
________________________________Planning Commission       
240 Columbus Ave 

Sandusky, Ohio 44870 
419.627.5973 

www.cityofsandusky.com 
 

Agenda 
November 22, 2022 

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 July 27, 2022 
 
3. Approval of minutes from October 26, 2022 

 
4. Adjudication Hearing 

Ralph Chamberlin, on behalf of the Erie Metropolitan Housing Authority has submitted 
an application for a conditional use permit at 914 Hancock St. to make the existing 
community garden a legal conforming main use and allow a shed as an accessory use.  

 
5. New Business 

1001 Fremont Ave. – Site Plan  
John Carrigan, on behalf of Classic Investors, LLP, has submitted a site plan for 1001 
Fremont Ave. to build a storage building in a Commercial district.  

 
6. Public Hearing  

Process: Staff presentation, Commissioner questions 
  Applicant presentation (if applicable), Commissioner questions 
  Interested party statements 
  General public statements 

 
Danielle Murray, on behalf of Lioness Realty, has submitted an application for an 
amendment to the zoning map for 603, 605, 611, 617 & 619 E. Washington St. (parcels 
56-00022.000, 56-00734.000, 56-00033.000, 56-00356.000, 56-00030.000). The 
application is to amend the zoning map to expand the Transient Rental Overlay District 
to include the above mentioned parcels.    
 
Lynn Harlan, on behalf of Battery Park Sandusky, LLC., has submitted an application for 
an amendment to the zoning map for 701 E. Water St. (parcels 56-61377.000,  56-
61377.001,  56-01377.001, &  56-01313.000). The application is to amend the zoning 
map to a Planned Unit Development at the above mentioned parcels.  

http://www.cityofsandusky.com/
http://www.youtube.com/CityofSanduskyOH


 
 

7. Adjournment 
 
NEXT MEETING: December 28, 2022 at 5:00pm 
 
Please notify staff at least 2 days in advance of the meeting if you cannot attend.  Thank you. 



Planning Commission  
July 27, 2022 

Meeting Minutes 

Meeting called to order: 
Chairman Pete McGory called the meeting to order at 5:00 pm. The following members were present: 
Pete McGory, David Miller, Jade Castile, Jim Jackson, Steve Poggiali, Conor Whelan and Mike Zuilhof. 
Alec Ochs and Arin Blair represented the Community Development Department, Sarah Chiappone 
represented the Law Department, Aaron Kline represented the Public Works Department, and clerk 
Kristen Barone was also present.  

Approval of minutes from June 22, 2022:  
Mr. Zuilhof moved to approve the minutes as submitted and Mr. Poggiali seconded. All voting members 
were in favor of the motion and the motion passed. 
 
New Business: 
Sean Sprouse, on behalf of Views on Venice, LLC, has submitted an application for a substitution of a 
non-conforming use at 3712 Venice Road. The property was previously used as a motel and the 
applicant is proposing to use it as apartments for rentals lasting longer than 30 days. 
Mr. McGory stated that he is recalling that the Planning Commission may have discussed this property 
before. Ms. Blair stated that is correct. She said that application was tabled and there were a couple of 
outlying questions, one of which was if that transfer of use has occurred, if the prior use would no 
longer be allowed. At the time Mr. Sprouse was not sure if he wanted to stick with that consequence if 
that were true. Another question was whether the units that were less than 400 square feet would be 
allowed for residential. Mr. Sprouse just received a variance for the size of the units and now wants to 
move forward with residential use of the property regardless of the consequence of not being able to do 
the motel use anymore. Mr. Zuilhof stated that it was April of 2021 that this application was heard 
previously. He said today the commission is seeing virtually the same application with additional 
information. At the previous meeting the applicant said that they were not sure if all units met the 
minimum size for residential use but the applicants were willing to combine two of the units if they 
needed to. The application now has a sketch showing that the two smaller units are less than 200 square 
feet each. Mr. Zuilhof stated that he is going to take the position that this is a good reason not to grant 
the application because it is going to pretty much allow substandard housing, as the standard for 
permanent residency is 400 square feet.  Mr. Ochs presented the staff report to the committee 
members, which they all received before the meeting and was posted on the City’s website for the 
public. Mr. Ochs ended his remarks stating that staff supports the approval of the substitution of non-
conforming use with the condition that all applicable permits are obtained through the Building, 
Engineering, and Planning Departments. Ms. Castile asked staff what the appeal was to change the use 
of this property from a transient use when there has been a lot of discussion lately about more and 
more people wanting to do transient rentals and now this is a place where that is allowed but we are 
considering making the use something else. Mr. Ochs stated that staff had heard a lot of feedback from 
residents close by the hotel who said that crime rates where high at the hotel when the previous owner 
owned it. He then added that from a zoning standpoint, what the applicant wants to do with the 
property would create less turnover traffic at this site which is another positive attribute that the 
neighbors would appreciate.  Mr. Brent Adams of 301 46th Street in Sandusky, attended the meeting on 



behalf of the applicant Sean Sprouse to answer any questions on behalf of the applicant. Mr. Poggiali 
made a motion to approve the application as recommended by staff and Mr. Zuilhof seconded. All 
voting members were in favor of the motion except for Mr. Zuilhof, who voted against the motion. The 
motion passed and the application was approved as recommended by staff.  
 
