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

May 12, 2025   5:30p.m.  

I. Call to Order

II. Roll Call

III. Adoption of the minutes (4-14-25)

IV. New Business
307 Munsee    PPN 48-00188.000    R-1  
Area Variances- Rear and Left Side Yard Setbacks for an addition/expansion 
to the home. 

408 Shawnee  PPN48-00117.000  R-1 
Area Variances- Side Yard Setback, Height, and allowing the proposed addition 
to the detached garage to encroach into the side yard. 

412 Wasta  PPN49-00089.000  R-1 
Area Variances-Rear Yard Setback for a covered patio addition. 

118 Cincinnati Ave PPN45-00066.000 R-1
Area Variance- Rear Yard Setback for an attached garage addition. 

V. Other Matters
Meeting Reminder- June 9, 2025 

VI. Adjournment



TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: Area Variance: 307 Munsee Place 
DATE: May 12, 2025 

307 Munsee Place  Zoning R-1  Parcel No.: 48-00188.000 

Existing Land Use:  Single Family Residence Flood Zone:  X 

Property Size:    70 x 105 

Traffic Considerations: n/a 

Project Description- Area Variance- Setbacks 
Applicants are proposing to construct an addition and renovation/reconstruction of portions of the 
existing one-story single-family residence.  The improvement will consist of 1,665sq. ft. and will 
remain a one-story residence.  The proposed height will be 19’-4”.   The right-side yard setback of 
the existing structure is pre-existing/non-conforming to the code and will remain as is; the setback 
will not change.    As proposed, the additions will require setback variances to the rear and left 
sides.   

Applicable Code Sections/Specifications 

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. (Ord. 2024-47)

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) MEMBERS SHOULD REVIEW AND 
APPLY THIS CRITERIA ON THE RECORD: 



 

  

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 as a result 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. 

 
Staff Analysis 
Applicant is proposing a renovation and addition to an existing one-story, single-family home. The 
existing home was built in 1951 and had spanned two parcels.  The owner recently had the two 
parcels combined.   The existing home is currently compliant with zoning regulations for the R-1 
district, with the exception of the right side yard setback:  
 
As existing (Single Story Home) 
Front   Rear   Side-Right  Side -Left  
*25’ -1 ¾ ”  30’+  3’-2 ¼”   8’  
 
According to the application and site plan, the proposed addition/renovations do not alter the 
existing right-side yard setback or the front yard setback.  *The front yard setback seems based on 
the average of the two neighboring properties making it compliant, and the proposed addition to 
the front is further back than the setback, therefore will not require a variance.  The right-side yard 
is not being changed, therefore, no variance is required.   
 
The proposed expansion/additions to the rear and the left side are non-compliant and would 
require setback variances:  
 
As proposed (Single Story Home) 
Front   Rear  Side- Right  Side - Left 
25’ -1 ¾ ”  19’-7 ½ ” 3’-2 ¼”   2’- 10” 
 
 
Included within the application packet, three (3) statements of support from neighbors: 
Gibbons- 310 Tecumseh 
Scullin- 311 Munsee 
Dillon-306 Tecumseh 
 
 
 



As proposed, the addition will require the following variances: 
• 10’-4 ½” Rear Yard Setback Variance
• 5’-2”  Side Yard Setback 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: 

I make the motion to approve the request for area variances at 307 Munsee Place for  
a 10’-4 ½” Rear Yard Setback Variance and a 5’-2” Side Yard Setback Variance for a proposed 
addition as submitted, as the testimony presented in this public hearing has shown that (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 as a result 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 variances at  307 Munsee Place for  
a 10’-4 ½” Rear Yard Setback Variance and a 5’-2” Side Yard Setback Variance for a proposed 
addition 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 as a result 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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JOB # 2430

SITE PLAN
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NOTE: SITE PLAN SHOWN FOR REFERENCE ONLY,

CONTRACTOR TO FIELD VERIFY ALL SETBACKS &

FINAL LOCATION OF NEW STRUCT. W/ OWNER IN

FIELD

NOTE: CONTRACTOR TO FIELD VERIFY LOCATION OF

ALL EXISTING UTILITIES SUCH AS BUT NOT LIMITED TO

WELLS & SEPTIC SYSTEMS.  CONTRACTOR TO

MODIFY WELLS & SEPTIC SYSTEMS AS REQUIRED TO

MEET CURRENT HEALTH DEPARTMENT

REQUIREMENTS.

NOTE: CONTRACTOR TO FIELD VERIFY ALL EXISTING

UTILITIES SERVICING THE HOUSE & RELOCATE AS

REQUIRED TO MAKE WAY FOR NEW ADDITION.
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JOB # 2430

307 MUNSEE PLACE

HURON, OHIO

PARISI RESIDENCE

ADDITION & RENOVATIONS

FOR

- NEW DOOR W/ SIZE TO

BE INCLUDED

- EXISTING DOOR TO REMAIN

ABBREVIATIONS & SYMBOLS:

29. USE ALL PRINTED DIMENSIONS ON DRAWING W/OUT

SCALING THEM ON DRAWING.  IF DISCREPANCY OCCURS,

CONTACT ARCHITECT FOR CLARIFICATION.

30. THIS SET OF DRAWINGS WERE PRODUCED TO MEET LOCAL

CURRENT RESIDENTIAL CODE OF OHIO.  IT IS THE

CONTRACTOR'S RESPONSIBILITY TO VERIFY COMPLIANCE

WITH ALL OTHER CODES SUCH AS BUT NOT LIMITED TO

MECHANICAL, PLUMBING, ELECTRICAL, FIRE, ENERGY AND

HEALTH DEPARTMENT PRIOR TO THE START OF

CONSTRUCTION.

31. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY

ALL EXISTING ON SITE CONDITIONS IF ANY PRIOR TO THE

START OF CONSTRUCTION AND CONTACT THE ARCHITECT IF

ON SITE CONDITIONS DIFFER FROM DRAWINGS.

32. CONTRACTOR IS RESPONSIBLE FOR ALL MEANS AND

METHODS DURING THE PROJECT CONSTRUCTION.

33. CONTRACTOR SHALL COORDINATE ALL EXISTING ON SITE

UTILITIES BEFORE THE START OF CONSTRUCTION.

34. ALL BUILDING MATERIALS & OR SYSTEMS SHALL BE

INSTALLED PER MANUFACTURER'S SPECIFICATIONS.

35. ALL WINDOW & VENT OPENINGS SHALL BE INSTALLED PER

CODE REQUIRED EGRESS AND VENTILATION

REQUIREMENTS.

36. ALL BATHROOM FIXTURES SHALL BE INSTALLED PER CODE

REQUIREMENTS.

37. GUARD & HAND RAILS SHALL BE INSTALLED IN

ACCORDANCE WITH CODE.

38. ALL GARAGE COMMON WALLS TO BE SEPARATED FROM

STRUCTURE WITH 5/8" FIRE RATED GYP. DRYWALL.  ALL

PENETRATIONS THRU WALL TO COMPLY WITH CODE.

39. ALL LOCATIONS SUCH AS BUT NOT LIMITED TO ATTIC,

FLOORS, SOFFITS, ETC. SHALL BE FIRE STOPPED AS

REQUIRED BY CODE.

40. AN ATTIC ACCESS SHALL BE PROVIDED WITH FINAL

LOCATION & SIZE TO BE COORDINATED WITH OWNER AND

CODE.

41. ALL WINDOW & DOOR SILL LOCATIONS TO INCLUDE

FLASHING TO PREVENT MOISTURE INFILTRATION.

42. BRICK / STONE VENEER SHALL BE ANCHORED TO ALL

SUPPORT WALLS AS MANUFACTURER REQUIRES ALONG

WITH ALL REQUIRED WEEP HOLES INSTALLED.

43. ALL ROOF CONDITIONS SHALL INCLUDE A POSITIVE SLOPE

WITH SADDLES PROVIDED TO ALLOW FOR POSITIVE

DRAINAGE AS REQUIRED AT LOCATIONS SUCH AS BUT NOT

LIMITED TO CHIMNEYS.

44. PROJECT TEAM SUCH AS BUT NOT LIMITED TO OWNER &

CONTRACTOR SHALL HOLD MICHAEL ROWE ARCHITECTURE

L.L.C. HARMLESS OF ALL CLAIMS OR LAWSUITS THAT MAYBE

BROUGHT BEFORE, DURING, OR AFTER CONSTRUCTION OF

PROJECT.

45. CONTRACTOR TO PROVIDE VERTICAL PROP STUDS @ ALL

ROOF FRAMING CONDITIONS FOR SUPPORT OF ROOF RIDGE

BOARD /RAFTERS ABOVE.

46. CONTRACTOR SHALL INSTALL ALL EXTERIOR VENEER

PRODUCTS SUCH AS BUT NOT LIMITED TO MANUFACTURED

STONE VENEER, BRICK MASONRY, CONCRETE BLOCK

MASONRY, VINYL SIDING, WOOD SIDING, EIFS, ETC. IN

COMPLIANCE W/ ALL MANUFACTURER'S INSTALLATION

RECOMMENDATIONS.

47. IN RENOVATION & OR ADDITION PROJECTS, CONTRACTOR

TO FIELD MEASURE ALL EXISTING CONDITIONS & BRING ANY

POTENTIAL CONFLICTS OR DISCREPANCIES TO THE

ARCHITECTS ATTENTION PRIOR TO THE START OF

CONSTRUCTION.

48. PROVIDE A MIN. OF (2) 2x4 WD. STUDS @ THE END BEARING

OF ALL HEADERS, TYP.

49. PROVIDE CARBON MONOXIDE ALARMS AS REQ'D. BY LOCAL

CODE.

GENERAL NOTES:

1. ALL EXTERIOR FRAME WALLS FIGURED @ 6" THICK, UNLESS

OTHERWISE NOTED.

2. ALL EXTERIOR FRAME & BRICK WALLS FIGURED @ 10"

THICK, UNLESS OTHERWISE NOTED.

3. ALL INTERIOR WALL FIGURED @ 3 1/2" THICK, UNLESS

OTHERWISE NOTED.

4. FOUNDATION WALL FIGURED @ 10" THICK, UNLESS

OTHERWISE NOTED.

5. INTERIOR DIMENSIONS ARE FROM FACE TO FACE OF

FRAMING.

6. EXTERIOR DIMENSIONS ARE FROM CUT TO CUT OF

SHEATHING (OR BRICK, IF APPLICABLE).

7. ALL INTERIOR PARTITIONS ARE 2X4 UNLESS OTHERWISE

NOTED.

8. LIVE LOADS:

FOOTINGS        2000 PSF

FIRST FLOOR         40 PSF

SECOND FLOOR    40 PSF

ROOF 20 PSF

9. LUMBER GRADES: UNLESS OTHERWISE SPECIFIED, ALL

WOOD FRAMING SHALL HAVE THE FOLLOWING MINIMUM

VALUES.

