
 

1139.04    Any person or persons, jointly or severally aggrieved by the decision of the Board, may appeal to the 
Court of Common Pleas that such decision is unreasonable or unlawful. Such petition shall be presented to the 
Court within thirty days after the filing of the decision in the office of the Board. 

 
 

He   
 
 
 

Agenda for the Board of Building and Zoning Appeals 
Regular Meeting- Huron City Hall – Council Chambers 

Monday, September 14, 2026     5:30p.m.  
 

I. CALL TO ORDER 
 

II. ROLL CALL 
 
III. ADOPTION OF THE MINUTES (7-13-26) 

 
IV. VERIFICATION OF NOTICING 

 
V. SWEARING IN OF THOSE TESTIFYING BEFORE THE BOARD (anyone intending 

to testify must be sworn in) When testifying before the board, please step to the podium, and state your 
name and address for the record.  

      
VI. NEW BUSINESS 
 

310 Tecumseh PPN 48-00124.000  R-1  
Area Variance- front and side yard setback variances for an addition to the front of the 
pre-existing/nonconforming home. 
 
317 Tecumseh PPN 48-00107.000  R-1  
Area Variance- side yard setback for partial second floor addition to pre-
existing/nonconforming home, no change to existing footprint. 
  
354 Ontario  PPN 42-00143.000  R-2  
Area Variance-side yard setback for a partial second floor addition to pre-
existing/nonconforming home, no change to existing footprint. 
 
830 Lakeway  PPN 49-00024.000  R-1  
Area Variances-side, front and rear yard setbacks-enlarged attic space/roofline changes to 
pre-existing/nonconforming, no changes to existing footprint.   Partial additions to the 1st 
and 2nd floor built beyond the current footprint requiring front, rear and side yard 
variances. 

 
VII. OTHER MATTERS 

Meeting Reminder- October 12, 2026 5:30pm  
 

VIII. ADJOURNMENT 
 



TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 310 Tecumseh- AREA VARIANCE 
DATE: September 14, 2026 

310 Tecumseh Zoning District: R-1 Parcel No.: 48-00124.000 

Owner  Applicant 
Thomas & Susan Gibbons Same 
110 Ottawa St, Apt. 5A 
Toledo OH  43604 

Existing Land Use:   Single Family Residence 

Flood Zone:    X 

Property Size:  40 x 105  (undersized lot for frontage and area) 

Traffic Considerations: N/A 

Type of Variance: Area 
The proposed variance(s) fall under the “Area Variance” category, criteria should be reviewed to 
establish if there are practical difficulties in the use of the property applying The Seven (7) Way 
Test-Duncan vs The Village of Middlefield and including findings on the record. 

Project Description 
The applicant is proposing to add a 22 x12 addition to the front of this two-story home. The home is 
pre-existing/nonconforming to minimum frontage, lot area, and front and side yard setbacks:  



 

APPLICABLE CODE SECTIONS/SPECIFICATIONS 
 
1123.01  R-1 One-Family Residence District 
  (e)   Lot Area, Frontage and Yard Requirements. The following minimum requirements shall be 
observed, except as otherwise provided in this Zoning Ordinance: 
   

      Side Yards 
 

  
  
Dwelling 
(stories) 

  
  
Lot Area 
(sq. ft.) 

  
Lot Frontage 
(ft.) 

Front 
Yard 
Depth 
(ft.) 

  
Least 
Width 
(ft.) 

  
Sum of 
Width 
(ft.) 

Rear 
Yard 
Depth 
(ft.) 

1 9,000 75 30 7 15 30 
2 9,000 75 30 8 20 30 

 
 
1137.03 YARD MODIFICATIONS. 
   (a)    Average Depth of Front Yards. The required minimum front yard depth of any lot in any R 
District shall be modified to be at least equal to the average front yard depth of lots immediately 
adjoining it and within the same block front. Such modification will be made only if such average 
front yard depth is not equal to the required minimum front yard depth. The modified required 
minimum front yard depth of such lot shall be at least ten feet and not exceed fifty feet. If any 
immediately adjoining lot is vacant, then the front yard depth of such immediately adjoining lot will 
be presumed to be the required minimum front yard depth. 
 
