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Mr. Hirt asked Mr. Di Biasio if this answered his questions. Mr. Di Biasio stated he and his
wife are still against this rezoning request as it allows for much broader commercial changes to the
property which could create safety issues in the neighborhood. Ms. Rozak said they share his
concern and that they can only hope when an applicant comes before them with requests such as
this that they are being truthful in terms of their ideas. Ms. Rozak thanks Mr. Di Biasio for his
comments and concerns.

There being no further discussion, Mr. Dress motioned to approve the rezoning with Resolution
21-2025 as follows:

The Board of Trustees of Danbury Township, County of Ottawa, Ohio, met in special session
at 5:30p.m., on October 13, 2025, at the Danbury Township Hall, 5972 E. Port Clinton Eastern
Road, Marblehead, Ohio 43440, with the following members present:

Ms. Dianne Rozak; Mr. John Paul Dress; Mr. David Hirt

Mr./ Mg 3) R’ E SE introduced the following resolution and moved its
adoption:

RESOLUTIONNO. _ 21  -2025

A RESOLUTION ADOPTING AN APPLICATION FOR A MAP
AMENDMENT TO THE DANBURY TOWNSHIP ZONING MAP

WHEREAS, Ohio Revised Code section 519.12(A)(1) authorizes amendments to the zoning map
initiated by the filing of an application by one or more of the owners or lessees of property within
the area proposed to be changed, and

WHEREAS, James Beardsley, Owner of Cypress Row Hospitality Group, LLC for the property
located at 398 & 406 Erie Beach Road, Section 1, Lot 10, Wright’s II Subdivision, Block 2, Lots
24-26 PIN# 0141181328819000 & 0141181328819001, consisting of 0.3205ac., filed Case No.
Z(C-2025-161 requesting a Map Amendment from “R-2” Suburban Residential to “C-2” General
Commercial, and

WHEREAS, the Ottawa County Regional Planning Commission held a public hearing on August
19, 2025, and recommended approval of the proposed map amendment as presented; and

WHEREAS, the Danbury Township Zoning Commission held a public hearing on September 3,
2025 and by motion and vote recommended 5-0 to approve the proposed map amendment; and

WHEREAS, on October 13, 2025, the Board of Trustees held a public hearing on said
amendment, received public comment, and reviewed all pertinent documents; and

NOW, THEREFORE, BE IT RESOLVED that the Board of Trustees at the conclusion of the
public hearing, by motion and vote, voted to uphold the recommendation of the Danbury
Township Zoning Commission and that the application for a Map Amendment be approved as
presented, finding that the Decision Criteria “b” of Section 7.7.3.E.ii of the Danbury Township
Zoning Resolution is satisfied and that the amendment would be in the best interest of the
Township and the public, and is in keeping with good land use planning.

BE IT FURTHER RESOLVED by the Board of Trustees of Danbury Township, Ottawa
County, Ohio:
1) The Board does hereby adopt the amendment to the Danbury Township Zoning Map
attached hereto as Exhibit A; and

2) That this portion of property be subject to the regulations of Article 3 (“C-2” General
Commercial) and other applicable sections of the Danbury Township Zoning
Resolution, including but not necessarily limited to area regulations, building
setbacks, landscaping, buffering and screening, signage, lighting, and parking
standards; and

3) That it is hereby found and determined that all formal actions of this Board
concerning and relating to the passage of this Resolution were taken in an open
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meeting of this Board, and that all deliberations of this Board and of any of its
committees that resulted in such formal action were taken in meetings open to the
public, in compliance with all legal requirements including Section 121.22 of the
Ohio Revised Code; and

|
‘ 4) That this Resolution shall be effective at the earliest date allowed by law.
|

Ms. (P\ 024 K seconded the Resolution, and the roll being called upon the
Question of its adoption, the vote resulted as follows:

Vote Record: Ms. Rozak ies Mr. Dress 2;’,5 Mr. Hirt \/€$

{ ADOPTED this _13" day of October, 2025.

Board of Trustees
Attest: Danbury Township
” ] Ottawa Count:.r_g;hxo .
‘ BrinkleyPad .~ U? LJ 7] ——
Fiscal Officer - - Diar ( ak

! \A '(_L___

‘ ‘ AUTHENTICATION

IT IS HEREBY CERTIFIED that the foregoing is a true and correct transcript of a
resolution duly passed by this Board of Trustees in session this 13" day of October, 2025 and
filed with the Danbury Township Fiscal Officer.