#2 SPF    E = 1.4 MICRO-LAM 

2X4     FB = 1509 PSI E = 2.0

2X6     FB = 1308 PSI FB = 2800

2X8     FB = 1208 PSI FC = 500

2X10   FB = 1107 PSI FV = 285

2X12   FB = 1006 PSI          

10. PROVIDE 7/16" O.S.B. @ EXT. WALLS, UNLESS OTHERWISE

NOTED.

11. WINDOW SIZES & LOCATIONS ON DRAWINGS ARE

CONCEPTUAL & FINAL SELECTION SHALL BE COORDINATED

WITH OWNER.

12. PROVIDE DOUBLE STUDS @ ALL LINTEL & WOOD BEAM

BEARINGS, UNLESS OTHERWISE NOTED.

13. ALL FRAMING TO BE #2 SPF OR BETTER.

14. PROVIDE (2) 2X12 #2 SPF HEADERS @ EXTERIOR BEARING

WALLS.

15. ALL FOOTINGS ARE 24"X8", UNLESS OTHERWISE NOTED.

16. 2X4 WALL TIES @ 4'-0" O.C. WHERE CEILING JOISTS ARE

PERPENDICULAR TO RAFTERS.

17. DOUBLE EVERY THIRD JOIST UNDER ALL TILE OR MARBLE

FLOORS.

18. ALL WALLS OVER 10'-0" HIGH SHALL BE 2X6 FRAMING.

19. DOUBLE ALL FLOOR JOISTS UNDER ALL PARTITIONS THAT

RUN PARALLEL TO THE FLOOR JOISTS OR PROVIDE

BLOCKING TO NEXT ADJACENT DOUBLE JOIST.

20. ALL FLOORS SHALL BE CROSS-BRIDGED W/ 1X3 BRIDGING

8'-0" O.C. MAX.

21. PROVIDE EXHAUST FANS W/ SEPARATE SWITCHES IN ALL

BATHS.

22. PROVIDE HARD WIRED SMOKE SENSORS AS REQ'D. BY

LOCAL CODE.

23. BACK ALL BRICK, ALUM. & VINYL SIDING W/ HOUSE WRAP.

24. ALL L.V.L. BEAMS TO BE JOINED TOGETHER, HUNG, &

INSTALLED PER MANUF. SPEC'S.

25. ALL HAND RAILS TO BE INSTALLED BETWEEN 34" - 36" ABOVE

NOSING.

26. ALL STAIRS TO REQUIRE A MIN. HEAD HEIGHT OF 6'-8" A.F.F.

27. INSTALL TEMP. WINDOWS IN LOCATIONS AS REQ'D. BY

CODE.

28. ALL WORK SHALL COMPLY W/ THE LOCAL RESIDENTIAL

CODE.

T1.1

SQUARE FOOTAGES:

RENOVATION ADDITION

FIRST FLOOR (PORCH) 48 S.F.

FIRST FLOOR (GARAGE) 914 S.F.

FIRST FLOOR (LIVING) 763 S.F.

FIRST FLOOR (LIVING) 674 S.F.

(CALCULATIONS WERE MADE BASED ON PLAN DIMENSIONS ONLY, AND MAY VARY FROM FINISHED SQUARE FOOTAGE OF THE

HOUSE AS BUILT.)

LIST OF DRAWINGS:

T1.1 TITLE SHEET

C1.1 SITE PLAN

D1.1 DEMO FOUNDATION & FIRST FLOOR PLAN

A1.0 FOUNDATION PLAN & WALL SECTION

A1.1 FIRST FLOOR PLAN

A2.1 ROOF PLAN

A3.1 EXTERIOR ELEVATIONS

A3.2 EXTERIOR ELEVATIONS
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JOB # 2430

SITE PLAN

SCALE: 1" = 10'-0"

N

APPROX. LINE OF

NEW STRUCT.

LINE OF EXIST.

STRUCTURE TO

REMAIN
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NOTE: SITE PLAN SHOWN FOR REFERENCE ONLY,

CONTRACTOR TO FIELD VERIFY ALL SETBACKS &

FINAL LOCATION OF NEW STRUCT. W/ OWNER IN

FIELD

NOTE: CONTRACTOR TO FIELD VERIFY LOCATION OF

ALL EXISTING UTILITIES SUCH AS BUT NOT LIMITED TO

WELLS & SEPTIC SYSTEMS.  CONTRACTOR TO

MODIFY WELLS & SEPTIC SYSTEMS AS REQUIRED TO

MEET CURRENT HEALTH DEPARTMENT

REQUIREMENTS.

NOTE: CONTRACTOR TO FIELD VERIFY ALL EXISTING

UTILITIES SERVICING THE HOUSE & RELOCATE AS

REQUIRED TO MAKE WAY FOR NEW ADDITION.

19'-4"

LINE OF PROPERTY

LINE, TYP.

LINE OF EXIST.

PAVING TO REMAIN
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JOB # 2430

DEMO FIRST FLOOR PLAN

SCALE: 1/4" = 1'-0"

DEMO FOUNDATION PLAN

SCALE: 1/4" = 1'-0"

NOTE: CONTRACTOR TO PROVIDE SHORING AS NEEDED TO MAKE

SURE THAT THE EXISTING STRUCTURE REMAINS SQUARE ON ALL

SIDES.  SUPPORT FLOOR & WALLS AS NEEDED SO AS TO NOT

OVER STRESS THE EXISTING FLOOR, WALL OR ROOF SYSTEM.

