
EXHIBIT , 
BOARD OF ZONING ApPEALS 

ApPLICATION 

Date Filed:_5~/ _~------=--'~----=_ Application #: a. ()(}u - , 1l.tJ 

5972 E. Port Clinton Rd. 
Marblehead, Ohio 43440 

Action: ______________ _ 

~: (419) 734-6120 F: (419) 734-3137 
-"el: www.danburytownship.com 

Rejected Permit: 2026-10S Approved Permit: --- ----

1. Property Location: ____ 6_9_6_S_E_,_H_a_fb_o_f_R_o_a_d ___ Parcel ID# _~_0_14_1_1_3_2_S1_S_1_6_30_0_0 __ _ 

Subdivision Lot # ---------- - - ----
"R-C" Zoning District : _ _________ _ 

Attach Deed For Complete Properll' Legal Description 

Existing Use ____ T __ ib_b_e_ls_M_ a_f_in_a ___ Proposed Use _ 2_1_'_8_" _x_2_4_'_C_o_m_m_ e_rc_ia_l_P_a_v_i_li_on_ A_d_d_it_io_n_ 

2. Agent ____________ ______ Address __________________ _ 

City ________________ State _____ Zip ______ Phone _________ _ 

Email: -------------------------- ------------
3. Appellant! Owner Tibbels Marina - John Tibbels Address _6_9_6_S_E_,_H_a_r_b_or_R_o_ad _ ______ ___ _ 

City_ M __ a_rb_l_e_h_ea_d ________ __ State ___ O_h_io __ Zip 43440 Phone ___________ _ 

Emffil: __________ __________ _ _________________ _ 

Use an additional application if there is more than one owner making the request. 

4. Specific Request: 

I.; I Area Variance D Use Variance D Special Exception D Conditional Use D Appeal 

Chapter / Section Request for an Area Variance to Section 3.S to allow for an additional 21 '8" of a 

commercial structure to encroach into the west, front-yard setback (1S' proposed! 40' required). See also 

BZA-2025-21S. 

Practical Difficulty _ _____ SE_E_ A-:::-TT_ A_C_H_E_D-=N_ A_ R_RA_ T_IV-,-E--::-:cS_T_A_T-:-E_M_E_N_T---:--c-----=-____ _ 
Attach Separate Narrative Statement Describing The Request If Additional Space Is Needed. 

5. Attach a Narrative Statement with a response to each Decision Standard listed in Attachment "A" hereto, as is relates 
to the specific request. 

Next Page ~ 

Rev. 04/2025 



6. Maximum 11" x 17" sized drawings. Attach a scaled site plan! plot plan showing the dimensions of the property, 
location of roads, size and location of existing and proposed structures, including but not limited to driveways, patios, 
sidewalks and decks, as well as the setback distances from the property lines to each of these aforementioned items on 
the property. Elevations shall also be submitted when applicable. Applications for signs shall include all drawings 
depicting the size, height and location of the proposed sign. 

7. A typewritten list of the names & addresses of the property owners contiguous to and directly across the street from 
the property involved. 

8. Photographs or any other information and documentation as it relates to the request being made. 

An application is hereby made for an appeal before the Danbury Township Board of Zoning Appeals (BZA). It is understood and agreed to by the 
appellant(s) and agent(s) that the Board of Zoning Appeals is a quasi-judicial Board. The BZA's primary function is to hear testimony and issue a 
decision. The BZA only hears relevant, sworn testimony from the Appellant, hislher duly appointed agent or attorney, and any other person with 
standing to testify in a particular matter. The Appellant has the right to cross-examine any testimony given. Hearings are open to public attendance. 
Unless appealed to the judicial system, the subject property shall comply with the decision rendered and the laws of the State of Ohio, and; should 
an application be granted, a permit shall be applied for and issued 30 days after such decision is rendered. The Appellant an d Agent hereby certify 
that the information and statements given on this application, drawings and specification are to the best of their knowledge, true and correct. 

