
 

  
 
 
 

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

June 9, 2025   5:30p.m.  
 
 

I. Call to Order 
 

II. Roll Call 
 
III. Adoption of the minutes (N/A) 

 
IV. Verification of Noticing 

      
V. New Business   

225 Williams  PPN 42-00884.000  Zoning: R-2 
Area Variance: Side yard setback variance for an outdoor mounted walk-in 
cooler.  
 
1142 Mudbrook PPN42-00664.006  Zoning:  R-1 
Area Variance: Side yard setback variance for a replacement deck.  

 
401 Berlin Road PPN42-01147.000  Zoning:  R-2  
Area Variance: Rear and side yard setback variances for a breezeway addition 
between the home and the current detached garage.  
 

 
VI. Other Matters 

Meeting Reminder- July 14, 2025 
 

VII. Adjournment 
 



 

 
TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: Area Variance:  225 Williams Street- First Presbyterian Church 
DATE: June 9, 2025 

 
 
225 Williams  Zoning : R-2  Parcel No.: 42-00884.000 
 
Existing Land Use: First Presbyterian Church  Flood Zone:  X 
 
Property Size:    Property is comprised of 6 separate parcels 
 
Traffic Considerations:  Cleveland Road West, Center Street, Williams Street 
 
Project Description- Area Variance-Variance to Section 1123.03  
The applicant is proposing a walk-in cooler to be installed in the kitchen area of the structure. The 
cooler/freezer will store bulk foods and donations for the Christ Community Kitchen which serves 
the needy in the community.   Access to this cooler will be from the inside of the kitchen, however, 
the unit will be an addition to the exterior.  The cooler addition will be setback 9’-8”’ from the side 
property line.   
 
Applicable Code Sections/Specifications 
1123.03 R-2 ONE AND TWO-FAMILY RESIDENCE DISTRICT. 
   (a)   Principal Uses Permitted. Any principal use permitted and as regulated in the R-1 District, 
and as hereinafter specified in this section: Two-family dwellings.  Churches and other places of 
worship and Sunday school buildings located no less than twenty feet from any other lot in any R 
District. 
 
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 applicant, Christ Community Meal operates out of the First Presbyterian Church, serving meals 
as Christ Community Kitchen.  Staff had received inquiries regarding this cooler addition a few 
years ago and recently received a site plan and rendering. It was during this preliminary plan 
review that staff advised of the setback requirement specific to Churches being 20’ from any other 
lot in any R District.   
 
The Church property is comprised of 6 separate parcels all R districts, some R-2 and others R-3.  
The original Church structure certainly pre-dates the zoning code, and various 
additions/extensions to the original Church have been added over the years. The existing 
structures on this parcel are pre-existing/nonconforming to the required 20’ distance requirement 
currently.    
 
The area where this cooler will be located will have a setback of 9’-8” from the side property line.  
The property line abuts the rear yards of residential properties on Willams Street and Center Street, 
both of which have rear accessory structures at/near the property line in this area.   The location of 
this cooler allows for direct access to the kitchen and will only be accessible from the interior.    
 
As proposed, the following variance is required: 

• 10’-4” variance to Section 1123.03 (a) requirement of a 20’setback. 
 
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 225 Williams Street, for a 10’-4” 
variance to Section 1123.03 (a) to allow for the addition of a walk-in cooler,  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 225 Williams Street, for a 10’-4” 
variance to Section 1123.03 (a) to allow for the addition of a walk-in cooler, 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. 

 



Christine Gibboney
Oval
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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: Area Variance:  1142 Mudbrook 
DATE: June 9, 2025 

 
 
1142 Mudbrook Zoning : R-1   Parcel No.: 42-00664.006 
 
Existing Land Use: Single Family Residential  Flood Zone:  X 
 
Property Size:    75 x 282 
 
Traffic Considerations:  n/a 
 
Project Description- Area Variance-Side Yard Setback  
Applicant is seeking to replace an existing rear yard deck.  The current deck is old and will need 
new frame, decking and railings.  The 1,440sq. ft. deck spans the length of the single-story home, the 
home and deck are pre-existing/non-conforming to right side yard setback, at 4’.  The applicant is 
seeking to reconstruct the deck in the same footprint. 
 