NOTE: CONTRACTOR TO NOTIFY ARCHITECT IF ANY EXPOSED OR

CONCEALED ASSUMED STRUCTURAL ELEMENTS SUCH AS BUT NOT

LIMITED TO JOISTS, HEADERS, ETC. ARE NOT AS INDICATED WITHIN

DRAWINGS SO THAT THEY CAN THEN BE INSPECTED TO VERIFY

THAT RENOVATION WORK AS DESCRIBED WITHIN DRAWINGS WILL

STRUCTURALLY SUPPORT THE ASSOCIATED LOADS.

REMOVE ALL EXIST.

DASHED LINE ITEMS

SUCH AS BUT NOT

LIMITED TO WALLS,

DOORS, WINDOWS,

ETC. TO MAKE WAY

FOR NEW LAYOUT

REMOVE ALL EXIST.

DASHED LINE ITEMS

SUCH AS BUT NOT

LIMITED TO WALLS,

DOORS, WINDOWS,

ETC. TO MAKE WAY

FOR NEW LAYOUT



* SUMP PUMP

LOCATION TO BE

DETERMINED ON

SITE

NOTE: PROVIDE

DOUBLE JOISTS

UNDERNEATH ALL

PARALLEL WALLS,

TYP.
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JOB # 2430

FOUNDATION PLAN

SCALE: 1/4" = 1'-0"

37'-4"
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"
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(
E

Q
.
)

8
"

11'-4"

8"

23'-5

1

2

"+/-

8"

11'-10

1

2

"+/-

8"

TYP. WALL SECTION

SCALE = 1/2" = 1'-0"

16" x 8" CONC. FOOTING W/ (2) #4

HORIZ. CONT. REBAR IF SOIL BEARING

< 2,000 LBS.

GUTTER, TRIM & SOFFIT

GRADE (CONTRACTOR TO FIELD VERIFY)

1/2" INTERIOR DRYWALL W/ CONT. INT. VAPOR BARRIER

CONTINIOUS RIM JOIST W/ R-19 BATT. INSUL.

2x TREATED WOOD SILL PLATE FASTENED TO FNDN. WALL W/

1/2" DIA. ANCHOR BOLTS (GROUT WALL @ LOCATIONS),

EMBEDDED 7" INTO CONC., 4' O.C., @ 8" MAX. FROM

CORNERS, SILL SEALER

FRAME WALL CONSTRUCTION: FINISH AS PER ELEVATIONS,

1/2" O.S.B. EXTERIOR SHEATHING ON 2"x4" WOOD STUDS @

16" O.C. W/ R-13 BATT INSUL., CONTINIOUS. INT. VAPOR

BARRIER, DOUBLE PLATE @ TOP, SOLE PLATE @ BOTTOM.

(ENERGY COMPLIANCE PATH TO BE SECTION 1112-OHIO

HOME BUILDERS ASSOCIATION (OHBA) ALTERNATIVE

ENERGY CODE OPTION)

COMPOSITION SHINGLES TO MATCH

EXIST., ONE LAYER NON-PERFORATED

TYPE 15 FELT LAPPED 2" HORZ. & 4"

VERT. 7/16" O.S.B. SHEATHING ON

PRE-ENGINEERED TRUSSES, SEE

PLANS

8" CONC. BLOCK WALL W/ #4

VERT.REBAR @ 4' O.C. W/ 2" R-10

INSUL. BD. (ALT. FOR POURED CONC.

WALL)

WATER PROOFING

ICE-GUARD PROTECTION TO EXTEND

FROM THE EDGE OF THE ROOF, 48" UP

THE SLOPE BUT NOT LESS THAN 24"

BEYOND THE INTERIOR FACE OF THE

EXTERIOR WALL.

ROOF VENTILATION 1:150 OF

THE INSULATED CEILING AREA

UNIFORMLY

DISTRIBUTED

MINIMUM 36" FOOTER DEPTH

FLOOR FINISH:

3/4" T&G O.S.B. SUBFLOOR ON FLOOR JOISTS (SEE PLANS)

FINISHED FLOOR

VINYL SIDING (COORD. W/ OWNER)

R-38 INSUL.

1
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M
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.

R-19 BATT INSUL.

8
'
-
0
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C
H
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X
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S

T
.
)

INSTALL HURRICANE TIE SIMPSON OR

EQUAL (H2.5A) @ EVERY RAFTER OR

TRUSS BEARING ON WALL

NOTE: CRAWL SPACE IS UNVENTED &

INSUL. SHALL BE PERMANENTLY

FASTENED TO THE WALL & EXTEND

DOWNWARD FROM THE FLOOR TO THE

FINISHED GRADE LEVEL & THEN

VERTICALLY AND/OR HORIZONTALLY

FOR @ LEAST AN ADDITIONAL 24".

EXPOSED EARTH SHALL IN UNVENTED

CRAWL SPACE FOUNDATION SHALL BE

COVERED WITH A CONT. CLASS 1

VAPOR RETARDER.

NOTE:  CRAWL SPACE TO BE

MECH. CONDITIONED TO MEET

408.3

CRAWL SPACE

6 MIL. VAPOR BARRIER ON

EARTH W/ R-19 BATT

INSUL. ON EXTERIOR

WALLS

EXIST. BASEMENT

#4 DOWELS @ 16" O.C. FROM

NEW FOUNDATION INTO

EXIST. FOUNDATION W/

WATERSTOP, TYP. ALL NEW

FOUNDATION WALLS

CONTRACTOR TO REMOVE

PORTION OF EXIST.

FOUNDATION AS REQ'D. FOR

UTILIZATION OF EXTENSION

OF NEW UTILITIES. FIELD

VERIFY THAT OPENING WILL

NOT CONFLICT W/ NEW & OR

EXIST. FLOOR JOISTS / BEAM

LOCATIONS

COORD.