Sandusky Star Lanes Inc. has submitted a site plan application for an expansion of the existing bowling 
alley at 2097 Cleveland Road. 
Mr. Ochs presented the staff report to the committee members, which they all received before the 
meeting and was posted on the City’s website for the public. Mr. Ochs ended his remarks stating that 
staff recommends approval of the proposed site plan with the condition that all applicable permits are 
obtained through the Building, Engineering, and Planning Departments. Applicants John and Jeff Lizzi 
attended the meeting to answer any questions the Planning Commissioners had. Mr. Poggiali moved to 
approve the application as recommended by staff and Ms. Castile seconded. All voting members were in 
favor of the motion. The motion passed and the application was approved as recommended by staff. 
 
Old Business: 
Mr. McGory stated that next on the agenda is a note from staff that Ms. Ronda Jacksich has withdrawn 
her application to rezone 702 and 706 Perry Street. Mr. Ochs stated that is correct. 

 
Other Business: 
Ms. Blair stated that since there has been a lot of conversation regarding transient rental and a lot of 
people from the public listening in on these meetings, she wanted to give an update on that topic. She 
said that there were two public hearings on the potential of two transient rental overlay districts and it 
is staff’s understanding that the public hearing was held and if any Planning Commissioner would like to 
have another public hearing they may choose to set that public hearing. She said she would like to make 
it clear to the public that if another public hearing were to take place they would get another notice in 
the mail letting them know that they may come and give their input. Those items will no longer be on 
the agenda unless a Planning Commissioner decides to set another public hearing. She said that she also 
wants residents to know that the City takes very seriously when there are people operating transient 
rentals in areas where they are not permitted to and the Code Compliance office follows up with the 
owners of those properties. She then reminded those who were listening, where transient rentals are 
permitted and that this information is on the city’s website as well. She said that there are a lot of 
people that want to have transient rentals in the city and there are some properties that could use the 
investment and that are zoned appropriately for that use. 

Adjournment: 
Mr. Miller moved to adjourn and Ms. Castile seconded. The meeting ended at 6:10pm. 
 
Next Meeting: 
August 24, 2022 
 
Approved:  

___________________________   ______________________________ 
Kristen Barone, Clerk     Pete McGory, Chairman 



Planning Commission  
October 26, 2022 
Meeting Minutes 

 

Meeting called to order:  
Chair McGory called the meeting to order at 5:03 pm. The following members were present: Vice Chair 
Miller, Commissioner Jackson, Commissioner Poggiali, and Commissioner Zuilhof. Commissioner Castile 
and Commissioner Whelan were absent. Eric Wobser and Thomas Horsman were present on behalf of 
the City Manager’s Office. Jonathan Holody, Alec Ochs, and Arin Blair represented the Community 
Development Department, Brendan Heil represented the Law Department, and Clerk Quinn Rambo was 
also present.  

Approval of minutes from July 27, 2022:  
Commissioner Zuilhof made a motion to table approval of the minutes and the motion was seconded by 
Commissioner Poggiali. The Commissioner Zuilhof stated pertinent information was left out of the 
minutes that should have been included for public record. The Commission voted unanimously to table 
the July Planning Commission Minutes.  
  
Approval of minutes from September 28, 2022:  
Vice Chair Miller made a motion to approve the minutes as presented and the motion was seconded by 
Commissioner Poggiali. A vote was called and the minutes were unanimously approved as presented.  
 
Public Hearing: 
Bruce T. Holmer has submitted an application for a right-of-way vacation request for a part of 
Fremont Avenue located contiguous to 107 Fremont Avenue and 108 Fremont Avenue. Adjacent 
properties include parcels: (60-00573.001, 60-00277.000, 60-00271.000). 
Staff presented the vacation request to the Commission. Staff opposed the vacation of right-of-way due 
to: access to the waterfront, Fremont Avenue to Venice Road being a gateway to the City, and bicycle/ 
pedestrian accessibility. There was no one present for public comment.  
 
Commissioner Zuilhof made the motion to deny the request for right-of-way vacation and the motion 
was seconded by Commissioner Poggiali. The vote was called and the motion to deny the application 
was approved unanimously by the Commission.   
 
The Commission discussed the echo that was present from the sound system and how distracting it had 
become to them during the meeting. Staff stated they would alert the IT Department to the issue.  
 
Special Presentation: 
Eric Wobser and Julie Mujic, on behalf of the Leadership Ohio Class of 2022 will have a presentation 
outlining accessory dwelling units as a housing option for Sandusky.  
Julie Mujic presented “Accessory Dwelling Units as a Housing Option for Sandusky.” Leadership Ohio 
selected Sandusky for their impact project, due to its legacy status. The project’s focus for this year was 
senior citizens, 17% of Sandusky residents were senior citizens. Leadership Ohio came to the Sandusky 
Planning Commission to get approval for Staff to pursue zoning analysis. The zoning analysis would 



evaluate the feasibility of ADU’s- Accessory Dwelling Units. ADU’s would offer seniors the option of 
aging in place, neighborhood stability, and housing affordability. Sue Danyhertz, Serving Our Seniors, 
was introduced to speak. She was in favor of the analysis with the condition that ADU would be used for 
seniors or long term rentals, not as a transient rentals. The Commission had concerns about creating 
more rental housing and how zoning would allow for this use and be different from multi-family 
housing. Mrs. Mujic stated that these concerns could be addressed by the analysis and could be 
customized to Sandusky’s needs. 
 
Commissioner Zuilhof made a motion to approve Staff moving forward with the zoning analysis. The 
motion was seconded by Commissioner Steve Poggiali. A vote was called and motion for Staff to pursue 
zoning analysis was unanimously approved.  
 
Commissioner Zuilhof proposed the Commission have a special and/or working session to review the 
results of the analysis. 
 
Commissioner Zuilhof asked if the Chief Planner had any comment. Mrs. Blair stated she did not have 
anything to present.  
 