} Attest:_

__(/

\ Bnnkley Paul =
Fiscal Officer

Ms. Dale thanked the attendees at the second hearing; they left the meeting and then she
introduced the third case of the evening:

Public Hearing
Z.C-2025-166
Danbury Township
Text Amendment

Request for Text Amendments. To add a new Sec. 4.20 to include Use Standards for Storage
Areas. Amendments include adding definitions to Sec. 2.2 regarding Storage Areas, Brokerage,
Development Site, Major & Minor Thoroughfares, Sec. 3.4 Use Matrix listing Storage Areas as a
Conditional Use instead of a Permitted Use. Other amendments include modifying Sec. 5.2
Accessory Buildings and prohibiting habitation of said structures, Sec. 5.3 Breezeways clarifying
applicability to all zoning districts, Sec. 5.8 Landscaping & Buffering addressing preservation of
existing vegetation, installation time requirements, plan submission requirements and other
general requirements of landscaping widths, spacing, opacity and maintenance. Modification to ‘
Sec. 5.10.4 Parking & Off-Street Loading Requirement to increase edge of parking setback to |
coincide with minimum landscaping requirements. |

Ms. Dale stated she would read the summary of changes but asked the Trustees if they would |
agree to defer reading the entirety of the staff report if they would agree to have the staff report language ||
placed in the meeting minutes for the benefit of the public and record. The Trustees agreed.

At the end of 2023, beginning of 2024, the Danbury Township Board of Trustees contracted
with Miami University of Ohio to conduct a study of commercial storage facilities within the Township
to better understand our existing conditions, capacity, demand and to estimate potential future storage
needs. Admittedly, this study was not as inclusive as we would have liked and primarily focused on ‘
watercraft and recreational vehicle (RV) storage within the Township, including the Village of
Marblehead. The key finding of this study was that Danbury Township currently has a surplus of 50
acres of land being used for storage purposes. In addition to the Miami University study, based on our
own permit data, in the last 5 years, 50 new storage buildings have been constructed, resulting in
410,000s.f. of building space. Storage accounts for, on average, 75% of all new commercial space in
Danbury Township. As of June 2025, 5 new commercial storage permits had been issued resulting in ‘

|

34,648s.1f. or 87% of all commercial space issued. The township currently has or knows of 2.3 million
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|| s.f. of storage building space existing and proposed. This accounted for roughly 20% of the 266ac. used
by the 75-79 storage property owners. If these properties maxed out their allowable 60% lot coverage,
we could potentially see 4.6 million additional s.f. built. The question became, “How do we responsibly
manage this?”

As a result of this study and repeated concerns expressed by residents of the Township, in
September 2024, the Danbury Township Trustees tasked the Zoning Commission to begin reviewing
the storage regulations within the Danbury Township Zoning Code. During the joint work session of
the Trustees and Zoning Commission, they looked at many options, such as total prohibition of new
storage, enacting a moratorium, creating a special zoning district just for storage or making storage a
Conditional Use. Ultimately it was decided to move forward with storage as a Conditional Use.

The Board of Trustees directed the Zoning Commission to recommend amendments to our
current zoning code language so that future storage developments within the Township are located
farther back off, or away, from our roadways. The vision and goal of the Trustees is to have the frontage
of commercial properties used for commercial purposes other than storage buildings or storage lots.
The Trustees also requested that additional language be included to address buffering and landscaping.
The Zoning Commission has been holding monthly work sessions since the Trustees’ directive, to
research and discuss potential new requirements that not only make sense but are also fair for our
existing developments and storage units constructed in the future. As we neared a final
recommendation, in June 2025, we sent personalized notice to our 75-79 current storage property
owners and invited them to attend one of two open houses to explain how the regulations would likely
change.

Storage will become a Conditional Use in both the “R-C” Recreational Commercial & “C-2”
General Commercial zoning districts, which triggers the Board of Zoning Appeals (BZA) review and
hearing process. Storage will no longer be a permitted, by-right use. Theoretically, a Conditional Use
approval could span out to last 3 years to get the project started. If the Conditional Use is approved,
that approval is valid for one (1) year. If the property owner fails to obtain a permit within that year,
they can request a one (1) year extension. Once a zoning permit has been issued for a building, then
that zoning permit is valid for one year. When the operations of the Conditional Use are established, it
runs with the land, or on to the next owner. Conditional Uses can automatically expire if operations
cease for more than one (1) year. Initially, existing storage development properties will not need to go
through a Conditional Use process. This is explained below.

In addition to requiring Storage to be a Conditional Use, there is going to be a minimum lot
size requirement of 3 acres. The average lot size of current storage properties is 3.54 acres. The front-
yard setback will increase from 40 in the “R-C” Recreational Commercial zoning district and 50 in
the “C-2” General Commercial District to 25% of the lot depth or 200> minimum, whichever is greater,
from the roadway, for both zoning districts. This is just for the storage use on the property. This will
include any outdoor storage areas and security fencing for storage areas. Side-yard setbacks when
adjoining a residential property will increase from 15’ to 25°. Side and rear-yard setbacks will remain
the same when adjoining another commercial development. Any other permitted commercial enterprise
use in front of the storage use will follow the current underlying zoning district requirements. The 60%
lot coverage requirement will apply to the net acreage of property to be used for storage purposes, not
the gross acreage of the entire property. Landscaping & buffering plans will need to be submitted in
order to receive a permit and installed within 9 months of receiving certificates of occupancy for
buildings.