CRAWL

ACCESS IN

FIELD W/

OWNER

NOTE: PROVIDE

DOUBLE JOISTS

UNDERNEATH

KITCHEN
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W8x18 W/ BEARING PLATES @

ALL BEARING POINTS (8"x6"x

3

8

")

W/ 2 

1

2

" STUD ANCHORS ON

16"x16" CONC. PIERS ON

30"x30"x15" CONC. FOUNDATION

W/ (3) #4 REBARS EA. WAY

2
 
X
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F

L
O

O
R

J
O
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S

T
S

 
@

 
1
6
"

O
.
C

.

NOTE: PROVIDE

DOUBLE JOISTS

UNDERNEATH

BATHS

NOTE:  SUMP PUMP LOCATION TO BE

DETERMINED ON SITE

NOTE: CONTRACTOR TO IMPLEMENT ALL

REQUIRED CODE CHANGES EFFECTIVE

01/01/18 FOR STEEL POST ANCHORAGE

TO SLABS, WOOD WOOD & STEEL BEAM

ANCHORAGE TO FOUNDATIONS,

COLUMNS AND STEEL POSTS

NOTE:  PROVIDE DOWELS INTO

FOUNDATION FOR THE #5 VERTICAL

REBAR IN CRAWL SPACE WALLS

NOTE: CRAWL SPACE IS UNVENTED &

INSUL. SHALL BE PERMANENTLY

FASTENED TO THE WALL & EXTEND

DOWNWARD FROM THE FLOOR TO THE

FINISHED GRADE LEVEL & THEN

VERTICALLY AND/OR HORIZONTALLY FOR

@ LEAST AN ADDITIONAL 24". EXPOSED

EARTH SHALL IN UNVENTED CRAWL

SPACE FOUNDATION SHALL BE COVERED

WITH A CONT. CLASS 1 VAPOR RETARDER.

NOTE: PROVIDE NEW CRAWL

ACCESS WITHIN INTERIOR OF

HOME, COORD. FINAL

LOCATION W/ OWNER

NOTE: CONTRACTOR TO INSPECT ALL

EXIST. FOUNDATION WALL TO VERIFY

THAT THEY ARE STRUCT. SOUND PRIOR

TO ANY NEW WORK TO BE PERFORMED.

NOTE: FOUNDATION WALLS

ARE EXIST. & ARE TO REMAIN

UNLESS OTHERWISE NOTED.

NOTE: CONTRACTOR TO INSPECT &

VERIFY THAT DEPTHS OF EXIST.

FOUNDATIONS ARE AS INDICATED

WITHIN DRAWINGS

SENSOR
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NOTE: PROVIDE

DOUBLE JOISTS

UNDERNEATH

BATHS

UNEXCAVATED (GARAGE)

4" CONC. SLAB OVER 6 MIL.

VAPOR BARRIER & WELL

COMPRESSED FILL SAND

BUILD TO GRADE

BUILD TO GRADE

BUILD TO GRADE
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UNEXCAVATED

(PORCH)

4" CONC. SLAB

OVER FILL SAND

6'-4" (COORD. ROUGH

OPENING W/ DOOR SUPPLIER)

16'-0" (COORD. ROUGH OPENING W/ DOOR SUPPLIER)

8'-0" (COORD. ROUGH

OPENING W/ DOOR

SUPPLIER)

3'-4" (COORD.

ROUGH OPENING

W/ DOOR SUPPLIER)

EXIST. TO

REMAIN, NO

NEW WORK,

TYP.

EXIST. TO

REMAIN, NO

NEW WORK,

TYP.

EXIST. TO

REMAIN, NO

NEW WORK,

TYP.

UP 11-R @

10" CUT
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JOB # 2430

FIRST FLOOR PLAN

SCALE: 1/4" = 1'-0"

MASTER

BEDROOM

KITCHEN

GREAT ROOM

FOYER

SOLID

CORE

D.W.

36" REF.

COORD. ATTIC

ACCESS LOCATION

IN FIELD W/ OWNER

MAIN

BATH

LINE OF KITCHEN

CABINETS, COORD.

FINAL LAYOUT W/

OWNER

DINING

NOTE: PROVIDE (3) 2x4'S @ THE

END OF ALL LVL BEAMS FOR

BEARING, TYP. ALL LOCATIONS

PROVIDE 6x6 MIN. POSTS (MIN. 1"

ABOVE SLAB TO PREVENT ROT) W/

TRIM & (2)2x12 HEADER FOR SUPPORT

OF PORCH DECK FRAMING, TYP.

16'-0" X 8'-0" OVERHEAD

GARAGE DOOR W/ LVL

HEADER

EXIST.

BEDROOM #2

TILE

SHOWER

72" VANITY

37'-4"
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0
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1 2

"
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/
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24'-8" 12'-0"

PORCH

EXIST.

BEDROOM #3

8'-0" X 8'-0" OVERHEAD

GARAGE DOOR W/ LVL

HEADER

36'-8"

MUD

DN 11-R @

10" CUT

WALL TO ALIGN

W/ ADJ. HALLWAY

WIDTH
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11'-0"+/-

3'-7"
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"

8'-2

1

2

"

3

1

2

"

12'-1"

8'-5

1

2

"

PROVIDE (3) 2x4

UNDERNEATH BEAM @

WALL FOR BEARING, TYP.

ALL CONDITIONS FOR EA.

SIDE

(2)2859+/- TO

INFILL EXIST.