Adjournment: 
Vice Chair Miller moved to adjourn and the motion was seconded by Commissioner Poggiali. The 
meeting ended at 6:48 PM. 
 
Next Meeting: 
November 23, 2022 at 5:00pm.  
 
Approved:  

 

___________________________   ______________________________ 
Clerk       Chair/ Vice Chair 

 

 



  

  

PLANNING COMMISSION 
REPORT 

APPLICATION FOR A CONDITIONAL USE PERMIT 
914 HANCOCK ST. 

PARCEL (57-60031.000) 
 

 

 

Reference Number: PCONDU22-0008 

Date of Report: October 27, 2022 

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  

Applicant/Owner: Ralph Chamberlin – Director of Erie Metropolitan Housing Authority 
     322 Warren St.  
     Sandusky, OH 44870 
 
Authorized Agents:  Michael LaMarca 
      322 Warren St.  
       Sandusky, OH 44870 
 

  
 
Site Location:  914 Hancock St.  
     Sandusky, OH 44870 
 
Zoning:    LB – Local Business District 
 
Surrounding Zoning: North: LB – Local Business 

 East: R1-40 – Single Family Residential  
      South: LB – Local Business 
      West:  LB – Local Business 
         
 
 
Surrounding Uses:   Residential  
 
Existing Use:        Community Garden 
 
Proposed Use:  Community Garden 
 
Applicable Plans & Regulations: City of Sandusky Zoning Code Section 1129.03 & 1133.04 
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SI TE  P I CT URES  

Subject Parcels Outlined in Red: 
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Aerial Photo of site 

 
 

Street view from 7/2019 
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PROJECT  DESC RIP TIO N  

The site is approximetely 0.1 acres. There is currently a community garden on the site with raised 
garden beds.  

The applicant seeks to obtain a conditional use permit to make the existing community garden a 
legal conforming use that allows a shed as an accessory use. A shed permit was applied for to 
place a storage shed on the site for maintenance items. A shed is only permitted as an accessory 
use to a permitted main use.  In this case, the garden is not a permitted main use in a Local 
Business District without a conditional use permit to allow uses permitted in a Public Facilites 
District. Staff directed a conditional use permit process instead of a variance to allow more 
permitting flexibility in the future for the site. With a conditional use permit, other allowable 
accessory uses can be permitted administratively.  

 
 

APPL ICA BLE  CODE  SECTIO N S  

CHAPTER 1133 
Business Districts 
 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; 
 
 
CHAPTER 1129 
Residential Districts 
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CHAPTER 1123 
Public Facilities District 

 
 

DEPA RTMEN T O F P LA N NI N G COMMEN TS  

A garden use is not a permitted use in the zoning code. The Local Business District allows 
residential uses. Public facilities uses are permitted with a conditional use permit in a residential 
district. Public parks are a permitted main use in the Public Facilities District. A conditional use 
permit process is required to bring this use up to conformity to the zoning code. Staff found no 
records of this garden becoming a legal conforming use.  
 
Staff considers the community garden to be a great public asset to this neighborhood.  
Community Development staff have heard several public compliments towards this public 



 

 7 

garden. Staff supports the continued efforts to the community the garden provides at this 
location and supports its ongoing goals. 
 
 

OT HER DEPA RTME NT COM MENTS   

Engineering Staff: 
No objections have been received as of the writing of this report 
 
Building Staff: 
No objections have been received as of the writing of this report 
 
Police Department: 
The Police Department has no objections 

Fire Department: 
No objections have been received as of the writing of this report 
 

CONC LU SIO N/ RECOMME N DAT ION  

In conclusion, staff recommends the approval of the proposed conditional use permit for the 
community garden at 914 Hancock St. parcel (57-60031.000).  
 

1. All applicable permits for future plans must be obtained through the Building 
Department, Engineering Department, and any other applicable agency prior to 
construction. 

 























  

  

PLANNING COMMISSION 
REPORT 

APPLICATION FOR SITE PLAN APPROVAL AT 
1001 FREMONT AVE.(PARCEL 60-00421.000) 

 
 

Reference Number: PSPOS22-0013 

Date of Report: October 26, 2022 

Report Author: Alec Ochs, Assistant Planner 

 

 

 

 

  

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 N D I N FO RM ATI ON  

 
Applicant/Owner: Classic Investors 
     1001 Fremont Ave.  
     Sandusky, Ohio 44839 
 
Authorized Agent: John Carrigan  

37 Court St.  
     Tiffin, OH 44883 
 
Site Location:  1001 Fremont Ave.  
     Sandusky, Ohio 44839 
 
Zoning:    CS – Commercial Service 
 
Surrounding Zoning:  

North: RMF – Multi-Family Residential  
     South: CR – Commercial Recreation  
     East: RMF – Multi-Family Residential 
         CS – Commercial Service 
     West: CS – Commercial Service 
 
 
Surrounding Uses:   Business, cemetery, vacant land 
            
 
Existing Use:        Storage 
 
Proposed Use:  Storage  
 
Applicable Plans & Regulations: 1149 Site Plan Review and Off-Street Parking 
 1137 Commercial Districts  
 



 

 3 

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

 
Aerial Photo (taken March 2021)  

 
 



 

 5 

East Façade Perpsective 

 
 

 

PROJECT  DESC RIP TIO N  

The site is approximately 9.38 acres. The site sits on the western edge of the City limits next to 
route 2 exit 131 ramp.   
 
This property currently contains 7 storage buildings totaling 32,200 square feet. The new 
building will be 30’ x 200’ and will add an additional 6,000 sq. ft. of storage. The site coverage 
with the eight building addition is 9%, well below the 50% threshold.  
 