In an attempt to be fair to our existing developments, we are setting up the new language to
differentiate between pre- and post-adoption date properties. In some cases, existing properties will
remain conforming with the new regulations and these new regulations will have very little effect on
them. In other cases, existing properties that, for one reason or another, will not meet the new
requirements, will be considered grandfathered or nonconforming. Nonconformities will exist
primarily due to building locations on property, not because the property is being used for storage. If
the property is under 3 acres, future development of the property will be limited and may require
variances from the Board of Zoning Appeals in order to expand storage operations. If the property has
a single or multiple structures that will not meet the new setback requirements, but the rest of the
buildings do meet the proposed, new requirements, those buildings that do not meet the requirements
may be limited on how much they can be increased in size, or whether they could be replaced in the
event of a catastrophic event. A hearing before the Board of Zoning Appeals will be required to
determine if the structure could be replaced in the same location or expanded upon. This is no different
than how any other nonconforming structure is currently treated within the Township, no matter the
use or zoning district in which it is located.

In the letter we sent to our 75-79 storage property owners and at the open houses held in June,
we asked our storage property owners to register a “Master Development Plan” for their property with
the Zoning Office prior to the estimated adoption date of these new regulations. It was explained to
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| them that if they do not submit a registered “Master Development Plan” with us, they will be subject _“ '
to the new regulations after the effective or adoption date.

If they submit a “Master Development Plan,” they will have 2 years (from November 8, 2025
if that becomes the effective date) to begin implementing that plan without having to go to the Board
of Zoning Appeals as a Conditional Use. Before November 8, 2027, they will need to receive a zoning
permit for a partial building, one full building, or more than one building (whatever their budget allows),
| shown on their plan. Once that zoning permit is issued, it will be valid for one (1) calendar year (i.e.,
|| November 8, 2028). The building needs to be substantially started and underway before that permit

expires. Before that permit expires (i.€., November 7, 2028), they will need to receive another zoning
permit for their next building(s). The key is going to be that they must always have an open and active
| permit in order to continue to be protected by the registered “Master Development Plan.” If they fail to
pull a permit by November 8, 2027, or let a permit expire before getting the next permit, then they will
| be subject to the new regulations and have to go before the Board of Zoning Appeals to receive approval
to continue development of the property for storage purposes.

During the open house under the “How will this affect me?” part of the presentation, we showed
property examples showing the current setback requirements in red and potential new setbacks in
yellow. We could not possibly show all 75-79 properties, but extrapolated different property types that
those in attendance could place themselves in. We also have offered to meet with individual property
owner’s one-on-one to review their specific developments.

| In summary, we are trying to fairly and responsibly manage our storage use situation and offer

‘ some protection for our existing storage properties. But there has to be an expiration of the current

| regulations because other regulations that affect development also change over time (i.e., County
Building Codes, Water & Sewer requirements, EPA & ODOT requirements). We are attempting to give
our storage property owners some leeway of not having to go before the Board of Zoning Appeals yet
treat storage properties similarly to how we handle other grandfathered/nonconforming zoning matters

‘ and other Conditional Uses such as Resorts and Campgrounds. The variance process is always available
as well.

Attached to the staff report, for reference was the open house slide presentation and the
handouts that were provided to those in attendance at the open houses.

‘ Ms. Dale advised that the Ottawa County Regional Planning Commission (OCRPC) was
forwarded the proposed amendments on August 7, 2025, and held a hearing on August 19, 2025.
Attached is OCRPC’s decision letter recommending Approval. The Danbury Township Zoning
Commission held a public hearing June 4, 2025, and recommended 5-0 Approval as Presented to the
Board of Trustees citing that decision standard “b” was satisfied.

| A proposed amendment may be approved if it meets at least one of the following criteria, and
if its benefits will likely outweigh any potential pitfalls.

