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Agenda for the Board of Building and Zoning Appeals
Regular Meeting- Huron City Hall - Council Chambers
July 14, 2025 5:30p.m.
Call to Order
Roll Call
Adoption of the minutes (5-12-25 & 6-9-25)
Verification of Noticing
New Business
211 Wheeler Drive PPN42-00670.000 Zoning: R-1

Area Variance: Front and Side Yard Setback variances for a proposed addition.

416 Wasta Ave PPN49-00028.000 Zoning: R-1
Area Variance: Side Yard setback variance for a proposed addition.

Other Matters
Meeting Reminder- August 11, 2025

Adjournment



CITY OF

HURGON

VAWf latke pLACE
TO: Chairman Kath and Board Members
FROM: Christine Gibboney, Planning & Zoning Manager
RE: Area Variance: 211 Wheeler Drive
DATE: July 14, 2025
211 Wheeler Drive Zoning: R-1 Parcel No.: 42-00670.000

Existing Land Use:  Single Family Residential Flood Zone: X & AE to rear

Property Size: 0.2100 Acres 50x217

Traffic Considerations: n/a

Project Description- Area Variance-Front and Side Setback Variances

The applicant is proposing a 1,152sq. ft. addition to the current 500sf seasonal cottage to make the
home a year-round residence. The cottage is a 1-story, pre-existing/nonconforming home
currently; the addition will make the home a 2-story dwelling and will require area variances for
side and front yard setbacks.

Applicable Code Sections/Specifications

1123.01- R-1 Single Family Residential

Side Yards
Front Rear
Lot Frontage Yard L east Sum of Yard
Dwelling Lot Area (ft) Depth Width Width Depth
(stories) (sq. ft.) (ft.) (ft) (ft) (ft.)
1 9.000 75 30 7 15 30
2 9.000 75 30 8 20 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

The existing 500sq.ft. cottage was built in 1955. The lot is narrow (50’-) and angled, the existing
cottage is angled on the lot, and is pre-existing/nonconforming for front and right-side yard
setbacks. The rear and right side of the parcel is within the AE Floodway. The proposed 2-story
addition and garage will be added to the front of the existing home and will not be located within
the floodway. The cottage footprint as existing:

Front Left Side Right Side Rear
40’ 12’ 2’-7" 33’ to land edge, 200+ to property line.

The proposed addition is aligning with the current structure, which continues the angle to the
property lines. The proposed footprint:

Front Left Side Right Side Rear
30- 6” 3’-10” 2 33’ to land edge, 200’+to property line

Taking the average front yard setbacks of the two neighboring properties: Left 49’ & Right 23’, the
average front yard setback would be 36’. Applicantis proposing a 30’-6” front setback with this
addition.

As proposed, the following variances are required:
e Front Yard Setback variance of 5’- 6”
o Total Side Yard Setback variance of 14’- 2” (Left 4’-2” and Right 10’)

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 211 Wheeler Drive for a 5’-6” Front
Yard Setback variance, and a total side yard setback variance of 14’-2", 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)

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



e 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.

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

e 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)

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

e 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:

[ make the motion to deny the request for area variances at 211 Wheeler Drive for a 5’-6” Front
Yard Setback variance, and a total side yard setback variance of 14’-2", 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)

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

e The variance is substantial.

o 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.

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

e 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)

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

e 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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CITY OF HURON

Planning & Zoning Department
417 MAIN STREET, HURON, OH 44839

THE BOARD OF BUILDING AND ZONING APPEALS APPLICATION

Completion of all applicable sections required. Incomplete applications will not be accepted.

We, the undersigned represent that we are the title owners of the following described property
situated in the City of Huron, OH:

Applicant’s Name LAl R o [N

Property Owners' Name: CLAVRE  AND MIOTHONR COGAK
Address: 100 HUARRK R,

City, State, Zip: _/—\N\\J\QRST,. OHLG ddool

Phone Number___ VU~ 7525 - ‘83 |2

Email: _ ( voa rmngﬂc- @ %{M\ ‘QQAA

Location of Project:

Lot/Parcel #: H?.'CJO(Q “ },( (¢ }Zoning District: ’\2'1
Address: &,\\ U_H'\QQJQF\ DR,, Huron, OH 44839,

Year purchased: _&D&A Year the existing structure was constructed: \QS 5

Single Story Home:_\/" Two Story Home:

Provide a brief summary of your proposed project:

C“@‘ZQB[@% 500 s & 5058o0al ﬁsib\qja. NISIEN

\Ke o Wenoase s17e tor Jeae, RoJach

Re S0\ X0 .

