
 

  
 
 
 

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

August 12, 2024 5:30p.m.  
 

I. Call to Order 
 

II. Roll Call 
 

III. Adoption of the Minutes  (5-13-24, 5-21-24, 6-10-24) 
 

IV. Verification of Notifications 
 

V. Swearing in of those testifying before the Board 
*When testifying before the board, please step to the podium, sign in, and 
state your name and address for the record.    
      

VI. New Business   
 
712 Cleveland Road E PPN42-65009.000 Zoning:  R-1 Area Variance 
Commercial Signage for Huron Sports Academy. 
 
825 Seneca Ave   PPN49-00032.000 Zoning: R-1 Area Variance 
Rear Yard Setback variance for new deck. 
 
25 Cincinnati Ave  PPN45-00505.000 Zoning:  R-1 Area Variance 
Rear, Side Yard Setback variances, rear yard build out variance, for new deck. 
 
403 Wexford Dr.  PPN42-01195.028 Zoning: R-1 Area Variance 
Rear Yard Setback variance for new deck. 

 
VII. Other Matters 

 
 

VIII. Adjournment 
 



 
 

TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Administrative Assistant 
RE: 712 Cleveland Road E. – Huron Sports Academy (former Shawnee School) 
DATE: August 12, 2024 

 
 
Address:  712 Cleveland Road E  PPN  42-65009.000      Current Zoning:  R-1  
 
Owner/Applicant:   East Cleveland Road LLC (Huron Sports Academy) 
   Applicant- Kevin Wilson 
 
Project Description- Area Variance to the Signage Code  
Applicant is seeking a variance to allow for commercial/business signage within a Residential 
Zoning District.  Huron Sports Academy had proposed various wall, window/door, and a ground 
sign for their property to be in place for their opening on August 14, 2024.   
 
Staff Analysis 
Chapter 1129 Sign Regulations (Appendix A) does not acknowledge or allow for signage within an R 
District.  This property as well as all other schools within the city are located within the R-1 Zoning 
District.  Staff consulted the Building Official regarding the past protocol regarding process, since 
we know every school sign would have had to go through the same process.  He confirmed that the 
BZA would have to grant a variance to allow for signage itself within the R District, and the PC/DRB 
would provide the site and design plan approvals. 
 
In this case, to expedite the process to the extent we could, the city took the applicant to the 
Planning Commission/DRB on July 17, 2024 to get their conditional approval on the signage 
pending approval at the BZA level.  The Planning Commission/DRB reviewed the proposed site and 
design plans, applying standards within their purview, and amended what was proposed, reducing 
the number of overall signage, conditionally approving the following signage: 
 

1)  School Name- Brick Wall Front of Building (existing location of Shawnee School Block 
Lettering) 

 
2)  Metal Signage- Near Entrance- Brick Wall Front of Building (existing location of Shawnee 

Metal Sign)  
 

3) Door Signage- Front Doors –reduction to proposed full panels. 
 

4)  Monument/Ground Sign- 32sf sign area, 6’ in height, internally illuminated, with 
landscaped base. (location of the previous digital sign).  Sign is smaller than the previous 
sign and is not digital. 

 
 
 
 



 

Variance Required 
Following historical protocol, to allow for signage on schools located within a residential district, a 
variance to Chapter 1129- Signage Code to allow for commercial signage within a R-1 Zoning 
District is required.   
 
 
 
 
Since the proposed variance falls under the “area variance” category, the following criteria 
should be examined to establish if there are practical difficulties in the use of the property (The 
Seven (7) Way Test-Duncan vs The Village of Middlefield):  
 

1. Whether the property in question will yield a reasonable return or whether there can 
be any beneficial use of the property without the variance. 

2. Whether the variance is substantial. 
3. Whether the essential character of the neighborhood would be substantially altered or 

whether adjoining properties would suffer a substantial detriment because of the 
variance. 

