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 REF:  M-1-22 
DATE:  June 13, 2024 

 
GENERAL INFORMATION 
 

Subject 
  

Request - Study of UpTown District Boundary amendment to 
include those parcels abutting Monroe Street, east of 
Collingwood Boulevard 

 
Applicant - Toledo Plan Commission 
  One Government Center, Suite 1620 
  Toledo, OH 43604 
 

Applicable Plans and Regulations 
 

 Toledo Municipal Code Part Eleven: Planning and Zoning 
 Toledo 20/20 Comprehensive Plan 
 2019 Uptown Master Plan 
 Monroe Street Corridor Design and Livability Plan 

 
 
STAFF ANALYSIS 
 
 The Toledo Plan Commission is requesting a study of an amendment to the Uptown Urban 
Neighborhood Overlay (UNO) District boundaries to include those parcels abutting Monroe Street, 
east of Collingwood Boulevard. Currently these parcels are included in the Monroe Street Corridor 
UNO District and excluded from the UpTown UNO District. The Monroe Street Corridor UNO 
District was established in July of 2007 and includes parcels that are within 300 feet of the 
centerline of the Monroe Street right-of-way along both sides, extending from 14th Street on the 
east to Algonquin Parkway, just past Central Avenue on the west. The request would unify 
development standards in UpTown and align this portion of Monroe Street with an active, local 
review board.  
 

The Monroe Street Corridor UNO District was established in July of 2007 based on a key 
recommendation in the Monroe Street Corridor Design and Livability Plan and the efforts of three 
community development corporations serving the area: Ottawa CDC, Toledo CDC and 
Neighborhoods in Partnership. The Monroe Street Corridor Design and Livability Plan was 
adopted in 2003. The plan’s ultimate goal is to create a unique gateway within the heart of the city 
and reestablish the neighborhood fabric along the corridor. The Monroe Street Corridor UNO 
District was the first district established under the Urban Neighborhood Overlay provisions in the 
Toledo Planning and Zoning Code. The Monroe Street Corridor UNO District does not have an 
Architectural Review Committee. Instead, developments within the Monroe Street Corridor UNO 
District are reviewed administratively by Plan Commission staff. 
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STAFF ANALYSIS (cont’d) 
  

The UpTown UNO District was established in October 2015 at the request of the UpTown 
Association. The UpTown UNO District outlines standards that are intended to ensure the 
realization of the vision and objectives of the of the UpTown Plan. The original UpTown Plan was 
adopted in 2013 and subsequently updated in 2019. While the UpTown UNO District does not 
currently include the properties along Monroe Street that are in the Monroe Street Corridor UNO 
District, they were included in the study area for the 2019 UpTown Master Plan, which in effect 
creates a gap in the UpTown Neighborhood. In establishing the UpTown UNO District, an 
Architectural Review Committee was created. The Uptown District Architectural Review 
Committee (UDARC) is an active committee consisting of five (5) members that include a 
property owner, business owner and resident in the UpTown District as well as a professional 
architect. UDARC reviews development within the UpTown UNO District. UDARC is currently 
working with staff to update/revise the UpTown UNO District standards.   
 

Development has and is occurring along the Monroe Street Corridor within the UpTown 
Planning area (between 14th Street and Collingwood Avenue). Since the properties within the 
Monroe Street Corridor UNO District are defined as those within 300 feet of the centerline of the 
Monroe Street right-of-way, there are cases in which developments/projects have been situated 
within both the Monroe Street and UpTown UNO Districts. In these cases, UDARC review has 
been required and application of the most restrictive standards in the Monroe Street Corridor and 
the UpTown UNO Districts applied. This can create inconsistencies in the application of standards.  
In addition, the intent of the Urban Overlay District is to foster development and redevelopment 
that is compatible with the scale and physical character of original buildings in an area through the 
use of development and design standards specific to an area. By not including the properties along 
Monroe Street in the UpTown UNO District, a gap is created in the UpTown Neighborhood fabric 
that may be inconsistent with the character of the neighborhood. Hence the request to study an 
amendment to the Uptown UNO District boundaries. Removing the properties from the Monroe 
Street Corridor UNO District will not create a gap or inconsistencies in the Monroe Street Corridor 
as the properties are situated at the eastern end of the Corridor 
 

Staff recommends that the UpTown UNO District boundaries be amended to include those 
parcels abutting Monroe Street, east of Collingwood Boulevard as the amendment will provide 
consistency in application of regulations; reinforce the intent of the Urban Overlay District; and  
align this portion of Monroe Street with an active Architectural Review Committee that includes 
Uptown stakeholders.  
 