 

APPL ICA BLE  CODE  SECTIO N S  

CHAPTER 1137 
Commercial Districts 
 
1137.05 PERMITTED MAIN BUILDINGS AND USES; COMMERCIAL SERVICES DISTRICT. 
   (a)   Main Buildings and Uses. 
(..) 
 (2)   Wholesale businesses, services and storage establishments as follows: 
I.   Warehouses, storage and wholesale establishments, freight yards and stations, excluding 
storage of explosive and flammable gases, solids, or liquids; 
   (a)   Main Buildings and Uses. 
(..) 
 1137.07 AREA REGULATIONS. 
   (a)   Every main business, or commercial or manufacturing building in a commercial district 
shall be located on a lot not less than 66 feet wide, of sufficient area to provide the required 
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yards and off-street parking, and not more than 50% of the lot area shall be covered with 
buildings. 
   (b)   Provided, however, for a main business, or commercial or manufacturing building in a 
commercial district of which at least 75% was constructed prior to October 15, 1956, the 
Commission may by a conditional use permit allow the lot area covered by buildings to be 
increased to 65% if it determines that: 
(1)   No additional land can be readily acquired to maintain a 50% yard area after the 
construction of additional buildings, and 
(2)   The construction of additional buildings will not create additional fire, explosion, or other 
hazards, and 
(3)   Every reasonable effort has been made by the applicant to create sufficient off-street 
parking, and loading and unloading facilities, or 
(4)   The nature of the business conducted is such that coverage of area by buildings is great in 
comparison to the needed employee or customer parking or loading and unloading facilities, or 
(5)   The nature of the business conducted is such that much of the storage of goods or vehicles 
is in buildings. 
 
  1137.09 HEIGHT REGULATIONS. 
   The height of any main or accessory building in a commercial district shall not exceed 2 stories 
or 40 feet in height, except that chimneys, flagpoles, towers, water tanks, and other mechanical 
appurtenances located upon or constructed in connection with a building may be erected above 
maximum height specified. 
 
CHAPTER 1149 
Site Plan Review and Off-Street Parking 
 
   1149.04 MEASUREMENT STANDARDS. 
   For the purpose of determining accessory off-street parking requirements definitions and 
standards shall be as follows: 
(..) 
   (c)   Floor Area. The total area of all the floors measured from the exterior faces of the building 
(except the floor, or part thereof, used for the storage or warehousing may be waived with 
administrative approval and if not approved by the administration, the Planning Commission 
may approve the waiver), or where set forth in the following schedule, only the floor area used 
by specific use. 
 
  1149.05 SCHEDULE OF REQUIRED OFF-STREET PARKING. 
(…) 
(Commercial and Manufacturing) 
(…) 
 (1)Commercial services, laboratories, storage machine shops and similar establishments –  
1 space per 650 square feet of gross floor area 
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SUP PLEMEN TA L  NOT ES  /  P LA NN IN G D IV I SIO N COMMENT S  

According to the requirements in Section 1149.04 of the Zoning Code, Measurement Standards 
(c) “Storage or warehousing may be waived with administrative approval and if not approved by 
the administration, the Planning Commission may approve the waiver”. Staff recommends 
waiving any parking requirements.  
 
With no additional parking requirements, no additional landscaping is required.  
 
All area standards are satisfied.  
 
All yard regulations are satisfied.  
 
This is a permitted use.  
 

OT HER DEPA RTME NT COM MENTS   

 
Engineering Staff: 
No objections have been received as of the writing of this report 
 
Building Staff: 
No objections have been received as of the writing of this report 
 
Police Department: 
The Police Department has no objections 

Fire Department: 
No objections 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 site plan for 1001 Fremont Ave. (parcel 60-
00421.000) with the following conditions: 
 

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

 
 



















































  

  

PL ANNING COMMISSION 
REPORT 

APPLICATION FOR A MAP AMENDMENT TO THE 
ZONING MAP FOR 603, 605, 611, 617 & 619 E. 
WASHINGTON ST. (PARCELS 56-00022.000, 56-
00734.000, 56-00033.000, 56-00356.000, 56-

00030.000) 
 

Reference Number: PRZ22-0008 

Date of Report: October 29, 2022 

Report Author: Alec Ochs, Assistant Planner 
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P L A N N I N G  D I V I S I O N  
 



 

 

2 

 

 
 

City of Sandusky, Ohio 
Planning Commission Report 

BACKG ROU N D I N FO RM ATI ON  

Applicant / Owner:  Lioness Realty – Danielle Murray 
     603 E. Washington St.    
     Sandusky, OH 44870 
     
 
Site Location:  603, 605, 611, 617 & 619 E. Washington St.    
     Sandusky, OH 44870 
 
Current Zoning:  R2F – Two Family Residential     
 
Surrounding Zoning: North- R2F – Two Family Residential      

East- R2F – Two Family Residential     
South- R2F – Two Family Residential     

      West- R2F – Two Family Residential     
        
 
Existing Use:   Residential  
 
Proposed Zoning: R2F – Two Family Residential, Transient Overlay District 
 
Applicable Plans & Regulations: City of Sandusky Bicentennial Comprehensive Plan  

City of Sandusky Planning and Zoning Code Chapters: 
1129.06 Residential Districts – Accessory uses                                  
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SI TE  P I CT URES  

Subject Parcels Outlined in Yellow: 
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Aerial of site 

 
 

Northern side of E. Washington St. looking eastward 
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Northern side of E. Washington St. looking eastward 

 
 

PROJECT  DESC RIP TIO N  

The sites 603, 605, 611, 617 & 619 E. Washington St. currently have residential structures.   