4. Whether the variance would adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

5. Whether the property owner purchased the property with knowledge of the zoning 
restriction or if the need for the variance is “self-imposed.” (The owner created the 
situation) 

6. Whether the property owner’s predicament feasibly can be obviated through some 
method other than a variance. 

7. Whether the spirit and intent behind the zoning requirement would be observed 
substantial justice done by granting the variance. 
 

Motion Examples 
[PLEASE STATE WHY YOU ARE APPROVING OR DENYING FOR THE RECORD, USING THE 
SEVEN WAY TEST CRITERIA] 
 
Motion to APPROVE the variance request: 
As the testimony presented in this public hearing has shown, an area variance to Chapter 1129 to 
allow for commercial signage within an R-1 District at Huron Sports Academy, 712 Cleveland Road 
E, meets the following criteria, as (Choose one or more appropriate finding(s) and specific items 
based on the seven-way test) 
 

• The property in question would not yield a reasonable return or would not have any 
beneficial use without the variance. 

• The variance is not substantial. 
• The essential character of the neighborhood would not be substantially altered and/or 

the adjoining properties would not suffer a substantial detriment because of the 
variance. 

• The variance would not adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 



 

• The property owner purchased the property without the knowledge of the zoning 
restriction and/or the need for the variance is not “self-imposed.” (The owner did not 
create the situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would be observed, substantial 
justice done by granting the variance. 

 
OR  
 
Motion to DENY the variance request:  
 
I make the motion to deny the request for an area variance to Chapter 1129 for commercial signage 
within an R-1 District for Huron Sports Academy as submitted, as sufficient testimony has not been 
presented in this public hearing that the requested variance meets the criteria set forth in the 
seven-way test as the…. 

(Choose one or more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would yield a reasonable return and/or would have beneficial 
use without the variance. 

• The variance is substantial. 
• The essential character of the neighborhood would be substantially altered and/or the 

adjoining properties would suffer a substantial detriment because of the variance. 
• The variance would adversely affect the delivery of governmental services (for example, 

water, sewer, garbage). 
• The property owner purchased the property with the knowledge of the zoning 

restriction and/or the need for the variance is “self-imposed.” (The owner created the 
situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would not be observed, substantial 
justice would not be done by granting the variance. 

 
 
 



















 
 

TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Administrative Assistant 
RE: 825 Seneca Ave 
DATE: August 12, 2024 

 
 
825 Seneca Ave  PPN49-00032.000  Zoning: R-1 Area Variance 
 
Existing Land Use: Single Family Residential    
 
Property Size:     0.20 acres 
 
Traffic Considerations:  Seneca Ave- Curve 
 
Project Description- Area Variance – Rear Yard Setback 
Applicant is seeking to replace a 128 sf rear yard deck with a new a 160sf deck.   As existing, the 
rear yard deck is pre-existing/non-conforming with a rear yard setback of 12’ (30’ required).   As 
proposed, the rear yard setback for the new deck would remain the same at 12’, requiring a rear 
yard setback variance of 18’. 
 
Staff Analysis 
The applicant is seeking to replace an existing non-compliant rear yard deck. As existing, the deck is 
not in good condition, and the support beams are deteriorating.  Had the applicant been able to 
retain the support beams and just replace the decking, there would not be the need to secure a 
variance.  
 
The proposed deck will be enlarged lengthwise, the depth will remain the same resulting in the 
same rear yard setback as the existing, 12’, which requires an 18’ rear yard setback variance.  The 
side yard setback is compliant. 
 
Applicable Code Section(s) 

 
 
 
 
 

1123.01- R-1 Single Family Residential 
  

      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 

 



 

Variance Required: 
 

• 18’ rear yard setback variance 
 
 

Since the proposed variance falls under the “area variance” category, the following criteria 
should be examined to establish if there are practical difficulties in the use of the property (The 
Seven (7) Way Test-Duncan vs The Village of Middlefield):  
 

1. Whether the property in question will yield a reasonable return or whether there can 
be any beneficial use of the property without the variance. 

2. Whether the variance is substantial. 
3. Whether the essential character of the neighborhood would be substantially altered or 

whether adjoining properties would suffer a substantial detriment because of the 
variance. 

