
City of Huron 
Agenda for the Planning Commission/DRB 

Wednesday, April 15 2026   5:00pm. 

I. Call to Order

II. Roll Call

III. Adoption of the Minutes (n/a)

IV. Audience Comments (3-minute time limit) *Please step to the podium and
state your name and address for the record.

V. New Business

Cleveland Road E  (Huron Harbor Development) PPN 42-61270.001
Variations to General Development Concept Plan

424 Berlin Road  (Marconi’s Restaurant)   PPN 42-00321.000
Site & Design Plan approval- outdoor patio dining area & bar

VI. Staff Report
Chapter 1129-Sign Code Amendment – Work Session TBD 

VII. Other Matters
Next Regular Meeting: May 20, 2026 

VIII. Adjournment



TO: Chairman Boyle and Members of the Planning Commission and Design Review Board 
FROM: Christine Gibboney Planning & Zoning Manager 
RE: Huron Harbor- Variation to the General Development Concept Plan 
DATE: April 15, 2026  

Zoning District: MU-GD  Parcel No.: 42-61270.001 Lot Size: 11.29 acres 

Owner:     City of Huron 

Applicant: Triban Investment LLC/Knez Homes 
Rick Lundstrom Jr.  

Project Description- Variation to the approved General Development Concept Plan- to include a 
minor reduction in the number of units from 106 to 95, an increase in the width of the smallest unit 
and the inclusion of buffers between structures.     
The applicant provided the following detail of the changes: 

• The exterior units went from 44 to 41 units.
• The interior count went from 62-54.
• We created 15-foot buffer between each building.
• We removed the 16-foot-wide units that were a single car garage. It was replaced with a single

car garage that is 20 foot wide. The 16-foot unit didn’t flow well for living and was just too
narrow on the interior. Corporate findings in other projects for Khov support the change on a
financial and pace driven purpose.

APPLICABLE CODE SECTIONS 

1127.10 VARIATIONS TO AN APPROVED GENERAL DEVELOPMENT CONCEPT. 
(a) Minor Variations. Minor variations from an approved General Development Concept may be

approved by the Planning Commission upon finding that the variations are generally in keeping 
with the spirit and concept of the approved General Development Concept, in accordance with the 
conditions required by the City Council in its approval, and in accordance with the requirements of 
this Chapter. For the purposes of this Section, a minor variation shall include: 

(1) Small, incidental alterations to the location or number of spaces in off-street, surface
parking lots. 

(2) Small, incidental construction of accessory structures;
(3) Incidental increases/decreases in the square footage of principal buildings. Any increase in

the overall number of permitted dwelling units shall not be considered a minor variation; 
(4) Minor alterations in the placement of dwelling units within a phase of the overall project;
(5) Minor design modifications that will have no discernible impact on neighboring properties,

the public, or those intended to occupy or use the proposed development. 
(b) Other than Minor Variations. All variations contained on a development plan that are not

described in this chapter shall be reviewed by the Planning Commission. If the Planning 
Commission finds that such variations are generally in keeping with the spirit and concept of the 
approved General Development Concept, in accordance with any required conditions, and in 



accordance with the requirements of this Chapter and this Code, the Planning Commission shall 
approve such variations. 

(c) If approval of any variations to a General Development Concept result in a necessary change
to existing zoning or previously authorized development agreements, the Planning Commission 
must forward the revised General Development Concept and any relevant zoning amendments or 
revised development agreements to City Council for review and approval. 

Staff Analysis/Recommendation: 

The proposed variations to the General Development Concept Plan are properly before the 
Commission pursuant to 1127.10 (b).  Whether classified as a minor variation or not, review by the 
Planning Commission is required.  Only if the variation resulted in any change to existing zoning or 
to a previously authorized development agreement, would the request have to be forwarded to City 
Council 1127.10 (c).  There are no changes to zoning and there has not been a previously 
authorized development agreement, therefore the Planning Commission is the only approval 
required for these variations. 

The city believes and supports  that the variations regarding the minimal reduction to the number 
of townhome units from 106 to 95, the increase in width of the smallest unit from 16’ to 20’ and the 
inclusion of a 15’ buffer between structures  is in keeping with the spirit and overall concept of the 
General Development Concept Plan as the general layout of the development remains unchanged. 

The city recommends Planning Commission  approval of the variations pursuant to 1127.10 (b)  
which will allow the developer to commence with engineering, stormwater and SWPPP processes. 

