. (parcel 57-01011.000) with the following conditions: 

1. All applicable permits are obtained through the Building Department, Engineering 
Department, Planning Department and any other applicable agency. 

2. ATF guidelines of purchase / sale are properly followed 
3. No ammo is to be sold at this location without further analysis  

 



















  

  

PLANNING COMMISSION 
REPORT 

APPLICATION FOR SIMILAR MAIN USE APPROVAL 
FOR 

1231 FIRST ST.  (PARCELS 57-01436.000, 57-
05975.000, 57-01437.000, 57-01438.000, 57-

01436.001) 
 

Reference Number: PSMU21-0003 

Date of Report: December 13, 2021 

Report Author: Alec Ochs, Assistant Planner 
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City of Sandusky, Ohio 
Planning Commission Report 

 
BACKG ROU N D I N FO RM ATI ON  

 
Property Owner:  CrossView Bay Ltd.   
     5003 Milan Rd., Sandusky, OH 44870  
     Sandusky, Ohio 44870 
 
Site Location: 1231 First St. 
 
Current Zoning:  “CR” – Commercial Recreation  
 
Adjacent Zoning:  North: N/A 
     East: “CR” – Commercial Recreation 
     West: “GB” – General Business 
          “R1-40” – Single Family Residential  
          “CR” – Commercial Recreation  
     South: “RRB” – Residential Business 
            “CR” – Commercial Recreation  
 
Existing Use:  Marina / Storage  
 
Proposed Use:  Transient Occupancy / RV Park, and Marina / Storage 
 
Applicable Plans & Regulations: 1109.11 Determination of Other Similar Uses 
 1137 Commercial Districts  
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SI TE  D ESC RIP TIO N  

The property at 1231 First St. is zoned CR—Commercial Recreation and it is surrounded by CR to 
East. To the south the parcels are zoned RRB and CR. The properties to the west are zoned CR 
and R1-50 R1-40.. There are no adjoining parcels to the North. The parcel directly to the east is 
residential and industrial uses. The CR parcel to the west is vacant and the R1-50 lots are used as 
residential.   

Zoning Map (subject property outlined in Blue) 
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County Auditor Property Map (subject property outlined in blue) 

 
Aerial Photo (taken March 2021) 
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PLA N NI NG DEPARTMEN T COMMENTS  

The site of 1231 First St. sits on 19 acres and has a total building coverage of 12%. This property 
currently contains five parcels—one parcel has a commercial structure, three parcels are 
undeveloped, and one parcel has a marina / dockage. The existing commercial structure totals 
about 93,600 square feet.  
 
The proposal contains 59 paved parking spaces for RV’s and vehicles, a community center, and 
an outdoor pool. The applicant wishes to make this land a luxury recreational vehicle park as an 
amenity to the marina facilities also owned by the applicant. Some sites will be available to rent 
to customers other than marina customers, as sites are available. The proposed RV park is 
designed for the public to bring their own RV’s but some sites are expected to have owner- 
provided moveable structures available for transient rental. Tent camping will not be permitted. 
Marina staff will operate the park during the daytime hours with one onsite resident manager 
for evening hours. The park hours will be 24 hours a day with a quiet time from 10 pm – 7 am. 
The RV camping is anticipated to be seasonal (April – October). The marina is expected to be 
open year-round to allow for boat storage and maintenance. The applicant wishes to use the 
existing building for winter boat storage and maintenance.  
 
The applicant must acquire an occupancy permit through the building department and obtain 
site plan approval from the Planning Commission in order to operate the site. The number of 
permitted spaces will be determined during site plan approval.  
 
Currently, the zoning code does not specifically permit RV parks in this district. Transient 
occupancy and motels are permitted. The applicant is seeking a similar main use permit to 
operate an RV park on the site.  
 
1137.03 PERMITTED BUILDINGS AND USES, COMMERCIAL RECREATION DISTRICTS. 
   (a)   Main Buildings and Uses. 
(1)   One- and two-family dwellings, boathouses, motels; 
(2)   The following amusement establishments, whether open or enclosed: 
A.   Beaches and swimming pools, with accessory bath houses and locker rooms; 
B.   Manufacturing, rental, repair, and storage of boats, marinas; sale of live bait for fishing; 
C.   Hunting and fishing clubs, shooting ranges; 
D.   Arenas, auditoriums; 
E.   Golf courses, driving ranges; 
F.   Riding academies, stables, race tracks; 
G.   Assembly and meeting halls, bowling alleys, dance halls, skating rinks. 
H.   All retail stores, services and offices as permitted in General Business Districts. 
I.   Transient Occupancy. 
 