Section 7.7.3.E.ii Text Amendments

a. The proposed amendment will make the Resolution conform more closely with the Land Use
Plan.
b. The proposed amendment will improve the public health, safety or general welfare of
| Danbury Township.
d. The proposed amendment will improve enforcement of the Resolution.

c. The proposed amendment will clarify the intent of the Resolution.
|

After a brief discussion with the Board of Trustees and Ms. Dale, Ms. Rozak motioned to
approve adopting text amendments to Danbury Township Zoning with Resolution 22-2025 as
follows: |
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The Board of Trustees of Danbury Township, County of Ottawa, Ohio, met in special session
at 5:30p.m., on October 13, 2025, at the Danbury Township Building, 5972 E. Port Clinton
Eastern Road, Marblehead, Ohio 43440, with the following members present:

Ms. Dianne Rozak; Mr. John Paul Dress; Mr. David Hirt

r./ Ms. introduced the following resolution and moved its
adoptiof:

RESOLUTION NO. 22 -2025

A RESOLUTION ADOPTING TEXT AMENDMENTS TO THE
DANBURY TOWNSHIP ZONING RESOLUTION

WHEREAS, on August 6, 2025, the Danbury Township Zoning Commission, in accordance with
Ohio Revised Code section 519.12(A)(1) initiated, by motion, the following amendments to the
Danbury Township Zoning Resolution:

o Add New Section 4.20 to include Use Standards for Storage Areas.

e Renumber Article 4 Section numbers and page numbers accordingly to accommodate
new Section 4.20.

o Modification to Section 2.2, modifying “Storage Area” definition, add “Brokerage”,
“Development Site”, “Thoroughfare, Major” and “Thoroughfare, Minor”
definitions.

*  Modification to Section 3.4 Use Matrix to include reference to new Use Standards for
Storage Areas and make Storage Areas a Conditional Use instead of a Permitted
Use.

s Modification to Section 5.2 Accessory Buildings to correct zoning district references
and add clarification language that living quarters or inhabited overnight stay
accommodations are not permitted inside detached accessory siructures.

o Modification to Section 5.3 Breezeways and Attached Garage Standards to clarify
that this language applies to all zoning districts within the Township and not just
Lakeside and to add that permits are required to convert atiached garage space into
living space.

®  Modifications to Section 5.8 Landscaping & Buffering Requirements, expanding the
requirements to address preservation of existing vegetation, requiring landscaping to
be installed within 9 months of receiving a Certificate to Occupy, reguiring a
landscaping plan as part of the zoning permit review, establishing the streetscape
minimum width to 10°, and other general requirements regarding landscape spacing,
opacity & maintenance.

e Modifications to Section 5.10.4 Parking & Off-Street Loading Requirements to
increase the edge of parking front setback to 10° to coincide with the landscaping
requirements.

‘WHEREAS, said text amendments were forwarded to the Ottawa County Regional Planning
Commission (OCRPC) August 7, 2025, and considered by the Ottawa County Regional Planning
Commissionr (OCRPC) on August 19, 2025, where the Commission recommended unanimous
approval of said text amendments as presented; and

WHEREAS, the Danbury Township Zoning Commission held a public hearing on September 3,
2025, and by motion and vote, the Zoning Commission unanimously recommended approval of
said text amendments as presented; and

11
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WHEREAS, the Board of Trustees held a public hearing on October 13, 2025, and, at the
conclusion of the public hearing, voted to accept the recommendation of the Zoning Commission; -
and

NOW, THEREFORE, BE IT RESOLVED by the Board of Trustees of Danbury Township,
Ottawa County, Ohio:
1) The Board finds that the following Decision Standard of the Danbury Township
Zoning Resolution is satisfied:
b. The proposed amendment will improve the public health, safety, or general
welfare of Danbury Township.

| 2) The Board does hereby adopt the amendments to the Danbury Township Zoning
| Resolution attached hereto as Exhibit A; and

3) That it is hereby found and determined that all formal actions of this Board
concerning and relating to the passage of this Resolution were taken in an open
meeting of this Board, and that all deliberations of this Board and of any of its
committees that resulted in such formal action were taken in meetings open to the
public, in compliance with all legal requirements including Section 121.22 of the
Ohio Revised Code; and

4) That this Resolution shall be effective at the earliest date allowed by law.

Mr/ Ms. WBQE‘% S seconded the Resolution, and the roll being called upon the
question of its adoption, the vote resulted as follows:

‘ Vote Regord: Ms. Rozak YCSMr Dress jés Mr. Hirt és

‘ ADOPTED this _13" day of October, 2025.

Board of Trustees
. Danbury Township
Attest: Vo) , Ottawa County, Ohlo\ A
Bnnkley Paul / % i

Fiscal Officer —
1 1 J.n

Bl

David Hirt

AUTHENTICATION

IT IS HEREBY CERTIFIED that the foregoing is a true and correct transcript of a
resolution duly passed by this Board of Trustees in session this 13® day of October 2025 and filed
with the Danbury Township Fiscal Officer.

Attest:
A

A i, S

Brinkiey Paul ~
Fiscal Officer -

Adjournment

There being no further comments or concerns, Ms. Rozak motioned and Mr. Hirt second to

close the hearing and adjourn

Msii ()

Fiscal

:56 pm, 11 Ayes ang.motion carried.

.
\KQ\L S
Danbury TeiTvnship Board of Trustees
\

\/)«' - V‘Zb?q'/f/
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