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 home was constructed in 1998- 2000.    In looking at the aerial of homes along Mudbrook, most, 
if not all, have front yard setbacks that exceed the 50’ max, and reflect less than the minimum for 
side yard setbacks, staff can only assume that this plat may have had their own setback regulations 
as part of a Planned Unit Development at the time, however, no documents have been found.    That 
being said, the home and deck are  pre-existing/non-conforming to the R-1 code for the right-side 
yard setback which is 4’.  The opposite side yard and rear yard setbacks are compliant. 
 
As proposed, the following variance is required: 

• A 3’  right side yard setback variance to allow the deck to be rebuilt in the same footprint.  
 

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 1142 Mudbrook for a 3’ right side 
yard setback variance to rebuild a deck, 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 1142 Mudbrook for a 3’ right side 
yard setback variance to rebuild a deck, 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:  401 Berlin Road 
DATE: June 9, 2025 

 
 
401 Berlin Road  Zoning : R-2  Parcel No.: 42-01147.000 
 
Existing Land Use:  Single Family Residential  Flood Zone:  X 
 
Property Size:     66 x135 
 
Traffic Considerations:   Corner Lot- Berlin Road/A Street 
 
Project Description- Area Variance- Setbacks 
Applicants are seeking to add a breezeway addition from the existing home to the existing detached 
garage. Adding a breezeway makes the detached garage become an attached garage, which then has 
the yard requirements of the dwelling.  As proposed, adding the breezeway will make the structures 
non-compliant to the side and rear yard setback regulations. 
 
Applicable Code Sections/Specifications 
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. 
 
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) 

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


 

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 

 
 
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 
Some BZA members may recall, an application came before you 4-11-2022. (see attached file).  The 
home was pre-existing/non-conforming.  The applicant was seeking to demo an existing detached 
garage and add an attached 2 story, 3 car garage which required a rear yard setback variance.  The 
16’ rear yard setback variance was granted for an attached garage.  
 
When Zoning and Building applications were submitted, the applicants had changed their plans and 
proposed a detached garage.  The detached garage setbacks were found to be compliant with the  
zoning code requirements for a detached accessory structure, permits were issued and detached 
garage built.  The detached garage is currently 8’-3”’ from the rear property line. 
 
By adding the proposed breezeway addition, the garage now becomes attached and part of the 
home, the required rear yard setback is 30’.  The breezeway they are proposing to attach the two 
structures has a setback of 6’ to the side property line, the required min. is 8’. 
 
As proposed, the following variances are required: 
 

• 2’ side yard setback variance for the breezeway addition 



 

• 21’- 9” rear yard setback variance for the attached garage. 
 

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 401 Berlin Road for a 2’ side yard 
setback variance and a 21’-9” rear yard setback variance to allow for the breezeway 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 401 Berlin Road for a 2’ side yard 
setback variance and a 21’-9” rear yard setback variance for a breezeway 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: Erik Engle, Planning Director 
RE: 401 Berlin Road   
DATE: April 11, 2022 

 
 
Current Zoning District: R-2  Parcel No.: PPN#42-01147.000 
 
Project Description- Setback Variance  
The applicant is proposing construction of an attached 2-story, 3 car garage to the existing home.  
The home is on a corner lot and is preexisting, nonconforming with regard to setbacks.   
 
Since the proposed variance falls under the “area variance” category, the following criteria 
should be examined in order 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 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 house is currently preexisting, nonconforming, with a detached garage. Requesting a variance 
to attach and build a 2 story, 3 car garage, to the main dwelling, by a proposed addition. The house 
is situated on a corner lot. Main house is facing the East (Berlin Road) and the garage is facing the 
North (A Street).  
 
 
The following variance is being requested:  
 

• 16’ rear yard set setback variance. 
 











SD
White Residence

Weltle Building &
Remodeling, LLC.
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