 
----------------------------------------------------------------------------------------------------------------------- 
 
STAFF REPORT 
This two-story residence was constructed in 1952, purchased by the owner/applicant in 2017 and 
remodeled in 2000 per the Auditor’s site.  The lot is pre-existing/nonconforming to the code, for 
minimum frontage, lot area, and front and side yard setbacks:  
 
Current Setbacks     Proposed Setbacks 

 
 
    
 
 

The applicant is proposing a 22 x 12 front addition to the home.   Note: The current front setback of 
the home is 1’ shy of meeting the required 30’ setback, the proposed addition would extend 12’ 
further into the yard.    
 
As proposed, the addition would align with the existing exterior wall on the right side, continuing 
the noncompliant side yard setback of 3’ (8’ min. required).   As proposed, the front yard setback 
would now be 18’- in line with the neighbor’s front yard setback on the right side, but not meeting 
the average of the two neighbor’s setbacks (29’ & 18’) which results in a min. required setback of 
23’-6”.    

Front SB 29’  Front SB 18’ 
Rear SB 30’  Rear SB 30’ 
Left SB 1’  Left SB 1’ 
Right SB 3’  Right SB 3’ 



 

As with many homes in this neighborhood and the community in general, the lot and existing 
structure are pre-existing/nonconforming. The practical difficulty/hardship to the parcel itself 
must be established; the application does not provide this.  Staff would recommend the 
owner/applicant be asked to define this at the time of testimony. 
   
 
As proposed, the following variances are required:   

• 5’ side yard setback variance 
• 5’-6” front yard setback variance.  

 
Motion Example 
I make the motion to approve the request for area variances at 310 Tecumseh as submitted. 
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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 317 Tecumseh- AREA VARIANCE 
DATE: September 14, 2026 

317 Tecumseh Zoning District: R-1 Parcel No.: 48-00107.000 

Owner  Applicant 
Robert Spademan Bryan Roberts- Legends 
56 Oak Road 
Rocky River, OH  44116 

Existing Land Use:   Single Family Residence 

Flood Zone:    X 

Property Size:   40 x 105  (undersized for frontage and area) 

Traffic Considerations: N/A 

Type of Variance: Area 
The proposed variance(s) fall under the “Area Variance” category, criteria should be reviewed to 
establish if there are practical difficulties in the use of the property applying The Seven (7) Way 
Test-Duncan vs The Village of Middlefield and including findings on the record. 

Project Description 
The applicant is proposing to add new dormer addition to the existing two-story dwelling.    The 
existing home is pre-existing/nonconforming for lot frontage, lot area, and  front, right side, and 
rear yard setbacks. 



APPLICABLE CODE SECTIONS/SPECIFICATIONS 

1123.01  R-1 One-Family Residence District 
(e) Lot Area, Frontage and Yard Requirements. The following minimum requirements shall be

observed, except as otherwise provided in this Zoning Ordinance: 

Side Yards 

Dwelling 
(stories) 

Lot Area 
(sq. ft.) 

Lot Frontage 
(ft.) 

Front 
Yard 
Depth 
(ft.) 

Least 
Width 
(ft.) 

Sum of 
Width 
(ft.) 

Rear 
Yard 
Depth 
(ft.) 