OPENING

FRAME JOISTS

AROUND

DRAIN PIPE IN

STOOL AREA

PROVIDE EXHAUST FAN TO

COMPLY W/ CODE

PROVIDE FIXTURE

SPACING TO

COMPLY W/ CODE

SENSOR

(2)3680

SLIDER W/ (2)

2x12 HEADER

OVERTOP DOOR

& WINDOWS

E
Q

.
E

Q
.

E
Q

.
E

Q
.

E
Q

.
E

Q
.

(2)2859+/- (E) TO

INFILL EXIST.

OPENING

(2)2059+/- TO

INFILL EXIST.

OPENING

3759

3759

37593759

3759

3759

3759

3759

GARAGE

TOP PLT. IN GARAGE

FLUSH W/ FIRST FL. TOP

PLT.

4" CONC. SLAB ON FILL W/

V.B.

USE 5/8" TYPE "X" GYP. BD.

ON COMMON WALLS &

CLG.

GARAGE

TOP PLT. IN GARAGE

FLUSH W/ FIRST FL. TOP

PLT.

4" CONC. SLAB ON FILL W/

V.B.

USE 5/8" TYPE "X" GYP. BD.

ON COMMON WALLS &

CLG.

3080

3680

3080

3680

3680

3680

3080

(2)3680

SLIDER

D.

W.

FUTURE

WASHER &

DRYER, COORD.

ROUGH-IN W/

OWNER

(2)3680

SENSOR
SENSOR

SENSOR

SENSOR

FRAME JOISTS

AROUND

DRAIN PIPE IN

STOOL AREA

PROVIDE EXHAUST FAN TO

COMPLY W/ CODE

PROVIDE FIXTURE

SPACING TO

COMPLY W/ CODE

3
6
"
 
V

A
N

I
T

Y

SOLID

CORE

PROVIDE (3) 2x4'S @ THE END

OF ALL DOOR HEADERS FOR

BEARING, TYP.

3259+/- TO

MATCH EXIST.

BEDROOM SIZE

2 X 8 CEILING

JOISTS @ 16"

O.C.

2 X 8 CEILING

JOISTS @ 16"

O.C.

2 X 12

CEILING

JOISTS @ 16"

O.C.

2 X 8 CEILING

JOISTS @ 16"

O.C.

3680



1 00.00.00

A2.1

SHEET

PRINTS FOR

BUILDING

PERMIT ONLY

PERMIT SET

3
0

7
 
M

U
N

S
E

E
 
P

L
A

C
E

H
U

R
O

N
,
 
O

H
I
O

P
A

R
I
S

I
 
R

E
S

I
D

E
N

C
E

04.08.25

M
   

41
9.

34
4.

97
94

E 
   

m
ro

w
ea

rc
hi

te
ct

ur
e@

gm
ai

l.c
om

 | 
37

04
 B

ro
w

n 
Ro

ad
, O

re
go

n,
 O

hi
o 

43
61

6

REVISIONS

A
D

D
I
T

I
O

N
 
&

 
R

E
N

O
V

A
T

I
O

N
S

F
O

R

JOB # 2430

ROOF PLAN

SCALE: 1/4" = 1'-0"

LINE OF WALL

BELOW, TYP.

1
2

2

2
x
1
0
 
R

A
F

T
E

R
S

 
@

1
6
"
 
O

.
C

.
 
W

/

C
O

L
L
A

R
 
T

I
E

S
 
@

4
8
"
 
O

.
C

.

2
x
6
 
R

A
F

T
E

R
S

 
@

1
6
"
 
O

.
C

.

2
x
1
2
 
R

I
D

G
E

 
B

E
A

M

EXIST. ROOF,

TYP.

1
2

5
.
5

PROVIDE ICE GUARD ENTIRE ROOF

DUE TO LOW SLOPE

 

V

A

L

L

E

Y

NOTE: ALT. FOR TRUSS TO BE DESIGNED FOR:

· TOP CHORD LIVE LOAD = 25 PSF

· TOP CHORD DEAD LOAD = 10 PSF

· BOTTOM CHORD DEAD LOAD = 10-15 PSF

· BOTTOM CHORD LIVE LOAD = 0 PSF

· TRUSS TO BE BRACED AS REQ'D. BY

TRUSS MANUF.

· DESIGN TRUSS FOR SNOW DRIFT/VALLEY

· MAX SPACING IS 24" O.C.

2x10 RAFTERS @

16" O.C. W/

COLLAR TIES @

48" O.C.

12

5.5

2x10 RAFTERS @

16" O.C. W/

COLLAR TIES @

48" O.C.

12

5.5

2
x
1
0
 
R

A
F

T
E

R
S

 
@

1
6
"
 
O

.
C

.
 
W

/

C
O

L
L
A

R
 
T

I
E

S
 
@

4
8
"
 
O

.
C

.

1
2

5
.
5

 

V

A

L

L

E

Y

ROOF SLOPE TO BE

FIELD VERIFIED &

ALIGNED W/ MAIN

RIDGE ON ADDITION,

TYP. ALL NEW ROOF

AREAS

DOUBLE ROOF

JOISTS UNDER NEW

ROOF AREA FOR

SNOW DRIFT IN NEW

VALLEYS

ADDITION TO MATCH

OVERHANG



FRONT ELEVATION

SCALE: 1/4" = 1'-0"

STONE VENEER, COORD.

FINAL MATERIAL W/

OWNER, TYP.

VINYL SIDING, COORD. FINAL

PATTERN W/ OWNER, TYP.

COMPOSITION SHINGLES

TO MATCH EXIST., TYP.

