
 

 

 

Board of Zoning and Building 

Appeals Staff Report 
June 26, 2025 

Docket No. 2025-430 

 

 

Meeting Date:  

June 26, 2025 

 
Location Map, City of Hudson GIS 

 

Request: 

A variance request of twenty-two (22) square feet from the required 

maximum permanent ground sign area of forty (40) square feet, resulting 

in a permanent ground sign area of sixty-two (62) square feet pursuant to 

section 1207.17(d)(4)(A) “Signs in Nonresidential Districts – Maximum 

Area” of the City of Hudson Land Development Code in order to construct 

a ground sign 
 

Adjacent Development: 

The site is adjacent to commercial development to the north, west, and 

south. Additionally, the site is adjacent to commercial and residential 

development the east. 

Location:   

5876 Darrow Rd 

Parcel Number 

3010357 

Request  

A variance request for 

the area of a 

permanent ground 

sign 

Applicant: 

Dave Soulsby 

Property Owner:  

GTS Services LLC 

Zoning:   

D7 – Office Overlay 

Case Manager:    

Lauren Coffman,  

Associate Planner 

 

Contents 

• Application, 4-28-

2025 

• Site Plan, 4-28-

2025 

• Elevations, 4-28-

2025 

• Site Photos 4-28-

2025 
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Project Background 

The property in question is a 2.45-acre parcel located on the west side of Darrow Road. The 

property is located in District 7 – Office Overlay and owners purchased the property in 2021.  

 

The applicant is requesting to enlarge the existing permanent ground sign on the property. The City 

of Hudson’s Land Development Code has the following regulation relative to the area of permanent 

ground signs on a property – 

 

 
 

• 1207.17(d)(4)(1)(a) – Permanent ground signs: Building setback 30 feet - Maximum Area 

40 sq. ft. 

 

The applicant is requesting a variance of twenty-two (22) square feet from the required maximum 

permanent ground sign area of forty (40) square feet resulting in an area of (62) square feet in order 

to construct a permanent ground sign. 

 

The applicant states that the current signage accommodates only a single tenant, limiting the 

property's ability to generate a reasonable financial return under existing zoning regulations. 

Additionally, the applicant states that the proposed enlargement of the sign would allow all three 

current tenants within the building to advertise their businesses and that expanding the sign area 

would improve visibility and enhance public awareness of the businesses operating at the location. 

 

Considerations 
Section 1204.03 of the Land Development Code describes the standards for review of variance requests.  

These standards are listed below, along with staff findings to assist in your determination.  All findings are 

subject to additional testimony presented to the Board during the public hearing: 

1. Whether the property in question will yield a reasonable return or whether there can 

be any beneficial use of the property without the variances: 

The property in question will yield a reasonable return and there can be beneficial use of 

the property without the variance as the property in question currently has an existing 

permanent ground sign that meets all Land Development Code regulations. 
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2. Whether the variance is substantial: 

The variance request would represent a 55% increase over the maximum allowable area for 

permanent ground signs within the city. 

 

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 

variances: 

Staff notes that the property in question is located within a commercial area and is adjacent 

to other commercial development to the north, west, and south.  

4. Whether the variance would adversely affect the delivery of governmental services 

such as water and sewer: 

The variance would not impact the delivery of governmental services. 

 

5. Whether the applicant purchased the property with knowledge of the requirements.  

The existing regulations were in effect when the owners purchased the property in 2021. 

 

6. Whether the applicant's predicament can be obviated feasibly through some method 

other than a variance: 

Staff notes that the applicant could utilize the existing ground sign. Staff recommends that 

the applicant consider reconfiguring the existing sign to accommodate all three business on 

site. This approach would maintain LDC compliance while meeting the applicant’s signage 

needs.  

 

7. Whether the spirit and intent behind the requirement would be observed and 

substantial justice done by granting the variance.   

            The Board of Zoning and Building Appeals shall weigh the above factors, along with given   

            testimony in order to make this determination.   

 

 

 

Section 1207.17 

The LDC also provides the following additional factors for consideration: 

 

  (9)   Sign variances. In addition to the standards outlined in Section 1204.03, the following 

factors are applicable to sign variances and shall be weighted by the Board of Zoning and 

Building Appeals to determine whether a practical difficulty exists, and therefore, a sign variance 

should be granted: 

A. Construction of a conforming sign would obstruct the vision of motorists or otherwise 

endanger public health or safety; 

B. A conforming sign would be blocked from the sight of passing motorists due to existing 

buildings, trees, or other obstructions; 

C. Construction of a conforming sign would require removal or severe alteration to 

significant features on the site, such as removal of trees, alteration of the natural 

topography, obstruction of a natural drainage course, or alteration or demolition of 

significant historical features or site amenities; 

D. A sign that exceeds the allowable height or area standards of this Code would be more 

appropriate in scale because of the large size and/or frontage of the premises and/or 

building; 

https://codelibrary.amlegal.com/codes/hudsonoh/latest/hudson_oh/0-0-0-67612#JD_1204.03
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E. The variance shall not adversely impact the character or appearance of the building 

and/or lot and/or the neighborhood; 

F. The variance sought is the minimum necessary to allow reasonable use, visibility, and/or 

readability of the sign; and/or 

G. The variance will be consistent with the general spirit and intent of this Code. 

Staff Comment: The submitted application does not demonstrate a practical difficulty per the above 

criteria.   

