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Elements of Port Planning

The ports of the Great Lakes, such as Toledo, are an important
part of that region's transportation system. In 1976, over 200 million
tons of cargo* were handled in the numerous commercial U.S. ports
which dot its shorelines, which have been termed the nation's 4th sea-
coast. The Port of Toledo handled over 25 million tons of cargo in
1976, more than any other Lake Erie port.

Toledo, typical of many of the region's largest cities, developed on
the shoreline, with its harbor serving as a vital part of the city's
economy. As in other harbor cities, expansion and change occurred as
the population grew westward and technological advances wrought changes
in commodity patterns and transportation modes. One change, with per
haps the most far-reaching consequences for modern Great Lakes harbors,
did not occur until 1959. Completion in that year of the Great Lakes-
St. Lawrence Seaway System linked the Great Lakes to the oceans for
long, deep-draft vessels.

Meeting the requirements of such large vessels and the ever-increas
ing quantities of cargo carried by them for transshipment or processing
in harbor areas has stimulated economic development, but also created
conflicts with other uses and values of harbor areas. Port planning
must consider facilities needs, economic factors, navigation improve
ments, and environmental impacts.

Increasingly larger land areas are required for cargo handling, bulk
storage, and warehousing, and for links to railroads and highways, for
industrial processing, and for some manufacture, e.g. ship building.
Residential areas and business districts have grown along with ports
and in many cases now pose limits to port expansion. Older port indus-
trial areas, particularly those on narrow strips of land, are often

-U.S. Department of the Army, Corps of Engineers, 1976 Waterborne
Commerce of the United States, Part 3, Washington, D.C.
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antiquated and inadequate for modern port development, but remain in
place limiting public access to the waterfront and adversely affecting
nearby neighborhoods.

Simultaneously with the increased need for port activity areas has
been increased environmental and recreational concerns for the water
front. The Great Lakes region waterfronts provide excellent sites for
popular water-oriented recreation, especially pleasure boating. Some
port activities have an adverse impact on the natural environment.
Creating and maintaining shipping channels and berthing areas disturbs
aquatic habitat; disposal of spoil materials usually exacerbates the
impact. Shallow areas and wetlands are frequently filled to provide
space for land activities with resulting loss of important fish habitat.
Port-related industries frequently discharge pollutants to the air and
water.

The balancing of these conflicting land uses is one of the key
issues facing today's coastal zone management program and harbor area
planners.

Closely related to those conflicting land use issues is the distribu
tion of funds for harbor improvements. The Toledo port, again similar
to other ports, has a specially created Port Authority to finance major
shipping related improvements. The U.S. Army Corps of Engineers main
tains most harbor channels and the Economic Development Administration
finances certain other port projects.

The financing problem is a critical one for a port to solve, for
larger ships and new cargo handling technologies must be accommodated
for the port to remain competitive with other ports and alternative
transportation modes. Funding for related transportation improvements
is an especially critical problem for Toledo.

Recreational land acquisition and development is funded by local
governments, state agencies, and by the U.S. Department of the Interior.
Such acquisition is required for improved public access and enjoyment
of water-oriented recreation. Environmental protection is also expen
sive, and the U.S. Environmental Protection Agency often is involved.

Decisions concerning major capital expenditures are thus closely
intertwined with land use policies. A coordinated coastal area land
use concept is necessary to balance conflicting land uses, and provide
a sound basis for major governmental expenditure.

The Coastal Zone Management Program represents a unique opportunity
for the planning of ports such as Toledo. CZM represents a legislative
mandate, an opportunity for regional cooperation, the commitment of
financial resources, and a new orientation for land use coordination on
the riverfront.2

2
'•A description of the Ohio Coastal Zone Management Program is included
in Addendum A.
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Port of Toledo

The Port of Toledo and the adjacent harbor area are faced with all
of these issues. The Toledo-Lucas County Port Authority owns and
leases out over 4,000 acres of land and facilities; it also coordinates
port activities over a much larger area. The U.S. Army Corps of En
gineers maintains a 27-foot channel 18 miles through Maumee Bay into
Lake Erie, as well as a 7-mile channel up the Maumee River. Forty-one
piers, docks, and wharves are in the area, with major expansions under
way. Interspersed along these miles of river and lakefront are commer
cial, residential, and recreational areas, some of which pose limits to
port expansion. Efforts are underway by the City of Toledo to expand
public access and recreational use of the river, bay, and shorelines.
Another port and environmental issue is sediment dredged from Toledo
harbor channels which total more than all other Lake Erie ports. Water
quality has been degraded and habitat lost through both open lake and
confined disposal sites. Transportation access and other improvements
are necessary to maintain and expand trade; however, a recent port
authority tax levy was defeated. Coastal Zone Management Program is
attempting to help Toledo and other Ohio ports deal with all of these
important issues.

