City Council Zoning & Planning Committee
Theresa Morris, Chair
Adam Martinez, Vice Chair
Wednesday, June 17, 2026
One Government Center 1st Floor 4:00 P.M.

Request for a Special Use Permit for Gasoline and Fuel Sales for the property located at 1322
Bernath Pkwy. (SUP25-0049).

The Plan Commission Staff recommends approval, subject to 46 conditions and 2 waivers.
The Plan Commission recommends disapproval.

(District 2)

Request for removal of Lot 1 of the Tibaron Plat 1 from the Community Unit Plan originally
approved by Ord. 373-76 and as amended for the property located at 1322 Bernath Pkwy.
(PUD26-0005).

The Plan Commission recommends approval.

(District 2)

Request for a zone change from “RM12” Multi-Dwelling Residential to “CN” Neighborhood
Commercial for the property located at 1322 Bernath Pkwy. (Z25-0038).

The Plan Commission recommends approval.

(District 2)

Request for a zone change from “CR” Regional Commercial to “RM36” Multi-Family
Residential for the property located at 802 and 806 Nebraska Ave. (Z26-0006).

The Plan Commission recommends approval.

(District 4)

Request for a zone change from “CR” Regional Commercial to “CR-SO” Regional
Commercial-Shopping Center Sign Control Overlay for the property located at 3404, 3420
and 3434 W. Central Ave. and 3311 Secor Rd. (Z26-0007).

The Plan Commission recommends approval, subject to 1 condition.

(District 5)

Request for the Vacation of a Portion of Jefferson Ave. between Water St. and the Maumee
River (V-75-26).

The Plan Commission recommends approval, subject to 7 conditions.

(District 4)
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Request for a Special Use Permit for Gas and Fuel Sales for the property located at 5303 W.
Bancroft St. (SUP26-0008).

The Plan Commission recommends approval, subject to 46 conditions.

(District 2)

Request for a Special Use Permit for Gas and Fuel Sales for the property located at 5305 and
5321 Monroe St. and 4700 Nantuckett Dr.

The Plan Commission makes no recommendation.

There are 44 condition of approval.

(District 5)

Request for a Study to amend the landscaping requirements outlines in Toledo Municipal
Code Part Eleven, to require the use of native plants.

Review of outstanding studies within the Plan Commission.

Review of upcoming moratorium expiration dates.

City Council’s office supports the provisions of the Americans’ with Disabilities Act. If you need
special accommodations, please call 48 hours prior to meeting time at (419) 245-1065.
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ID 139

%]
Z
o)
3
P
o)
O
>
2
a
<
U
ANGOLA
SANDERS
BANBURY
Q  FOREST o°
S GrEeN o
; MARDONE
s
I
<
a é g
z = 9
P o o <
) gﬁx\ “%‘ = NORWICH
Mep FIRETHORNE ° W z m
Cg,‘, % . 6
. g g
= FOREsT BE oo =
] & ND 32
pat [<) O NOVJON
o o ‘éo
: - & KeErep
8 o
<>: : = QQ & ELVIN
2 Z| wilLowoob 2 <
&
2 TIBARON Q z
0
I
TR @
Ust 3
2
>
z
5
arPOR 2
>
AIRPORT HWY ———
W TO | 475 N
§ z
£8
& 9
o S o
g2 El &
<« fe) e
3 o
o $?$
3
i)
W
SUFFOLK s
Ukkoy .
S
WEL 5 2
SFORp 6 :
a
& z
£t N
§ NTHOQ 2
g BROWNSTONE
&
’\
I
e
SO
23
L,
. L2
&
Q RN
So
S 9 X Ur,
5 o N Hy,
D ES & Yok
4 E &
S, 3
> §

10-4




ZONING & LAND USE

PUD26-0005
ID 139

' HDDENRDGE
|
|
|
|
|
|
J
| |
| |
|
|
|
| |
|
|
|
|

[

|

APARTMENTS
POS

VACANT

BERNATH

BANK RESTAURANTS

OFFICE

SHOPPING PLAZA

APARTMENTS

\ RS12

10 -




ZONING & LAND USE

Z25-0038
ID 139

HIDDEN RIDGE

7

[
|

APARTMENTS

POS
o VACANT
g
&
-SO

BERNATH

DUPLEXES

&
SINGLE DWELLINGS
/ _
WILOWOO!