(Agent's Signature) 

t-hlL ~ 
(Date) 

j-y/46 
(Date) 

Do not write below this line 

ZONING SUMMARY 

BZA Hearing Date: to Il'1 I ala BZA Application #: ~ () -a. \0 ~ , \ I.p 

Notice Published to Website: l"p II 11..b Notice Sent to Neighboring Property Owners: (,p 111 ~ 
~S1l.oo 

Filing Fee = $~ Postage Fee $_ 3""'-.:... -"'~'-'(.,~_ Total Fees Paid $ 9. S'3·(P\OAmount Invoiced $ --

Cash! Check # 3l.P~ '1 List of neighboring property owners provided? ~ No 

Rev. 04/2025 



Bathroom/Shower Facility • Fish-Cleaning Station • Pavilion - Combined 
Building 

Scope of project 
The applicant is requesting a modification to the previously approved variance to add 17 
feet to the length of the combined bathroom/shower facility, fish-cleaning station, and 
pavilion building. This additional length is required because ADA accessibility 
requirements-specifically accessible circulation routes, turning radii, maneuvering 
clearances, and separation of activity zones--were not fully known or accounted for during 
the first variance request. Once detailed engineering and ADA compliance review were 
completed, it became clear that the originally approved footprint could not accommodate 
the required accessible layout for restrooms, showers, fish-cleaning stations, and pavilion 
space. The requested 17-foot extension represents the minimum increase necessary to meet 
ADA standards, ensure safe and functional use of the building, and complete the project 
within regulatory requirements. 

1. The property in question will not yield a reasonable 
return or be used without the variance because: 

The combined bathroom/shower facility, fish-cleaning station, and pavilion cannot function as 
intended at the originally approved length. The additional 17 feet is required to provide adequate 
space for restroom and shower accessibility, safe circulation around fish-cleaning stations, and 
proper separation between cleaning, gathering, and pedestrian areas. ADA accessibility 
requirements further increased the necessary circulation width, turning radii, and 
maneuvering space, which cannot be accommodated within the original footprint. Without this 
extension, the building cannot safely or effectively serve marina guests, visitors, and charter 
groups, preventing the property from yielding a reasonable return or serving its intended 
purpose. 

2. The variance is not substantial because: 

The 17-foot extension does not increase the building's height, width, or encroachment toward 
any property lines or the shoreline. It simply lengthens the structure along the same approved 
footprint, creating no additional visual, environmental, or operational impact. The increase is 
modest, proportional to the original design, and driven by ADA-required space and safety 
clearances, making it a necessary but not substantial modification. 

3. The essential character of the neighborhood will not be 
altered because: 

The expanded building remains fully consistent with the existing character, appearance, and use 
of the marina property. The 17-foot increase does not change the building's style, location, 



purpose, or relationship to surrounding uses. Restrooms, showers, fish-cleaning areas, and 
covered gathering spaces are expected amenities at a marina, and the extension simply improves 
functionality and ADA accessibility without introducing any new visual, noise, or environmental 
impacts. 

4. The variance would not adversely affect the delivery of 
governmental services because: 

The extension does not interfere with access for fire, EMS, police, utility providers, or any other 
governmental service. The building remains fully accessible from existing driveways and open 
areas, does not obstruct hydrants, utility lines, or easements, and does not require any additional 
public infrastructure. ADA improvements enhance safety and accessibility for all users without 
affecting governmental operations. 

5. The property owner did purchase the property with 
knowledge of the zoning restriction because: 

The owner was aware of the zoning requirements at the time of purchase, including the setback 
and dimensional standards applicable to marina structures. However, the need for the additional 
17 feet became clear only after detailed design, operational planning, ADA compliance review, 
and safety considerations were completed. The request does not arise from disregard of the 
zoning code, but from practical conditions that could not be fully understood until the project 
was engineered. 

6. The owner's predicament cannot be solved without the 
variance because: 

The combined bathroom/shower facility, fish-cleaning station, and pavilion cannot meet 
functional, safety, ADA, and operational requirements within the originally approved length. The 
additional 17 feet is necessary to provide accessible restroom and shower layouts, proper turning 
radii, compliant clearances, and safe separation between fish-cleaning and gathering areas. No 
alternative layout, relocation, or redesign can achieve these needs within the existing footprint, 
making the variance the only practical solution. 

7. The spirit and intent behind the zoning requirement 
would be observed and substantial justice done by granting 
the variance because: 

The purpose of the zoning requirements-protecting neighboring properties, maintaining orderly 
development, and ensuring safe, functional use of the site-is fully upheld. The 17-foot 
extension does not increase encroachment, does not alter the character of the marina, and does 
not create any new impacts on surrounding properties or public services. Granting the variance 



allows the combined building to operate safely, meet ADA standards, and serve the public 
effectively while respecting the intent of the zoning code. 