1 9,000 75 30 7 15 30 
2 9,000 75 30 8 20 30 

1137. 01 (b) YARD REDUCTION BY ZONING INSPECTOR- found not applicable 

(b) Yard Reduction by Zoning Inspector.
(1) Where there were substandard lots of record at the time of effectiveness of this Ordinance in districts permitting
residences, the depth of the required rear yard and/or the minimum side yard width may be reduced by up to four inches
for each foot by which the lot at the effective date of this Ordinance was less than 100 feet deep and/or less than fifty feet
in width where this is necessary to provide the minimum site for one single car garage on the site, twelve feet wide
by twenty-two feet deep.
(2) Where construction or enlargement of, or addition to, a one-family detached dwelling is to be undertaken on a lot that
is substandard by virtue of lot area and/or lot width under the terms of subsection (a) hereof, and the application of
the yard requirements of the district within which it is located results in a space available for construction that is
less than the minimum ground floor area required for a two-story dwelling (see Section 1121.06 (n)) and/or a
space available for construction of the residence that is less than twenty feet in width, the depth of the required
rear yard and/or the minimum width of each side yard may be reduced by up to four inches for each foot by which
the lot at the effective date of this Ordinance was less than 100 feet deep and/or less than fifty feet in width, in any
combination of such reductions of side and rear yards, to the point where the minimum ground floor area and the
minimum construction width of twenty feet has been attained but not exceeded.
(3) Side yards, where reduced under subsection (b)(2) hereof, shall be reduced uniformly at both sides. Side yards shall
only be reduced, under both subsections (b)(1) and (b)(2) hereof, when rear yard reduction, within the limits specified
herein, cannot result in the required minimum residential ground floor building area, or the minimum twenty-foot
residential construction width. Under no condition shall a side yard provided for under the terms of this section,
for either a residence or a garage, be less than three feet in width, or less than five feet in the case of a side yard
along a side street lot line, and provided further that no rear yard shall be less than ten feet.

----------------------------------------------------------------------------------------------------------------------- 

STAFF REPORT 
This two-story residence was constructed by the owner in 1995 and remodeled in 2008 according 
to the Auditor’s site.   The home is pre-existing/nonconforming to the code for frontage, lot area, 
and setbacks to the front, right side and rear yards.  Staff searched for available records to see if 
there had been variances granted, but no information was found.  The current code, 1137.01 allows 
the Zoning Department to apply reductions to specified setbacks depending on the width and depth 
of a parcel and based on minimum building requirements; this code or something similar could 



have been in existence and applied in 1995, however, no documentation is available.  In applying 
Section 1137.01, the parcel would not have met the criteria for consideration of a reduction.      

The proposed new 120sf second-story dormer addition to the left side of the structure will not 
change the footprint of the existing home, nor will it exceed the existing max height.  The left side of 
the home has a setback of 5’, the required minimum for a two-story home is 8’.  

Current Setbacks Proposed Setbacks 

Because the home is pre-existing/nonconforming and while the second story 120sf addition will 
not change the existing footprint, the proposed improvement is an expansion/addition to the pre-
existing/nonconforming home requiring a variance. 

As proposed, the following variance is required:  
• 3’ side yard setback variance

Motion Examples 
I make the motion to approve the request for an area variance at 317 Tecumseh as submitted. 

Front SB 25’ Front SB 25’ 
Rear SB 27.65’ Rear SB 27.65’ 
Left SB 5’ Left SB 5’ 
Right SB 15’ Right SB 15’ 
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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 354 Ontario- AREA VARIANCE 
DATE: September 14, 2026 

354 Ontario Zoning District: R-2 Parcel No.: 42-00143.000 

Owner  Applicant 
Patrick & Kirsta Lagando Robert Howell, Architect 
354 Ontario Street 
Huron OH  44839 

Existing Land Use:   Single Family Residence 

Flood Zone:    X 

Property Size:   66 x 140   

Traffic Considerations: Corner Lot-  Ontario/A Street 

Type of Variance: Area 
The proposed variance(s) fall under the “Area Variance” category, criteria should be reviewed to 
establish if there are practical difficulties in the use of the property applying The Seven (7) Way 
Test-Duncan vs The Village of Middlefield and including findings on the record. 

Project Description 
The applicant is proposing an addition of a 428sf 2nd floor Master Bedroom suite above the existing 
kitchen of this home.  The improvement will have no change to the existing footprint of the pre-
existing/nonconforming home. 