 

1109.11  DETERMINATION OF OTHER SIMILAR USES. 
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   Upon application for a use not specifically listed in the use classifications of that district, a 
similar main use may be determined by the Commission, which is in compliance with the 
following standards: 

(a) The use does not create dangers to health and safety, and does not create offensive 
noise, vibration, dust, heat, smoke, odor, glare, or other objectionable influences to an 
extent greater than normally resulting from other uses listed in the classification to 
which it is to be added;  

(b) The use does not create traffic to a greater extent than other uses listed in the 
classification to which is to be added;  

(c)   In addition to the above general standards, appropriate specific safeguards, applying to 
a particular application, may also be specified in the permit; 

(d)   The Planning Commission may revoke the similar main use permit if the property is not 
maintained in the manner that would conform to the required standards. 

      (Ord. 03-071.  Passed 3-10-03.) 
 

1. A campground should be considered a similar main use as other land uses in the Commercial 
Recreation District (CR), based on the following: 

o Our understanding of the intent of this operator is to provide a day service to 
customers to allow camping and festivities during the proposed non-quiet hours 
Overnight stays will allowed of transient residents occupying the sites of the RV 
park.  

o We interpret the RV park to be of similar or less noise, odor, or other objectionable 
influences as other allowed main uses in the CR zoning district such as transient 
occupancy, arenas, auditoriums, race tracks, and motels. 

• Staff feels that this proposed use would not exceed the noise generated from a 
race track or shooting range.  
 

o We interpret the RV park use would not create traffic to a greater extent to the 
retail business stores and services allowed in this district.  

• Staff feels that this proposed use would not exceed the traffic generated from 
an arena or stadium.  

 
2. An RV park is an appropriate land use in the Commercial Recreation District.  It provides a 

valuable service to Sandusky’s Bicentennial Vision: 2018 priorities in the form of:  
o A Destination City: Waterfront Recreation 
o A Vibrant City: Reclaim and repurpose blighted land/sites for industrial 

development/commercial development.  
o A Connected City: Bike Infrastructure 

 
 

ENGI NEER ING  STA F F COMMENTS  

No concerns have been received as of the writing of this report 
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BUIL DI NG STAF F COMMEN TS  

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

POLICE  DEPA RTMEN T COMMENTS  

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

FI RE  DE PA RTMEN T COMMENT S  

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

CONC LU SIO N/ RECOMME N DAT ION  

Staff recommends the approval of the proposed similar main use at 1231 First St. Parcels: 
(parcels 57-01436.000, 57-05975.000, 57-01437.000, 57-01438.000, 57-01436.001) with the 
following conditions: 

1. All applicable permits are obtained through the Building Department, Engineering 
Department, Planning Department and any other applicable agency. 

 







































PLANNING COMMISSION  
MEMORANDUM 

NOTES ON REGULATION OF SMALL BOX RETAIL 
STORES 

 

Date: October 23, 2021 

Author: Arin Blair, Chief Planner 

 

 

 
 

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

From: Dennis Murray
Sent: Monday, November 22, 2021 7:02 AM
To: Arin Blair; Alec Ochs
Cc: Eric Wobser; Jonathan Holody; John Orzech; mzuil@accelogy.com (mzuil@accelogy.com)
Subject: Fw: "Dollar" Stores

I would like to take this up at the next PC mtg.  with the announcement that the closing of 900 CVS stores, the 
belief is that Dollar General stores will fill the retail void.  residents want grocery stores, but the Dollar 
General‐type business model makes that impossible. 
 

From: Dennis Murray 
Sent: Sunday, November 17, 2019 8:31 AM 
To: Angela Byington <abyington@ci.sandusky.oh.us>; Greg Voltz <gvoltz@ci.sandusky.oh.us>; Thomas Horsman 
<thorsman@ci.sandusky.oh.us>; mzuil@accelogy.com (mzuil@accelogy.com) <mzuil@accelogy.com>; Joseph Galea 
(joe.galea@gmail.com) <joe.galea@gmail.com> 
Cc: Trevor Hayberger <thayberger@ci.sandusky.oh.us>; Eric Wobser <EWobser@ci.sandusky.oh.us>; Dave Waddington 
<dwaddington@ci.sandusky.oh.us> 
Subject: "Dollar" Stores  
  

Attached is an article about zoning legislation that address the scourge of junk food stores that have 
contributed to the food desert that we have today.  The convenience stores are no better.  We hope to bring a 
grocery store back to town.  Great!  But we also need to takes steps to make sure that it remains a stable, 
viable source of god food for people.  Otherwise, it may fail as Sandusky's prosperity causes others to come in 
and nibble at the edges. I think CVS on Warren St. may sell more groceries than drugs. 
 