STAFF RECOMMENDATION 
 

The staff recommends that the Toledo City Plan Commission recommend approval of M-
1-22, a text amendment modifying UpTown Urban Neighborhood Overlay District to expand the 
boundaries to include those parcels abutting Monroe Street, east of Collingwood Boulevard for the 
following three (3) reasons: 

 
1. The text amendment will provide consistency in application of regulations; 
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STAFF RECOMMENDATION (cont’d) 

 
2. The text amendment with reinforce the intent of the Urban Overlay District; and 

 
3. The text amendment will align this portion of Monroe Street with an active 

Architectural Review Committee that includes UpTown stakeholders. 
 

 
ZONING TEXT AMENDMENT 
TOLEDO CITY PLAN COMMISSION 
REF:    M-1-22 
DATE:  June 13, 2024 
TIME:  2:00 P.M. 

 
CITY COUNCIL  
ZONING AND PLANNING COMMITTEE 
DATE: July 16, 2024 
TIME: 4:00 P.M. 

 
 
 
 
 
 
 
LK 
Four (4) Sketches and Three (3) Exhibits follow 
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MONROE STREET CORRIDOR UNO  
BOUNDARIES - EXISTING 

M-1-22 N 

17 - 6

I 75 S

I 7
5 

N

CENTRAL

INDIANA

DORR

U
PT

O
N

14

16

21

17

OAKWOOD

I 475 E

13
11

CHERRY

I 475 W

19

18

FU
LT

O
N

LINCOLN

FERNWOOD

12

DELAWARE

A
U

BU
R

N

CONE

ISLINGTON

23

PA
R

K
W

O
O

D

FLOYD

OTTAWA

FR
A

N
K

LI
N

RO
BI

N
W

O
O

D

W
A

IT
E

20

G
LE

N
W

O
O

D

AVONDALE

DE
TR

O
IT

A
LV

IN

PE
RT

H

MONROE

W
A

R
R

EN

EW
IN

G

JEFFERSON

BANCROFT

PA
R

K
SI

D
E

A
LB

IO
N

A
SH

LA
N

D

NORWOOD

MADISON

MILBURN

JO
FF

R
E

PO
TO

M
A

C

WINTHROP

A
LG

O
N

Q
U

IN

W
A

V
ER

L Y

FREEMAN

SC
O

TT
W

O
O

D

WOODRUFF

MACOMBER

SH
ER

BR
O

O
K

E

ADAMS

W
A

R
SA

W

CL
IN

TO
N

WOODLAND

PARK

PU
TN

A
M

JE
EP

SO
UTH

 COVE

TR
U

E

10

C
O

LL
IN

G
W

O
O

D

G
U

N
C

K
EL

POST

MACHEN

MELROSE

PINEWOOD

BE
LL

C
A

LU
M

ET

M
ID

W
O

O
D

ARCADIA

M
A

PL
EW

O
O

D

SH
EN

A
N

D
O

A
H

WASHINGTON

PRESCOTT

BATAVIA

PALMWOOD

PA
R

K
DA

LE

22

HUGHES

BR
O

W
N

LA
W

RE
N

C
E

EV
A

N
SD

A
LE

I 7
5 

S 
TO

 I 
47

5 
W

H
A

W
LE

Y

W
EL

L S

NESSLEWOOD

FOSTER

PO
W

H
A

TT
A

N

GIANT

WEBER

KENILWORTH

NORTH COVE

H
ES

TO
N

EV
ES

H
A

M

D
IV

IS
IO

N

M
IL

ES

COLUMBIA

SY
LV

A
N

KENWOOD

K
RE

SS

WALL

I 4
75

 E
 T

O
 I 

75
 N

AMBIA

JU
N

C
T I

O
N

M
A

RM
IO

N

JA
C

K
M

A
N

IN
W

O
O

D

