 Board of Zoning Appeals

Munson Township
Minutes of March 15, 2007
Vice-Chair Bobbie Nolan called the meeting to order at 6:35 p.m. Sophie Horvath, Lucy Longo, Lonny Beck, Alternates Richard Wright and Gabe Kezdi, Secretary Paula Friebertshauser, and Court Reporter Caryn Lott, were present. Dennis Pilawa was absent (Richard Wright served in his absence). The Pledge of Allegiance was said. 

Ms. Nolan explained that the Board of Zoning Appeals is a quasi-judicial Board, which acts in the role of judges. They take facts as presented and apply certain standards of law then make a decision. A court reporter is present so that anyone wishing to speak for or against the case must be sworn in for the record. The record is made up of testimony and evidence presented. Anyone not in agreement with the decision of the Board could take the case to the Court of Common Pleas within 30 days after the minutes of the meeting are approved. 

Sophie Horvath moved and Richard Wright seconded to approve the minutes of January 18, 2007, as written. Motion carried.

Ms. Longo announced she is still an affected property owner for the cases to be heard. Ms. Horvath commented she thought it should be explained if there is no objection it is assumed it is ok for her to serve. Mr. Belknap, representing Heather Hill had no objections.

CASE 06-22: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’ x 7’ sign with a 6’ x 6’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Tim Kearns, Zoning Inspector, was sworn in. He read the variance request and violation and showed the location of the proposed sign at the main entrance of Sherman Road. 

Ms. Nolan swore in Lou Belknap. Mr. Belknap indicated the proposed sign was reduced in height but the square footage is still the issue. He explained they are not using over 50% for copy, and only the copy would be lit. Mr. Wright asked Mr. Belknap if the size/design was determined by him. Mr. Belknap responded that the standards came from the design group and the change is frustrating because there is less square footage now. He felt they compromised enough so it is still an entrance sign but closer to code. Typically it would be a size for a directional sign, not a typical entrance sign. It would be placed in the exact same spot.
Dave Fay of 12320 Bass Lake Road was sworn in. He inquired if the proposed sign would have the same lighting. Mr. Belknap explained the lettering is a much tighter type and the lighting would be self-contained inside. 

Ms. Horvath commented that most people know the property as Heather Hill and wondered why they have gone to some extent to post University Hospital. She felt it could be a problem for people looking for Heather Hill. Mr. Belknap responded that is a consideration and there is still some debate over the name.  Ms. Nolan pointed out the appellant is there for sign size not copy.

Lonny Beck moved and Sophie Horvath seconded that the variance requested in Case 06-22 to replace the existing 6’ x 7’ sign with a 6’ x 6’ two-sided illuminated ground sign, be approved. Discussion included: there can be a beneficial use but in order for the property to be identified it would be helpful; the essential character of the neighborhood would not be altered; adjoining properties would not suffer any detriment; the variance is not substantial; the delivery of government services would not be adversely affected; the predicament could be feasibly relieved through another method but a 4 x 4 ft. sign would be too small to see it going up and down the road; and the spirit and intent behind the zoning would be observed and substantial justice done by granting the variance. Upon the roll call, all members voted yes (5-0), motion carried.
CASE 07-01: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’ x 6’9” sign with a 6’ x 8’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area-sign area shall not exceed 16 sq. ft.

Mr. Kearns read the variance request and violation. When asked about the location, Mr. Belknap pointed out it would be the first sign on the island when someone would pull into the driveway off of Sherman. Again, they are trying to stay consistent with the height. They had to go longer to accommodate the length of the copy. The sign would be internally illuminated with no flood lights as previously used. When Ms. Horvath asked why there is so much variance in the measurements, Mr. Belknap explained the length is different from the first case because there is much more copy. 
Andy Bushman of 11120 Fowlers Mill Road was sworn in. He commented this request seems a bit more substantial than the previous one and exceeds the code by 200% area. Mr. Belknap responded they can’t condense it anymore and make the copy legible. Mr. Beck countered that because of the print he didn’t think it is really that substantial and is laid out uniformly. Ms. Nolan added that the sign is within the Heather Hill campus itself, not on an outside road. Ms. Longo added that when driving by someone would have to really stop and look to see the sign. 
Mr. Kearns wanted to be on the record by saying that if and when the sign is approved it must be placed level with the ground. Mr. Belknap acknowledged and agreed with the statement.

When asked what kind of foundation the sign would have, Mr. Belknap explained it would be a direct post in the ground.

Lonny Beck moved and Sophie Horvath seconded that the variance requested in Case 07-01 to replace the existing 6’ x 6’9” sign with a 6’ x 8’ two-sided illuminated ground sign, be approved. The same findings of fact from Case 06-22 were found to be relevant with the exclusion that the predicament could be feasibly relieved through another method but a 4 x 4 ft. sign would be too small to see it going up and down the road. Upon the roll call all members voted yes (5-0), motion carried.

