
Perkins Township Board of Zoning Appeals 
Monday, October 20, 2025 @ 4:00 p.m.  

Perkins Township Services Facility – Big Meeting Room 
2610 Columbus Avenue, Sandusky, Ohio 44870 

 
Board:                                                        Staff: 
Ted Kastor – Chairperson  David Bertsch                                 Arielle Blanca, Community Development Director 
Larry Pitts – Vice Chair Mike Bixler                                      Jessica Gladwell, Administrative Assistant 
Gary Gast Will Spence – Alternate                  Casey Sparks, Planner/ Zoning Inspector  

 
Agenda 
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I. Call to Order. 

II. Pledge of Allegiance. 

III. Roll Call. 

IV. Approval of Previous Meeting Minutes (September 15, 2025).  

V. Chair’s Welcome and Explanation of the Public Hearing & Meeting. 

VI. Secretary – Request for a Variance Permit. 

VII. APPLICATION #BZA2025-30 – An application for a variance was submitted by 
Schnippel Construction, on behalf of RH Family LLC for the property located at 6300 
Milan Road (PPN # 32-00432.000) to exceed the maximum of 20 lumens on a portion of 
the site. Article 25.15(8)(f) of the Perkins Township Zoning Resolution requires that 
exterior lighting within the parking areas cannot exceed 20 lumens.   

VIII. Staff Report – Planning & Zoning Department. 

IX. Chair Opens Public Hearing for Application #BZA2025-30. 

1. Applicant/Appellant presentation 

2. Audience remarks.  

X. Board motion to Close the Public Hearing and Open the Public Meeting – Roll Call Vote. 

XI. Discussion from the Board. 

XII. Board Motion and Second to Approve, Deny, Modify, or Table Application #BZA2025-30 
– Roll Call Vote. 

XIII. Secretary – Request for Variance Permit. 

APPLICATION #BZA2025-31 An application for a variance permit was submitted by Abraham 
Hamad, for the property located at 810 Birchwood Drive (PPN#32-04539.082). The variance 
request is to allow 25’ of frontage along Birchwood Drive to create a new single family 
residential lot. Article 13.3 of the Perkins Township Zoning Resolution requires a minimum of 75’ 
lot frontage within the R-1A Single Family Residential District. 

XIV. Staff Report – Planning & Zoning Department. 

XV. Chair Opens Public Hearing for Application #BZA2025-31. 

1. Applicant/Appellant presentation 
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2. Audience remarks.  

XVI. Board motion to Close the Public Hearing and Open the Public Meeting – Roll Call Vote. 

XVII. Discussion from the Board. 

XVIII. Board Motion and Second to Approve, Deny, Modify, or Table Application #BZA2025-31 
– Roll Call Vote. 

          

XIX. Old Business. 

XX. New / Other Business. 

XXI. Next Meeting Notice: Next BZA Meeting will be on Monday, November 17, 2025 at 4:00. 

Adjourn Meeting.   
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EXECUTIVE SUMMARY 

Summary Statement:  A variance permit request submitted by Shnippel Construction 
for the property located at 6300 Milan Road. (PPN 32-
00432.000), Perkins Township, OH 44870. 

 
Property Owner:   RH Family 
    7704 Milan Road 

Sandusky, OH 44870 
 
Location:   6300 Milan Road 

 Perkins Township, OH 44870  
 PPN 32-00432.000 

      
Current Zoning:  “C-2” /General Commercial 
 
Comprehensive Plan: Commercial    
 
Proposed Development: Residential 
 
Requested Variances: The Variance requested is:  
 

(1) To exceed the maximum of 20 lumens on a portion of the 
site located 6300 Milan Road (PPN# 32-00432.000). Article 
25.15(8)(f) of the Perkins Township Zoning Resolution 
requires that exterior lighting within the parking areas 
cannot exceed 20 lumens.  
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SITE DESCRIPTION 
Site Details: 

a. The staff has reviewed this application and has conducted a site inspection of 
the subject property and surrounding area. The property in question is located 
at PPN 32-00432.000. The subject property is approximately 2.836 acres. 