MIDWAY PLAISANCE

FO
R

ES
T

WELLESLEY

FE
RR

IS

EL
LI

O
TT

AY
ER

S

RI
CH

M
O

N
D

SH
I R

LE
Y

M
O

N
TR

O
SE

IL
LE

R

I 475 E TO I 75 S

BISHOP

BOSTON

IS
H

ER
W

O
O

D

PROSPECT

K
IM

BA
LL

ROCKINGHAM

GRAND

M
O

U
N

T 
V

ER
N

O
N

PE
L E

E

ACKLIN

TO
RR

EY
 H

IL
L

CO
TT

AGE

STREICHER

PAGE

H
O

LL
Y

W
O

O
D

PRO
M

ED
IC

A

SM
EA

D

I 75 S TO INDIANA AVE E

W
O

O
D

ST
O

C
K

BLUFF

H
O

A
G

JERMAIN

LA
W

TO
N

VICTORIA

FITCHLAND

GOODALE

HO
RA

CE

GEORGIA

PALMETTO

R
A

Y

CHRISTIE

AMBER

ST
 B

ER
N

A
R

D

EVA
N

S

METTLER

VIRGINIA

N
O

R
TH

W
O

O
D

ART MUSEUM

JOEL

A
D

D
IN

G
TO

N

STAHLWOOD

CA
M

BR
ID

G
E

ROSALIN
D

H
A

W
TH

O
R

N
E

G
A

S S
E R

H
O

LY
O

K
E

V
ER

M
O

N
T

KEVIN

IRVING

BIGELOW

BAXTER

TR
YO

N

HI
G

A
N

G
RO

ES
BE

C
K

I 75 S TO N DETROIT AVE

LANE

BL
A

IN
E

BA
RO

N
 S

T E
EL

THATCHER

W
H

IT
N

EY

A
N

I

M
EA

D
O

W
BR

COLLINS

D
O

R
IS

BRONSON

SUSSEX

LOWELL

BALDWIN

LO
R

LE

RO
SE

DA
LE

HA
ST

IN
G

S

SW
IL

ER

INTERIOR

HOOD

COLFAX

BROOKWOOD

CADILLAC

TENNYSON

I 7
5 

N
 T

O
 W

 B
A

N
C

RO
FT

 S
T

IS
A

BE
LL

A

LABURNUM

A
CA

D
EM

Y

SA
N

FO
R

D
IR

V
IN

G
TO

N

TREMAIN

HENDON

GROVE

LI
N

W
O

O
D

BRIA
R

 CLIFF

STON
PROCTOR

H
O

A
G

DELAWARE

PA
R

K
SI

D
E SC

O
TT

W
O

O
D

PU
TN

A
M

PALMWOOD

15

COLLINS

G
LE

N
W

O
O

D

COLLINS

GIANT

HUGHES

NORWOOD

WOODLAND

NORTH COVE

20

JERMAIN

A
LB

IO
N

WOODRUFF

FO
R

ES
T

OAKWOOD

FOSTER

FREEMAN

PROSPECT

BRONSON

IRVING

N
O

R
TH

W
O

O
D

M
A

PL
EW

O
O

3

A
LB

IO
N

C
LI

N
TO

N

PINEWOOD

FERNWOOD

H
O

A
G

AVONDALE

WOODLAND

22

PALMWOOD

LA
W

R
EN

C
E

15

G
LE

N
W

O
O

D

GRAND

VIRGINIA



MONROE STREET CORRIDOR UNO  
BOUNDARIES - PROPOSED  M-1-22

N 

17 - 7

I 75 S

I 7
5 

N

INDIANA

DORR

U
PT

O
N

14

16

21

17

OAKWOOD

I 475 E

13
11

CHERRY

I 475 W

19

18

FU
LT

O
N

LINCOLN

CENTRAL

FERNWOOD

12

DELAWARE

A
U

BU
R

N

CONE

ISLINGTON

23

PA
RK

W
O

O
D

FLOYD

OTTAWA

FR
A

N
K

LI
N

RO
BI

N
W

O
O

D

W
A

IT
E

20

G
LE

N
W

O
O

D

AVONDALE

DE
TR

O
IT

A
LV

IN

PE
RT

H

MONROE

W
A

RR
EN

EW
IN

G

JEFFERSON

BANCROFT

PA
R

K
SI

D
E

A
LB

IO
N

A
SH

LA
N

D

NORWOOD

MADISON

MILBURN

JO
FF

R
E

PO
TO

M
A

C

WINTHROP

A
LG

O
N

Q
U

IN

W
A

V
ER

L Y

FREEMAN

SC
O

TT
W

O
O

D

WOODRUFF

MACOMBER

SH
ER

BR
O

O
K

E

ADAMS

W
A

R
SA

W

CL
IN