Type:

e Area Variance: Subdivision Regulations___ Parking __ Setbacks _/
Height _ Size Flood Plain _____ Sign Regulations

e Use Variance: e Conditionally Permitted Use:

5



We request a Hearing before the Board of Building and Zoning Appeals of the City of

Huron, Ohio, on the following question: (State the specific details of t

he variance being

requested. Example: Area variance- 1’ side setback variance is required for the proposed

aﬁition; Use Variance- State the type of use; or Conditionally Permitted Use approval )
{ ' C
oA ONA_qi Al
LA > e y % ’
’)-’ - % )

Conditionally Permitted Use Approval

The following uses shall be permitted only if authorized by the B

oard of Building &

Zoning Appeals in accordance with the provisions of Section 1139.02. State the type of use

being proposed and the applicable code section:

4

(skip to Page 7, Sign and Date App

Code Section:

Use and/or Area Variance Questio

lication)

nnaire

1. The property in question [ will/will not] yield a reasonable return and there [
can/ cannot] be a beneficial use of the property w1thout the variance because
2. The variance is [substan: ial/insubstantial] because' -
\f€fo QNB\e &Y Q% 1ST A0 2 JCROACIA A
\ TV AV PRV .mmm W \Tﬂ%{s N
ARMNYCE s Aoty idue. NZoA wiheh Qhtee ADRLTIO evld ook Co o]
d
3. The essential character of the neighborhood [would/would not] be substantially
altered or adjoining properties [would/would not] suffer a substantial detriment
as a result of, the variance because:
4, The variance [ would/would not] adversely affect the delivery of
governmental services, (e.g., water, sewer, garbage)
5. The applicant purchased the property [w1th/w1thout] knowledge of the zoning

restriction. Year the property was purchased 20R ) Year the structure(s)

was constructed:



6. The applicant's predicament feasibly [can/cannot] be resolved through
some method other than a variance.

7. The spirit and intent behind the zoning requirement [ would/would not] be
observed and substantial justice [ done/not done] by graTm'ng the vanance because
CRIATING B Fol\ Tise famiy Resioalcs. 4 (Wousse
N COONOMSC ANACT deon. Tine AATU

8.  We believe the request should be granted due to the following hardship which is
created by the property (explain the hardship that exists pursuant to the code)

-

nope pdle e NisTINg STWCTDRe. o The Lot \Pug
Ay ried W Yo c-. 2, ADD ; AODTION OSEILD ACU \%,
N O T0 WS V€

()
DODG_O- OARNGS- 50 -:Mxvl"‘! \!ﬂm.wcn_

Note: If granted, Use or Area variances will expire within one (1) year from the date
of approval. Refer to Section 1139.04 (e) for specifics to timeline regulations for
commencement of construction or Use continuation.

I hereby certify that I am the owner of record of the named property or that the proposed
work is authorized by the owner of record and/or I have been authorized to make this
application as an authorized agent and agree to conform to all applicable laws,
regulations, and ordinances of the city. I certify all information contained within this

application and supplemental documents are true and accurate to the best of my
knowledge and belief.

In addition, 1, the undersigned responsible party (owner, occupant, tenant, or agent for the
property owner) of the property described herein, do hereby consent to entry upon said
property, at a reasonable time and to the extent necessary, by the City of Huron and its
officers, employees, and/or agents for the purpose of inspecting said property for
compliance with the City’s Zoning and/or Building Codes. I further certify that I have
authority to grant access to said property.

Date: O] 04ftors Signed Applicant % %/

Date: Q‘Q/Qj’lolj Signed Property Owner M?ﬁ M Z =

(REQUIRED)
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ZONING DEPT. USE ONLY
Date received:6/10/25 Application Complete
$150 filing fee receipted: yes

Comments Hearing Date 7/14/25
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New Addition Notes
Red Hatch is Window Locations on walls.
New addition area is Green Hatch.
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New Addition Notes
1. Red Hatch is Window Locations on walls.
2. New addition area is Green Hatch.
3. Drawn to Scale - Will be Reduced in size when

printed. See Scale for reduction.
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Elevation Drawing
New Addition
South View bt N o

corner and every 6ft after that.
Concrete slab to be filled with premium fill on 6 Mill Visqueen
Sill Seal used under Wall Plates

—-—

Wall Plates bolted to Block.
R30 Insulation used in Ceiling (located on top of ceiling.
Green area.)

1 Drywall used on walls

2 Drywall on Ceiling.

R13 insulation used on walls.

9. 7% osb on wall with tyvek house wrap

10. 3 osb roof with 15 Ib felt and ice Guard where needed.
11. Steel Sheet to be used on roof.