8. Other relevant factors: 

ADA compliance requirements necessitated enlarging the combined building beyond the 
originally approved length. The additional 17 feet is required to provide accessible restroom and 
shower facilities, compliant turning radii, and safe, barrier-free movement throughout the 
building. The extension also improves public safety, sanitation, and guest flow at the marina, 
reducing congestion and separating fish-cleaning activity from pavilion and restroom areas. 
Additionally, the project supports local tourism and economic activity by providing a more 
usable, accessible, and safe public amenity without creating any negative impacts on neighboring 
properties, utilities, or governmental services. 



Pel 0 lOU lli 
6965 E. Harbor Rd. 

Tibbels Marina LTD. 

6965 E. Harbor Rd. 
0141132515163000 
Tibbels Marina LTD. 

B~A !819 !tB 
Area 

Variance 

Lorraine Johns 
250 N Tibbles Dr. 

Marblehead, Ohio 43440 

Roy & Diane Ve1ey 
4945 Township Rd 187 
Marengo, Ohio 43334 

Robert Moore 
8071 E. Lake Blvd. 

Marblehead, Ohio 43440 

Diane Mazur 
180 N. Tibbles 

Marblehead, Ohio 43440 

State of Ohio 
2045 Morse Rd. Bldg E-2 

Columbus, Ohio 43229 

Catahoula FD LLC 
2685 Summer Rambo Ct. 

Lima, Ohio 45806 
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Quit·C)aim Deed 
(Statutory Form) 
R.C. § 5302.11 

After Recording, Mail To: 
Steven B. Winters, Esq. 
300 Madison Ave., Ste. 1100 
Toledo, Ohio 43604 

20050014£940 
Fil.d for Record in 
OTTAWA CDl.M'V OHIO 
VIRGINIA M. ~RK 
02~22-2005 At 03t29 ~. 
OOlT C DEED 36.00 
OR Book 1056 Pagt 3 -

This Space for Auditor's Use 

KNOW ALL MEN BY THESE PRESENTS: 

Jack C. Tibbels, Trustee of the Jack C. Tibbels Trust, Dated March 29, 1995, and Kay E. 
Tibbels, Trustee of the Kay E. Tibbels Trust, Dated March 29, 1995, of Marblehead, 
Ottawa County, Ohio, "Grantors", for valuable consideration paid, grant to Tibbels Marina, 
Ltd., an Ohio Limited Liability Company, "Grantee", whose tax mailing address is 6965 
East Harbor Road, Lakeside Marblehead, Ohio 43440, the following real property: 

See Attached 

Subject to aU zoning ordinances, utility easements and restrictions of record and all taxes 
and assessments due and payable after date hereof. 

Prior instrument reference: Ottawa County Record of Deeds Volume 411, Page 0271 . 

Witness our hands this r¥ r1 day of &c.t~ tv- , 2004. 

=,_~J,-..::;r.m: 
"""lIIcodo. 

:J~-v--:r·,---
J:, fJ~en Rcr.:~. Co&.rntJ k,x:ltci 

STATE OF OHIO 

ack C. Tibbels, Trustee of the Jack C. Tibbels 
Trust, Dated March 29, 1995 

AIJ..,_ . , : SS. 
COUNTY OF --,",-~...J...-'-.::.-_ot ___ _ 

The foregoin~ instrument was acknowledged before me this ;)-.<f t4 day of 
OCc..l.tt\ L"" , 2004, by Jack C. Tibbels, Trustee of the Jack C. Tibbels Trust, 

Dated March 29, 1995, and Kay E. Tibbels, Trustee of the Kay E. Tibbels Trust, Dated 
March 29. 1995. 

This Space for Recorder's Use 

!5 

This Instrument Prepared By: 
Steven B. Winters (#0066037) t.\'~::=daII 
Cline, Cook & Weisenburger Co .• L.PA SecDonl47.D30.R.C. 

300 Madison Avenue, Suite 1100 
Toledo, Ohio 43604-2605 
Telephone: (419) 321-6444 
Facsimile: (419) 321-6430 
E-Mail: ccw@toast.net 
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W~~RST 
NGINEERING 

ONSULTANTS, INC. 