If the Planning Commission would like to run with this, great.  If not, I will work with Trevor to propose 
something to the city comm. 
 
https://www.nytimes.com/2019/11/15/opinion/sunday/tulsa‐dollar‐
stores.html?action=click&module=Opinion&pgtype=Homepage 

 

Opinion | How a City Fought Runaway 
Capitalism and Won - The New York 
Times 
North Tulsa is a fitting place for a dollar store backlash to 
begin. The area’s Greenwood district was once a thriving 
neighborhood filled with small businesses owned by 
African-Americans, known ... 

www.nytimes.com 
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Research at University of Minnesota  
- NYT article notes 

o Customers 3x as likely to buy fruits and vegetables in stores that carried at least 90 
pounds of those foods as opposed to stores that carried 30 pounds or less. 

Tulsa, OK 
- NYT article notes 

o “small box” discount retailers to be built at least a mile apart unless they carry at least 
500 square feet of fresh fruits, vegetables, and meats 

Zoning Code language: 
Section 20.060 HNO, Healthy Neighborhoods Overlay 
1. Purpose and Intent 

The regulations of this section are established for properties located within the boundaries of the 
healthy neighborhoods overlay (HNO) district. The purpose of the healthy neighborhoods overlay (HNO) 
is to modify and supplement regulations in a specified area where there is a desire for greater diversity 
in retail options and convenient access to fresh meats, fruits and vegetables. These regulations are 
intended to: 

a) Avoid and reduce over-concentration of small box discount stores in the area. 

b) Encourage and streamline grassroots access to fresh meats, fruits and vegetables 

c) Encourage a greater diversity of retail activity and purchasing options within the area. 

d) Allow for a more community-based approach to distributing and purchasing fresh meats, 
fruits and vegetables in a specified area. 

e) Promote investment and development in a community where change is desired. 

20.060-A Applicability 

Except as otherwise expressly stated, the regulations of this section apply within the boundaries of the 
HNO district to all new uses and structures and all building alterations and site modifications that 
require a building permit. 

20.060-B Exemptions 

a) Uses that contain a prescription pharmacy or offer for sale gasoline or diesel fuel are exempt 
from the dispersal standards established in Section 20.060-C. 

b) Uses that dedicate a minimum floor area of 500 square feet to the sale of fresh meat, fruits or 
vegetables are exempt from the dispersal standards established in Section 20.060-C. 

c) Grocery Stores are exempt from the dispersal standards established in Section 20.060-C. 
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20.060-C Dispersal Standards for Small Box Discount Stores 

To avoid over-concentration, a small box discount store, as defined in Section 35.050-L4, within the 
overlay area must be separated from another small box discount store within or outside the overlay 
area by a minimum distance of 5,280 feet. The required separation distance must be measured in a 
straight line from the nearest point on the lot line of the property occupied by a small box discount store 
to the nearest point on a lot line of the other property occupied by a small box discount store. The 
separation distance requirements of this section may be reduced if approved through the special 
exception approval process. 

20.60-D Community Gardens 

Community gardens within the boundaries of the HNO district are governed by the regulations of 
Section 40.090, unless expressly stated by this section. On-site sale of community garden products is 
permitted by right in all zoning districts within the boundaries of the HNO district.  

20.060-E Grocery Store  

The minimum parking ratios established in Section 55.020, Table 55-1 for a Grocery Store use are 
reduced by 50% in the HNO district.  

20.060-F Nonconformities 

Nonconformities that exist within the HNO district are governed by the regulations of Chapter 80. 

Section 30.050 Commercial Use Category 
35.050-L4 Small Box Discount Store  

Retail sales uses with floor area less than 12,000 square feet that offer for sale a combination and 
variety of convenience shopping goods and consumer shopping goods; and continuously offer a majority 
of the items in their inventory for sale at a price less than $10.00 per item. Does not include medical 
marijuana dispensaries. 