O RN

Attic Space

© N O

H H 12. Vinyl Windows

2x10 Floor Joists
13. 4 Pitch Roof
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CITY OF

HURGON

VAWf latke pLACE
TO: Chairman Kath and Board Members
FROM: Christine Gibboney, Planning & Zoning Manager
RE: Area Variance: 416 Wasta Ave
DATE: July 14, 2025
416 Wasta Ave Zoning: R-1 Parcel No.: 49-00028.000

Existing Land Use:  Single Family Residential Flood Zone: X

Property Size: 0.0 acres 51x95

Traffic Considerations: n/a

Project Description- Area Variance-Side Yard Setback

The Applicant is proposing to construct a 4-season room addition in the footprint of the existing
rear yard attached deck. As existing, the two-story home and the attached deck are at 5’ from the
side yard property line, making them pre-existing/nonconforming. A side yard setback variance is
required for this addition.

Applicable Code Sections/Specifications

1123.01- R-1 Single Family Residential

Side Yards
Front Rear
Lot Frontage Yard L east Sum of Yard
Dwelling Lot Area (ft) Depth Width Width Depth
(stories) (sq. ft.) (ft.) (ft) (ft) (ft.)
1 9.000 75 30 7 15 30
2 9.000 75 30 8 20 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

The existing 2-story home was constructed in 1948; the left side setback of the home and the
existing attached deck are at 5’; making it pre-existing/non-conforming to the min. 8’ as required
for a two-story dwelling. The applicant is proposing to remove the existing attached deck and
replace it with a 4-season room addition. The addition will be in the same footprint of the current
deck and will be compliant with all zoning regulations with the exception of the left side yard.

As proposed, the following variance is required:
o 3’ left 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:

[ make the motion to approve the request for an area variance at 416 Wasta Ave for a 3’ left side
yard setback 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)

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

e The variance is not substantial.

o 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.

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

e 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)

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

o 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:



[ make the motion to deny the request for an area variance at 416 Wasta Ave for a 3’ left side yard
setback 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)

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

e The variance is substantial.

e 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.

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

e 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)

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

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



CITY OF

HUR@N

CITY OF HURON

Planning & Zoning Department
417 MAIN STREET, HURON, OH 44839

THE BOARD OF BUILDING AND ZONING APPEALS APPLICATION

Completion of all applicable sections required. Incomplete applications will not be accepted.

We, the undersigned represent that we are the title owners of the following described property
situated in the City of Huron, OH:

Applicant’s Name ‘/ﬁ LM AS p A MHREVDS

Property Owners’” Name: //70ﬁ7/'7 S P d/uf \/ﬁ./ﬂd £ &] w ol e
Address: 1»/ /b [Uﬁwf /ey

City, State, Zip: Mu/é o Ohip L/L/ 959

phone Number 440 ~ ¥ 22~ 9 779

Email: 7PAMD s 93 (2 G MALL L0

Location of Project:

Lot/Parcel #: /J 4-p003 § 00O Zoning District: A

address: 41, LL):’?S ta Ave . Huron, OH 44839,

Year purchased: IO/ 7 . Year the existing structure was constructed: _ q L/ 8

Single Story Home: Two Story Home: X

Provide a brief summary of your proposed project:

hltache ol avanen Aom thit well ol g
Lo tha Musiwujr faaw&&/mﬂ Adrme e
Ll Mmﬂmﬁ el %/)/)im«caut'

Type:

e Area Variance: Subdivision Regulations__ Parking __ Setbacks K
Height  Size_ Flood Plain _____ Sign Regulations

e Use Variance: e Conditionally Permitted Use:



We request a Hearing before the Board of Building and Zoning Appeals of the City of

Huron, Ohio, on the following question: (State the specific details of the variance being
requested. Example: Area variance- 1’ side setback variance is required for the proposed
addition; Use ‘use; or Conditionally Permitted Use approval )

Conditionally Permitted Use Approval
The following uses shall be permitted only if authorized by the Board of Building &
Zoning Appeals in accordance with the provisions of Section 1139.02. State the type of use
being proposed and the applicable code section:

\
Code Section: N \P<

(skip to Page 7, Sign and Date Application)

Use and/or Area Variance Questionnaire

I The property in question [ will/ssHgst] yield a reasonable return and there [
san/ cannot] be a beneficial use of the property without the variance because:

Ll ]