The applicant’s property at 603 E. Washington St. is not contiguous to the transient overlay 
district but in close proximity. However, a notarized document has been submitted by the 
applicant with signatures of approval from all property owners between the applicant’s property 
(603 E. Washington St.) and the property contiguous to the transient overlay district (619 E. 
Washington St.) in favor of the re-zoning. The approval would expand the transient overlay 
district across the entire northern side of the 600 block of E. Washington St.  

The applicant at 630 E. Washington St. is proposing the rezoning of her property to use the 
home for transient occupancy.  

APPL IC A BLE  CO DE SEC TIO N S  

CHAPTER 1113 
Amendments 
 
Chapter 1113 Amendments, of the Zoning Code states that the Zoning Map may be amended 
periodically in order to keep it abreast of new zoning techniques, as well as when the following 
general conditions arise: 

(1) Whenever a general hardship prevails throughout a given district; 
(2) Whenever a change occurs in land use, transportation, or other sociological trends, 

either within or surrounding the community; and 
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(3) Whenever extensive developments are proposed that do not comply but would be in 
the public interest. 
 

CHAPTER 1129 
Residential Districts 

 
  1129.06 ACCESSORY USES. 
  (g)   Transient Occupancy Overlay District. The renting from a resident family to other 
individuals for the purpose of transient occupancy is permitted within an approved Transient 
Occupancy Overlay District. 
      (1)   Establishment of a Transient Occupancy Overlay District. 
         A.   Initiation of change: Whenever deemed appropriate and in the interest of the general 
welfare of the city, the City Commission or Planning Commission may initiate a Transient 
Occupancy Overlay District. The overlay district shall be created to spur investment in a 
declining geographic area with the goal of increasing property values and maintenance of homes 
in areas that are close in proximity to commercial and retail areas. 
 

 
1149.05  SCHEDULE OF REQUIRED OFF-STREET PARKING. 
Building or Use 
 

Required Minimum Parking Space 
 

               (1) One-family dwelling             2 spaces/dwelling unit  x 1 
 
Required Parking Spaces: 2  
Existing Parking Spaces at Property: 2 
 

DEPA RTMEN T O F PL A N NI N G COMMEN TS  

The Bicentennial Comprehensive Plan outlines a number of priorities for the neighborhood. 
Some of the priorities related to this site are: 

1) 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. 

2) Zoning changes to encourage hospitality: Determine appropriate zoning for transient 
rentals and hotels, and other hospitality development in the city.  

 
Understanding the goals set for this area by the city’s Comprehensive Plan and the reasons 
previously stated in this report staff believes the rezoning could satisfy the above conditions.   
 
Given recent staff research and commission subcommittee discussions about transient rental 
expansion in the city, it was the consensus to rely on the regulations we have in place as the 
mechanism for measured expansion of this land use. 
 
Transient rental is currently permitted at four properties on the northern side of the 600 block. 
It is staffs understanding that these some of these four properties are used for transient rental.  
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It is unclear if the other property owners are interested in transient rental use, though they did 
authorize the applicant to act as their agent to rezone the properties.  
 
Lastly, if the applicant desires these properties to be utilized for transient rental, they each 
would need their own transient rental application and be thoroughly reviewed by the Code 
Enforcement Department and the Planning Department. 
 

OT HER DEPA RTME NT COM MENTS   

Engineering Staff: 
No objections have been received as of the writing of this report 
 
Building Staff: 
No objections have been received as of the writing of this report 
 
Police Department: 
The Police Department has no objections 

Fire Department: 
No objections have been received as of the writing of this report 
 

CONC LU SIO N/ RECOMME N DAT ION  

In conclusion, staff is not opposed to the approval of the proposed amendment to the Zoning 
Map for 603, 605, 611, 617 & 619 E. Washington St. (parcels 56-00022.000, 56-00734.000, 56-
00033.000, 56-00356.000, 56-00030.000) with the following conditions:  
 

1. All applicable permits must be obtained through the Building Department, Engineering 
Department, and any other applicable agency prior to transient occupancy. 















  

  

PL ANNING COMMISSION 
REPORT 

APPLICATION FOR A PL ANNED UNIT 
DEVELOPMENT: PRELIMINARY PL AN APPROVAL 

AND AN AMENDMENT TO THE ZONING MAP FOR 
701 E. WATER ST. (PARCELS 56-61377.000, 56-
61377.001,  56-01377.001, &  56-01313.000) 

 

Reference Number: PPPP22-0001 

Date of Report: October 29, 2022 

Report Author: Arin Blair, AICP, Chief Planner 

 

 

 

 

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  

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

BACKG ROU N D I N FO RM ATI ON  

Owner:     City of Sandusky and State of Ohio 
      
Applicant/   Battery Park Sandusky, LLC 
Leaseholder:  38119 Stevens Blvd.  
     Willoughby, OH 44094 
     
Authorized Agent:   Lynn Harlan 
     38119 Stevens Blvd.  
     Willoughby, OH 44094 
 
Site Location:  701 E. Water St. 
     Sandusky, OH 44870 
 
Current Zoning:  DBD – Downtown Business District     
 
Surrounding Zoning: North- DBD – Downtown Business District     

East- DBD – Downtown Business District     
South- PF – Public Facilities      

      West- R2F – Two Family Residential     
            CS – Commercial Service 
       DBD – Downtown Business District        
 