LEGAL DESCRIPTION: Tibbels Marina Parcels 

PARCEL #1 

6622 West Harbor Road 
Port Clinton I Ohio 43452 

(419) 898-9200 
FAX (419) 898-2259 

Known as and being a parcel located in Lot 19, Section 2, Firelands Survey, Danbury 
Township, Ottawa County, Ohio and being more particularly described as follows: 

Commencing at an iron pin marking the Southwest corner of Lot 20, Section 2, 
Firelands Survey, Danbury Township, Ottawa County, Ohio; thence proceeding North 
1 degree 16 minutes 00 seconds West in the West line of said Lot 20, Section 2, said West line 
also being the centerline of Church Road, C.R. #137, a distance of 2111.54 feet to the point of 
intersection of said West line of Lot 20, Section 2, and the centerline tangent of 
State Route #163: thence proceeding North 75 degrees 46 minutes 34 seconds East on said 
State Route #163 centerline tangent ( 80 foot right-of-way width) a distance of 27.16 feet to a 
masonry nail marking a point of deflection in said State Route #163 centerline; thence 
proceeding North 84 degrees 42 minutes 39 seconds East in said deflected State Route #163 
centerline a distance of 1530.83 feet to a point; thence proceeding North 1 degree 31 minutes 
01 seconds West a distance of 490.38 feet to the point and place of beginning of the parcel 
herein described; thence proceeding North 1 degree 31 minutes 01 seconds West a distance of 
462.62 feet to a point in the northerly line of said Lot 19, Section 2, Firelands Survey; thence 
proceeding North 88 degrees 21 minutes 53 seconds East in the northerly line of Lot 19, 
Section 2, Firelands Survey a distance of 637.26 feet to a point; thence proceeding South 1 
degree 18 minutes 01 seconds East in the westerly boundary line of Tonsing's Subdivision 
·C"(Plat Volume 11 at Page 48B) a distance of 94.61 feet to a point being the Northeast 
corner of Lot 8, Tibbels Allotment, Subdivision "B" (Plat Volume 5 at Page 8); thence 
proceeding South 78 degrees 42 minutes 55 seconds West in the northerly boundary line of 
Tibbels Allotment, Subdivision "B ~. a distance of 203.48 feet to a point being the Northwest 
corner of Lot 1 of Tibbels Allotment, Subdivision "B"; thence proceeding South 1 degree 15 
minutes 55 seconds East in the westerly boundary line of Tibbets AlJotment, Subdivisions "B", 
a distance of 35.00 feet to a point; thence proceeding South 88 degrees 44 minutes 05 seconds 
West a distance of 50.00 feet to a point; thence proceeding South 1 degree 15 minutes 55 
seconds East a distance of 152.00 feet to a point; thence proceeding South 88 degrees 44 
minutes 05 seconds West a distance of 55.00 feet to a point; thence proceeding South 1 degree 
15 minutes 55 second East a distance of 126.51 feet to a point; thence proceeding South 84 
degrees 42 minutes 39 seconds West a distance of 330.72 feet to the point and place of 
beginning. Said parcel contains 4.5340 acres, but is subject to all easements of record. 



VL I 05 6 PG 0 0 0 5 

PARCEL #2 

Known as and being a parcel located in East Harbor adjacent to Lot 19, Section 2, 
Firelands Survey, Danbury Township, Ottawa County, Ohio and being more particularly 
described as follows: 