 
Location Map of Parcel: 
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Perkins Township Zoning Classification: 

  
 
 
 
Surrounding Land Uses: 
 
 North:  PUD “ Planned Unit Development/ C-2 “General Commercial” 
 
 East:  A “Agriculture”  

 
 South:   C-2  “General Commercial  
 
 West:  C-2 “General Commercial” 
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Comprehensive Plan - Future Land Use Map Designation: 
The Perkins Township Comprehensive Plan Future Land Use Map designates this parcel for 
commercial. 
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ANALYSIS OF VARIANCE STANDARDS 

 
VARIANCE STANDARDS: 

 
The Zoning Resolution requires that the Board of Zoning Appeals conduct a “public 
hearing” when it receives an application for zoning variance which is filed by a property 
owner or agent of the property owner. This application was received by Community 
Development Department staff on September 23, 2025. 
  
Article 7, Section 4 of the Zoning Resolution requires that before making its decision, 
the Board shall find that the facts submitted with the application and presented at the 
“public hearing” will establish that: 
 
Article 7, Section 4.5.a: The granting of the variance shall be in accordance with the 
general purpose and intent of the regulations imposed by the Zoning Resolution 
on the district in which it is located and shall not be injurious to the area or 
otherwise detrimental to the public welfare. 
 
The requested variance is to exceed 20 lumens within the parking area located in the 
southwest portion of the property.  The Zoning of the property is C-2 General 
Commercial, the proposed alterations to the lighting will not be injurious to the area or 
otherwise determinantal to the public welfare of the community.  The increase in the 
lighting will occur adjacent to Milan Road and the adjacent commercial business.  

 
Article 7, Section 4.5.b:  The granting of the variance will not permit the 
establishment of any use which is not otherwise permitted in the zoning district. 
 
The property is zoned as “C-2” General Commercial, which permits hotels/ motels this 
site has previously received site and building permit approval.  The proposed variance 
does not affect the proposed use of the site.  
 
Article 7, Section 4.5.c:  There must exist special circumstances or conditions, fully 
described in the findings, applicable to the land or buildings for which the 
variance is sought, which are peculiar to such land or buildings, and which are 
such that the strict interpretation of the provisions of the Resolution would 
deprive the applicant of the reasonable use of such land or building.  Mere loss in 
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value shall not justify a variance; there must be deprivation of beneficial use of 
the land. 
 
The applicant has communicated to staff that the proposed changes to the lighting are 
a result of the First Energy easement within the highlighted area.  The easement will not 
allow the applicant to place the previously approved light poles within this area, as such 
the applicant has proposed 8 Ballard lights and a dual headed light pole/ fixture are 
proposed to be installed in the area.  These changes have resulted in this portion of the 
parking area exceeding 20 lumens.     
 
Article 7, Section 4.5.d:  There must be proof of hardship created by the strict 
application of the Resolution. It is not sufficient proof of hardship to show that 
greater profit would result if the variance were granted. Furthermore, the 
hardship complained of cannot be self-created; nor can it be established on the 
basis by one who purchases with or without knowledge of the restrictions; it 
must be suffered directly by the property in question; and evidence of variances 
granted under similar circumstances need not be considered. 
 
As stated, the applicant has informed staff that this specific area will exceed the 20 
lumens as required in the code due to the existing First Energy easement and Marriott 
Hotels requirements for lighting on all pavement areas.  The site plan was previously 
approved by staff; this was a recent change. Once the applicant realized that this was 
an issue, they contacted staff and began the variance process.  
 
Article 7, Section 4.5.e: The granting of the variance is necessary for the 
reasonable use of the land or building and the variance as granted is the 
minimum variance that will accomplish this purpose. 
 