 

 

Mesquite, TX 
- NYT article notes 

o New dollar stores be built at least 5,000 feet apart and dedicate10 percent of floor 
space to fruits and vegetables 

- Did not find exact ordinance language on their site 

 
 

https://www.cityofmesquite.com/479/Codes-Ordinances
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Birmingham, AL 
- Adopted healthy food overlay district similar to Tulsa 

Article V. Healthy Food Overlay District Regulations  
Section 1. Administration.  
A. Intent and Purpose.  

The intent of this Article is to establish a Healthy Food Overlay District for the City of Birmingham. The 
United States Department of Agriculture (USDA) has identified low-income census tracts where a 
significant number (at least 500 people) or share (at least 33 percent) of the population is greater than ½ 
mile from the nearest supermarket, supercenter, or large grocery store for an urban area or greater 
than 10 miles for a rural area. These areas are known as food deserts.  

The purpose of this Overlay District is to modify existing regulations to allow for more diverse retail 
options and convenient access to fresh meats, fruits and vegetables. These regulations are intended to:  

1. Limit over-concentration of small box discount stores within the Overlay District.  

2. Encourage a greater diversity of retail options within the Overlay District.  

3. Promote a community-based approach for access to fresh meats, fruits and vegetables.  

B. Applicability.  

Except as otherwise stated, the regulations of this section apply to all new uses and structures within 
the boundaries of the Healthy Food Overlay District. And a ½ mile buffer on either side of the Healthy 
Food Overlay District boundaries. The Healthy Food Overlay District boundaries are mapped using the 
low income/low access census tract data identified as food deserts by the USDA. The map titled 
“Healthy Food Overlay District Including 0.5 Mile Buffer” shows those properties in the City of 
Birmingham that are included in the Healthy Food Overlay District.  

Section 2. Definitions.  
The following terms shall have the meaning provided herein. Terms not defined herein shall have the 
meaning provided in the City of Birmingham Zoning Ordinance and/or City Subdivision Regulations.  

Grocery Store: Retail store that provides assorted goods for sale, including but not limited to, food, 
beverages and personal health items. A minimum of 25% of sales floor area or more than 3,000 square 
feet of sales floor area dedicated to the sale of fresh or pre-packaged meats, fruits, vegetables, and 
dairy, whichever is greater. Accessory uses may include restaurants, dining areas, and pharmacies.  

Small Box Discount Store: Retail store that provides assorted, inexpensive items that are continuously 
offered at a discounted price that is usually under $10 per item. Products sold typically include 
processed food and drink items, personal hygiene products, office supplies and decorations. Gross floor 
area is typically less than 12,000 square feet. Does not include convenience retail stores.  
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Convenience Retail Store: Retail store that provides assorted or specialty goods for sale, including food 
and beverages for off-premise consumption and personal health items. Typical uses include bakeries, 
convenience stores, drug stores, specialty food stores, gift shops, newsstands or florists. Small box 
discount stores are not included.  

Section 3. Regulations  
A. Small Box Discount Stores  

1. To avoid over-concentration, a new small box discount store within the Healthy Food Overlay 
District shall not be closer than 1 mile (5,280 feet) from another existing small box discount 
store located in the Healthy Food Overlay District. The required separation distance must be 
measured in a straight line from the nearest point on the lot line of the property to the nearest 
point on the lot line of the other property.  

B. Grocery Stores. Any new grocery store constructed within the Healthy Food Overlay is subject to the 
following:  

1. In C-1 and MU-L zoning districts, a new grocery store may have up to 20,000 square feet of 
gross floor area.  

2. A parking reduction of up to 50% is available for any new grocery store.  

C. Community Gardens. On-site sale of produce is allowed in the following districts: D-1, D-2, D-3, D-4, 
D-5, D-6, MU-L, MU-M, MU-H, MU-D, C-1, C-2, I-1, I-2, I-3, and MXD when a community garden is 
located in the Healthy Food Overlay District (see Title 1, Chapter 4, Article II, Section 8.A). 