Commencing at an iron pin marking the Southwest corner of Lot 20, Section 2, 
Fire1ands Survey, Danbury Township, Ottawa County, Ohio; thence proceeding North 1 
degree 16 minutes 00 seconds West in the West line of said Lot 20, Section 2, said West line 
also being the centerline of Church Road, C.R. #137, a distance of 2111.54 feet to the point of 
intersection of said West line of Lot 20, Section 2, and the centerline tangent of State Route 
#163; thence proceeding North 75 degrees 46 minutes 34 seconds East on said State Route 
#163 centerline tangent (80 foot right-of-way width) a distance of 27.16 feet (0 a masonry nail 
marking a point of deflection in said State Route #163 centerline; thence proceeding North 84 
degrees 42 minutes 39 seconds East in said deflected State Route #163 centerline a distance of 
1530.83 feet to a point; thence proceeding North 1 degree 31 minutes 01 seconds West in the 
easterly line of Tibbels Allotment, as evidenced in Ottawa County Plat Volume 4 at Page 46, 
and said line extended, a distance of 953.00 feet to a point in the North line of Lot 19, Section 
2, Firelands Survey, Danbury Township, Ottawa County, Ohio; thence proceeding North 88 
degrees 21 minutes 53 seconds East in the said North line of Lot 19, section 2, a distance of 
40.01 feet to the point and place of beginning of the parcel herein described; thence 
proceeding North 3 degrees 29 minutes 26 seconds West a distance of 267.12 feet to a point; 
thence proceeding North 84 degrees 37 minutes 31 seconds East a distance of 489.69 feet to a 
point; thence proceeding South 1 degree 38 minutes 06 seconds East a distance of 298.92 feet 
to a point in the North line of Lot 19, Section 2; thence proceeding South 88 degrees 21 
minutes 53 seconds West in said North line of Lot 19, Section 2, a distance of 480.00 feet to 
the point and place of beginning. Said parcel contains 3.1476 acres but is subject to all 
easements of record. 

The above legal descriptions were prepared by David Brunkhorst, Registered Surveyor 
#6314, from a compilation of prior public and private survey data, pertinent publicly recorded 
data, and from a current field survey made in 2003 and 2004, and is based on the assumption 
that the West line of Lot 20, Section 2, Firelands, Survey, Danbury Township, Ottawa 
County, Ohio bears North 1 degree 16 minutes 00 seconds West. 

H/legalsl danbury Itibmarinas 
11/30/04 



May 7, 2026 

To Applicant/: 
Owner 

Kathryn A. Dale, AICP 
Zoning & Planning Administrator 

NOTICE OF REFUSAL 

Tibbels Marina 
John Tibbels 
6965 E. Harbor Road 
Marblehead, Ohio 43440 

Application No.: 

BZA Case No.: 

26-105 
6965 E. Harbor Road 

Your application dated MAY 6, 2026, for a zoning certificate for A 21'8" X 24' COMMERCIAL PAVILION 
ADDITION located at 6965 E. HARBOR ROAD, MARBLEHEAD, OHIO 43452 is hereby refused on this 7th 
DAY OF MAY, 2026 under Article 2, Article 3, Article 4, Article 5 and Article 7 of the Danbury 
Township Zoning Resolution in that; 

Article 3 of the Danbury Township Zoning Resolution and Map designates the location of this property 
as "R-C" Recreational Commercial. 

Article 5, Section 5.1.3 

Article 3, Section 3.5 

General Regulations Applicable to All Districts 
3. No building or structure shall be erected, converted, enlarged, or 

reconstructed or structurally altered except in conformity with the 
yard and lot area regulations of the district in which the building is 
located unless otherwise specified herein. 

District Requirements for "R-C" Recreational Commercial: 
Minimum Front Yard Setback: 40' 
Minimum Side Yard Setback: 10 '/ 15' adjoining residential 
Minimum Rear Yard Setback: 25' 
Maximum Lot Coverage: 60% 
Maximum Building Height: 35 ' 

• The applicant came before the Board of Zoning Appeals in 
October 2025 (BZA-2025-215) to construct a 24' x 56' Multi­
Use Commercial Building what included a pavilion, fish 
cleaning station and restrooms. A variance was granted to allow 
the structure to be setback 15' from the west, front property line 
along Tibbe1s Lane where 40' was required. 

• The applicant is now proposing to add an additional 21 '8" onto 
the pavilion, which will result in a 77'8" long building where 56' 
was previously approved. 

• Typically, with variances, even though a 15' setback was 
approved, it was only approved for the 56' feet and was not a 
carte blanche approval to make the building larger. 

• Because more building is proposed, which could affect 
additional adjoining properties, this request needs to come back 
before the Board of Zoning Appeals for review. 

Article 7, Section 7.5.1.A states; It shall be unlawful for an owner to use or to permit the use of any 
structure, building or land, or part thereof, hereafter created, erected, converted or enlarged, wholly or 
partly, until a zoning certificate/permit shall have been issued by the Zoning Inspector. It shall be the duty 
of the Zoning Inspector to issue a certificate/permit, provided the Zoning Inspector is satisfied that the 

5972 E. Port Clinton Road • 
~: (419) 734-6120 • F:(419) 734-3137 

Marblehead, Ohio 43440 
• '11: WWW.danburylownship.com 
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