1 00.00.00

A3.1

SHEET

PRINTS FOR

BUILDING

PERMIT ONLY

PERMIT SET

3
0

7
 
M

U
N

S
E

E
 
P

L
A

C
E

H
U

R
O

N
,
 
O

H
I
O

P
A

R
I
S

I
 
R

E
S

I
D

E
N

C
E

04.08.25

M
   

41
9.

34
4.

97
94

E 
   

m
ro

w
ea

rc
hi

te
ct

ur
e@

gm
ai

l.c
om

 | 
37

04
 B

ro
w

n 
Ro

ad
, O

re
go

n,
 O

hi
o 

43
61

6

REVISIONS

A
D

D
I
T

I
O

N
 
&

 
R

E
N

O
V

A
T

I
O

N
S

F
O

R

JOB # 2430

RIGHT ELEVATION

SCALE: 1/4" = 1'-0"

VINYL SIDING, COORD. FINAL

PATTERN W/ OWNER, TYP.

12

5.5+/-

CONC. BLOCK (ALT. FOR

POURED CONC. WALL)

FOUNDATION

12

5.5+/-

12

5.5+/-

12

5.5+/-

ACCENT METAL

ROOF, TYP.

COMPOSITION SHINGLES

TO MATCH EXIST., TYP.

1
9
'
-
4
"
+

/
-

1
7
'
-
2
"
+

/
-

1
7
'
-
2
"
+

/
-

1
9
'
-
4
"
+

/
-

EXIST. STRUCTURE TO

REMAIN, COORD. NEW

FACADE UPDATES W/

OWNER, TYP.

EXIST. STRUCTURE TO

REMAIN, COORD. NEW

FACADE UPDATES W/

OWNER, TYP.



1 00.00.00

A3.2

SHEET

PRINTS FOR

BUILDING

PERMIT ONLY

PERMIT SET

3
0

7
 
M

U
N

S
E

E
 
P

L
A

C
E

H
U

R
O

N
,
 
O

H
I
O

P
A

R
I
S

I
 
R

E
S

I
D

E
N

C
E

04.08.25

M
   

41
9.

34
4.

97
94

E 
   

m
ro

w
ea

rc
hi

te
ct

ur
e@

gm
ai

l.c
om

 | 
37

04
 B

ro
w

n 
Ro

ad
, O

re
go

n,
 O

hi
o 

43
61

6

REVISIONS

A
D

D
I
T

I
O

N
 
&

 
R

E
N

O
V

A
T

I
O

N
S

F
O

R

JOB # 2430

REAR ELEVATION

SCALE: 1/4" = 1'-0"

LEFT ELEVATION

SCALE: 1/4" = 1'-0"

VINYL SIDING, COORD. FINAL

PATTERN W/ OWNER, TYP.

VINYL SIDING, COORD. FINAL

PATTERN W/ OWNER, TYP.

CONC. BLOCK (ALT. FOR

POURED CONC. WALL)

FOUNDATION

STONE VENEER, COORD.

FINAL MATERIAL W/

OWNER, TYP.

CONC. BLOCK (ALT. FOR

POURED CONC. WALL)

FOUNDATION

12

5.5+/-

12

5.5+/-

12

5.5+/-

12

5.5+/-

COMPOSITION SHINGLES

TO MATCH EXIST., TYP.

12

2

COMPOSITION SHINGLES

TO MATCH EXIST., TYP.

1
9
'
-
4
"
+

/
-

1
7
'
-
2
"
+

/
-

1
9
'
-
4
"
+

/
-

1
7
'
-
2
"
+

/
-

EXIST. STRUCTURE TO

REMAIN, COORD. NEW

FACADE UPDATES W/

OWNER, TYP.

EXIST. STRUCTURE TO

REMAIN, COORD. NEW

FACADE UPDATES W/

OWNER, TYP.



TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: Area Variance:  408 Shawnee 
DATE: May 12, 2025 

408 Shawnee  Zoning : R-1  Parcel No.: 48-00117.000 

Existing Land Use: Single Family Residence Flood Zone:  X 

Property Size:  140 x100 

Traffic Considerations: n/a 

Project Description- Area Variance- Detached Accessory Structure 
Applicant is proposing two additions to the existing detached garage: one to the front and one to 
the interior side.  The detached garage, as existing, is non-compliant for the rear and left side yard 
setbacks.  As proposed, this project will require a left side yard variance, a height variance, and a 
variance to allow a portion of the garage addition to be located in the side yard(addition extends 
beyond the rear corner of the home) 

APPLICABLE CODE SECTIONS/SPECIFICATIONS 

1123.01 R-1 ONE -FAMILY RESIDENCE DISTRICT 
(d) Height Regulations. No principal structure shall exceed thirty-five feet in height, and
no detached accessory structure shall exceed one story or fifteen feet in height, except as
provided in Section 1137.02 .

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.)

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.

https://codelibrary.amlegal.com/codes/huron/latest/huron_oh/0-0-0-15796#JD_1137.02


In any R District where the natural grade of a lot within the required front yard has an average  
slope, normal to the front lot line at every point along such line, of such a degree or percent of  
slope that it is not practicable to provide a driveway with a grade of twelve percent (12%) or less 
to a private garage conforming to the requirements of this chapter, such garage may be located  
within such front yard, but not in any case closer than six feet to the street line. 
Buildings on lots having frontage on two nonintersecting streets need not have a rear yard if an  
equivalent open space is provided, however, on both streets.  (Ord. 2024-47) 

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) MEMBERS SHOULD REVIEW AND 
APPLY THIS CRITERIA ON THE RECORD: 

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 as a result 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.

Staff Analysis 
The existing detached garage was built in 1954 and is considered pre-existing/nonconforming to 
the code due to the rear (3’) and left (4’) side setbacks.  It complies with location (rear yard), height 
(15’max), and distances to the primary dwelling and other accessory structures (6’ min). 