Attachments: 
• Revised site plan
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TO: Chairman Boyle and Members of the Planning Commission and Design Review Board 
FROM: Christine Gibboney Planning & Zoning Manager 
RE: Marconi’s – Outdoor Dining & Bar Expansion-   Site Plan Review 
DATE: April 15, 2026  

Current Zoning District: B-3   Parcel No.: 42-00321.000 

Existing Land Use:    Commercial  Property Size:   0.2700 acres 

Traffic Considerations:  Berlin Road/ Cleveland Road West Intersection 

Owner:   Dayhen Enterprises LLC 
Connor Allen 
3810 Deerpath Drive 
Sandusky, OH  44870 

Applicant: Legends General Contractors 
Bryan Roberts 

Project Description-  Expansion of Outdoor Dining Area w/ Accessory Structure (outside bar) and 
Wall/Fencing surround.   

APPLICABLE CODE SECTIONS 
1125.03 B-3 GENERAL BUSINESS DISTRICT 
a) Principal Permitted Uses. Any use permitted and as regulated in the B-2 District.:
1125.02 B-2
(4) Bars, restaurants, cocktail lounges.

(c) Accessory Uses. Accessory uses and structures as permitted and as regulated in the R-3
District as related only to permitted residential developments, if any, in this district, plus those uses
and structures as permitted and regulated in the B-2 District, plus any other accessory uses and
structures customarily accessory and incidental to any of the foregoing permitted B-3 uses, and not
otherwise prohibited

(e) Height Regulations. No principal or accessory structures shall exceed three stories or forty feet
in height, except as provided in Section 1137.02 and subject further to review and authorization by
the Board. (Ord. 1990-20. Passed 11-26-90.)

(f) Lot Area, Frontage and Yard Requirements.
Commercial uses:   Minimum frontage of thirty feet; otherwise, none except for the provision of

loading and unloading. (Ord. 1998-39. Passed 12-7-98.) 



1133.03 REQUIRED OFF-STREET PARKING 
(3) Restaurants; bars; taverns; night clubs - one (1) space for each 150sq.ft. floor area (25% of
any outdoor unenclosed dining areas shall be included in the calculation.

1133.02 DETERMINATION OF REQUIRED OFF-STREET PARKING SPACES. 
(a) Off-street parking shall be provided as a condition precedent to the occupancy or use of any
building, structure or land, and at any time a commercial or business-related building or structure,
or commercial or business-related use of land, is enlarged, expanded, increased in capacity or use,
in conformance with the following provisions.
   In computing the number of parking spaces required by this Ordinance, the following shall apply: 

(a) Where floor area is designated as the standard for determining parking space requirements,
floor area shall be the sum of the net area of all the floors measured from the exterior faces of the 
building. Mechanical rooms, stairs, restrooms, cellars, unenclosed porches, attics not used for 
human occupancy are excluded from the count of total floor area. 

(b) Where seating capacity is the standard for determining parking space requirements, the
capacity shall mean the number of seating units installed or indicated. When fixed seats are not 
indicated, the capacity shall be determined as being one (1) seat for each twenty (20) square feet of 
floor area of the assembly room. 

(c) Where employees are the standard for determining parking space requirements, employees
shall mean the maximum number of employees on any two (2) successive shifts. 

(d) Fractional numbers shall be increased to the next whole number.
(e) The parking spaces required for multiple uses shall be the sum of the parking required for

each use considered separately. 
      (Ord. 2025-30. Passed 11-25-25.) 

1131.06  BUFFER YARDS 

(a) Purpose. Buffer yards are required in certain instances to establish an appropriate transition
between adjacent land uses that differ in intensity, use, and density by clarifying the delineation
between properties and creating attractive and effective buffers between uses. The type and extent
of the buffer yard will be dictated by the relationship between the two adjacent land uses, with the
width, length, and density of the materials increasing as the difference between the adjacent land
uses increases. The buffer yard shall serve to protect and preserve the aesthetic appeal and scenic
beauty of the parcels, reduce the impact of noise, reduce storm-water runoff, and create visual
spatial breaks between various land uses, and other incompatible elements and of adjacent
properties.

(b) Applicability. This section is applicable to all commercial development upon land that is
subject to site plan approval. Residential developments are only subject to this requirement in the 
instance that ten (10) or more dwelling units are greatly altered or constructed as part of one site 
plan. 

(c) Types. There are four (4) pre-established types of buffer yards. Appendix A shall be used to
dictate the type of buffer yard necessary and shall be included within the landscape plan. These 
yards are described as: 

(1) Type A: A peripheral planting strip intended to separate uses, provide vegetation and
greenery in potentially densely developed areas, and enhance the appearance of individual 
properties. 