APPLICABLE CODE SECTIONS/SPECIFICATIONS 

1123.03 R-2 ONE AND TWO-FAMILY RESIDENCE DISTRICT. 
(e) Lot Area, Frontage and Yard Requirements. The following minimum requirements shall be
observed, except as otherwise provided herein: 

Lot Area 
(Sq. Ft.) 

Lot 
Frontage 

(Ft.) 

Lot Area 
Per Family 

(Sq. Ft.) 

Front 
Yard 
Depth 
(Ft.) 

Side Yards Rear 
Yard 
Depth 
(Ft.) 

Least 
Width 
(Ft.) 

Sum of 
Width 
(Ft.) 

One Family Dwelling (Stories) 
1 and 1-1/2 7,000 60 25 7 15 30 
2 and 2-1/2 7,000 60 25 8 20 30 
Two Family Dwellings (Stories) 
1 and 1-1/2 7,000 60 3,500 25 8 20 30 
2 and 2-1/2 7,000 60 3,500 25 10 24 30 
Dwelling 
Groups 

9,000 70 4,500 25 12 30 30 

----------------------------------------------------------------------------------------------------------------------- 

STAFF REPORT 
This two-story residence was constructed in1910, purchased by the current owners in 2001,  and 
remodeled in 2017 according to the Auditor’s site.    The home is on a corner lot, Ontario/A Street, 
and is pre-existing/nonconforming to the left side yard setback which is 5’.  All other setbacks meet 
or exceed the required minimum setbacks.    The applicant is proposing a second story addition to 
add a 428sf Master Bedroom above the existing kitchen located to the rear of the structure and 
aligning with the existing left exterior wall. 

Current Setbacks Proposed Setbacks 

Because the home is pre-existing/nonconforming to the left side yard, and while the second story 
428sf addition will not change the existing footprint, the proposed improvement is an 
expansion/addition to the pre-existing/nonconforming home requiring a variance. 

As proposed, the following variance is required:  
• A 3’ side yard setback variance

Motion Examples 
I make the motion to approve the request for an area variance at 354 Ontario St.  as submitted. 

Front SB 33’ Front SB 33’ 
Rear SB 65’(Auditor) Rear SB 65’ 
Left SB 5’ Left SB 5’ 
Right SB 30’ (Auditor) Right SB 30’ 
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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 830 Lakeway- AREA VARIANCE 
DATE: September 14, 2026 

830 Lakeway Zoning District: R-1 Parcel No.: 4900024.000 

Owner  Applicant 
Jennette Chatlain Robert Howell, Architect 
1477 Lucas Road 
Mansfield, OH  44903 

Existing Land Use:   Single Family Residence  

Flood Zone:    X 

Property Size:  44 x 88  (undersized lot) 

Traffic Considerations: N/A 



Type of Variance: Area 
The proposed variance(s) fall under the “Area Variance” category, criteria should be reviewed to 
establish if there are practical difficulties in the use of the property applying The Seven (7) Way 
Test-Duncan vs The Village of Middlefield and including findings on the record. 

Project Description 
The applicant is proposing a whole-house remodel including enlarged attic space, a partial 1st and 
2nd floor addition to be built beyond the current footprint. The addition will include part of the 
added garage & entry, and entry porch, and a 2nd floor bedroom with balcony.  The home is pre-
existing/nonconforming to setbacks. 

APPLICABLE CODE SECTIONS/SPECIFICATIONS 

1123.01  R-1 ONE-FAMILY RESIDENCE DISTRICT 
(e) Lot Area, Frontage and Yard Requirements. The following minimum requirements shall be

observed, except as otherwise provided in this Zoning Ordinance: 

Side Yards 

Dwelling 
(stories) 

Lot Area 
(sq. ft.) 

Lot Frontage 
(ft.) 

Front 
Yard 
Depth 
(ft.) 

Least 
Width 
(ft.) 

Sum of 
Width 
(ft.) 

Rear 
Yard 
Depth 
(ft.) 