The rear yard is approximately 5,084 sq. ft.  Current structures in the rear yard total 1,584 sq. ft., 
the bump out addition is adding an additional 50 sq. ft, for a total of 1,634 sq.ft.  The 35% build out 
max is 1,779 sq. ft, therefore they are compliant with this regulation.  

As existing (Detached Garage) 
Front  Rear  Side-Right Side-Left 
n/a  3’ (5’ required)  n/a 4’  (5’ required) 

The addition to the front of the garage will align with the existing garage at 4’ from the left-side 
property line and would require a variance.  



A portion of the addition extends past the rear corner of the home, which makes its location within 
the “side yard”.  The code requires accessory structures to be in the rear yard only, this will require 
a variance.    

The applicant is proposing the overall height of the garage at 20’-4” in order to gain attic space for 
storage and to match renovations plans for the existing residence, this would  require a height 
variance. 

As proposed, the garage additions will require the following variances to Section 1121.06: 

• A variance to allow a 3’-4” portion of the front of the garage to encroach into the side yard.
• A 1’ left side yard setback variance.
• A  5’-4” height variance

Depending on the discussion and findings of the BZA, members may wish to make separate 
motions on each of the variance items. 

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: 

I make the motion to approve the request for area variances at 408 Shawnee Place for the 
following setback variances for additions to a detached garage:  

• A variance to allow a 3’-4” portion of the garage to encroach into the side yard.
• A 1’ left side yard setback variance.
• A  5’-4” height variance

as submitted, as the testimony presented in this public hearing has shown that (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 as a result 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 variances  
at 408 Shawnee Place for the following setback variances for additions to a detached garage: 
• A variance to allow a 3’-4” portion of the garage to encroach into the side yard.
• A 1’ left  side yard setback variance.
• A  5’-4” height variance
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 as a result 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, Planning & Zoning Manager 
RE: Area Variance:  412 Wasta 
DATE: May 12, 2025 

412 Wasta  Zoning : R-1   Parcel No.: 49-00089.000 

Existing Land Use:  Single Family Residence Flood Zone:  X 

Property Size:    102 x 95 

Traffic Considerations: n/a 

Project Description- Area Variance- Rear Yard Setback 
The applicant is proposing a rear yard covered patio addition, with motorized screens, and a 
fireplace.  As proposed, the covered patio addition will require a rear yard setback variance.  

Applicable Code Sections/Specifications 

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) MEMBERS SHOULD REVIEW AND 
APPLY THIS CRITERIA ON THE RECORD: 

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 as a result 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.

Staff Analysis 
The existing two- story home was built in 1940 and is pre-existing/nonconforming to the code for 
the current rear yard setback which is 4’-10” (30’ required) .  The side yard setbacks are compliant 
with the 8’min/20 sum for a two-story home.   

The applicant is proposing a covered rear yard patio with motorized screen panels and a fireplace. 
As proposed, the covered patio will comply with side yard setbacks and height . The proposed rear 
yard setback for this covered patio is 19’-6 ¼” and will require a rear yard setback variance.  

As proposed, the following variances are required: 
• 9’ 6 ¾” rear yard setback 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: 

I make the motion to approve the request for area variance at 412 Wasta Ave for a 10'-5 ¾” rear 
yard setback variance for a covered rear yard patio addition as submitted, as the testimony 
presented in this public hearing has shown that (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 as a result 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: 

CORRECTION: 10'-5  3/4 " REAR YARD SETBACK VARIANCE

Christine Gibboney
Cross-Out



I make the motion to deny the request for an area variance 412 Wasta Ave for a 10’-5¾” rear 
yard setback variance for a covered rear yard patio addition, 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 as a result 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, Planning & Zoning Manager 
RE: Area Variance: 118 Cincinnati Ave 
DATE: May 12, 2025 

 
 
118 Cincinnati Ave   Zoning : R-1   Parcel No.: 45-00066.000 
 
Existing Land Use:   Single Family Residence Flood Zone:  X 
 
Property Size:      80 x 89 
 
Traffic Considerations:   n/a 
 
Project Description- Area Variance-  
The existing single-story home was built in 1966 and until recently, spanned two lots.  The owners 
have had the parcels combined and are proposing an attached 936 sq.ft.  garage addition to the left 
side of the home.  As proposed, the attached garage will align with the existing rear yard setback of 
the house, which is pre-existing/nonconforming at 22’, and therefore would require a variance. 
 
 
Applicable Code Sections/Specifications 
 

 
 
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) MEMBERS SHOULD REVIEW AND 
APPLY THIS CRITERIA ON THE RECORD: 
  

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 as a result 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. 

 
Staff Analysis 
The existing single-story home is considered pre-existing/non-conforming to the code for the rear 
yard setback which is 22’ (30’ Required) 
 
The applicant is proposing to demolish the existing detached shed and add a breezeway to attach a 
new garage to the existing home.    
 
As proposed, the garage would be compliant with the front, sides, and height regulations of Section 
1123.  The garage will align with the existing home at 22’ from the rear property line, requiring a 
rear yard setback variance.    
 
As proposed, the following variances are required: 

• 8’ Rear Yard Setback 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: 
 
I make the motion to approve the request for an area variance at 118 Cincinnati Ave for an 8’ rear 
yard setback variance for an attached garage addition, as submitted, as the testimony presented in 
this public hearing has shown that (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 as a result 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 at 118 Cincinnati Ave for an 8’ rear yard 
setback variance for an attached garage addition, 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 as a result 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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