Existing Use:  Park, marina, parking 
 
Proposed Zoning: Planned Unit Development  
 
Applicable Plans & Regulations: 2007 Marina District Plan, 2018 Bicentennial 

Comprehensive Plan, 2017 East Waterfront Vision Plan, and 
2021 Downtown Master Plan, City of Sandusky Planning and 
Zoning Code Chapters: 1155 Planned Unit Development   
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SI TE  P I CT URES  

Subject Development Parcels Outlined in Red: 
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Aerial of primary development site 

 
 

Birds-eye view of the land area looking eastward 
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Diagram of all land area included in proposal (including marina break walls and piers) 

 

Adopted Downtown Master Plan site diagram 
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Existing site condition 

 

 

 



 

 7 

SI TE  D ESC RIP TIO N  

Battery Park has long been considered a transformational development site for the City of 
Sandusky. This is most recently documented in a 2007 Marina District Plan, multiple conceptual 
site diagrams in the 2018 Bicentennial Comprehensive Plan, 2017 East Waterfront Vision Plan, 
and 2021 Downtown Master Plan. All the concepts include mixed use development that 
celebrates the bayfront location, walkable and connected street grid, public access to the 
water’s edge, and public park space.   

The parcels of the site area are currently a mix of marina use, piers and break walls, park space, 
and surface parking. The marina includes restaurant, guest services, and private outdoor space. 
The site is approximately 12.10 acres of land area, with a total area of 32.90 acres including the 
water within the marina. There is approximately 6.5 acres of parking (54%, approximately 650 
spaces), 0.5 acres of marina use (4%), and 5.1 acres of park / greenspace (42%).  
 

PROJECT  DESC RIP TIO N  

The applicant has submitted a preliminary development plan in pursuance of a Planned Unit 
Development zoning district on the site. The proposed site plan is arranged into a walkable, 
mixed-use development that maximizes the pedestrian experience and access to a revitalized 
Battery Park public park space and Sandusky Bay. It utilizes shared parking within two parking 
structures accessible from Meigs Street and a new extension of East Water Street. The 
structures provide a significant increase in parking spaces, with a significant decrease in the land 
use area taken up by parking. 
 
Retail space is organized on the ground floor on either side of Water Street and along the edge 
of Sandusky Bay. Along the entire waterfront, a wide (20-40 ft) public Shoreline Boardwalk 
maximizes public views and continuous access to the water. Views from Meigs Street and Water 
Street are preserved and terminate into revitalized public piers and Breakers Stroll around the 
Marina. The Battery Park public park occupies the north-eastern-most portion of the area, 
ensuring the best views of the Bay and Cedar Point are retained by open public space.  
 
Residential condominiums occupy the upper floors of the northern building on East Water 
Street. Residential apartments are located in the curved building that fronts Sandusky Harbor 
Drive. A Hotel occupies the corner building at the south-east corner of Meigs and Water Street. 
 
The parking structures are carefully integrated into the site, so they are visible and accessible to 
drivers, but do not detract from the pedestrian experience at street level. The south garage is 
embedded in the block with the hotel and residential apartments. The north garage is activated 
by first floor retail on all sides – Water Street, Meigs Street, and public Shoreline Boardwalk. The 
streetscapes include two-way drive lanes, on-street parking, wide sidewalks, landscape and 
amenities.   
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The master plan depicts a comprehensive development plan for the entire site that includes: 
 

- Public open space (9.17 acres) with public amenities and expanded access to the water 
- Public parking structures including 964 spaces, and +/-48 on-street public parking spaces   
- Extension of two public streets (Water Street and Market Street) and new public street 

Sandusky Harbor Drive with broad sidewalks and landscape 
- Development within three primary structures: 

o Residential mix of 68 condominiums and 172 apartments 
o Hotel 120-130 keys 
o First floor retail space total gross square footage of 57,767 
o Marina with +/- 530 boat slips 

 
Preliminary site plan rendering 
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Proposed Public Open Space  

 

 

APPL IC A BLE  CO DE SEC TIO N S  

CHAPTER 1155 
Planned Unit Development 
 
   1155.01 PURPOSE. 
   The PUD District is established to promote progressive development of land and construction 
thereon by encouraging planned unit developments to achieve: 
   (a)   A maximum choice of living environments by allowing a variety of housing and building 
types and permitting an increased density per acre and reductions in lot dimensions, yards, 
building setbacks, and area requirements; 
   (b)   A more useful pattern of open space and recreation areas and, if permitted as part of the 
project, more convenience in the location of accessory commercial uses and services; 
   (c)   A development pattern which preserves and utilizes natural topography and geologic 
features, scenic vistas, trees and other vegetation, and prevents the disruption of natural 
drainage patterns; 
   (d)   A more efficient use of land than is generally achieved through conventional development 
resulting in substantial savings through shorter utilities and streets; 
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   (e)   A development pattern in harmony with the land use, transportation, and other objectives 
of the City of Sandusky Comprehensive Plan; 
   (f)   The City is prepared to accept a greater population density in undeveloped areas than that 
reflected by conventional zoning, provided the developer can demonstrate that any increment 
of public cost attributable to increased densities will be compensated for by the private 
amenities and public benefits to be achieved by the plan of development. 
      (Ord. 08-038. Passed 4-28-08.)   
 
1155.03 PERMITTED USES. 
   Compatible residential, commercial, public and quasi-public uses may be combined in the PUD 
District, provided the City Planning Commission and the City Commission find that the proposed 
location of the commercial uses will not adversely affect adjacent property, and/or the public 
health, safety, and general welfare. 
(Ord. 08-038. Passed 4-28-08.) 
 
1155.04 ACCESSORY BUILDINGS AND USES. 
   (a)   Accessory buildings and uses are permitted provided that such buildings and uses are 
customary and incidental to the principal use and are situated on the same lot as the principal 
building. 
 