The Board should determine whether the granting of this variance request is, in fact, 
necessary for the “reasonable use” of this property and is the minimum necessary to 
accomplish the variance requested.  The proposed changes to the lighting plan are 
adjacent to Milan Road and the adjacent commercial business.  These changes are not 
near any residential areas.  
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Article 7, Section 4.5.f: The proposed variance will not impair the adequate supply 
of light and air to adjacent properties, substantially increase congestion in public 
streets, increase the danger of fire, endanger public safety, or substantially 
diminish or impair property values of the adjacent area. 
 
The proposed variances will not impair the supply of light and air to adjacent 
properties, increase public streets, increase the danger of fire, endanger public safety.  
Staff believes that the proposed lighting changes will have minimal impact to the 
surrounding properties. 
 
Article 7, Section 4.5.g:  The granting of the variance requested will not confer on 
the applicant any special privilege that is denied by the Resolution to other lands, 
structures, or buildings in the same district. 
 
Staff recommends that the Board fully investigate the requested variance to determine 
whether it would somehow confer special privileges. Staff is of the opinion that there 
would be no special privileges given to the applicant through this request. 

 
 
 
 

 

DEPARTMENTAL FEEDBACK 

These departments reviewed the application(s) and had the following feedback: 
 
Public Works Department - Director: No comment 
Building Department - Chief Building Official: No concerns; any necessary permit shall be 
applied.  
Police Department - Chief of Police: No comment. 
Fire Department - Fire Marshal: No comment.  
 
 

PUBLIC/ADJACENT PROPERTY OWNER FEEDBACK 

At the time of writing this report, the staff has not received any feedback from surrounding 
property owners. 
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CONCLUSION/RECOMMENDATION 

As previously noted in this report, the variance requested is to allow the following 
variances: 
 

1. To exceed the maximum of 20 lumens on a portion of the site located 6300 
Milan Road (PPN# 32-00432.000). Article 25.15(8)(f) of the Perkins Township 
Zoning Resolution requires that exterior lighting within the parking areas cannot 
exceed 20 lumens.  
 

This application has been reviewed from the perspective of Zoning Resolution’s standards 
as noted above in this report. 
 
Based on the evaluation of the standards, staff recommends for the variance for 6300 
Milan Road. 
 
Staff recognizes that this hardship was created due to a First Energy easement on the 
property and lighting requirements created by Marriott Hotels. Staff believes this will have 
a minimal impact on surrounding businesses.  In the future staff hopes to review the 
zoning code to allow staff to approve minor changes such as these, to assure we are not 
hindering development.  
 
The Board of Zoning Appeals should review this request for compliance with the intent and 
purpose of the Zoning Resolution’s standards and criteria and should consider the same at 
a “public hearing” scheduled for Monday, October 20, 2025, at 4:00 p.m. Subsequent to that 
hearing, the Board should make a decision on the appellant’s request related to 
compliance with the Zoning Resolution’s standards, and the appropriateness of granting 
the requested conditional use permit. This report and the appellants’ request for a 
conditional use permit to the Perkins Township Zoning Resolution are hereby respectfully 
submitted for your consideration. 
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EXECUTIVE SUMMARY 

Summary Statement:  A variance permit request submitted by Abraham Hamad for 
the property located at 810 Birchwood Drive. (PPN 32-
04539.082), Perkins Township, OH 44870. 

 
Property Owner:   Abraham Hamad 
    810 Birchwood 

Sandusky, OH 44870 
 
Location:   810 Birchwood Drive 

 Perkins Township, OH 44870  
 PPN 32-04539.082 

      
Current Zoning:  “R-1A” /General Commercial 
 
Comprehensive Plan: Residential  
 
Proposed Development: Residential 
 
Requested Variances: The Variance requested is:  
 

(1) To allow 25’ frontage along Birchwood Drive in order to 
create a new single family residential lot.  Article 13.3 of the 
Perkins Township Zoning Resolution requires a minimum 
of 75’ lot frontage within the R- 1 A Single-Family Residential 
District.  
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SITE DESCRIPTION 
Site Details: 

a. The staff has reviewed this application and has conducted a site inspection of 
the subject property and surrounding area. The property in question is located 
at PPN 32-04539.082. The subject property is approximately 2.75 acres. 