 
Cleveland 

- Council adopted a citywide moratorium on new construction of dollar stores in the city June 
2020 

- News 5 Cleveland article 
o More detailed News 5 article 
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New Orleans 

ARTICLE 20USE STANDARDS 

20.3.NNN SMALL BOX VARIETY STORE 
1.  A small box variety store is prohibited within two (2) miles or 10,560 feet, of any other small 
box variety store, except within the boundaries provided in subpart a. herein, where a small 
box variety store is prohibited within one (1) mile, or 5,280 feet, of any other small box variety 
store.  The required separation distance must be measured in a straight line from the nearest 
point on the lot line of the other property occupied by a small box variety store.  The distance 
requirement herein may be subject to variance as provided in the Comprehensive Zoning 
Ordinance. 

a.  The area generally bounded, on the east bank of the Mississippi River, by the 
Orleans/Jefferson Parish line, Metairie Road, Interstate 10, Norfolk-Southern Railroad 
track, Orleans Avenue, City Park Avenue, Wisner Boulevard, Interstate 610, Florida 
Boulevard, the Orleans/St. Bernard Parish line, and the Mississippi River; on the west 
bank of the Mississippi River , by Atlantic Avenue, Bodenger Boulevard, the 
Orleans/Jefferson Parish line, and the Mississippi River. 

2.  One litter can shall be placed for every thirty (30) linear feet of street frontage.  At least one 
(1) litter can shall be placed directly outside the primary entrance.  Where more than one (1) 
litter can is required, the operator shall place additional cans outside the structure in locations 
generally used by customers, according to their discretion. 

3.  The operator of the small box variety store shall provide daily litter cleanup of the site and 
along the public rights-of-way abutting the property. 

4.  Outside storage is prohibited except for propane tanks and ice.  All business, servicing, 
processing, and storage operations shall be located within the structure. 
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                                     DEPARTMENT of COMMUNITY DEVELOPMENT   

 

 

 

 
 
 
To:   Planning Commission 
 
From:   Arin Blair, Chief Planner 
 
Date:   December 7, 2021 
 
Subject:  Transient Rental Regulation, Research & Resources 
 

Items for Consideration:  
- Process for adding Transient Rental Overlay Districts (TRO) to the city 
- Ammending Local Business district regulations to allow Transient Rental 
- Other regulatory changes as deemed appropriate by the Planning Commission 

 

Context:  

1. Two potential new TRO districts have been discussed by the community—McDonough Street near 
Adams Street on the west side of the downtown neighborhoods, and West Monroe Street near 
Winnebago Avenue and the Lions Park entrance.  

• Immediate neighboring residents and property owners support the prospect of allowing transient 
rental in both areas. They cite encouragement for investment in the housing there, support for the 
interested property owners, and appropriateness for the location for transient occupancy.  

• Some residents on adjacent blocks to the Lions Park area are opposed to allowing transient rental in 
the area. They cite desire to know their neighbors, concern for children’s safety in the 
neighborhood, and fear of lack of regulation.  

• The Community Development Department supports slow and measured expansion/addition of TRO 
districts, especially in areas with strong, local interest. 

2. Several community members including residents and property owners have inquired about allowing 
transient rental in the Local Business zoning district.  

• Local Business is the only business district in the city that currently does not permit Transient 
Occupancy. 

• Several dozen vacant and underutilized historic buildings along Columbus Avenue and Hancock 
Street are zoned Local Business. 

• The Community Development department strongly supports a zoning text amendment to allow 
Transient Occupancy in the Local Business zoning district. Staff opinion is transient rental is an 

Division of Planning 
240 Columbus Ave 

Sandusky, Ohio 44870 
419.627.5973 

www.cityofsandusky.com 
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appropriate land use for the district and would direct new investment to structures significant to the 
character of our city.  

Research Findings 

- Every city regulates transient occupancy differently. There are no clear best practices or single proven 
solution.  

- Cities with the most regulation / largest press coverage of their regulations are those with high 
population growth, high tourism, and significant workforce housing need, i.e. San Francisco, Denver, 
New Orleans, Barcelona. 

- Sandusky has already implemented most of the commonly suggested transient occupancy regulations: 
e.g. create a permit process, make sure you’re capturing bed tax, make sure there’s an enforcement 
mechanism for non-compliance. 

 

Q&A from the October 27 Planning Commission Meeting 

- How many properties are available in areas that currently allow transient rental? 

o Six zoning districts allow transient rental: Commercial Recreation (CR), Commercial Service (CS), 
Downtown Business (DBD), General Business (GB), Roadside Business (RB) and Residential 
Business (RRB). They are also permitted within the boundaries of the Transient Rental Overlay 
district (TRO).  See attached maps 

o Residential properties in the areas that allow transient rental sell quickly. For example, the cove 
district has very few listings for purchase and homes often go into contract within a few days of 
listing. When homes go up for sale in that neighborhood, the listings often mention the ability to 
operate the property as a transient rental. 