4. Whether the variance would adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

5. Whether the property owner purchased the property with knowledge of the zoning 
restriction or if the need for the variance is “self-imposed.” (The owner created the 
situation) 

6. Whether the property owner’s predicament feasibly can be obviated through some 
method other than a variance. 

7. Whether the spirit and intent behind the zoning requirement would be observed 
substantial justice done by granting the variance. 

 
Motion Examples 
[PLEASE STATE WHY YOU ARE APPROVING OR DENYING FOR THE RECORD, USING THE 
SEVEN WAY TEST CRITERIA] 
 
Motion to APPROVE the variance request: 
 
As the testimony presented in this public hearing has shown that the area variance for a rear yard 
setback variance of 18’ for a deck at 825 Seneca Ave, meets the following criteria, as  (Choose one 
or more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would not yield a reasonable return or would not have any 
beneficial use without the variance. 

• The variance is not substantial. 
• The essential character of the neighborhood would not be substantially altered and/or 

the adjoining properties would not suffer a substantial detriment because of the 
variance. 

• The variance would not adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

• The property owner purchased the property without the knowledge of the zoning 
restriction and/or the need for the variance is not “self-imposed.” (The owner did not 
create the situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 



 

• The spirit and intent behind the zoning requirement would be observed, substantial 
justice done by granting the variance. 

 
OR  
 
Motion to DENY the variance request:  
 
I make the motion to deny the request for area variance at 825 Seneca Ave,  for a rear yard setback 
variance of 18’ for a deck, as submitted, as sufficient testimony has not been presented in this 
public hearing that the requested variance meets the criteria set forth in the seven-way test as 
the…. 

(Choose one or more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would yield a reasonable return and/or would have beneficial 
use without the variance. 

• The variance is substantial. 
• The essential character of the neighborhood would be substantially altered and/or the 

adjoining properties would suffer a substantial detriment because of the variance. 
• The variance would adversely affect the delivery of governmental services (for example, 

water, sewer, garbage). 
• The property owner purchased the property with the knowledge of the zoning 

restriction and/or the need for the variance is “self-imposed.” (The owner created the 
situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would not be observed, substantial 
justice would not be done by granting the variance. 

 
 
 

























 
 

TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Administrative Assistant 
RE: 25 Cincinnati Ave 
DATE: August 12, 2024 

 
 
25 Cincinnati Ave PPN45-00505.000  Zoning:  R-1  Area Variance 
 
Existing Land Use: Single Family Residential    
 
Property Size:     0.08173 acres 
 
Traffic Considerations:  N/A 
 
 
Project Description- Area Variance- Setback variances for new deck. 
The applicant is proposing a new 288sf rear yard deck with steps to the side yard.  As proposed, the 
deck would have side yard setbacks of  3’ and 11’-6” (20’ total/8’min required) and a 7’-8” rear yard 
setback (30’ required). 
 
Staff Analysis 
The home is pre-existing/non-compliant to side and rear yard setbacks.  The applicant is seeking to 
add a new 288sf deck to the rear of the home to provide access from the existing rear yard exterior 
door.  The deck includes a staircase down to the side yard.  Rear and side yard setback variances 
will be required.   
 
In calculating the rear yard area, based on the site plan provided, the rear yard area is 792sf; 35% 
would allow for a max of 275’-4”sf .  The deck being proposed is 12’ x 24’, a total of 288sf, spanning 
the length of the existing home and exceeding the rear yard build out threshold.   
 
Note: Accessibility from the existing door is provided under 1137.04 (4), which limits an uncovered 
staircase and landing to project a distance not to exceed 6’ . 
 