 
Location Map of Parcel: 
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Perkins Township Zoning Classification: 

  

 
 
 
Surrounding Land Uses: 
 North:  R-1B” Single Family Residential” 
  
 East:   R-1A “Single Family Residential” 

 
 South:   R-1A  “Single Family Residential”  
 
 West:  R-1A  “Single Family Residential” 
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Comprehensive Plan - Future Land Use Map Designation: 
The Perkins Township Comprehensive Plan Future Land Use Map designates this parcel for 
residential. 
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Proposed site plan  

ANALYSIS OF VARIANCE STANDARDS 

 
VARIANCE STANDARDS: 

 
The Zoning Resolution requires that the Board of Zoning Appeals conduct a “public 
hearing” when it receives an application for zoning variance which is filed by a property 
owner or agent of the property owner. This application was received by Community 
Development Department staff on September 29, 2025. 
  
Article 7, Section 4 of the Zoning Resolution requires that before making its decision, 
the Board shall find that the facts submitted with the application and presented at the 
“public hearing” will establish that: 
 
Article 7, Section 4.5.a: The granting of the variance shall be in accordance with the 
general purpose and intent of the regulations imposed by the Zoning Resolution 
on the district in which it is located and shall not be injurious to the area or 
otherwise detrimental to the public welfare. 
 
The requested variance is to allow 25’ frontage along Birchwood.  The applicant is 
requesting to split the existing 2.75 acre parcel in order to create an additional lot to 
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construction a single-family residence.  The Zoning of the property is R-1A Single Family 
Residential.  The surrounding properties are zoned and utilized for single family 
dwellings.   Staff does not believe that this would be detrimental to the surrounding 
public welfare.  
 
 
Article 7, Section 4.5.b:  The granting of the variance will not permit the 
establishment of any use which is not otherwise permitted in the zoning district. 
 
The property is zoned as “R1-A”Single Family Dwelling, which permits single family 
dwellings.  The proposed variance does not affect the proposed use for the site.  
 
 
Article 7, Section 4.5.c:  There must exist special circumstances or conditions, fully 
described in the findings, applicable to the land or buildings for which the 
variance is sought, which are peculiar to such land or buildings, and which are 
such that the strict interpretation of the provisions of the Resolution would 
deprive the applicant of the reasonable use of such land or building.  Mere loss in 
value shall not justify a variance; there must be deprivation of beneficial use of 
the land. 
 
The applicant has not communicated any special circumstances or conditions regarding 
the land, however this is a larger parcel within this residential area. The applicant is 
requesting to split the parcel and create a new lot for a single-family dwelling.  Staff has 
recently received the proposed site plan for the site, it appears that that the new site 
meets the minimum lot size and setback requirements.  Without a variance for the 
frontage this additional lot would not be a possibility.  Allowing this frontage will create 
an irregularly shaped lot as shown in the images above.  Without the variance the 
applicant could continue to utilize the lot for the existing single-family dwelling, 
however an additional lot or single-family dwelling would not be possible.  
 
Article 7, Section 4.5.d:  There must be proof of hardship created by the strict 
application of the Resolution. It is not sufficient proof of hardship to show that 
greater profit would result if the variance were granted. Furthermore, the 
hardship complained of cannot be self-created; nor can it be established on the 
basis by one who purchases with or without knowledge of the restrictions; it 
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must be suffered directly by the property in question; and evidence of variances 
granted under similar circumstances need not be considered. 
 