BANK RESTAURANTS

OFFICE

SHOPPING PLAZA

APARTMENTS

RS12




GENERAL LOCATION

Z25-0038
ID 139

%]
Z
o]
3
=
o]
O
5
£
a
<
U
ANGOLA
SANDERS
BANBURY
o FOREST o°
8 GREEN ,\\@PX\‘
: MARDONE
=
I
<
[a} é g
z 2 S
3 P ~ <
N v“&x\ 8 2 NorWiICH
Mep FIRETHORNE ° W z m
Gep % ) 6
s 2 4
= FOREsT BE oo =
] & ND 32
pat [<) O NOVJON
0 = 9
Z N g S KEErgp
8 Q
: 5 E 3 3 ELVIN
2 i < < = M
2 Z| wiLLowoobp z <
&
3 TIBARON 3 3
0
I
® .
UsT z
2
>
z
S
arPOR 2
>
AIRPORT HWY
W TO | 475 N ——
§ z
Eg
& — o
o) b2 o
g2 el P
< O V\s
S O
o $?$
\
i)
W
SUFFOLK s
Ueroy )
S
WEL B g
SFORp 6 2
a
s Z
£t N
§ NTHOQ S
i BROWNSTONE
&
’\
[
e
Q)
3
L,
S
&
Q N
So,
S, o N o,
3 0 N i,
% S & Yo
2 E &
Y, E
’ §




Z26-0006...May 14, 2026

Aerial image of the subject property from Plan Commission GIS.

Street view image of the subject property. Applicant is requesting the Zone Change to
allow group living.
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Dana Reising
Highlight


REF: Z26-0007...May 14, 2026

Aerial image of the property. The proposal is to rezone the property into the Shopping
Center Sign Control Overlay District.
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REF: Z26-0007...May 14, 2026
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Zoning and Land Use Map of the property. The proposal is to rezone the property into
the Shopping Center Sign Control Overlay District.
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REF: Z26-0007...May 14, 2026

Street view image of the subject property from Central Avenue. The proposal is to rezone
the property into the Shopping Center Sign Control Overlay District.

Street view image of the subject property from Secor Road. The proposal is to rezone the
property into the Shopping Center Sign Control Overlay District.



REF: Z26-0007...May 14, 2026

Unified sign plan for the proposed Shopping Center Sign Control Overlay District. Several
waivers are requested — addressed below.
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REF: Z26-0007...May 14, 2026

Proposed Multi-Tenant Sign on Secor Road.

Proposed Multi-Tenant Sign on Central Avenue.
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V-75-26...May 14, 2026
Proposed Project and Analysis: (cont’d)

The purpose of the vacation is to correct the encroachment of the Jefferson Avenue comfort
station building in the right-of-way so that the building is situated on one parcel. To achieve
this, while preserving vehicular access to the Maumee River, the applicant is requesting to
vacate the portion of Jefferson Avenue upon which the comfort station encroaches instead
of the entire right-of-way. A survey and legal description is currently being completed for this
specific area. The Fire Prevention Bureau is supportive of the revised vacation request
provided adequate vehicular access remains. To ensure that adequate vehicular access is
maintained, approval of the vacation request is conditioned on Fire Department approval of
the revised vacation survey and legal description. Staff is recommending approval of the
vacation request.
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Aerial image of the subject property from Plan Commission GIS.



V-75-26...May 14, 2026
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Zoning and Land Use Map of surrounding area.