Two related efforts to deal with these issues have recently been
made in Toledo and are discussed below. The first, now in place, is
Maumee River Overlay Zoning District, and the second is the preparation
of a comprehensive plan for the riverfront, being done through the sup
port of the Ohio Coastal Zone Management Program.

The Maumee Riverfront Overlay Zoning District

While the City of Toledo is not as far advanced in the actual re
development of its waterfront as some other cities, an unusual type of
land use control has been developed that will hopefully lead to the
successful balancing of land uses and redevelopment of the waterfront.

The initial impetus for the improvement of the Maumee Riverfront
can be traced back to the preparation of the far-sighted, if somewhat
unrealistic "Toledo Looks to the River" report in 1975.3 This study,
prepared for the Toledo Department of Natural Resources, proposed an
extensive riverfront park acquisition and development program. While
the study was only accepted in concept, it did focus attention upon
the recreational and environmental potential of the Maumee Riverfront.

In 1977, the development of a bulk cargo facility on a narrow in
dustrially zoned strip, which adversely affected the surrounding neigh
borhood, focused a more intense kind of concern upon the riverfront.
Finding that the 30-year old zoning of the site did not provide for any
type of public review of the proposal worsened the situation.

Almost simultaneously, a major effort for downtown revitalization
was beginning, which featured the location of a new corporate head-

•3"
City of Toledo Department of Natural Resources, Toledo Looks to the
River, 1975.
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quarters building on the riverfront. The river, particularly a drama
tic new downtown riverside park, is to be a key element of the largest
single Urban Development Action Grant in the nation, and a key to CBD
revitalization.

Responding to public support for riverfront planning and controls,
and trying to gain maximum advantage from public and media attention,
the overlay concept was proposed. This concept, as eventually prepared
by the Toledo-Lucas County Plan Commissions, called for some form of
review for any major physical changes within the riverfront area, using
the Coastal Zone Boundary as the district boundary.

The Maumee Riverfront Overlay Zoning District is based on the posi
tion that riverfront land shall be reserved for uses that require or
gain maximum advantage from waterfront location. The Overlay Zoning
divides the riverfront Into three broad categories: water-oriented in
dustry and commerce; recreational-residential; and shared use.4 In the
industrial category, consisting almost exclusively of existing indus
trial areas, only a site plan review of major improvements is required.
This relatively mild control is aimed primarily at improving public
access, environmental and aesthetic quality. This approach was accept
able to the major industries on the river, unlike the more idealistic
and recreation oriented "Toledo Looks to the River" concept.

The second category, recreation-residential, consisted largely of
areas currently residential or recreational in actual use. This in
cluded areas earmarked for park acquisition. This category has the
strictest controls, Including use review (meaning that the proposed
project can be completely denied regardless of the underlying zoning)
as well as site plan review. Industrial use is not completely forbid
den, but can be permitted under special circumstances.

The Overlay Zoning ordinance itself includes the criteria for re
viewing projects. This is particularly important in the third category,
shared use, which provides the greatest latitude in review. The
"Toledo Looks to the River" study, which provides some planning basis
for the overlay zoning, 1s generally least useful in these controversial
areas. The shared use areas represent the areas of greatest conflict,
and in which additional planning is needed to support strong land use
controls.

The legal basis for the overlay zoning concept lies mainly in the
precedent developed by many communities for historic preservation dis
tricts and flood plain control. Use of an overlay concept, literally
in addition to the existing zoning, is a relatively innovative imple
mentation technique for coastal zone management.= A particular advan
tage of the overlay zoning is that it can be placed in effect relatively

a

The complete text of the Maumee Riverfront Overlay Zoning District is
included in Addendum B.

