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CITY of MEDINA
Board of Zoning Appeals

----Ohi�j

April 8, 2021 Meeting

Preserving the Past. Forging the Future.

Case No:

Z21-07

Address:

999 Lafayette Road

Applicant:

David Sheldon representing Johnson Automotive Sales, LLC

Subject:

A Variance request from Section 1145.09(a) of the Planning & Zoning
Code to permit a 6,000 sqft expansion of the existing nonconforming
15,800 sqft gravel surface vehicular parking and circulation area.

Zoning:

C-3, General Commercial

Submitted by:

Jonathan Mendel, Commwrity Development Directof

Site Location:
The property is located on the northeast comer of Lafayette Road and Lake Road.
Project Introduction:
The applicant wishes to keep an approximately 6,000 sqft expansion of the existing
approximately 15,800 sqft gravel vehicle parking and circulation areas.
In late 2019, the applicant expanded (without complying with the Planning and Zoning
Code's zoning certificate review process) the existing non-conforming gravel surfaced
vehicle parking and circulation areas on the northerly side of the subject property's
developed site.
City staff issued notice of violation in December, 2019 as the gravel expansion was in
violation of the zoning certificate procedural requirements of the Chapter 1107 and
specific regulations of Section 1145.09(a) of the Planning & Zoning Code.
Given the objective business difficulties of 2020, staff permitted the applicant to retain
the expanded gravel areas, provided no vehicles were parked on the areas in order to
permit the applicant time to either pave the subject areas or request a variance from the
Board of Zoning Appeals. The applicant now wishes to use the subject areas for vehicle
display and is coming to the Board of Zoning Appeals with the requested variance.
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Please find attached to this report:
1. Applicant's argument narrative and supporting docwnents received march 17,
2021.
Considerations:
Sectionl 107.08(b) describes the responsibilities ofthe Board ofZoning Appeals as such:
Where there are practical difficulties or unnecessary hardships in the way ofcarrying out
the strict letter ofthe provisions ofthis chapter, the Board shall have the power, in a
specific case, to interpret any such provision in hannony with its general purpose and
intent so that the public health, safety, and general welfare may be secured and
substantial justice done.
The request is subject to determination ofa practical difficulty as a variance to expand
the nonconforming gravel vehicle parking and circulation area. There are seven factors
the BZA should consider when evaluating whether or not a practical difficulty exists.
These factors are outlined below, along with a discussion ofhow these factors apply to
the application in question. The Board shall weigh the following factors to detennine
whether an area variance should be granted:
A. Whether the property in question will yield a reasonable return or whether there can
be any beneficial use ofthe property without the variance;
The variance may not be necessary in order for the property to yield a reasonable
return or provide beneficial use as the existing gravel vehicle parking and surface area
is approximately 15,800 sqft and the code does not limit the provision ofadditional
vehicle parking and circulation on the property, it only requires that additional areas
being paved.
B. Whether the variance is substantial;
The variance may not be considered substantial as it is a 38% increase to the existing
gravel surface area, but approximately only 2/3 ofthat 38% is readily discernable
from the public realm on Lake Road.

C. Whether the essential character of the neighborhood would be substantially altered or
whether adjoining properties would suffer substantial detriment as a result of the
variance,·

The essential character ofthe neighborhood may not be substantially altered as there
is a substantial area ofexisting non-conforming gravel surface area on the subject
property and there are substantial areas ofgravel vehicle parking and circulation areas
immediately across Lake Road to the west in unincorporated Lafayette Township.
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D. Whether the variance would adversely affect the delivery of governmental services
(e.g., water, sewer, garbage);
The variance would not adversely affect the delivery of governmental services.
E. Whether the property owner purchased the property with knowledge of the zoning
restrictions;
The code requirements have been in effect for a significant time period. It is not
known if the applicant had knowledge of the code requirements at the time they took
management of the property in 2017.
F. Whether the property owner's predicament feasibly can be obviated through some
method other than a variance,· and/or
The owner's predicament may be obviated by paving the subject areas and/or the
entire area of existing non-conforming gravel areas.
G. Whether the spirit and intent behind the zoning requirement would be observed and
substantial justice done by granting a variance.
The likely intent of the paving regulation is to have driveway surfaces that provide a
'finished' uniform aesthetic and reduce the potential for dirt and debris to be
pushed/pulled into the public right-of-way/street.
The BZA must weigh the above seven factors for the requested variance and
determine if a practical difficulty exists that would merit a variance from section
l 145.09(a).

Zoning Board of Appeals, Medina City
David C. Sheldon, Attorney, on behalf of Christopher Johnson, Owner
Johnson Automotive Sales, LLC dba Peak Auto Sales
LOCATION: 999 Lafayette Road, Medina, Ohio 44256
BUSINESS: Used Car Auto Dealership

TO:
FROM:

SUBJECT:

Zoning Variance pursuant to Medina Codified Ordinance §1107.08

DESCRIPTION OF VARIANCE SOUGHT AND EXPLANATION
Johnson Automotive Sales, LLC, dba Peak Auto Sales (hereafter "Peak"), is
the lessee of the land and buildings located at 999 Lafayette Road, Medina, Ohio.
Christopher Johnson, the managing member of Peak, entered into a lease-to-own
agreement with the owner of the property, Leonard Investments, LLC, whose
managing member is Leonard F. Shetler, Jr., on September 1, 2016. Previous to
that agreement, Mr. Shetler had owned and operated a lawn equipment and tractor
supply business (John Deere Dealership) at that location. (See Letter of Leonard
Shetler, dated 8 March 2021, attached hereto and marked Exhibit A)
Mr. Shetler purchased the property in 1976. At the time he purchased the
property, the entire area behind the main building from the back door to the sidewalk
west to Lake Road was in gravel. (Ex. A, ,T2) His employees used that area for
parking (as does Mr. Johnson to park vehicles for his used car business).
In 2003, Mr. Shetler built a warehouse to the rear of the property behind the
main building. The property was graded and gravel was installed thirty to forty feet
west of the warehouse. (See 8 Yz" x 11" aerial photo, dated 2006, marked Exhibit B)
Mr. Shetler used that gravel area to park dual axle trailers. (Ex. A)
Over the years, due to discontinued use of those areas, the grass grew in and
overtook the gravel. (See aerial photos, 8 Yz" x 11", attached, marked Exhibits C, D,
E and F)
After Mr. Johnson began operating his dealership in 2016, his business grew
and the need for space for his vehicles grew. Sometime in 2018, and again in 2020,
Mr. Johnson had gravel hauled in and placed in the areas in question (See aerial
black & white photo, 8 Yz" x 11", dated 2020, attached and marked Exhibit G, with
areas shaded and outlined in black dashes) These are the exact same areas that
Mr. Shetler indicated were gravel when he operated his business.
Sometime around mid-2018, a Medina City zoning inspector came to Peak
Auto Sales and spoke with Mr. Johnson. The inspector indicated to Mr. Johnson that
he could not park vehicles in the areas in question, that those were grass areas and
continued use of those areas by Mr. Johnson to park vehicles and maintain as
gravel would be non-conforming and in violation of the zoning code.

MAR 1 �- 2021

Mr. Johnson tried to explain to the inspector that those areas were always
gravel and that grass and weeds had overgrown the areas and that he needed those
areas to park his vehicles due to lack of space.
Christopher Johnson, owner of Johnson Automotive Sales, LLC, seeks a
variance to allow him to use gravel in the delineated areas (Ex. G and enlarged
aerial photo, dated 2017, attached, marked Exhibit H, with areas outlined in red and
black)
Photographs I & J, attached hereto, were taken in 2019 and show the gravel
in the non-permitted areas and vehicles parked upon the gravel. Finally, black and
white photograph marked Exhibit K, shows an aerial photo of Mr. Johnson's parking
lot area with gravel installed in the restricted areas and vehicles parked in those
areas. The area is aesthetically conforming, appears clean and is visually consistent
with the remaining parking areas.
The factors this zoning review board must consider are:
(1) A. Whether the property in question will yield a reasonable return or
whether there can be any beneficial use of the property without the
variance?
Answer: By allowing the variance, Peak Auto Sales will be able to
maintain a higher inventory of cars and thereby increase its
sales due to the greater selection of vehicles. Without the
variance, Mr. Johnson will have less room and there will be little
beneficial use of those areas.
B. Whether the variance is substantial?
Answer: No. As stated herein, this non-conforming use of the land has
been consistent with his lessee and the prior owner since
1976, with no issues until 2018, some forty-two years later.
C. Whether the essential character of the neighborhood would be
substantially altered or whether the adjoining properties would suffer
substantial detriment as a result of the variance?
Answer: No. The property to the east of Peak is the old ChickMaster
Manufacturing plant, and is currently vacant and for sale. The
owner of that property is currently looking for a buyer and has
no complaints with Mr. Johnson's land. The property to the
west is Lake Road. The character of the neighborhood will
not be altered. Mr. Johnson keeps his property in tip-top
condition, his building and lot are always kept in very good
condition, and the gravel areas are graded properly and are
the best surface for water flow and drainage.
D. Whether the variance would adversely affect the delivery of
governmental services?
Answer: No. These graveled areas have never been a problem in the
past or present for delivery of services.

E. Whether the property owner purchased the property with knowledge of
the zoning restrictions?
Answer: No. Mr. Johnson believed the areas in question could always
be used to park vehicles since they had been gravel areas
and used in the past by Mr. Shetler.
F. Whether the property owner's predicament feasibly can be obviated
through some method other than a variance; and/or
Answer: No. Mr. Johnson needs this space for cars and the property
owner, Mr. Shetler, has never had an issue in the past with
usage of these areas for vehicles or equipment. Without use
of these areas,
Mr. Johnson will not be able to maintain sufficient inventory on the lot.
G. Whether the spirit and intent behind the zoning requirement would be
observed and substantial justice done by granting the variance?
Answer: Yes. These areas would be more appropriately used as
gravel areas given the nature of the business and
surrounding character and use of the land.
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8 March 2021

City of Medina, Ohio
Zoning Board of Appeals

SUBJECT: Parcel 028-19C-12-023

To Whom it Might Concern:
It is my understanding there is a concern as to where gravel was and was not located at the 999
Lafayette road property when it was the location of Shetler's Outdoor Power Equipment (John
Deere Dealership). I have been informed that the issue pertains to two areas as to the
placement of gravel or grass.
The area directly behind the retail store building: When we purchased this property in 1976
the entire area behind the building from the back door sidewalk west to Lake road was in
gravel. Prior to my use this was a restaurant with a back door to the basement banquet room.
My employees used this area for parking and your City refuge truck used the same to
load/unload our dumpster.
Area west of the new warehouse: In 2003 when the land was graded for the new warehouse,
we continued the gravel further west approximately 30-40 feet to allow parking areas for our
2-3 dual axle trailers. Over the years, primarily due to less trailers said area had grass that
overtook the gravel.

I find this an interesting issue! In my 40 plus years of proudly doing business as a retailer of
machinery and equipment in the City of Medina I never had any zoning personel and or any
other official question me as to where I put my display or parked and/or mowed grass.
Sincerely yours,

Leonard Investments
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