As proposed, the deck would require the following variances 

1) Rear Yard Build Out%:   1.5% variance 
2) Rear Yard Setback Variance:   22’-4” 
3) Side Yard Setback Variance:    5’ 

 
 
 
 
 
 
 
 



 

 
Applicable Code Section(s) 
 

 
 
1137.04 YARD PROJECTIONS. 
      (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. 
 
1121.06 EFFECTS OF DISTRICTING AND GENERAL REGULATIONS. 
  (g)   Accessory Uses in R Districts. An accessory building may be erected detached from the principal 
building or it may be erected as an integral part of the principal building. Except as provided in 
Section 1137.03, no detached accessory building shall be erected in any required yard or court except a 
rear yard, and shall not occupy more than thirty-five percent (35%) of the rear yard. Detached accessory 
buildings shall be distant at least six feet from any dwelling situated on the same lot, unless an integral 
part thereof, at least six feet from any other accessory building and at least five feet from all lot lines of 
adjoining lots which are within any R District. 
(Ord. 2005-29. Passed 2-14-05.) 
 
 
Since the proposed variance falls under the “area variance” category, the following criteria 
should be examined to establish if there are practical difficulties in the use of the property (The 
Seven (7) Way Test-Duncan vs The Village of Middlefield):  
 

1. Whether the property in question will yield a reasonable return or whether there can 
be any beneficial use of the property without the variance. 

2. Whether the variance is substantial. 
3. Whether the essential character of the neighborhood would be substantially altered or 

whether adjoining properties would suffer a substantial detriment because of the 
variance. 

4. Whether the variance would adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

5. Whether the property owner purchased the property with knowledge of the zoning 
restriction or if the need for the variance is “self-imposed.” (The owner created the 
situation) 

6. Whether the property owner’s predicament feasibly can be obviated through some 
method other than a variance. 

7. Whether the spirit and intent behind the zoning requirement would be observed 
substantial justice done by granting the variance. 

1123.01- R-1 Single Family Residential 
  

      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 

 

https://codelibrary.amlegal.com/codes/huron/latest/huron_oh/0-0-0-15805#JD_1137.03


 

 
 
Motion Examples 
[PLEASE STATE WHY YOU ARE APPROVING OR DENYING FOR THE RECORD, USING THE 
SEVEN WAY TEST CRITERIA] 
 
Motion to APPROVE the variance request: 
 
As the testimony presented in this public hearing has shown that the area variance at 25 Cincinnati 
Ave for a 1.5% Variance to the Rear Yard Build Out, a 22’-4” Rear Yard Setback Variance, and a 5’ 
Side Yard Setback Variance, meets the following criteria, as (Choose one or more appropriate 
finding(s) and specific items based on the seven-way test) 
 

• The property in question would not yield a reasonable return or would not have any 
beneficial use without the variance. 

• The variance is not substantial. 
• The essential character of the neighborhood would not be substantially altered and/or 

the adjoining properties would not suffer a substantial detriment because of the 
variance. 

• The variance would not adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

• The property owner purchased the property without the knowledge of the zoning 
restriction and/or the need for the variance is not “self-imposed.” (The owner did not 
create the situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would be observed, substantial 
justice done by granting the variance. 

 
OR  
 
Motion to DENY the variance request:  
 
I make the motion to deny the request for area variance at  25 Cincinnati Ave for a 1.5% Variance to 
the Rear Yard Build Out, a 22’-4” Rear Yard Setback Variance, and a 5’ Side Yard Setback Variance as 
submitted, as sufficient testimony has not been presented in this public hearing that the requested 
variance meets the criteria set forth in the seven-way test as the…. 

(Choose one or more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would yield a reasonable return and/or would have beneficial 
use without the variance. 

• The variance is substantial. 
• The essential character of the neighborhood would be substantially altered and/or the 

adjoining properties would suffer a substantial detriment because of the variance. 
• The variance would adversely affect the delivery of governmental services (for example, 

water, sewer, garbage). 



 

• The property owner purchased the property with the knowledge of the zoning 
restriction and/or the need for the variance is “self-imposed.” (The owner created the 
situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would not be observed, substantial 
justice would not be done by granting the variance. 