3-3



V-75-26...May 14, 2026

Vacation Survey:
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SUP26-0008...May 14, 2026
Proposed Project:

The gas pumps and canopies will remain unchanged other than new signage added. The
existing service station will be converted into a convenience store by removing the overhead
service bay doors and renovating both the Bancroft and Reynolds Road facing building
facades. In addition, the overhead door on the rear of the building will be removed and metal
siding installed. One (1) main building entrance will be provided facing Reynolds Road.
Vehicular parking spaces are proposed both north of the building and along the western
property line with an ADA accessible parking space at the southeast corner of the building.
Staff is recommending approval of the Special Use Permit.

Aerial image of the subject property from Plan Commission GIS.

Google Street View (Sept 2025) image of the subject property from Reynolds Road.
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SUP26-0008...May 14, 2026

Google Street View (Sept 2025) image of the subject property from Bancroft Street.
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Zoning and Land Use Map of surrounding area.
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SUP26-0008...May 14, 2026
Proposed Site Plan:




SUP26-0008...May 14, 2026
Proposed Building Elevations:




SUP25-0036...May 14, 2026

Aerial image of the subject property from Plan Commission GIS.

Google Street view image of existing shopping plaza to be demolished.
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SUSTAIN 4

Promote Native Plants

Explore the many benefits of native plantings and evaluate how these species can
help improve the regional ecosystem.

Native Plants

Native plants provide many different ecological and
environmental benefits. One of the most important
purposes they serve is being more drought-tolerant than
non-native plants, which reduces maintenance costs
and increases longevity. They are also better at filtering
stormwater runoff, which helps reduce pollution in our
public waterways.! These abilities are due to the extensive
and deep root systems of native plants (as shown in
the image above) which slow down runoff, reduce sail
erosion, and absorb contaminated water before it gets
into the nearby waterways.?

[Root systems of Non-Native vs.
Native Mid-Atlantic Plants. Source:
National Wildlife Federation]

COMPREHENSIVE
_________________________________________________________________________________________________________ LAND USE PLAN 1[.5



Promote Native Plants mssssssssssssssssssssssssssssssseeeeeeesessssss SUSTAIN 4 o

This resiliency is important in the Great Lakes region,
where water quality issues are intensified by agricultural
practices and climate change.’

The benefits of native plants go beyond water quality.
They are more resistant to pests and diseases, resulting
in less maintenance, fewer pesticides, and lower cost to
property owners.”

As discussed in Improve Tree Canopy, the Urban Heat
Island Effect has a greater impact on the areas of
disinvestment with a lack of street trees and green space
within urban environments. Using native species, along
with other trees and plants, can help reduce the impacts
ofincreased surface temperatures, particularly in central
city areas with high amounts of impervious surfaces or
pavement (e.g., shopping centers).

Native plants provide a better habitat for wildlife, which
is important for maintaining biodiversity and the overall
ecosystem’s health. Native plants support a wider range
of pollinators and other beneficial insects better than
traditional lawns and non-native plants.“ Creating wildlife
habitat can help address biodiversity species loss due to
climate change issues. Nature-based climate solutions,
which are actions that both benefit wildlife and mitigate
climate change, are being widely adopted in many
communities. Native plants have a large role to play in
these solutions by locking up planet-warming carbon
dioxide, as well as providing food and shelter for insects,
bees, and butterflies, all while making a neighborhood
more attractive and livable®

[Ruby-throated hummingbird feeding on cardinal flower. Source: Wild Ones Oak Openings?]

146 FORWARD TOLEDO ______________________________________________________________________________________________________________
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These habitats can also generate tourism and support
businesses in communities that are known for their
natural attractions, like northwest Ohio’s “Biggest Week
in Birding” (see Promote Recreational Opportunities).

Zoning regulations and land use policies have a role in
promoting the use of native plantings and pollinator plant
species. Specific regulations for native plantings vary
from city to city. Some cities require a certain percentage
of all landscaping areas to be planted with native plants,
or in specific areas, such as street trees or boulevard
medians.