5See Meshenberg, Michael J., "The Administration of Flexible Zoning
Techniques," American Society of Planning Officials, 1976.
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quickly, far more rapidly than a comprehensive rezoning of the entire
riverfront.

To date, approximately nine months after its adoption, the Maumee
Riverfront Overlay Zoning has been a limited success. Interestingly,
the site plan review procedures in the industrial areas has been most
successful, improving the quality of design and resulting in private
provisions for public access. No project has yet been denied on the
basis of the overlay zoning though several have been discouraged and
never pursued in partial response. One notable failure has been the
expansion of a bulk storage area immediately adjacent to downtown. As
a continuation of a previously existing use not requiring any new per
manent construction, the storage of a large amount of coke could not
be reviewed. This case is being reviewed and an amendment to the ordi
nance being prepared.

Another provision of the ordinance, added by the Toledo City Coun
cil, wasan eighteen month sunset clause. This provision, making the
ordinance technically temporary does strengthen its legal status, mak
ing it somewhat similar to a moratorium. Another purpose is to insure
that more detailed planning for the riverfront occurs and results in
implementation including improved land use controls.

Planning and Analysis

The Coastal Zone Management Program is being utilized to prepare a
comprehensive and detailed plan for the Maumee Riverfront. This plan
will provide a basis for the improvement of the Maumee River Overlay
zoning and the implementation of permanent land use controls.

A particular emphasis of the Coastal Zone Program is to provide a
detailed analysis of those areas designated for shared use under the
overlay zoning. As noted, these areas are the most controversial, and
where the greatest latitude and need for review criteria occurs. The
Toledo-Lucas County Plan Commissions are utilizing a modified version
of the Land Use Allocation System in considering the shared use areas
of the Maumee Riverfront.

The Land Use Allocation System is an approach developed by the Tol
edo-Lucas County Plan Commissions for determining the most appropriate
land use for any given parcel of land.6 This technique represents a
quantification of the basic planning concepts of preparing goals, ob
jectives and policies to determine land use.

Goals, objectives and policies are represented through criteria
utilized in evaluating each parcel. The simplified, non-computerized
system developed a total of ten factors, five natural resource capa
bility factors, and five man-made suitability factors. These factors

6Land Use Allocation System, a pilot project, Toledo-Lucas County Plan
Commissions, July, 1976, and Land, a Non-Renewable Resource; McFarland,
Margaret, Practicing Planner, March, 1978.
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had been revised in use for different jurisdictions or types of area.
These criteria are used in determining whether each land parcel should
be residential, commercial, industrial, or recreational /open space in
use.

A revised group of criteria has been developed for considering land
within the riverfront overlay district. These criteria include natural
resource capability factors; soils, topography, flood plain, vegetation
and added special factors for erosion potential, wetlands, and wildlife
habitat. Similarly, the man-made suitability factors are modified:
large ship channel access, small boat water access, archeological and
historical sites are added to the conventional factors of vehicular
and rail transport and adjoining land use.

Each parcel will be scored based upon these criteria. The scoring
is done largely by the planning staff, with input from the Ohio Capa
bility Analysis Program (a largely soils-oriented computerized natural
resource inventory being utilized throughout the Ohio coastal zone and
other locales), plus technical assistance from the Port Authority staff.
A review committee, including major port industries, as well as environ
mental groups and citizens,will participate throughout the process.

The total demand for each type of use is also considered. The eco
nomic market for water-oriented industrial, commercial, and residential
uses are being evaluated with the assistance of the Toledo Economic
Planning Council. The need for riverfront park and open space is being
considered with the advice of the Toledo Department of Natural Resources
and environmental specialists.

The designation of each of the major land use categories then be
comes part of a cohesive plan. Major industrial development, for ex
ample, has long been earmarked for the Port Authority facility being
created by dredge spoils at the mouth of the river. As the last major
dredge spoil site approved in Lake Erie, the eventual size and future
of Port Facility Number Three is its own issue. But LUAS must address
the future of other industrial areas, particularly antiquated facili
ties existing near residential neighborhoods. In some cases, such areas
may be phased out for industrial use; the economic as well as environ
mental and aesthetic advantages of other types of use outweighing in
dustrial potential under the LUAS criteria.