1155.05 MINIMUM PROJECT AREA. 
   There is no minimum project area requirement for a PUD District. 
(Ord. 08-038. Passed 4-28-08.) 
 
   1155.06 COMMON OPEN SPACE. 
   (a)   A minimum of twenty percent (20%) of the land developed in any planned unit 
development project shall be reserved for common open space and recreational facilities for the 
residents or users of the area being developed. 
   (b)   At the discretion of the Planning Commission, the required amount of common open 
space land reserved under a planned unit development shall either: 
      (1)   Be held in corporate ownership by owners of the project area for the use of each owner 
who buys property within the development; or 
      (2)   Be acceptable to the City for dedication as common open space for parks, recreation, 
and related uses. 
   All land dedicated to the City must meet the Planning Commission’s requirements as to size, 
shape, and location. Public utility and similar easements and rights-of-way for water courses and 
other similar channels are not acceptable for common open space dedication to the City unless 
such land or rights-of-way are usable as a trail or other similar purpose and approved by the 
Planning Commission. The legal responsibility and method of the maintenance of all open 
spaces shall be specified by the developer before approval of the Preliminary Development Plan. 
   (c)   Landscaping of open spaces shall be sufficient to provide a park-like environment and 
reduce the harshness of bare structures and land. Planted species shall be of types and sizes to 
assure a park atmosphere and permanent survival. 
(Ord. 08-038. Passed 4-28-08.) 
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   1155.07 UTILITY REQUIREMENTS. 
   Underground utilities, including telephone and electrical systems, are required within the 
limits of all planned unit developments. The City encourages the location of utility lines in alleys 
or easements behind buildings instead of in street rights-of-way whenever possible. 
Appurtenances to these systems which can be effectively screened may be exempted from this 
requirement if the Planning Commission finds that such exemption will not violate the intent or 
character of the proposed planned unit development. 
(Ord. 08-038. Passed 4-28-08.) 
   (b)   For the purpose of regulating accessory buildings and uses, all residential uses in PUD 
Districts shall conform to the Residential District regulations of the Zoning Code in Chapter 1129. 
(Ord. 08-038. Passed 4-28-08.) 
 
   1155.08 MINIMUM LOT SIZE AND MAXIMUM HEIGHT REGULATIONS. 
   (a)   The following minimum and maximum requirements shall be observed: 

 
A diversification of lot sizes is encouraged. Lot widths and setbacks may be varied to allow for a 
variety of structural designs. Clustering of dwellings is encouraged. Maintaining waterfront 
views/vistas for projects close to Sandusky Bay and Lake Erie is also encouraged. 
   (b)   For determining density as shown in the above table, the term “residential acre” does not 
include street rights-of-way or common open space. 
   (c)   Notwithstanding the provisions of this section, every building abutting the perimeter of 
the planned unit development shall maintain a building setback of at least twenty-five (25) feet. 
   (d)   Where townhouses are used, there shall be no more than eight townhouse units in any 
contiguous group. (Ord. 08-038. Passed 4-28-08.) 
 
   1155.09 PARKING. 
   Off-street parking, loading and service areas shall be provided in accordance with Chapter 
1149 of this Zoning Ordinance. 
(Ord. 08-038. Passed 4-28-08.) 
 
1155.10 ARRANGEMENT OF COMMERCIAL USES. 
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   When planned unit development districts include commercial uses, the amount of land which 
may be devoted to commercial use shall be approved by the Planning Commission and the City 
Commission. Commercial buildings and establishments shall be planned as groups having 
common parking areas and common ingress and egress points in order to reduce the number of 
potential accident locations at intersections with thoroughfares. Planting screens or fences shall 
be provided on the perimeter of the commercial areas abutting residential areas. The plan of 
the project shall provide for the integrated and harmonious design of buildings, and for 
adequate and properly arranged facilities for internal traffic circulation, landscaping, and such 
other features and facilities as may be necessary to make the project attractive and efficient 
from the standpoint of the adjoining and surrounding noncommercial areas. 
(Ord. 08-038. Passed 4-28-08.) 
 
   1155.11 MAINTENANCE OF UNDEVELOPED AREAS. 
   All areas designed for future expansion or not intended for immediate improvement or 
development shall be landscaped as approved by the Planning Commission and maintained in 
accordance with a landscape maintenance plan approved by the Planning Commission. Natural 
and scenic areas should be preserved wherever possible. 
(Ord. 08-038. Passed 4-28-08.) 
 
1155.14 APPLICATION CONTENTS; PRELIMINARY PLAN. 
   An application for zone change for a PUD District shall be accompanied by a preliminary plan 
and shall be filed with the Chairman of the Planning Commission by at least one owner or lessee 
of the property for which the planned unit development is proposed. At a minimum, the 
application shall contain the following information: 
   (a)   All information normally required for a zone change amendment under Chapter 1113 of 
this Zoning Ordinance; 
   (b)   Name, address and telephone number of registered surveyor, registered engineer and/or 
urban planner assisting in the preparation of the preliminary plan; 
   (c)   A preliminary plan at a scale approved by the Chief Planner, showing topography at two 
foot intervals; location and type of residential and commercial uses; layout, dimensions, names 
of existing and proposed streets, rights-of-way, utility easements, parks and community spaces; 
layout and dimensions of lots and building setback lines; preliminary improvement drawings 
showing utility lines and other items as the Planning Commission deems necessary; 
   (d)   Proposed schedule for the development of the site; 
   (e)   Evidence that the applicant has sufficient control over the land in question to initiate the 
proposed development plan within eighteen (18) months; 
   (f)   The application for planned unit development shall be accompanied by a written 
statement by the developer setting forth the reasons why, in his opinion, the planned unit 
development would be in the public interest and would be consistent with the City’s statement 
of objectives for planned unit developments in Section 1155.01; 
   (g)   A PUD filing fee and deposit as set by the City Commission. The number of copies of the 
application and preliminary plan required for submittal shall be set by the Planning Commission. 
      (Ord. 08-038. Passed 4-28-08.) 
 