 

 

 

 

Additional Approvals 

The proposal would also require the following:  

• A design review with the Architectural and Historic Board of Review. 

• Administrative site plan approval.  

 

 



City of Hudson, OH June 16, 2025

25-430
Board of Zoning and

Building Appeals

(BZBA)

Status: Active
Submitted On: 4/28/2025

Primary Location

5876 DARROW RD
Hudson, OH 44236

Owner

GTS SERVICES LLC
5876 DARROW RD HUDSON,
OH 44236

Applicant

Dave Soulsby
330-928-7080
dave@centralgraphicsgroup.com
924 Home Avenue

Akron, OH 44310

Applicant and Property Owner Information

Applicant Relationship to Property Owner:*

Contractor

Company Name:

Central Graphics & Signs

Property Owner Name*

Mike Valentine

Property Owner's E-Mail:*

MikeValentine@vfc5.com

Property Owner Phone Number*

330.603.8963

Type of Hearing Request

Type of Request:*

Variance

Year Property Purchased*

2021

Code Required Regulation (please indicate feet,

s.f. or height)*

code is 5' high. Current sign is 45.5" h.

we would like to go to 81.5" high

Requested Variance (please indicate the amount

of the variance in feet, s.f. or height)*

21.5" h



Resulting Set-Back (please indicate feet, s.f. or

height)*

30' set back

Explanation of Request and Justification:*

code is 5' high. Current sign is 45.5" h. We would like to go to 81.5" high- adding 21.5" to

the top. Building was split up into 3 tenants. 

Supplemental Information for Determining Practical Difficulty

The property in question will yield a reasonable return and there can be a beneficial use of the property with

the variance because:*

The property cannot generate a reasonable financial return under the current zoning

laws, a variance will be necessary to enable a viable use. The building was split for more

tenants and the current sign only allows one tenant.

The variance is

insubstantial

Describe why the variance is substantial or insubstantial*

 Impact on Surrounding Properties The surrounding properties all have larger signs

than 5876. Even Drug Mart with one tenant is much larger. State Farm next door is larger

with only one tenant.

 We don’t see this as disrupting the neighborhood's existing character, it may be actually

an improvement as all the monument signs will be closer to the same height. We

assume that looking at similar variance approvals in the area can provide context.



Would the essential character of the neighborhood

be substantially altered?*

no

Explain why the request is the minimum amount necessary to make reasonable use of the property or

structure(s):*

We can not find any for this situation.

Would adjourning properties be negatively

impacted?*

no

Describe how the adjacent properties will not be affected.*

We will be competing with the heights set forth by the existing neighbors. 

Will this request adversely affect public services

(mail, water, sewer, safety services, etc.)

no

The situation cannot be feasibly solved by means other than a variance. Explain:*

N/A

The spirit and intent behind the zoning requirement would be observed and substantial justice done by

granting the variance. Explain below:

Easier wayfinding for clients and those living in the area.



The circumstance leading to this request was not caused by current owner. It was caused by:*

Splitting of the building. happy to send those documents. 

List any special circumstances particular to the property/lot (i.e.: exceptional irregularity, narrowness,

shallowness or steepness) these circumstances are:*

The small road sign does not allow for those on darrow road to locate the businesses in

the building without making it larger. 

BZBA Meeting Information

The following persons are authorized to represent

this application with respect to all matters

associated with the project*

David Soulsby, Jeff Loofboro

By checking this box, I do hereby certify that I am

authorized to represent the property owner and to

accept any conditions that the Board may impose.*

By checking this box, I do hereby certify that the

information to the City of Hudson in and with this

application is true and accurate and consents to

employees and/or agents of the City of Hudson

entering upon the premises of this application for

purposes of inspection and verification of

information pertaining to the application, and if this

application is approved, to verify conformance to

requirements and conditions of such approval. I

acknowledge that City reviews or approvals do not

absolve the subject property from deed restrictions,

easements, or homeowner association covenants,

restrictions, or regulations regarding structures and

uses on the property. *



Board Meeting Date

AHBR BZBA

Planning Commission

Internal

Company Name

Variances

Meeting Date District
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Callout
Ground sign(15 ft setback) 



Elevation 









Existing Sign

45.5”



2”x6” Aluminum Tubbing for support anchored to brick

2”

(1) Non -Illuminated Cabinet 

Inter Pole 6” Pole



ADJACENT STRUCTURES WITH SIGNAGE EXAMPLES:

6’ tall sign

6-7’ tall sign



(EVERGREEN) includes:
- Baby Gem Dwarf Boxwood
oN ew growth Bright green, fade to dark green
oM ax Growth (if left untrimmed): 3' x 3'
- Isotoma White Star Creeper (not shown)
oT ough evergreen groundcover featuring white star-shaped flowers
oM ax growth: 2”H x 12”Spread



COLORS: Black and Hunter Green. Cabinet will be mill finish 
aluminum. all colors to be matte in finish.