Two examples of municipal zoning codes that have
implemented landscaping regulations for native plant
speciesareSanibel,Floridaand Schaumburg, lllinois. Inthe
City of Sanibel, new developments and redevelopments
require a minimum 75% of native vegetation to be used in
all landscaping, with the remaining 25% restricted to only
noncompeting plant species. In the City of Schaumburg,
tree and shrub species in designated natural landscaped
areas must be 100% native plant species.®

s Promote Native Plants msssssssssssssssssssssssssssseeeeeeeeeeeessssss SUSTAIN 4

Following the success of these cities, the City of Toledo
could require that native plantings be included for all new
developments. Percentage-based metrics or minimum
dimensional standards could be implemented as a clear
guideline for developments to install native plantings.

Another strategy to assist in the installation and use of
native plantings is to adopt a best practices guide to
improve overall plant health. The guide would also help
ensure the landscaped areas with native plants would
be intentional, orderly, and aesthetically pleasing to
residents and visitors.

Additionally, the cities with native plant regulations often
have specific lists of native plants that are approved for
use in landscaping, in order to reduce uncertainty in the
design process. The City could partner with local experts
and conservation organizations to determine an official
City of Toledo native plantings list.

COMPREHENSIVE
LAND USE PLAN
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Promote Native Plants

[Monroe Street United Methodist Church - Sacred Grounds rain garden.
Source: Wild Ones Oak Openings]

Supporting Other Themes:

1 Gunpowder Riverkeeper. July 6, 2021. It's a Great Time to Take the Native Plant Pledge! Available here.

2 The Importance of Native Plants, Clean Water Education Partnership (CWEP). Available here. Accessed October 2023.

3 Bagne, K;; Ford, P; Reeves, M. November 2012. Grasslands. U.S. Department of Agriculture, Forest Service, Climate Change Resource
Center. Available here.

4 East Multnomah Soil & Water Conservation District. What's so great about native plants? Available here. Accessed October 2023.
5 Shephard, M. Xerces Society. April 2022. For Wildlife And Humans, Native Plants Are A Key To Climate Resilience. Available here.

6 Sustainable Development Code. Native Plants/Vegetation. Available here. Accessed October 2023

FORWARD TOLEDO
GOALS

Strategies:

The City will seek to accomplish the following action
steps to Promote Native Plants:

» Adopt a planting “best practices” guide to
improve plant health.

» Require native plantings be included as part
of the landscaping for all new developments.

» Partner with local experts to determine a City
of Toledo official planting list.

» Promote the importance of greenspace in
neighborhoods and expand availability (e.g.,
impact on mental health, crime reductions,
and overall well-being).


https://gunpowderriverkeeper.org/its-a-great-time-to-take-the-native-plant-pledge
https://nc-cleanwater.com/2019/01/25/the-importance-of-native-plants
https://www.fs.usda.gov/ccrc/topics/grasslands-and-climate-change
https://emswcd.org/native-plants/native-plant-benefits/
https://www.xerces.org/blog/for-wildlife-and-humans-native-plants-are-key-to-climate-resilience
https://sustainablecitycode.org/brief/require-use-of-native-plants/

Approved Street Tree List

Revised May 27, 2015 and June 11%, 2015.

Common Name

Trident Maple
Hedge Maple
Red/Silver Maple Cross
Amur Maple
Bigtooth Maple
Paperbark Maple
Japanese Maple
Norway Maple
Planetree Maple
Red Maple

Sugar Maple
Tartarian Maple
Shantung Maple
Three Flower Maple
Alder

European Hornbeam
Bluebeech
Hackberry

Japanese Katsuratree
Redbud
Yellowwood
Flowering Dogwood
Turkish Filbert
Thicket Hawthorn
Hardy Rubber Tree
Korean Evodia
American Beech
European Beech
Ginkgo (male)
Honeylocust
Caroline Silverbell
Goldenraintree
Japanese Larch
Tuliptree