Planning the acquisition of coastal zone lands for public open
space is limited by the financial resources available. The LUAS desig
nation of these sites must be measured in terms of their contribution
to the environmental and aesthetic quality of the river, with unique
habitats being a major factor. Potential recreational use is another
key factor. The beneficial potential in gaining public access through
private as well as public development, shown by the Overlay Zoning, is
also considered.

Riverfront commercial and residential sites will be designated in
close co-ordination with downtown development and neighborhood planning
programs. The LUAS system is a mechanism that indicates the most ap
propriate land areas for each of these uses. LUAS results are not au
tomatically followed, but used as a guide.
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The total purpose of the Land Use Allocation System 1s to provide
a definable, defendable, basis for controlling land use along the river
front. LUAS is not only readily understandable and objective, it is
being specially geared to deal with coastal zone and water-oriented use
Issues.

The comprehensive plan based upon the LUAS system will be utilized
and implemented through future revisions to the Toledo Zoning Ordinance,
as well as in determining priorities for capital expenditures. The
sunset clause built into the Overlay Zoning mandates the plans use in
future land use controls.

Future land use control may remain in an overlay zoning format, or
may be built Into revised or specially created zoning categories that
adequately deal with riverfront planning issues. Certain features of
the overlay zoning will be retained, including site plan review for all
major projects on the riverfront, provision for public access from pri
vate .development and strictly reserving the waterfront for uses that
require, or gain strong advantages, from location on the water. In any
case, the controls will be based upon a comprehensive plan, accomplished
largely through the coastal zone management program.
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ADDENDUM A.

OHIO COASTAL ZONE MANAGEMENT PORT PLANNING PROGRAMS

State agencies in Ohio have made few efforts to coordinate port
planning and development; generally their role has been one of review
and support of specific projects. Chapter 4582 of the Ohio Revised Code
permits municipalities, townships, and counties to establish port auth
orities. Planning is generally coordinated with local government
unit(s) which establish the port authority.

The approach of Ohio's CZM Program to port planning and development
is: (1) to identify aspects of harbors which serve the broad public
interest, as well as those aspects which adversely impact that inter
est; (2) to identify efficient means of project review at the state and
federal levels based on (1); and (3) to support efforts by local com
munities and ports to devise and implement plans which actively pro
tect the public interest while promoting the economic viability of the
port. This approach should coordinate port planning to an extent which
will protect coastal resources, but still support and allow control of
land use patterns. The CZM Program, in addition, will support continued
efforts of the Great Lakes Commission to provide a regional perspective
of port issues to aid Great Lakes ports in planning and development.

Examples of local port projects which Ohio's CZM Program supported
during program development include:

Cleveland - economic impact analysis

Fairport Harbor - economic analysis and plans for recrea
tional use

Conneaut - analysis and plans for recreational use

Sandusky - plans for redevelopment of harbor area

Lorain - recreational plan for harbor area

Ashtabula - analysis and plans for recreational use

Huron - plans for development of dredge spoil disposal site

Toledo - land use analysis and plans

The CZM Program has compiled a report, "Ohio's Lakef Ports: Facilities,
Cargo, and Problems" to summarize the status of those ports. Also, an
analysis of economic impacts of Ohio ports on local communities was per
formed using Schenker's methods from a study of the Port of Milwaukee.?
All of these CZM Program efforts are aimed at maximizing public benefits
from a very important Great Lakes asset, protecting the associated re
source base, and supporting efforts of port planners and managers to
keep Lake Erie ports prosperous.

Schenker, Eric. 1965. Economic Impact of a Port onan Urban Community.
Papers of the Sixth Annual Meeting. Transportation Research Forum.
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ADDENDUM B

ARTICLE XXVI

MAUMEE RIVERFRONT OVERLAY DISTRICT

SECTION 9-26-1 Creation of District

The Maumee Riverfront Overlay District, which may be referred to as
the MR-O, is hereby created as an overlay district to be applied to
such lands related to and adjacent to the Maumee River and Maumee Bay
as the Council of the City of Toledo may designate by ordinance. The
MR-O District boundary, after designation by Council, shall be shown on
the zoning map as an overlay so that the underlying zoning district
will remain legible.