(2) Type B: A low-density screen intended to serve as an intermittent visual obstruction to
partially block visual contact between uses. 



(3) Type C: A medium density, semi-opaque, screen intended to substantially block visual
contact between uses. 

(4) Type D: A high-density, opaque, screen intended to substantially block visual contact
between uses. This type of buffer is also intended to block noise that has potential to negatively 
impact adjacent uses. 

(d) Buffer Yard Design Standards. Buffer yards shall be installed using the following
requirements: 

(1) Width. Each type of buffer yard is subject to a specific width. The width of the yard is
measured based on a perpendicular angle to the adjacent property line. 

(2) Length. Each type of buffer yard is subject to a specific length. The length of the yard must
span the specific length in percent of the adjacent property line. 

(3) Design and building standards are included in table 1131.06(d).

Table 1131.06(d) 
Type A - 
Peripheral 

Type B- Low Density Type C - Semi-Opaque Type D - Opaque 

Buffer Yard 
width in feet 

5 10 15 20 

Buffer Yard 
length along 
lot line (%) 

20% 30% 40% 50% 

Plantings per 
buffer yard 
(1 buffer 
yard per 200 
linear feet 
required) 

2-4 ornamental
trees.
2-4 evergreen
shrubs.
20 shrubs

3-5 ornamental trees.
3-5 evergreen shrubs.
20-30 shrubs.

2-4 shade trees,
1-2 ornamental trees,
2-3 evergreen trees,
20-30 shrubs.

3-5 shade trees,
2-4 ornamental trees,
6 evergreen trees,
30 shrubs

Fencing 
Materials 

Optional. 
Minimum 3 
feet fencing of 
wood, 
simulated 
wood, vinyl, or 
masonry. 

Optional. Fencing of 
wood, simulated 
wood, vinyl or 
masonry at a 
minimum of 3 feet in 
height. Fencing can 
be placed anywhere 
within the buffer yard 
in a generally straight 
line. 

Fencing of wood, 
simulated wood, vinyl 
or masonry at a 
minimum of 6 feet in 
height. Fence must 
encompass 80% of the 
buffer yard. Fencing 
shall be placed along 
the property line on the 
outside of the buffer 
yard. 

Fencing of wood, 
simulated wood, vinyl, 
or masonry at a 
minimum of 6 feet in 
height. Fence must 
encompass the entirety 
of the buffer yard. 
Fencing shall be placed 
along the property line 
on the outside of the 
buffer yard. 

Ornamental Trees Shade Trees Evergreen Trees Evergreen Shrubs Shrubs 
Install caliper: 2.5 
inches 

Install caliper: 2.5 
inches. 

Install height 6 feet. Install height: 2-3 
ft. 

Install height: 24-36 
inches. 

Mature height: 7-20 
feet 

Mature height: 30-
50 feet. 

Mature height: 20-
40 feet. 

Mature height: 6-
10 ft. 

Mature height: 3-6 
feet. 

( 

https://codelibrary.amlegal.com/codes/huron/latest/huron_oh/0-0-0-20992#JD_1131.06


. 
   (g)   Modifications to Buffering and Screening Requirements. Buffer yards required by this 
Chapter shall be applied equally to all similarly situated properties. The Planning Commission is 
empowered to modify the above buffer yard and screening requirements when it determines that: 
      (1)   Natural land characteristics, such as topography or existing vegetation on the proposed 
building site, would achieve the same intent as this Section. 
      (2)   Innovative landscaping or architectural design is employed on the building site to achieve 
an equivalent screening and buffering effect. 
      (3)   The required screening and landscaping would be ineffective at maturity due to the 
proposed topography of the site, and/or the location of the improvements on the site. 
      (4)   The topography of adjacent and surrounding sites is such as to render required screening 
ineffective at maturity. 
      (5)   It can be clearly demonstrated that it is highly improbable that the abutting property will be 
developed for residential purposes due to circumstances that have taken place since the adoption of 
the Master Plan and this Code. 
      (6)   The Planning Commission may take into account site specific circumstances regarding 
existing and future land use when applying these standards and may impose or reduce the amount 
of screening necessary. 
         (Ord. 2015-9. Passed 8-25-15.) 
 
1131.02 LANDSCAPE PLAN 
Schedule 1131.04(h) General Landscape Requirements 
  

   Use Shade Trees 
Per Site 

Landscape 
Island Per Site 

Landscape Island 

Residential, Single Family 
and Two Family 

1 per detached 
dwelling 

    

Residential, Multi- family 1 per 5 
dwelling units 

1 per 5 dwelling 
units 

100 sq. ft. 
1 ornamental tree or evergreen tree. 
5-6 shrubs or perennials. 