   1155.15 PRELIMINARY PLAN APPROVAL. 
   (a)   Review of Preliminary Plan. The Planning Commission shall review the preliminary plan 
and zone change request to determine if it is consistent with the objectives of this chapter; 
whether the proposed development advances the general welfare of the community and 
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neighborhood; and whether the benefits of combining various land uses justify the deviation 
from conventional district regulations. 
   (b)   PUD Zone Change and Preliminary Plan Recommendations. After review, the Planning 
Commission shall recommend to the City Commission that the zone change request and the 
preliminary plan be approved as presented, approved with supplementary conditions, or 
disapproved. The City Commission will then follow normal zone change procedures specified in 
Chapter 1113. 
(Ord. 08-038. Passed 4-28-08.) 
 
CHAPTER 1113 
Amendments 
Chapter 1113 Amendments, of the Zoning Code states that the Zoning Map may be amended 
periodically in order to keep it abreast of new zoning techniques, as well as when the following 
general conditions arise: 

(1) Whenever a general hardship prevails throughout a given district; 
(2) Whenever a change occurs in land use, transportation, or other sociological trends, 

either within or surrounding the community; and 
(3) Whenever extensive developments are proposed that do not comply but would be in 

the public interest. 
 

1149.05  SCHEDULE OF REQUIRED OFF-STREET PARKING. 
Building or Use 
 

Required Minimum Parking Space 
 

               (1) One-family dwelling             2 spaces/dwelling unit  x 1 
 
Required Parking Spaces: 2  
Existing Parking Spaces at Property: 2 
 

REL ATIO N TO ADOP TED  PL A NN ING  DOC UMENT S  

The Downtown Master Plan outlines a number of priorities for the Project. The Guiding 
Principles for the plan, set by public feedback dictate the plan will: 

1) Connect downtown’s assets with a cohesive, walkable street network 
2) Increase connections to the water with public access and views 
3) Grow downtown as a neighborhood with more residential options 
4) Establish downtown as a year-round destination with things to do every season 
5) Increase the number of visitors to downtown and increase how long they stay 
6) Foster the success of downtown retail with public realm investments and a vision for 

new and infill development  
 
The Downtown Master Plan also outlines specific guiding principles for development of  
Battery Park. These include: 
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- As development occurs, considerations to ensure it connects to existing neighborhoods 
as an extension of the historic street grid will be important for the success of new 
development.  

- Likewise, development on this site should have no “back,” meaning it is welcoming to 
pedestrians approaching it from Water and Meigs Streets as well as from Sandusky Bay. 

- The Battery Park concept emphasizes a balanced mix of uses and neighborhood 
character, including public and private development, public spaces, walkability, 
connectivity to surrounding neighborhoods, and connectivity to the downtown core. 

 
The Downtown Master Plan includes the following specific components for development of 
Battery Park: 

1) Streetscape, green space, and connectivity to surrounding neighborhoods 
2) Sandusky Bay Pathway connection 
3) Public boardwalk with continuous public access to the waterfront 
4) Battery Park public event space 
5) Mixed use development, such as hotel, medium to high density residential, and retail 

 

PL A NN IN G DI VI SIO N COMENT S  

The mix of uses, public access, and arrangement of the site plan is in alignment with the vision 
for the development of Battery Park and are consistent with the objectives of the PUD 
ordinance. The parking requirements of the code are met. 
 
Retail   231 spaces 
Condo  136 spaces 
Apartments 258 spaces 
Hotel  130 spaces 
Marina  353 spaces 
Total demand by the code 1,108 
Total provided in the plan  1,112 
 
Further, staff expect parking will be shared by a high percentage of users – for example, 
residents walking to retail locations, hotel and marina guests visiting retail locations. The 
abundance of parking will support the existing parks and commercial establishments within 
walking distance of the development. 
 

OT HER DEPA RTME NT COM MENTS   

Engineering Staff: 
Engineering comments have been incorporated into iterative site plan drafts before the 
submission of the Preliminary Development Plan to Planning Commission.  
 
Building Staff: 
No concerns have been received as of the writing of this report 
 
Police Department: 
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No concerns have been received as of the writing of this report 

Fire Department: 
No concerns have been received as of the writing of this report 

CONC LU SIO N/ RECOMME N DAT ION  

In conclusion, staff recommends the approval of the Preliminary Plan and support of the 
Amendment to the zoning map to Planned Unit Development for 701 E. Water St. (parcels 56-
61377.000, 56-61377.001,  56-01377.001, &  56-01313.000 with the following conditions:  

1. All applicable permits must be obtained through the Building Department, Engineering 
Department, and any other applicable agency prior to transient occupancy. 

2. The legal responsibility and method of the maintenance of all open spaces, including 
streetscape amenity zones, shall be specified by the developer before approval of the 
Final Development Plan. 

3. The building standards submitted as part of the Final Development Plan include 
dimensions of architectural features of all facades, and specification of materials.  

4. The detailed landscape plan submitted as part of the Final Development Plan include an 
interim landscape treatment and garage screening for the future building site identified 
on Meigs Street. 
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