TO
N

WOODLAND

PARK

PU
TN

A
M

JE
EP

SO
UTH

 COVE

TR
U

E

10

C
O

LL
IN

G
W

O
O

D

G
U

N
CK

EL

POST

MACHEN

MELROSE

PINEWOOD

BE
LL

C
A

LU
M

ET

M
ID

W
O

O
D

ARCADIA

M
A

PL
EW

O
O

D

SH
EN

A
N

D
O

A
H

WASHINGTON

PRESCOTT

BATAVIA

PALMWOOD

PA
R

K
DA

LE

22

HUGHES

BR
O

W
N

LA
W

R
EN

CE

EV
A

N
SD

A
LE

I 7
5 

S 
TO

 I 
47

5

H
A

W
LE

Y

W
EL

LS

NESSLEWOOD

FOSTER

PO
W

H
A

TT
A

N

GIANT

WEBER

KENILWORTH

NORTH COVE

H
ES

TO
N

EV
ES

H
A

M

D
I V

I S
IO

N

M
IL

ES

COLUMBIA

SY
LV

A
N

KENWOOD

K
R

ES
S

WALL

I 4
75

 E
 T

O
 I 

75
 N

AMBIA

JU
N

C
TI

O
N

M
A

R
M

IO
N

JA
C

K
M

A
N

IN
W

O
O

D

MIDWAY PLAISANCE

FO
R

ES
T

WELLESLEY

FE
RR

IS

EL
LI

O
TT

A
Y

ER
S

RI
CH

M
O

N
D

SH
I R

LE
Y

M
O

N
TR

O
SE

IL
LE

R

I 475 E TO I 75 S

BISHOP

BOSTON

IS
H

ER
W

O
O

D

PROSPECT

K
IM

BA
LL

ROCKINGHAM

GRAND

M
O

U
N

T 
V

ER
N

O
N

PE
L E

E

ACKLIN

TO
R

R
EY

 H
IL

L

CO
TT

AGE

STREICHER

PAGE

H
O

LL
Y

W
O

O
D

PRO
M

ED
IC

A

SM
EA

D

I 75 S TO INDIANA AVE E

W
O

O
D

ST
O

CK

BLUFF

H
O

A
G

JERMAIN

LA
W

TO
N

VICTORIA

FITCHLAND

GOODALE

HO
RA

CE

GEORGIA

PALMETTO

R
A

Y

CHRISTIE

AMBER

EVA
N

S

METTLER

VIRGINIA

N
O

R
TH

W
O

O
D

ART MUSEUM

JOEL

A
D

D
IN

G
TO

N

STAHLWOOD

C
A

M
BR

ID
G

E

ROSALIN
D

H
A

W
TH

O
R

N
E

G
A

S S
E R

H
O

LY
O

K
E

V
ER

M
O

N
T

KEVIN

IRVING

BIGELOW

BAXTER

HI
G

A
N

G
R

O
ES

BE
CK

I 75 S TO N DETROIT AVE

LANE

BL
A

IN
E

BA
RO

N
 S

T E
EL

THATCHER

W
H

IT
N

EY

A
N

I

M
EA

D
O

W
BR

COLLINS

D
O

R
IS

BRONSON

ST
 B

ER
N

A

SUSSEX

LOWELL

BALDWIN

LO
R

LE

RO
SE

DA
LE

HA
ST

IN
G

S

SW
IL

ER

INTERIOR

HOOD

COLFAX

BROOKWOOD

CADILLAC

TENNYSON

I 7
5 

N
 T

O
 W

 B
A

N
C

RO
FT

 S
T

IS
A

BE
LL

A

LABURNUM

A
C

A
D

EM
Y

SA
N

FO
R

D
IR

V
IN

G
TO

N

TREMAIN

HENDON

GROVE

LI
N

W
O

O
D

STON
PROCTOR

H
O

A
G

DELAWARE

PA
R

K
SI

D
E SC

O
TT

W
O

O
D

PU
TN

A
M

PALMWOOD

15

COLLINS

G
LE

N
W

O
O

D

COLLINS

GIANT

HUGHES

NORWOOD

WOODLAND

NORTH COVE

20

JERMAIN

AL
BI

O
N

WOODRUFF

FO
R

ES
T

OAKWOOD

FOSTER

FREEMAN

PROSPECT

BRONSON

IRVING

N
O

RT
H

W
O

O
D

M
A

PL
EW

O
O

3

A
LB

IO
N

C
LI

N
TO

N

PINEWOOD

FERNWOOD

H
O

A
G

AVONDALE

WOODLAND

22

PALMWOOD

LA
W

R
EN

C
E

15

G
LE

N
W

O
O

D

GRAND

VIRGINIA



REF:  M-1-22 … June 13, 2024 

17 - 8 

 
Exhibit “A” 