As stated, without approval of the variance the additional lot would not be possible.  
The site currently does have an existing gravel drive in the location the applicant is 
requesting the frontage along Birchwood.  This drive currently leads back to a storage 
building on the parcel.   
 
Article 7, Section 4.5.e: The granting of the variance is necessary for the 
reasonable use of the land or building and the variance as granted is the 
minimum variance that will accomplish this purpose. 
 
The Board should determine whether the granting of this variance request is, in fact, 
necessary for the “reasonable use” of this property and is the minimum necessary to 
accomplish the variance requested.  The proposed new frontage already appears to be 
utilized as an access point to the existing lot.  Adding an additional lot and single-family 
dwelling will not negatively affect the surrounding residential properties.  
 
Article 7, Section 4.5.f: The proposed variance will not impair the adequate supply 
of light and air to adjacent properties, substantially increase congestion in public 
streets, increase the danger of fire, endanger public safety, or substantially 
diminish or impair property values of the adjacent area. 
 
The proposed variances will not impair the supply of light and air to adjacent 
properties, increase congestion in public streets, increase the danger of fire, endanger 
public safety.  Staff believes that the proposed additional frontage and lot will have 
minimal impact to the surrounding properties. 
 
Article 7, Section 4.5.g:  The granting of the variance requested will not confer on 
the applicant any special privilege that is denied by the Resolution to other lands, 
structures, or buildings in the same district. 
 
Staff recommends that the Board fully investigate the requested variance to determine 
whether it would somehow confer special privileges. Staff is of the opinion that there 
would be no special privileges given to the applicant through this request. 
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DEPARTMENTAL FEEDBACK 

These departments reviewed the application(s) and had the following feedback: 
 
Public Works Department - Director: No comment 
Building Department - Chief Building Official: No concerns; any necessary permit shall be 
applied.  
Police Department - Chief of Police: No comment. 
Fire Department - Fire Marshal: No comment.  
 
 

PUBLIC/ADJACENT PROPERTY OWNER FEEDBACK 

At the time of writing this report, the staff has not received any feedback from surrounding 
property owners. 
 

CONCLUSION/RECOMMENDATION 

As previously noted in this report, the variance requested is to allow the following 
variances: 
 

1. To allow 25’ of frontage along Birchwood Drive in order to create a new single 
family residential lot.  Article 13.3 of the Perkins Township Zoning Resolution 
requires a minimum of 75’ lot frontage within the R-1A Single Family Residential 
District.  
 
 

This application has been reviewed from the perspective of Zoning Resolution’s standards 
as noted above in this report. 
 
Based on the evaluation of the standards, staff recommends approval for the variance 
to allow for reduced frontage along Birchwood Drive with the following condition: 
 

1. The applicant shall submit a lot split application and receive approval through both 
the Township and the County will be required.  

2. The newly created lot and single-family dwelling shall meet all required lot size and 
setback requirements as listed in the Article 13.3 of the Perkins Township Zoning 
Resolution. 
 
Staff recognizes approving the variance for the proposed frontage will create an irregularly 
shaped lot. Staff has recently received the proposed site plan; it appears that the minimum 
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lot size and setbacks are being met.  Staff does not have any concern with allowing reduced 
frontage along Birchwood Drive. This area is already being utilized as a drive to the existing 
parcel and will not have a direct impact to the surrounding property owners.  
 
The Board of Zoning Appeals should review this request for compliance with the intent and 
purpose of the Zoning Resolution’s standards and criteria and should consider the same at 
a “public hearing” scheduled for Monday, October 20, 2025, at 4:00 p.m. Subsequent to that 
hearing, the Board should make a decision on the appellant’s request related to 
compliance with the Zoning Resolution’s standards, and the appropriateness of granting 
the requested conditional use permit. This report and the appellants’ request for a 
conditional use permit to the Perkins Township Zoning Resolution are hereby respectfully 
submitted for your consideration. 
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