SECTION 9-26-2 Effect of District

The MR-O District may have the effect of modifying the requirements,
regulations, and procedures applying in existing districts or districts
thereafter created and remaining after the MR-O is superimposed, pursu
ant to the following regulations in Article 26.

SECTION 9-26-3 Purpose and Intent

The Maumee Riverfront District is of special and substantial public
interest because of its location along the lower reaches of the major
river in the region. The river is a visual, environmental and transpor
tation resource affecting substantial portions of the City of Toledo
including many neighborhoods, the Central Business District, numerous
parks and several areas designated or with the potential for redevelop
ment. It is the general purpose and intent of these regulations to
provide for maximum public benefit from the further development of the
riverfront area, through a combination and sharing of land uses. It is
further the intent of this ordinance to provide for public impact,
improved scenic and aesthetic controls, improved transportation co
ordination and capability, and the beneficial coordination of residen
tial, recreational, commercial, and industrial land uses.

It is further the purpose and intent of this ordinance:

a) To promote within the areas designated principally for residenial,
park, and water-oriented recreation uses a superior level of public
access, convenience, comfort, and amenity; to encourage safe and
efficient pedestrian and vehicular access, to provide adequate parking,
to preserve and enhance principal vistas and visual relationships,
and to promote a beneficial relationship between the waterfront area
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and adjoining areas. Such designated areas located within the MR-O
District are:

1. Downriver from the Craig (1-280) Bridge on the northwesterly
side of the river, excluding the area fronting on the easterly side
of Summit Street between Troy Street and the Toledo Terminal Rail
road tracks northeasterly of Suder Avenue to a depth of 200 feet,
more or less, easterly from Summit Street to and including the Con
Rail Railroad siding running generally parallel to Summit Street.

2. Upriver on the westerly side of the Maumee River from the
centerline of Maumee Avenue extended southerly in a straight line
to the river.

b) To encourage and foster within areas designated principally
for commerce and industry, water-oriented commerce and industry and
to consolidate and unify such development in locations with adequate
land area and access capabilities.

Such designated areas, within the MR-O District, are:

1. Downriver from the Craig (1-280) Bridge on the east side of
the river, except within 100 feet of Consaul Street between Front
Street and the Maumee River, and within 50 feet of Front Street be
tween Esther Street and York Street.

2. On the westerly side of the river between the Penn Central
(formerly New York Central) Railroad Bridge and main right-of-way
into and through the middlegrounds and the 1-75 Bridge, and between
said Penn Central Bridge and main right-of-way and a straight line
bearing due east to the Maumee River from the intersection of Em
erald Avenue with the centerline of Morris Street.

3. On the easterly side of the Maumee River from the centerline
of Fassett Street to the 1-75 Bridge.

c) With respect to those areas indicated for shared use, being
those located within the MR-O District not included in the areas
designated in paragraphs a and b of this section, to encourage the
beneficial co-ordination of residential, park, recreational, com
mercial, and appropriate industrial uses. To these ends, develop
ment shall be designed to establish through the spacing height and
bulk of structures, an open character with respect to principal-
views of the river. Pedestrian circulation systems wherever feasi
ble shall form a convenient, landscaped network to extensive areas
of shoreline. It is further intended that adverse visual in
fluences be prohibited or minimized, to preserve and enhance unusual
visual qualities.

SECTION 9-26-4 Variation of Zoning District Regulations

A. Variation of Regulations

Variations may be required or permitted from a regulation or
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regulations applying generally within the underlying district upon
finding in a particular case that such variations are necessary to
achieve the public purposes set forth for the MR-O District or for
public protection or protection of particular buildings and their en
virons, or undeveloped areas of public interest, or to ease the tran
sition from one zoning district or type of use to another. Such var
iations may require or permit such change as:

1. Buffering and screening, modification of yards or other open
space generally required, changes in signs, and changes in height.

2. Elimination of or limitation on specific uses otherwise per
mitted. Determination of any such elimination or limitation of a
specific use may be requested without plan review in order to reduce
the time and expense of review in those cases where the Commission
finds it can feasibly determine such limitation independently or a
review of detailed site and development or operational plans.