Existing Regulations 
 

 
1103.0904 Monroe Street Corridor UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries includes those parcels within 300 feet of the centerline of the Monroe 
Street right-of-way along both sides, extending from 14th Street on the east to Algonquin Parkway 
(just past Central Avenue) on the west. The overlay district regulations apply to the entirety of 
parcels, as existing at the time of adoption, lying wholly or partially within this boundary.  
 

1103.1604 UpTown UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries are defined via the map attached hereto and legally described in this 
section, both of which are incorporated herein by reference. The overlay district regulations apply 
to the entirety of parcels, as existing at the time of adoption, lying wholly or partially within this 
boundary.  
 
The UpTown UNO District boundary is as follows: Washington Street to the south, Collingwood 
Boulevard to the west, Woodruff Avenue, Putnam Street, alley south of Woodruff between Putnam 
and Warren Street, Warren Street, alley south of Woodruff between Warren Street and Franklin 
Avenue, Southard Avenue, Vermont Avenue, and Jackson Boulevard to the north, 10th Street, 
Adams Street, Michigan Avenue, Madison Avenue, and 10th Street to the east. Properties located 
within the Monroe Street Corridor UNO District shall be excluded from UpTown UNO (see 
TMC1103.0900 for boundary).  
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Exhibit “B” 

Proposed Modifications 
(Additions in italic highlight. Deletions in bold strikethrough.) 

 
 
1103.0904 Monroe Street Corridor UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries includes those parcels within 300 feet of the centerline of the Monroe 
Street right-of-way along both sides, extending from 14th Street Collingwood Boulevard on the 
east to Algonquin Parkway (just past Central Avenue) on the west. The overlay district regulations 
apply to the entirety of parcels, as existing at the time of adoption, lying wholly or partially within 
this boundary.  
 

1103.1604 UpTown UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries are defined via the map attached hereto and legally described in this 
section, both of which are incorporated herein by reference. The overlay district regulations apply 
to the entirety of parcels, as existing at the time of adoption, lying wholly or partially within this 
boundary.  
 
The UpTown UNO District boundary is as follows: Washington Street to the south, Collingwood 
Boulevard to the west, Woodruff Avenue, Putnam Street, alley south of Woodruff between Putnam 
and Warren Street, Warren Street, alley south of Woodruff between Warren Street and Franklin 
Avenue, Southard Avenue, Vermont Avenue, and Jackson Boulevard to the north, 10th Street, 
Adams Street, Michigan Avenue, Madison Avenue, and 10th Street to the east. Properties located 
within the Monroe Street Corridor UNO District shall be excluded from UpTown UNO (see 
TMC1103.0900 for boundary).  
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Exhibit “C” 

Proposed Text 
 

1103.0904 Monroe Street Corridor UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries includes those parcels within 300 feet of the centerline of the Monroe 
Street right-of-way along both sides, extending from Collingwood Boulevard on the east to 
Algonquin Parkway (just past Central Avenue) on the west. The overlay district regulations apply 
to the entirety of parcels, as existing at the time of adoption, lying wholly or partially within this 
boundary.  
 

1103.1604 UpTown UNO District Boundaries  

The boundaries of the District are hereby established as shown on the City of Toledo zoning maps. 
The District boundaries are defined via the map attached hereto and legally described in this 
section, both of which are incorporated herein by reference. The overlay district regulations apply 
to the entirety of parcels, as existing at the time of adoption, lying wholly or partially within this 
boundary.  
 
The UpTown UNO District boundary is as follows: Washington Street to the south, Collingwood 
Boulevard to the west, Woodruff Avenue, Putnam Street, alley south of Woodruff between Putnam 
and Warren Street, Warren Street, alley south of Woodruff between Warren Street and Franklin 
Avenue, Southard Avenue, Vermont Avenue, and Jackson Boulevard to the north, 10th Street, 
Adams Street, Michigan Avenue, Madison Avenue, and 10th Street to the east.  
 