The following cases were continued from the December 21, 2006 meeting:

CASE 06-24: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’5” x 6’9” sign with a 6’ x 8’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Mr. Kearns read the variance request and violation. He showed a picture of the present sign and explained the new sign would be put at ground level.  Mr. Belknap explained the sign would be located in the heart of the campus. He pointed out the location on an aerial photo. It would be a little larger but the same scenario as in Case 07-01. 
Ms. Nolan asked how well the white lettering shows up during the day on the gray section. Mr. Belknap responded the lettering shows up well because the gray is darker than it appears on paper.

Mr. Bushman again restated that he had the same comment as before – the request increases the nonconformity, and is substantial because the area increases.

Sophie Horvath moved and Lucy Longo seconded that the variance requested in Case 06-24 to replace the existing 6’5” x 6’9” sign with a 6’ x 8’ two-sided illuminated ground sign, be approved. The same findings of fact from Case 07-01 were found to be relevant.  Upon the roll call all members voted yes (5-0), motion carried.
CASE 06-25: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’ x 6’8” sign with a 6’ x 4’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Tim Kearns read the variance request and violation, and showed a picture of the existing sign. Mr. Belknap explained it is inside a circle and indicated it on the site map. Ms. Nolan questioned that now that they are getting into more signage are they scattered enough? Mr. Belknap responded that with this particular sign you would have to look over to see it, and there is no need for a 6’ x 6’8 sign. Someone has to actually pull into the driveway by the administration building to view it.

Mr. Bushman commented that the area of the sign is probably staying about the same excluding the posts.

Lonny Beck moved and Lucy Longo seconded that the variance requested in Case 06-25 to replace the existing 6’ x 6’8” sign with a 6’ x 4’ two-sided illuminated ground sign, be approved. Discussion was the same as Case 07-01. Upon the roll call all members voted yes (5-0), motion carried.

CASE 06-26: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing wall sign with a 6’ x 2’6” one-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

(the description for Case 06-26 was amended by the Zoning Inspector – the violation is not of Sec. 1003.1 it should be Sec. 1003.6a (2) Only (1) ground sign may be permitted. )

Mr. Kearns read the variance request and violation. Mr. Belknap pointed out the sign would be located just across from the previous sign and would not be illuminated. The wall sign will be removed and the proposed sign would be placed by the sidewalk. When asked, Mr. Belknap said it would be approximately 40 feet from the sign in Case 06-25. Ms. Nolan then asked Mr. Kearns how he determines the area in regard to one wall sign and one ground sign. Mr. Kearns said he went by parcel numbers. When asked why they didn’t want to replace the wall sign, Mr. Belknap responded they would like to stay consistent.

Richard Wright moved and Lonny Beck seconded that the variance requested in Case 06-26 to replace the existing wall sign with a 6’ x 2’6” one-side ground sign, be approved. Again, the findings of fact were that of Case 07-01. Upon the roll call all members voted yes (5-0), motion carried.

CASE 06-27: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 5’8” x 6’2” sign with a 4’ x 7’6” one-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Mr. Kearns read the variance request and violation. He identified the location as the sign for the Corinne Dolan Center. Mr. Belknap corrected the public notice by saying it would be a two-sided illuminated sign. Ms. Nolan asked why it was so much shorter. Mr. Belknap responded there is no directional copy needed. The sign would go in the exact location. When asked if it hampered visibility, Mr. Belknap explained it would not because it is back from the roadway and the road also goes up there.
Lonny Beck moved and Lucy Longo seconded that the variance requested in Case 06-27 to replace the existing 5’8” x 6’2” sign with a 4’ x 7’6” two-sided illuminated ground sign, be approved. The same discussion applied to this case as in Case 07-01. Upon the roll call, all members voted yes (5-0), motion carried.

CASE 06-28: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 5’8” x 6’2” sign with a 6’ x 8’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Tim Kearns read the variance request and violation, and pointed out the sign would be for The Liberty assisted living center. Mr. Belknap explained if you were to come in off of Bass Lake Road it would be located on the right side (the north side of the drive). It would be a directional sign approximately 70 feet back. 

Dave Fay, affected property owner next door, commented his house is 200 feet back and he wondered if he would see the back of the sign. Ms. Nolan replied that any light he would see would not be full-faced because the sign would be perpendicular. 

Sophie Horvath moved and Lucy Longo seconded that the variance requested in Case 06-28 to replace the existing 5’8” x 6’2” sign with a 6’ x 8’ two-sided illuminated ground sign, be approved. Again, the same discussion was applied as that in Case 07-01. Upon the roll call, all members voted yes (5-0), motion carried.