- What is a declining neighborhood? 

o The current code suggests allowing transient occupancy is an appropriate regulatory mechanism 
to target “declining neighborhoods” for new investment. There is no specific definition of a 
declining neighborhood. See attached property value maps as one metric. 

- How close is “proximity to commercial and retail” measured? 

o Typical walkability measurements rely on the ¼ mile (5 minute) and ½ mile (10 minute) and ¾ 
mile (15 minute) approximate walkshed measurements. See attached walkability map 

o All locations within the city of Sandusky are within a 15-minute drive of our major retail and 
commercial areas including Cedar Point, downtown, Cleveland Road, Perkins Ave, and 
businesses along Route 250. Catawba Island and Marblehead are 20-25 minutes’ drive from the 
center of Sandusky and 15-20 minutes’ drive from the west side of the city near Lions Park. 

 

Points for Regulatory Consideration: 

1. Unmet Demand 

• There is clear market demand to create more transient rental units in Sandusky. This is a local 
business opportunity as well as an attractor for outside investment. 
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2. Income, Sales, and Lodging Tax Implications 

• Transient renters increase sales and lodging tax in the city. They are located in different areas than 
the city and township hotel accommodations and may bring more dollars into retail, food and 
beverage establishments downtown. Local transient rental operators pay income and sales tax on 
their units that contributes to the local economy. 

3. Affordable Housing  

• If owners shift properties from long-term rental to short-term rental these units will subtract from 
the availability of long-term rental inventory in the city. If single-family homes are operated as 
transient rentals this will subtract from the inventory of homes available to full time residents in the 
city. 

4. Population 

• Sandusky’s population has not been growing. If the city dips below 25,000 residents our eligibility 
for certain types of federal funding programs will shift. Transient rentals in the city could subtract 
from the availability of housing for full-time residents in the city. On the other hand, transient 
rentals in the city could add to the momentum of the revitalization that has been attracting new 
residents to the city within the past few years, and therefore increase the market for new housing 
construction within city limits. Adding transient rental, in that case, could have a net gain effect on 
city population. 

5. Local Entrepreneurs / Income Generation 

• Transient rental is an opportunity for building local wealth and job creation – including property 
ownership, real estate transactions, property management, maintenance, and redevelopment 
contractors. 

6. Real Estate Investors 

• Transient rental can attract wealth from other communities into the city. However, out of town 
owners are a concern mentioned by residents. 

 

Menu of Regulation Options 

- Overlay district – regulation framework in place 

o Maintain or expand current overlay districts 

o Add new overlay districts to target investment areas, such as those walkable to downtown and 
local business districts 

- Local Business district – direct investment to historic commercial corridors 

o Allow Transient Rental in the Local Business zoning district 

- Maximum unit counts – strategy for regulating total number of units in broader geographic location 

o Regulate a maximum number of transient rental permits in a designated area 

 E.g. Austin, Texas, limits short-term rentals (STRs) to no more than three percent of non-
primary residences in any census tract. Huron, OH allows transient rental in the entire 
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city with a maximum total number of 165 permits. About 120 properties are registered 
as of September 2021. 

- Percent of structures – strategy to retain rental units in multifamily structures 

o Regulate a percent of any given structure to allow transient rental 

 E.g. Traverse City, Michigan regulates the percentage of units in a building that can be 
used for transient rental. In ranges in permitted zoning districts from 25% - 100% 

- Minimal required spacing between units (such as # of feet) – strategy to limit concentration of units to 
preserve neighborhood cohesion 

o Regulate required spacing of registered properties to ensure entire blocks don’t become 
transient rental districts 

- Primary Residence, Owner-occupied rental – also referred to as “hosted rental” – strategy to increase 
resident-owned transient rentals and ensure operators are proximate to units 

o Permit owner-occupied transient rental units in all residential district(s), specific designated 
areas, or specific structure types. Eg an owner who lives in one unit in a multifamily building and 
operates transient rental in the other unit(s).  

- Primary Residence, Maximum number of nights – strategy to allow homeowners to rent out their 
homes for a specified amount of time per year 

o Permit homeowners to rent their homes to transient occupants for a certain amount of time per 
year, commonly up to 30 days in one year or less than 90 days in one year. Sources caution the 
difficulty of enforcing this type of regulation. 

- ADU’s – (accessory dwelling units) – strategy to allow transient rental as an accessory use 

o Permit transient rentals in accessory dwellings units on residential properties such as converted 
garages/carriage houses or new accessory structures.  