B. Zoning Map Notation

Notation concerning required or permitted variations shall be made
on the official zoning map, by appropriate identification and date,
and a copy of the variation shall be filed in the office of the Zoning
Administrator for future guidance and as a public record. As appro
priate to the circumstances of the case, a copy may also be recorded
with the County Recorder.

C. Prohibition of Change

No person shall make a change as defined below before such change
is approved unless it has been exempted under the terms of this ordi
nance or is for emergency work. Emergency work may be commenced con
current with an application for review when there is imminent danger
of personal injury or material damage to property. Plans for emer
gency change shall be filed for review as soon as possible and not
later than the first working day after repairs have commenced. No
building, occupancy, Health Department or other permit or license
shall be issued for a change required to be reviewed under this ordi
nance unless the change has been approved or is proceeding as emer
gency work under concurrent review.

For the purposes of the MR-O District, change shall mean:

1. Construction or alteration of a structure, but not replacement
of industrial machinery or fixtures which do not involve a structural
alteration as defined in Section 9-2-1 of the Toledo Municipal Code.

2. Occupany of vacant premises.

3. Commencement of a different land use.

4. Filling, grading, or excavating of land.

D. Limited Exemption from Review
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1. Proposed changes by existing industrial uses which involve a
total projected expenditure of less than $100,000 or 25% of the ap
praised value of the premises as listed by the Lucas County Auditor
whichever is the lesser, shall be exempt from review provided:

a. They do not involve a change in land use, or the external con
figuration of a main structure, external oriented signing,or substan
tial change in the grade of the land or access thereto.

b. The cumulative total of said expenditures, over any three-year
period, on the same structure or project is not reasonably expected
to, and does not exceed the lesser amount specified above.

2. Review of proposed changes by industrial uses not otherwise
exempt, located within the portion of the MR-O District designated by
Section 9-26-3(b) as principally for commerce and industry, and in
accordance with the underlying zoning, shall be limited to the follow
ing site plan review items:

a. Location, height, and bulk of buildings

b. Traffic access, roadways, parking

c. Buffering, screening, site grading and erosion

d. Signage

e. Provisions for public access.

SECTION 9-26-5 Review Procedure and Guidelines

A. Submission of Plans

Before a change is commenced, site plans, building plans, and ele
vations and operational plans as required by the Plan Commission for
its review, shall be submitted to the Commission. The Commission may
review proposals without detailed plans as provided in Section 9-26-5,
B.

B. Administrative Review

Review of changes not otherwise exempted, related to existing uses,
which Involve:

1. A total expenditure of less than $50,000 or 25% of the total ap
praised value of the premises, as listed by the Lucas County Auditor,
whichever is the lesser amount;

2. All proposals or plans for construction or alteration of de
tached one or two family dwellings; and

3. All proposals pursuant to Section 9-26-4(D)(2) may be reviewed
by the Director of the Plan Commission, within thirty (30) days fol
lowing his receipt thereof. The Director shall mail or give personal
delivery of written notice of each proposal or plan to the Commission
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within one working day after it is approved and shall include it in
his remarks to the Commission at the first Commission meeting follow
ing approval. A building permit may be issued fifteen (15) days after
approval unless an appeal is filed. Whether the Executive Director
approves or disapproves the proposal, the applicant, any aggrieved
party, or any member of the Plan Commission, may, within fifteen (15)
days thereafter, appeal the decision to the Plan Commission, by writ
ten notice to the Commission for their review and determination.

C. Plan Commission Review

1. The Plan Commission shall hold a public hearing on proposed
changes not within the review of the Planning Director under Paragraph
2 above, within sixty (60) days of the receipt thereof, and on any
items reviewed by the Planning Director and which are properly ap
pealed. Such hearing shall be held within sixty (60) days after the
appeal is filed.

2. If the Plan Commission approves the plans, building permits may
be issued in accordance therewith ten (10) days thereafter, unless ap
pealed. Any aggrieved party may, within ten (10) days after the Plan
Commission decision, appeal the decision to the City Council by fil
ing written notice of appeal with the Plan Commission, and the Clerk
of Council, in which case the study and decision of the Plan Commis
sion shall be forwarded to City Council within two weeks for public
hearing and final decision by Council within forty-five (45) days.

