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

He 

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

Monday, May 11, 2026     5:30p.m.  

I. CALL TO ORDER

II. ROLL CALL

III. ADOPTION OF THE MINUTES (n/a)

IV. VERIFICATION OF NOTICING

V. SWEARING IN OF THOSE TESTIFYING BEFORE THE BOARD (anyone intending
to testify must be sworn in) When testifying before the board, please step to the podium, and state your
name and address for the record.

VI. NEW BUSINESS

202 Michigan Ave  PPN 43-00251.000  R-1A
Area Variance-Front Yard Setback Variance for a rebuild of existing entryway.

318 Kiwanis Ave PPN 49-00084.000  R-1 
Area Variance- Front Yard Setback Variance for a new covered porch. 

405 Shawnee Pl PPN 48-00190.000  R-1 
Area Variances- Height Variance for new detached garage, side yard setback variance for 
conversion of existing garage to a covered porch, rear yard setback variance for a new 
rear yard deck. 

VII. OTHER MATTERS
Meeting Reminder- May 13, 2026 5:30pm - work session/training 

VIII. ADJOURNMENT



TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 202 Michigan – AREA VARIANCES 
DATE: May 11, 2026 

202 Michigan Zoning District: R-1A Parcel No.: 43-00251.000 

Owner  Applicant 
Teresa Brooks same 
202 Michigan Ave 
Huron OH  44839 

Existing Land Use: Single Family Residence 

Flood Zone:     X 

Property Size:   0.2773 acres 

Traffic Considerations: N/A 

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

Project Description 
The applicant/owner is proposing a demo and rebuild of an existing entrance/breezeway on the 
front of the home.  As existing, the applicant has noted the structure is in poor condition and in 
need of replacement.  The structure is currently 2’ from the front property line making it pre-
existing/nonconforming. 

APPLICABLE CODE SECTIONS/SPECIFICATIONS 

1123.02  R-1A One -Family Residence District 
The following minimum requirements shall be observed except as otherwise provided herein: 

Lot Area 
(Sq. Ft.) 

Lot 
Frontage 

(Ft.) 

Front Yard 
Depth 
(Ft.) 

Side Yards Rear Yard 
Depth (Ft.) Least Width (Ft.) Sum of Width (Ft.) 

4500 60 15 7 15 15 

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) 

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

STAFF REPORT 
This 2-story residence was constructed in 1955; as existing it is noncompliant to the required front 
yard setback of 15’.  There is no documentation on the auditor’s site that this entryway was an 
addition after the original construction. 

Per the application the setback of the entryway is 2’ from the property line.  Per the applicant’s 
statements on the application, this entryway needs to be rebuilt correctly and would be within the 
same footprint.  

There are no abutting homes to provide an average front yard setback, therefore, the required 
setback would be 15’. 

As proposed, the following variance(s) are required:  
• A 13’ front 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 202 Michigan Ave 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, 202 Michigan Ave, 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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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 318 Kiwanis Ave -AREA VARIANCE 
DATE: May 11, 2026 

318 Kiwanis Ave Zoning District: R-1 Parcel No.: 49-00084.000 

Owner  Applicant 
Barbara Mayer Robert Howell, Architect 
318 Kiwanis Ave 
Huron OH  44839 

Existing Land Use:   Single Family Residence 

Flood Zone:    X 

Property Size:  60  x  90 

Traffic Considerations: N/A 

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

Project Description 
The applicant is proposing to cover an existing exposed brick front porch.  As proposed the addition 
will require a front yard setback variance. 

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

Side Yards 

Dwelling 
(stories) 

Lot Area 
(sq. ft.) 

Lot Frontage 
(ft.) 

Front 
Yard 
Depth 
(ft.) 

Least 
Width 
(ft.) 

Sum of 
Width 
(ft.) 

Rear 
Yard 
Depth 
(ft.) 

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



1137.03 YARD MODIFICATIONS. 
(a) Average Depth of Front Yards. The required minimum front yard depth of any lot in any R
District shall be modified to be at least equal to the average front yard depth of lots immediately
adjoining it and within the same block front. Such modification will be made only if such average
front yard depth is not equal to the required minimum front yard depth. The modified required
minimum front yard depth of such lot shall be at least ten feet and not exceed fifty feet.  If any
immediately adjoining lot is vacant, then the front yard depth of such immediately adjoining lot will
be presumed to be the required minimum front yard depth. (Ord. 2024-47)

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

STAFF REPORT 
This 2-story residence was constructed in 1966; the lot area (5,400sf) and frontage (60’)  are 
noncompliant to the code. The existing structure complies with side and rear yard setbacks.  The 
front yard setback is also compliant at 26’-10”, based on the average of the two abutting neighbors 
(24’-10” & 28’- 10”) for an average of 26’-10”.   