CASE 06-29: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’ x 7’ sign with a 6’ x 6’ two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. 

Mr. Kearns read the variance request and violation. Mr. Belknap explained the sign would be at the main entrance south of the drive off of Bass Lake Road. When asked if Heather Hill was being phased out, Mr. Belknap commented that nothing he has been given has had the Heather Hill name on it. 
Lonny Beck moved and Sophie Horvath seconded that the variance requested in Case 06-29 to replace the existing 6’ x 7’ sign with a 6’ x 6’ two-sided illuminated sign, be approved. The same discussion as Case 07-01 was applied. Upon the roll call, all members voted yes (5-0), motion carried.

CASE 06-30: Lou Belknap-M.C. Sign Co. for Heather Hill Institute, 12340 Bass Lake Rd., Chardon, OH-request to replace existing 6’ x 7’ 4-sided sign with a 10’ x 3’9.38” two-sided illuminated ground sign. Violates SEC. 1003.1 Measurement of Sign Area - sign area shall not exceed 16 sq. ft. SEC. 1003.2-Measurement of Ground Sign Height - sign height shall not exceed 6 ft.

Mr. Kearns read the variance request and violations. He referred to the existing sign as the four-sided cube at Bass Lake and Mayfield Roads. He explained the appellant would like to replace it with a two-sided sign. Mr. Belknap clarified that the sign would face east and west on Mayfield and be parallel to Bass Lake.

Mr. Beck commented it would blend in with the existing trees. Mr. Belknap said the sign is located on a self-made mound of approximately a 100 square foot area. He explained that when the landscaping begins to bloom no one can see the existing sign. They plan on leaving the landscaping. The taller sign will give travelers a bit more time to see it and will be less area in width.

Ms. Horvath commented that from the road the mound looks about 5 feet higher which would make the 10 foot sign appear to be 15 feet high. Mr. Belknap said to keep in mind the setback is some distance from the corner.

Mr. Beck offered that he thought the higher and narrower the sign it would appear less than a wider sign would. When questioned as to the setback, Mr. Fay (affected property owner) thought it to be 30 to 40 feet. Mr. Wright then commented that when traveling on Mayfield one needs to be able to read the sign. Mr. Belknap also added that there are no nearby residents. 

Mr. Bushman expressed concern that the Bass Lake corridor is one of the most dangerous in the township and he believes the sign would be detrimental. Mr. Beck thought the sign is far enough back he doesn’t feel it would be a hazard. Ms. Longo also added there is a traffic light now.

It was questioned if the owner/appellant looked at the speed factor. Mr. Belknap responded they look at readability and pointed out the sign was radically reduced from the original request. 

Ms. Horvath questioned why Mr. Belknap wasn’t concerned with visibility on the other signs. Mr. Belknap replied that with the corner being a thoroughfare they originally proposed bigger signs as well as a 15 foot sign proposed for the Sherman Road entrance. He felt they made a good compromise. Mr. Wright felt the proposed sign appears less because it isn’t as wide and the line of vision isn’t the height. Ms. Nolan asked Mr. Belknap if the sign were made 6 feet in height would he make it wider. He responded they probably would because it would be similar to prior signs with larger copy. 
Mr. Beck asked to go into executive session at 8:11pm. The hearing resumed at 8:23pm. Ms. Horvath asked the appellant if he would consider a compromise of 8 feet because they didn’t feel the height would make much of a difference as the sign has been there for years. Ms. Horvath felt the 10 ft. high sign would be inappropriate. Mr. Beck advised that Mr. Belknap could make a modification to the application, request a continuance, or accept the vote. Mr. Belknap said he would accept an 8 ft. sign and would go from there. He didn’t feel it was a major issue. Mr. Belknap then formally requested to amend the height to 8 feet while maintaining the same width.

Lonny Beck moved and Richard Wright seconded that the variance requested in Case 06-30 to replace the existing 6’ x 7’ four-sided sign with an 8’ x 3’9.38” two-sided illuminated ground sign, as modified (amended from 10’). The discussion that followed included: they did not believe there is a beneficial use without a variance based on the layout; the variance is not substantial; the essential character of the neighborhood would not be altered; adjoining properties would not suffer a detriment; the delivery of government services will not be adversely affected; the predicament cannot be feasibly relieved through some other method; and the spirit and intent behind the zoning would be observed and substantial justice done by granting the variance. Upon the roll call, all members voted yes (5-0), motion carried.

Lonny Beck moved and Gabe Kezdi seconded to approve the findings of fact for Case 06-23, motion carried. The meeting was adjourned at 8:35 pm.
___________________________________


______________________________
Bobbie Nolan, Vice-Chair


                        Paula Friebertshauser, Secretary
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