Amur Maackia
Crabapple
Crabapple

Dawn Redwood
Black Tupelo

Amur Corktree
Amur Chokeberry
Flowering Cherry
Chokecherry

53/55

Scientific Name

Acer buergeranum

Acer campestre

Acer x freemanii

Acer ginnala

Acer grandidentatum
Acer griseum

Acer palmatum

Acer platanoides

Acer psuedoplatanus

Acer rubrum

Acer saccharum

Acer tartaricum

Acer truncatum

Acer triflorunt

Alnus spp
Carpinusbetulus

Caprinus caroliniana
Celtis occidentalis
Cercidiphyllum japonicum
Cercis canadensis
Cladrastis kentukea
Cornus florida

Corylus colurna
Crataegus punctata var. inermis
Eucommia ulmoides
Evodia danielii
Fagus grandifolia
Fagus sylvatica
Ginkgo biloba

Gledistsia triacanthos var. inermis

Halesia carolina
Koelreutaria paniculata
Larix kaempferi
Liriodendron tulipifera
Maackia amurensis
Malus spp

Malus seiboldii
Metasequoia glyptostroboides
Nyssa sylvatica
Phellodendron amurense
Prunus maackia

Prunus spp

Prunus virginiana



Approved Street Tree List (cont’d)

Revised May 27, 2015 and June 11™, 2015.

Common Name

Sawtooth Oak
White Oak
Swamp White Oak
Scarlet Oak
Hungarian Oak
Shingle Oak
Chestnut Oak
Chinkapin Oak
English Oak
English Oak

Red Oak

Shumard Oak
Black Oak
Korean Mt. Ash
Meinichii Mt. Ash
Pekin Lilac
Pondcypress
Baldcypress
Basswood
Littleleafed Linden
Silver Linden
Crimean Linden
Lacebark Elm

54 /56

Scientific Name

Quercus acutissima
Quercus alba
Quercus bicolor
Quercus coccinea
Quercus frainetto
Quercus imbricaria
Quercus michauxii
Quercus muehlenbergii
Quercus robur
Quercus robur x alba
Quercus rubra
Quercus shumardii
Quercus velutina
Sorbus alnifolia
Sorbus meinichii
Syringa pekinenesis
Taxodium ascendens
Taxodium distichum
Tilia americana
Tilia cordata

Tilia tomentosa
Tilia x euchlora
Ulmus parvifolia



Prohibited Street Tree List

Revised May 27, 2015 and June 11", 2015.

Common Name

Box Elder

Silver Maple

Tree of Heaven
Shadblow Serviceberry
Sweet Birch

River Birch

Paper Birch

Catalpa

Cottonwood (Alder Buckthorn)
White Ash

European Ash

Black Ash

Green Ash

Blue Ash

Kentucky Coffeetree
Common Walnut
Black Walnut
Sweetgum

White Mulberry
Black Mulberry
Ironwood

London Planetree
White Poplar

Black Poplar

Callery Pear

Burr Oak

Willow

Chinese Elm

55757

Scientific Name

Acer regundo

Acer saccharinum
Ailanthus altisimo
Amelchier canadensis
Betula lenta

Betula nigra

Betula paperifera
Catalpa speciosa
Frangula almus
Fraxinus americana
Fraxinus excelsior
Fraxinus nigra
Fraxinus pennsylvanica
Fraxinus quadrangulata
Gymnocladus dioicus
Juglans regia

Juglans nigra
Liquidambar styraciflua
Morus alba

Morus nigra

Ostrya virginiana
Platanus x acerifolia
Populas alba

Populas nigra

Pyrus calleryana
Quercus macrocarpa
Salix alba

Ulmus parvifolia



City Council Zoning & Planning Committee

10. Review of outstanding studies within the Plan Commission.

11. Review of upcoming moratorium expiration dates.
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