 

Correlation to the Comprehensive Plan: The Bicentennial Comprehensive Plan outlines several priorities 
pertinent to the discussion of regulating transient occupancy. These include:  

1) Repurpose Vacant Buildings: Target redevelopment efforts toward repurposing vacant buildings, 
including the upper floors of buildings that are only occupied on the first floor, to create mixed-use 
office, residential, retail and hospitality opportunities within the city, particularly downtown.  

2) Support the development and rehabilitation of a variety of housing types that meet the needs of current 
and future residents including: rehabilitated homes, townhomes, new in-fill single family housing, upper 
floor condos and lofts, affordable housing, senior housing, permanent supportive housing, assisted 
living, and short-term transient rental. 
 

 
Correlation to the Downtown Plan: The vision of the Downtown Sandusky Master Plan is to leverage Sandusky’s 
small-town appeal to residents and visitors, promote the waterfront appeal of downtown, and become the 
gateway to the region’s destinations of Sandusky Bay, Cedar Point, Kelleys Island, Put-in-Bay, and Pelee Island. 
The plan’s guiding principals outlines several priorities pertinent to the discussion of regulating transient 
occupancy. These include: 
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1) Establish downtown as a year-round destination with things to do every season 
2) Increase the number of visitors to downtown and increase how long they stay 
3) Foster the success of downtown retail with public realm investments and a vision for infill development 

 
Resources: 

See attached PDFs and map package. Excerpt from Planning.org article “Harnessing the Economic Power of 
Short-Term Rentals for Growth in 2021”: 

WHAT'S AT STAKE FOR COMMUNITIES 

Because STRs help meet a need for diverse income streams both now and in the future, communities 
have a tremendous amount of tax, permit, and license revenue at stake through proper compliance 
programs. As more people rent and the STR market continues to grow in communities, it is crucial to 
have a framework in place to capture that revenue. 

In doing so, communities can have positive impacts that extend beyond tourism. STR revenue can 
enable financially-strained homeowners to generate income in a safe and productive way that can, in 
the long run, prevent affordable housing impacts. Communities such as Nashville and Denver have 
already seen millions of dollars from STR programs provide realistic offsets to budget shortfalls. 

With a successful compliance program in place, STR revenue can be allocated for affordable housing, 
community improvement, pandemic aid, tourism initiatives, or other related programs, creating 
significant, long-term change. 

 

Options:  

Given the research and community conversations on this topic, staff have identified the following options for 
the Commission to consider. One or more options may be deemed appropriate. 

1) Adopt a zoning text amendment to allow Transient Occupancy in the Local Business zoning district. Staff 
recommends this course of action. 

2) Move forward with one or more new Transient Rental Overlay districts in the city. Direct staff to draw 
draft boundaries and set a public hearing at a future meeting to discuss. This is a minimal intervention to 
allow more transient rental activity in the city while monitoring the progress. However, this approach 
continues to concentrate transient rentals into specific areas. Staff has no objection to this course of 
action. 

3) Create legislation to allow transient occupancy in a larger area, such as the opportunity zone or other 
defined area, to allow transient rental as part of a strategy for citywide revitalization and destination 
economy. Include additional regulatory mechanisms to control the number or type of transient rentals, 
such as maximum unit counts, primary residence, minimal required spacing, etc. This approach would 
allow transient rentals to organically spread across a larger area and may mitigate the potential for 
concentrated / transformative effect on individual blocks and neighborhoods.  Staff recommends further 
consideration of this course of action. 

4) Maintain the status quo. Continue to operate with current regulations and ordinances in place. Due to 
high demand from residents and property owners for increasing transient rental options in the city, and 
its potential for continuing the momentum of citywide revitalization, staff recommends choosing some 
course of action rather than maintaining the status quo at this time.  