1 9,000 75 30 7 15 30 
2 9,000 75 30 8 20 30 

1137.03 YARD MODIFICATIONS. 
(a) Average Depth of Front Yards. The required minimum front yard depth of any lot in any R

District shall be modified to be at least equal to the average front yard depth of lots immediately 
adjoining it and within the same block front. Such modification will be made only if such average 
front yard depth is not equal to the required minimum front yard depth. The modified required 
minimum front yard depth of such lot shall be at least ten feet and not exceed fifty feet. If any 
immediately adjoining lot is vacant, then the front yard depth of such immediately adjoining lot will 
be presumed to be the required minimum front yard depth. 

1137.04 YARD PROJECTIONS 
(a) Projection of Architectural Features. Certain architectural features may project into required
yards or courts as follows:
(1) Into any required front yard, or side yard adjoining a side street lot line;
(2) Cornices, canopies, eaves or other architectural features may project a distance not exceeding
two feet six inches;
(3) Fire escapes may project a distance not exceeding four feet six inches;
(4) An uncovered stair and necessary landings may project a distance not to exceed six feet,
provided such stair and landings do not extend above the entrance floor of the building except for a
railing not exceeding three feet in height;
(5) Bay windows, balconies and chimneys may project a distance not exceeding three feet
provided that such features do not occupy, in the aggregate, more than one-third of the length of the
building wall in which they are located;



(6) The above named features may project into any required side yard adjoining an interior side
lot line, a distance not to exceed one-third of the required least width of such yard, but not
exceeding three feet in any case;
(7) The above named features may project into any required rear yards to the same distance they
are permitted to project into the front yard.

1137. 01 (b) YARD REDUCTION BY ZONING INSPECTOR 
(b) Yard Reduction by Zoning Inspector.
(1) Where there were substandard lots of record at the time of effectiveness of this Ordinance in districts permitting
residences, the depth of the required rear yard and/or the minimum side yard width may be reduced by up to four inches
for each foot by which the lot at the effective date of this Ordinance was less than 100 feet deep and/or less than fifty feet
in width where this is necessary to provide the minimum site for one single car garage on the site, twelve feet wide
by twenty-two feet deep.
(2) Where construction or enlargement of, or addition to, a one-family detached dwelling is to be undertaken on a lot that
is substandard by virtue of lot area and/or lot width under the terms of subsection (a) hereof, and the application of
the yard requirements of the district within which it is located results in a space available for construction that is
less than the minimum ground floor area required for a two-story dwelling (see Section 1121.06 (n)) and/or a
space available for construction of the residence that is less than twenty feet in width, the depth of the required
rear yard and/or the minimum width of each side yard may be reduced by up to four inches for each foot by which
the lot at the effective date of this Ordinance was less than 100 feet deep and/or less than fifty feet in width, in any
combination of such reductions of side and rear yards, to the point where the minimum ground floor area and the
minimum construction width of twenty feet has been attained but not exceeded.
(3) Side yards, where reduced under subsection (b)(2) hereof, shall be reduced uniformly at both sides. Side yards shall
only be reduced, under both subsections (b)(1) and (b)(2) hereof, when rear yard reduction, within the limits specified
herein, cannot result in the required minimum residential ground floor building area, or the minimum twenty-foot
residential construction width. Under no condition shall a side yard provided for under the terms of this section,
for either a residence or a garage, be less than three feet in width, or less than five feet in the case of a side yard
along a side street lot line, and provided further that no rear yard shall be less than ten feet.
----------------------------------------------------------------------------------------------------------------------- 

STAFF REPORT 
This two-story residence was constructed in1922, current owner purchased the home in 2025 but 
it appears the home may have been in the family for years, and the home was remodeled in 2000, 
according to the Auditor’s site.   The proposed improvements will be a major remodel to the home; 
the applicant has advised that this would not be demo/rebuild project.  

 Due to the close proximity of the existing structure to the property lines and the neighboring 
homes to the abutting property lines, staff consulted the Fire Chief and the Building Official for 
comment. The Fire Chief advised the circumstances are not uncommon; plenty of other structures 
in the neighborhood and community are this close as well.  The Building Official deferred to the Fire 
Chief’s reply. 