The applicant is proposing to add a roof addition over the existing brick porch, even though this 
does not project any further than the existing brick steps, adding a roof would be considered an 
addition and would then be subject to the front yard setback requirement. 

The roof would extend out 4’- 6”, bringing the front yard setback to 22’-4”, creating the need for a 
front yard setback variance.  

As proposed, the following variance is required:  
• 4’- 6” Front 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 318 Kiwanis Ave 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, 318 Kiwanis Ave, 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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TO: Chairman Kath and Board Members 
FROM: Christine Gibboney, Planning & Zoning Manager 
RE: 405 Shawnee – AREA VARIANCES 
DATE: May 11, 2026 

405 Shawnee Pl Zoning District: R-1 Parcel No.: 48-00190.000 

Owner  Applicant 
Bradley J Foster same 
323 Shawnee Pl 
Huron OH  44839 

Existing Land Use:  Single Family Residence 

Flood Zone:    X 

Property Size:  80 x 90 

Traffic Considerations: N/A 

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

Project Description 
The applicant/owner is proposing a few improvements to the parcel including: a new front porch 
addition, a new detached garage, conversion of the existing garage into a covered patio on the side 
of the home, a new rear yard covered patio, and a rear yard deck.  As proposed, variances will be 
required for some of the improvements. 

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

Side Yards 

Dwelling 
(stories) 

Lot Area 
(sq. ft.) 

Lot Frontage 
(ft.) 

Front 
Yard 
Depth 
(ft.) 

Least 
Width 
(ft.) 

Sum of 
Width 
(ft.) 

Rear 
Yard 
Depth 
(ft.) 

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



(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 
(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. (Ord. 2024-47)

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

STAFF REPORT 

According to the Auditor’s site, this 2-story home was built in 1947 and remodeled in 2010.  The 
parcel is noncompliant to lot size at 7,200sf, the right-side yard setback is noncompliant at 2’-9”.  
The rear yard setback is compliant, and the left side setback is compliant.   The front yard setback 
appears further back from the property line than the two neighbor’s setbacks.  The proposed 
improvements to the rear yard comply with the 35% rear yard build out max. 

Proposed Improvements: 

1) Front Porch Addition-proposed setback of 17’.   Taking estimated measurements from
the Auditor’s site, it appears the average of the two abutting neighbors’ setbacks are 16’ &
18’, producing an average of 17’- therefore, as proposed, no variance would be required.

2) Detached Garage- compliant with setbacks to the side (5’) and rear yard (5’), and distance
between the garage and the home (6’) .  Proposed height is not compliant at 23’.  Staff
advised the owner the height could be reduced to meet the 15’ height requirement and
eliminate the need for a variance.

3) Right Side Yard Covered Patio-Existing & Proposed Setback of 2’-9”.  This is currently
the single car garage which the applicant would like to convert to a covered patio area.  Staff
was advised by the owner that this conversion will only involve removal of the exterior
walls, with structural supports to be added; not to be demolished/rebuilt.  The footprint

https://codelibrary.amlegal.com/codes/huron/latest/huron_oh/0-0-0-15796#JD_1137.02
https://codelibrary.amlegal.com/codes/huron/latest/huron_oh/0-0-0-15805#JD_1137.03


will remain the same.  Staff feels this conversion should require a variance to recognize the 
change from a garage to a covered patio.   

4) Covered Rear-Yard Porch- Proposed Rear Yard Setback of 38’, Left Side Setback +30’-
is compliant as proposed (left and rear setbacks) This porch abuts the right-side covered 
patio in #3.

5) Rear Yard Deck- Proposed Rear Setback of 24’ (plans refer to this as a patio, but it is a 
raised deck per the application) is not compliant to the rear yard setback.  Per the owner 
and the application, the setback of the closest point would be 24’.  Staff advised the owner 
that the radius area of the deck could be eliminated; or the overall size of the deck reduced, 
the deck would then comply with the 30’ rear yard setback and no variance would be 
needed.

Important Note:  If variances are granted, Zoning will require the new garage to be constructed 
before the current garage is converted into a covered patio so as not to make the off- street parking 
regulations noncompliant. 

As proposed, the following variances would be required:  
• 8’ height variance to Section 1123.0 for the detached garage.
• 5’- 3” side yard setback variance for the side yard covered patio (conversion of existing

garage)
• 6’ rear yard setback variance for the rear yard deck.

*The Board may need to take each variance request separately

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(s) at 405 Shawnee Pl 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(s) at, 405 Shawnee Pl,  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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