12/7/2021 
Proposed Changes to Sandusky Planning & Zoning code 
Section 1133.04 Local Business District 
Proposed new text 
 
   1133.04  PERMITTED BUILDINGS AND USES; LOCAL BUSINESS DISTRICT. 
(a)   Main Buildings and Uses. 
      (1)   Dwellings, of the type permitted and as regulated in the least restrictive contiguous 
district; 
      (2)   Retail stores and services conducted wholly within enclosed buildings, and devoted 
to supplying neighborhood needs to the following limited extent: 
         A   The sale of baked goods, confectionery, groceries, meats, fruits, vegetables, and 
dairy products. 
         B.   The sale, serving, and consumption of soft drinks, juices, ice cream, beer, and wine, 
at such places as lunchrooms and tea rooms; 
         C.   The sale of drugs, gifts, antique and art goods, flowers, periodicals, musical 
instruments and supplies (provided no loudspeaker broadcasts onto the street), tobacco, 
and sporting and athletic goods; 
         D.   The sale of tools, paint, seed, garden supplies, and household appliances; 
         E.   Personal services, such as beauty and barber shops, laundry agencies, laundromats, 
shoe and hat repair, radio and television repair, interior decorating, tailor, pressing and dry 
cleaning shops in which only nonexplosive and nonflammable solvents are used, provided 
that not more than one pressing or cleaning machine shall be used, or not more than 2 
persons are engaged in such work, and no work shall be done on the premises for retail 
outlets elsewhere; 
         F.   Automotive service stations; the sale of gasoline and oil, and the parking of 
automobiles are permitted in open areas. Services are limited to lubrication and minor 
repairing services, and only where performed wholly within an enclosed building; 
         G.   Principal offices for dentists, doctors, and similar professions, financial institutions, 
and principal offices of real estate and similar businesses. 
      (3)   Brewpub. 
      (4)   Transient Occupancy. 
   (b)   Similar Main Uses.  Any other retail neighborhood store, shop, service, or office not 
listed above, or in any subsequent use classification, and determined as similar by the 
Commission according to standards set forth in Section 1109.11. Main uses set forth in the 
General Business District may be permitted in a Local Business District if a conditional use 
permit is granted. 
   (c)   Accessory Buildings or Uses. 
      (1)   Accessory off-street parking and loading facilities as required and as set forth in 
Chapter 1149; 
      (2)   Any accessory use such as the storage of goods and processing operations clearly 
incident to the conduct of a retail business or personal service establishment permitted as 
main uses, provided such a use has no injurious effect on adjoining residential districts. 
         (Ord. 15-201.  Passed 12-28-15.) 



Downtown Sandusky Walkability MAP SERIES — PLANNING COMMISSION COMMUNICATION
RE: TRANSIENT RENTAL REGULATION

DECEMBER 2021

Approximate 0.25, 0.5, and 0.75 mile walksheds
Aerial source: Google Earth
12/1/2021

5 
m

in
ut

e 
wa

lk
5 

m
in

ut
e 

wa
lk

1010
  m

in
ut

e 
w

al
k

m
in

ut
e 

w
al

k

15
 m

in
ut

e 
w

al
k

15
 m

in
ut

e 
w

al
k



Lions Park Walkability

Approximate 0.25, 0.5, and 0.75 mile walksheds
Aerial source: Google Earth
12/1/2021
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Downtown Sandusky Opportunity Zone

39
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Source: Downtown Master Plan, page 39



Airbnb Data on 163 Vacation Rentals in Sandusky 

Source: Market Minder AIRDNA.CO
11/15/2021



Snapshot: Zillow listings FOR RENT in the Cove District

Source: Zillow
12/1/2021



Snapshot: Zillow listings FOR SALE in the Cove District

Source: Zillow
12/1/2021



Snapshot: Zillow listings SOLD in the Cove District

Source: Zillow
12/1/2021



Snapshot: Zillow listings FOR SALE in the neighborhood west of downtown

Source: Zillow
12/1/2021

Note: no listings were shown for rent



Snapshot: Zillow listings SOLD in the neighborhood west of downtown

Source: Zillow
12/1/2021



Snapshot: Zillow listings SOLD in the neighborhood near Lions Park

Source: Zillow
12/1/2021

Note: no listings were shown for rent or for sale



Sandusky Property Values
Percent change in market value by census block over five years (2016 – 2021) 



Sandusky Rental Registry Properties
10/27/21



West Monroe
Potential overlay

Resident support

Lions Park entrance



McDonough St
Potential overlay

Current interest 
(in general)

Walkable items 
of interest

Currently 
permitted by 
zoning district 
(approximate)



Local Business Zoning
Transient rental as a tool for incentivizing preservation along our historic commercial corridors

Local business zoning is 
currently the only commercial 
district that does not allow 
transient rental



Where is it allowed?
Six Zoning Districts: CR, CS, DBD, GB, RB, RRB



Where is it allowed?
Transient Rental Overlay District

1129.06 Accessory Uses (g)
Transient Occupancy 
Overlay District

Allows transient rental 
regardless of underlying 
zoning
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