The parcel and home are pre-existing/nonconforming to lot size, frontage, and setbacks: 

Current Setbacks     Proposed Setbacks 
Front SB 26’ Front SB 17’ 
Rear SB 7’ Rear SB 5’-6” 
Left SB 4’ Left SB 4’ 
Right SB 0’ Right SB 0’ 



The home currently has no garage, the proposed plans include a garage as well as a golf cart garage- 
these would align with the exiting right exterior wall which has a setback of 0’ but due to the angle 
property line, would have a side yard setback of 2’.  The garage will also extend into the front yard 
as will the proposed new front porch with second floor balcony changing the front yard setback 
from 26’ to 17’.   There is only one (1) abutting property to this home, it has a front yard setback of 
17’- front yard averaging cannot be applied here.  Further noted is the location of the front property 
lines on each of the parcels, even though both would be 17’ from their respective property lines, the 
structures would be less in alignment than they are currently. 

The expansion of the rear right side of the home encroaches further into the rear yard changing the 
current setback from 7’ (30” required) to 5’-6”.   

The attic expansion/roofline changes would be compliant at a height of  35’. 

Staff applied the criteria in 1137.01 to verify if any reduction to setbacks would apply to the 
existing structure setbacks as well as the proposed setbacks and found that they do not: 

Applying (b) (1) pertaining to adding a 1 car garage would provide for a 2’ reduction to the 
required side yard setback; using the 8’ min. setback, this would only provide for a setback of 6’- the 
new garage addition is 2’ from the property line at its closest point.   

Applying (b)(2), for the enlargement/additions to the side yard setbacks would not be applicable 
when taking the width of the lot (44’) subtracting the required total side yard setback of (20’) 
leaves a buildable width of 24’.  Relief only applies if this number is under 20’.   
Applying this same section for the rear yard setback relief provides for a reduction of 4’ from the 
required rear yard setback (resulting in a setback of 26’), the existing rear yard is at 7’.  Additionally 
this code section notes that “ Under no condition shall a side yard provided for under the terms of this 
section, for either a residence or a garage, be less than three feet in width, or less than five feet in the 
case of a side yard along a side street lot line, and provided further that no rear yard shall be less than 
ten feet” 

Note:  The second story balconies being proposed on the front and rear of the home can only 
project 3’ and cannot occupy more than 1/3 of the length of the building wall they occupy; while the 
site plan appears to show the balconies exceeding 1/3 of the length of the wall and do not show the 
width, the applicant has advised the city that the balconies will comply with this code and is not 
seeking variances on either of these balconies.  This would be verified for compliance at the time of 
plan review for the zoning permit application and would have to be denied if non-compliant. 

As with many homes in this neighborhood and the community in general, the lot and existing 
structure are pre-existing/non-compliant.  According to the application, the home is in need of 
updating and has certain structural issues; the interior remodeling portion of the project does not 
require a variance.  The proposed upward -attic expansion/roofline change do  not affect the 
footprint, but because the existing home is pre-existing/nonconforming a variance is required to 
acknowledge this expansion.   The proposed additions extending out from the current 
noncompliant footprint will require variances to the front, sides, and rear yard setbacks.   



The practical difficulty/hardship to the parcel itself must be established; the application does not 
provide this.   Staff would recommend the owner/applicant be asked to define this at the time of 
testimony. 

The variance requests should be looked at as two separate requests- one being the expansion of the 
attic/roofline changes that do not change the current footprint, and the new additions that are 
beyond the current footprint. 

As proposed, the following variance(s) are required:  
• Front, Rear, Side yard setbacks for an Expansion/Remodel upwards (Attic

expansion/roofline changes) not affecting the current footprint
New Additions altering the existing footprint: 

• Rear Yard setback variance  24’-6”
• Front Yard setback variance 13’
• Side Yard setback variances 6’ Right / 6’-6” left side

Motion Example 
I make the motion to approve the request for the area variance(s) at 830 Lakeway Drive as 
submitted. 
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