D. General

No permit required for uses or development reviewed under Article
XXVI shall be issued without final approval under Section 9-26-5. Ap
proval may be granted for the plans as submitted, or conditionally
subject to stated modifications, or may be denied with written reasons
for the denial supplied to the applicant.

E. Review Guidelines

1. Reviews under this sub-section 5 shall be based on: considera
tion of the intent, principles, and standards of the MR-O District,
regulations for the underlying district; the Central Business District
Master Plan and the related landscape architecture plan approved by
City Council on October 25, 1977, and amendments thereto, as approved
by City Council; the problems, objectives and principles, but not
necessarily the specific land use delineations, set out in the report
"Toledo Looks to the River", when applicable, and the necessity for re
quiring or permitting variations in the circumstances of the particu
lar case, as provided in this ordinance for the Maumee River Overlay
District.

2. The review shall include but is not limited to, consideration
of the following specific items:

a. The relation of the proposed use and/or development to surround
ing or otherwise affected property in terms of location, amount, char
acter, and continuity of open space; protection of desirable principal
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views; height and bulk of structures;

b. Convenience of access through and between buildings or in other
locations where appropriate for public purposes and where such access
will reduce pedestrian congestion on public streets;

c. Separation of pedestrian and vehicular traffic;

d. Signs, lighting, landscaping;

e. Advisory comments received from the Toledo-Lucas County Port
Authority, the United States Army Corps of Engineers, the Toledo Met
ropolitan Area Council of Governments, the City Traffic Engineer, the
Toledo Pollution Control Agency, the Ohio Environmental Protection
Agency, the United States Environmental Protection Agency,and such
other agencies as may be affected from time to time. Official permits
and approvals from such agencies may be considered evidence of minimal
environmental impact in the specific category covered by such permit
or approval; though such permits and approvals are not necessarily re
quired prior to review and approval under this ordinance.

f. Such other matters as are appropriate to determinations in the
circumstances of the case, particularly matters related to the purpose
and intent of the MR-O District.

3. Uses

The following uses are set out as examples of development meeting
the general purpose and intent of the MR-O.

a. Public parks, recreation and cultural facilities.

b. Scenic drives, walkways, bicycle paths.

c. Commercial recreation facilities, including small boat marinas,
open to the public.

d. Restaurants and other food service facilities open to the pub
lic which orient people assembly areas to the river.

e. Indoor theaters, auditoriums, cultural, and arts and crafts dis
play areas.

f. Government buildings needed for service to the area or open to
the public.

g. Office buildings in and adjacent to the Central Business Dis
trict but not between Water Street and the River.

h. Boutiques and similar specialty shops and retail establishments
particularly when located within or adjacent to a landmark or historic
district which by their design and merchandising carry out the theme
concept and purpose of the landmark or district or otherwise comple
ment the waterfront area.
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i. Public service facilities, including governmental, public util
ity, and railroad uses, which have a special locational need.

j. Multiple family dwellings on large sites or in areas not pre
dominantly developed with single-family or incompatible commercial or
industrial uses, but not between Water Street and the river or within
the flood hazard area or generally not within 600 feet of the harbor
line or 300 feet of the shoreline, whichever is greater.

k. Uses which are directly and necessarily related to water front
locations, such as boat and ship repair and ship building, layover
and winter dock facilities for freighters and other commercial water-
craft.

1. Water-oriented industrial and commercial facilities within the
portions of the MR-O District designated principally for commerce and
industry in Section 9-26-3(b), and such other sites as would be ap
propriate for the particular Industrial use and in accordance with the
purpose and guidelines of this ordinance. Water-oriented facilities
are hereby defined as:

1. One which operates docks, loading and unloading facilities for
water borne commerce as the only or primary activity;

2. Stores materials unloaded from or to be loaded on ships at the
site where stored, which materials cannot readily be moved from or to
the dock area at the time of loading or unloading;

3. Processes materials unloaded from ships which materials are
primarily intended for re-shipment by water from locations where said
unloading and processing takes place; or

4. Processes materials unloaded from ships at the unloading loca
tion, which material could not readily be shipped elsewhere.
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