 
 
 





















 
 

TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Administrative Assistant 
RE: 403 Wexford 
DATE: August 12, 2024 

 
 
403 Wexford Dr. PPN42-01195.028 Zoning: R-1 Area Variance 
 
Existing Land Use: Single Family Residential    
 
Property Size:  0.2812 acres   
 
Traffic Considerations:  Wexford Drive on a Curve 
 
Project Description- Area Variance- Setback variance for new deck. 
Applicant is seeking to replace a 282sf rear yard deck with a new 338sf composite deck. As existing, 
the rear yard deck is pre-existing/non-conforming with a rear yard setback of 22.75’ (30’ required) 
As proposed, the rear yard setback for the new deck would be 21’, requiring a rear yard setback 
variance of 9’ 
 
Staff Analysis 
Applicant is proposing to remove/replace aa non-conforming rear yard deck, increasing the size 
from 282sf to 338sf.   The applicant has noted the existing deck condition is deteriorating and they 
will be rebuilding with composite materials.   The odd-shape of the parcel affects the rear yard area 
of the property, the deck is compliant to the side yard setback.    As proposed, the new deck would 
have a rear yard setback of 21’, requiring a variance of 9’.   
 
Applicable Code Section(s) 
 
1123.01- R-1 Single Family Residential 
  

      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 

 
Variance Required: 
 

• 9’ Rear Yard Setback Variance 



 

Since the proposed variance falls under the “area variance” category, the following criteria 
should be examined to establish if there are practical difficulties in the use of the property (The 
Seven (7) Way Test-Duncan vs The Village of Middlefield):  
 

1. Whether the property in question will yield a reasonable return or whether there can 
be any beneficial use of the property without the variance. 

2. Whether the variance is substantial. 
3. Whether the essential character of the neighborhood would be substantially altered or 

whether adjoining properties would suffer a substantial detriment because of the 
variance. 

4. Whether the variance would adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

5. Whether the property owner purchased the property with knowledge of the zoning 
restriction or if the need for the variance is “self-imposed.” (The owner created the 
situation) 

6. Whether the property owner’s predicament feasibly can be obviated through some 
method other than a variance. 

7. Whether the spirit and intent behind the zoning requirement would be observed 
substantial justice done by granting the variance. 

 
Motion Examples 
[PLEASE STATE WHY YOU ARE APPROVING OR DENYING FOR THE RECORD, USING THE 
SEVEN WAY TEST CRITERIA] 
 
Motion to APPROVE the variance request: 
As the testimony presented in this public hearing has shown that the area variance at 403 Wexford 
Drive, for a 9’ rear yard setback variance for a deck, meets the following criteria, as (Choose one or 
more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would not yield a reasonable return or would not have any 
beneficial use without the variance. 

• The variance is not substantial. 
• The essential character of the neighborhood would not be substantially altered and/or 

the adjoining properties would not suffer a substantial detriment because of the 
variance. 

• The variance would not adversely affect the delivery of governmental services (for 
example, water, sewer, garbage). 

• The property owner purchased the property without the knowledge of the zoning 
restriction and/or the need for the variance is not “self-imposed.” (The owner did not 
create the situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would be observed, substantial 
justice done by granting the variance. 

 
OR  
 
Motion to DENY the variance request:  



 

 
I make the motion to deny the request for area variance at 403 Wexford Drive, for a 9’ rear yard 
setback variance for a deck as submitted, as sufficient testimony has not been presented in this 
public hearing that the requested variance meets the criteria set forth in the seven-way test as 
the…. 

(Choose one or more appropriate finding(s) and specific items based on the seven-way test) 
 

• The property in question would yield a reasonable return and/or would have beneficial 
use without the variance. 

• The variance is substantial. 
• The essential character of the neighborhood would be substantially altered and/or the 

adjoining properties would suffer a substantial detriment because of the variance. 
• The variance would adversely affect the delivery of governmental services (for example, 

water, sewer, garbage). 
• The property owner purchased the property with the knowledge of the zoning 

restriction and/or the need for the variance is “self-imposed.” (The owner created the 
situation) 

• The property owner’s predicament feasibly cannot be obviated through some method 
other than a variance. 

• The spirit and intent behind the zoning requirement would not be observed, substantial 
justice would not be done by granting the variance. 
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