Business/Retail 5 per acre 1 per 0.5 acre 100 sq. ft. 1-2 ornamental trees or 
evergreen trees. 
6-8 shrubs or perennials. 

Mixed Use Case-by-case Case-by-case Case-by-case 
Office/Institutional 5 per acre 2 per acre 200 sq. ft. 1-2 ornamental trees or 

evergreen trees. 6-8 shrubs or 
perennials. 

Industrial 1 per acre 1 per 2 acres 250 sq. ft. 2-4 ornamental trees or 
evergreen trees. 8- 10 shrubs or 
perennials. 

 (k)   Reduction. The Planning Commission may reduce the required quantity of landscape material 
as specified in this Code based upon the existence of certain site specific circumstances, including 
insufficient open space or the potential to negatively impact the site's safety by implementing these 
requirements. 
 
 
 



1137.04 YARD PROJECTIONS 
(b) Fences, Walks and Hedges. May be located in required yards as follows:

(1) If not exceeding at any point four feet in height above the elevation of the surface of the
ground at such point, they may be located in any yard; 

(2) If not exceeding at any point six feet in height above the elevation of the surface of the
ground at such point, they may be located in any required rear or side yard. 

  (Ord. 1990-20. Passed 11-26-90.) 

STAFF ANALYSIS/RECOMMENDATION:  
The applicant is proposing to remove the walkways and a portion of the wall currently enclosing 
the existing outside dining area in order to expand into a new uncovered outdoor dining patio area 
to include a bar structure, all of which will be surrounded by a new 4’ in height masonry wall/fence. 

The restaurant and parking lot areas are comprised of multiple parcels and the positioning of the 
existing structure which is on an angle makes it difficult to identify the standard front/side/rear 
when considering code applications.    The specific parcel where the new outdoor dining patio will 
go: 



The area of expansion will take the place of the existing handicap parking lot area to the south of 
the restaurant facing Berlin Road/Cleveland Road East. The handicap parking will be relocated to 
the existing parking lot to the north side of the restaurant. 

The applicant was working to finalize the design plans, elevations, landscape and lighting portions, I 
have included the draft concepts only to give the Commission an idea of the project scope.  We are 
only looking at a Preliminary Site Plan approval at this meeting. 

Pursuant to the B-3 code, the principal use is compliant to zoning, the accessory use (outside bar) 
would be complaint as a  “structure customarily accessory and incidental to any of the foregoing 
permitted B-3 uses, and not otherwise prohibited”; proposed height of the outside bar is 15’ which 
is compliant.  There are not many Lot Area, Frontage, Yard Requirements in a B-3 – the only 
applicable requirement is having minimum frontage of 30’- which this parcel does have.  There are 
no setback requirements for B-3.  Staff consulted Safety Services and Administration as to the 
proposed location of the bar; staff is recommending the location of the bar be moved closer to the 
restaurant (6’ separation) along the eastern side of the property. 

The proposed masonry wall/fence surrounding this patio dining area is comprised of a short base 
wall topped with fence rails and will not exceed 4’ in height, in compliance with the yard projection 
code.  It is recommended that the height of the solid portion of the wall be limited to 2’ or 3’ to 
retain site line visibility.   During our internal meeting, it was also noted that the wall/fence should 
be reinforced for the safety of the customers.   It is important to note that one must pull past the 
stop bar currently in order to have site line visibility of the intersection area  

This parcel abuts an R-1 parcel; there is an existing fence and an area of established trees/shrubs 
that separate the two parcels.  The applicant was proposing a new 6’ fence along the property line 
to act as a buffer in this area.  With the unusual shape of the parcel and the angle of the restaurant 
and the location of the front entrance, staff is looking at this area as a side yard; however, the city 
feels the continuation of a 4’ fence or wall/fence would be better suited for site line reasons. 

The city is recommending the following conditions be included for approval of the site plan: 
on the following: 

1) Location of the proposed outside bar along the eastern side of the property, closer to the
restaurant (at least 6’ separation)

2) Limit the height of the solid wall/fence base to 2’ or 3’
3) Include an opening to the patio area from the sidewalk that is at least 36” wide
4) Fencing and/or wall/fence to continue along the eastern side of the property- max height 4’
5) Fire pit feature is subject to Fire and Building Regulations.

Attachments: 
• Application & Site Plan
• Concept Renderings- Not Finals
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