2.
S0P S ide DLZ‘ Tho hopoe
3 The essential character of the neighborhood [=messd/would not] be substantially
altered or adjoining properties [s&#d/would not] suffer a substantial detriment
as a result of the variance because: ) ;
(R 1o F1eied Hawl (oulp Ve /L L&UP ’7‘[)
otdas hoyned =& e Wy pod « THe Rflatene
Aech hia r1ecer. bedx 2 pobiyre y 410 LF
A pvining PAOLO Ty .
4. The \@Liance [ WOLﬁd/ vould not] adversely affect the delivery of
ggvernmental services, (e.g., water, sewer, garbage)
9&9“%71.)7‘}024/{" Ao niacoo ondd 1ot Lo
W
5. The applicant purchased the property [with/without] knowledge of the zoning

restriction. Year the pr,oEcrty was purchased: cﬁm Year the structure(s)

was constructed: /9

6



6. The applicant's predicament feasibly [es®/cannot] be resolved through
some method other than a variance.

7. The spirit and intent behind the zoning requirement [ ssewde/would not] be
observed and substantial justice [ done/fretdene] by grantmg the variance because

8.  We believe the request should be granted due to the following hardship which is
created by the property: (explain the hardship that exists pursuant to the code)
ne 24 lotts Novae X plecd G 'JI.V_A. 28

LA L AU 5444.4) s ""Al A IANCSS
oloc k I C T/ Y. mnmmn
Jocth ) ﬂx Aot ‘& e howar -
Note: If granted, Use or Area variances will expire within one (1) year from the date
of approval. Refer to Section 1139.04 (e) for specifics to timeline regulations for
commencement of construction or Use continuation.

I hereby certify that | am the owner of record of the named property or that the proposed
work is authorized by the owner of record and/or I have been authorized to make this
application as an authorized agent and agree to conform to all applicable laws,
regulations, and ordinances of the city. I certify all information contained within this
application and supplemental documents are true and accurate to the best of my
knowledge and belief.

In addition, 1, the undersigned responsible party (owner, occupant, tenant, or agent for the
property owner) of the property described herein, do hereby consent to entry upon said
property, at a reasonable time and to the extent necessary, by the City of Huron and its
officers, employees, and/or agents for the purpose of inspecting said property for
compliance with the City’s Zoning and/or Building Codes. I further certify that [ have
authority to grant access to said property.

TroVAs P ANORESL

Date: & [ /6 [40 51gned Applicant / /Q Q QE—M‘(

Date: éz /L /[ 20 Z@gned Property OwnerC‘4 9 f M""‘/ﬁ
(REQUIRED) 9/W JE UpAreso.
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ZONING DEPT. USE ONLY

. 6-16-25 L.
Date received: Application Complete

$150 filing fee receipted: ves

7-14-25
Comments Hearing Date




This application has been denied as the left side setback does not conform with our zoning code. If thisis a 1-
story home the minimum setback is 7' if it is a two-story the setback minimum is §'. If you are able to move the 4
seasons room wall in to meet the minimum this permit would be approved. If this is not doable you do have the
right to apply for an appeal through the Board of Zoning Appeals. Applications for this can be found online or in
our office. The first step of this process is a meeting with us that can be scheduled by calling in or replying in

email.

Permit #:

Permit Date:
Permit Type:
Permit Type:
Applicant Name:
Applicant Address:
City, State, Zip:
Phone :

Email:

Email 2:
Description:
Square Feet:
Project Cost:
Expiration Date:
Front Setback:
Left Setback:
Right Setback:
Rear Setback:
Linear Feet:
Height:

Flood Zone:
Zoning District:
Status:

Assigned To:

Property
Parcel #

49-00028.000

Contractors
Status

Certificate Issucd

Plan Reviews

416 WASTA

CITY OF

HUR®ON

_W fekes o ace
2025071
06/05/25

Addition to Home
Convenient Construction (Ben Krupp)
1511 Kingsley Ct

419-370-0113
ben@convenientc.nct

Addition of a 4 scasons room after removal of existing deck in same location

216
74555
06/05/2026

5'

34

0

13'

X

R-1

DENIED

ALEC ROMICK

Address Owner Name

ANDREWS
THOMAS P &
JANET R

Legal Description

93 WASTA AVENUE

License Applied Date License Issued Date

2025-05-23 00:00:00.000

2025-05-23 00:00:00.000

Ownecr Phone

R-1H

Registration #
923219

Zoning

Valid Year
2025
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¢ 416 NASTA AVE
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Find address or place
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6/13/2025

Variance Application 4-Season Room
Thomas P. Andrews & Janet R. Andrews

416 Wasta Avenue

Huron, Ohio 44839

440-822-9779

Nearby Neighbors

Dr. & Mrs. Everett
409 Seneca Avenue
Huron, OH 44839

Mr. & Mrs. Coffey
821 Garden
Huron, OH 44839

Mr. Jonh Nestra
825 Garden
Huron, OH 44839

Mr. & Mrs. Warnike
412 Wasta Avenue
Huron, OH 44839

Neighbors
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