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STAFF REPORT 
 

Board of Zoning Appeals 
Meeting Date:        May 20, 2026 

 
 

                 
 

Case #:  BZA-2026-092       Address:    615 S. Bridge Road 
 

Appellant: Bradley Prokop, Owner    Zoning:      “C-2” General Commercial 
 

Request: Request for an Area Variance from Section 6.8.3.A.v. to replace a nonconforming 

off-premises sign. Also requesting an Area Variance from Section 6.5.1 to allow 

more off-premises signs than permitted (2 allowed/ 3 requested) and to allow the 

proposed sign to encroach into the front setback (3' proposed/ 40'-55' required) and 

to Section 6.5.1.A.iii to allow the proposed sign to be closer than 250' from another 

on-premises and off-premises sign. 
 

 

SUMMARY: 

On March 16th or 17th, a storm came through the area and blew over one of the off-premises (billboard) 

signs on this property. Specifically, the southernmost sign. Said sign had both support posts completely 

severed. On March 17, 2026, a “Notice of Loss of Nonconforming Sign” was sent to the property owner 

via regular mail. The property owner began replacing the support post the same evening that the notice 

letter was sent out. The owner received the letter on or about March 24th and called our office. 
 

The sign was nonconforming because it was 1 of 3 off-premises signs on the property, where only 2 are 

allowed. Furthermore, the sign was nonconforming because it is too close to the front property line and 

within 250’ of other permanent on-premises and off-premises signs. The property owner is now 

requesting to place the sign back in the same location.  
 

Section 6.8.3.A.v.  

A legally established nonconforming sign which has been damaged by fire, explosion, act of God, the 

public enemy or voluntarily, that severs all or part of the supporting structure(s), or posts in the ground, 

the sign structure shall not be restored except in conformity with the setback regulations herein.  
 

The sign case or panels containing the sign face may be reused or repaired if damaged by less than 75% 

of the sign area as calculated in Figure 6.3.2.E.ii. If the sign case or panels containing the sign face are 

damaged or destroyed by 75% or more of the sign area, then the sign and its supporting structure(s) or 

posts shall lose its nonconformity status and comply with all requirements contained herein. 
 

ANALYSIS: 

Staff provides the following analysis of the decision standards the Board utilizes in their deliberations for 

deciding whether the request should be approved or denied. The Board is not obligated to agree in whole 

or in part with any of Staff’s review:  

The property in question will yield a reasonable return and can be used beneficially without 

the variance because the property is permitted to be used for a single-family residence, which is 

its principal use and the two, remaining off-premises signs are allowed to continue to be used.  

Whether or not the variance request is substantial or not can be debated. On one hand, the 

variance is not substantial because the exact same sign is being reinstalled with new support posts 

in the exact same location. On the other hand, the whole purpose of nonconformities is to provide 

a legal way to allow pre-existing structures and uses to remain and be maintained within reason; 

eventually leading to the conversion into a conforming situation or the eventual and equitable 

elimination.  

The essential character of the neighborhood would not be substantially altered by the variances 

and adjoining properties would not suffer a substantial detriment as a result of the specific 

variance requests because the sign will be reestablished in the same location and will remain the 

same size.  
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There is no indication that there would be a detrimental effect on the delivery of government 

services because all utilities exist and are available to the property and the sign itself is not 

located in the road right of way where utilities are usually located.  

The applicant states in their narrative statement that they were not aware of zoning restrictions 

at the time they purchased the property in 2021.  

Whether or not the property owner’s predicament can or cannot feasibly be obviated through 

some method other than a variance is essentially two-fold. On one hand, due to there being two 

other pre-existing off-premises signs, the property owner has no choice but to request a variance 

to retain a third sign. The only other option to this would be to eliminate one of the other off-

premises signs. On the other hand, in regards to placement, there is a location on the property, 

depicted on the maps in the packet, that the sign could be placed to meet the setback distances 

from other permanent on-premises and off-premises signs, which is roughly 110’ from the front 

property line or the SE portion of the property.  

The spirit and intent of zoning would not be met should the variance be granted because, as 

aforementioned, the purpose of nonconformities is for their eventual conversion to compliance 

with the zoning regulations or for the eventual elimination. The sign chapter was completely re-

written by the Trustees and Zoning Commission in 2012/2013 due to the lack of standard sign 

language typically addressed in zoning resolutions. The nonconforming sign language was re-

reviewed again in 2018 to ensure it addressed situations just as this, when signs are damaged or 

destroyed by storms. The thought process on why off-premises signs had to be such a great 

distance from other signs was due to permanent, local businesses along major corridors 

expressing concern about their ability to advertise and be seen due to the number of off-premises 

signs that dominate or block local businesses’ visibility. Furthermore, Article 6, specifically 

Section 6.8.4 regarding nonconforming signs, allows a means for maintenance for such 

nonconforming signs, including repairing rotting/decaying supporting posts. Failure of the 

property owner to reasonably maintain a sign does not constitute a justifiable hardship that the 

Board should feel obligated to relieve or reinstate. 
 

STAFF RECOMMENDATION: 

None. 
 

 

SUBMITTED BY: 

 

__________________________________ 

Kathryn A. Dale, AICP 

Danbury Township Zoning Inspector 
 

Date Prepared:    May 4, 2026  
 

 

 

List of Exhibits Enclosed: 
 

Exhibit 1: BZA Application 
 

Appellants Response to Decision Standards 
 

Notice of Loss of Nonconforming Sign 
 

Photos of damaged sign 
 

Site plan showing existing sign locations 

and permitted sign location. 
 

Photos of two other nonconforming off-

premises signs 
 

Property Deed 
 

Adjacent property owners’ notification list 
 

  

 

  



EXHIBIT 
\ 

."A-tw.t_ BOARD OF ZONING ApPEALS 
---~~V-J.~~''''' 

ApPLICATION 

Date Filed: * lp.\a.1.o Application #: gpd-lo -OC\).. 

Action: 5972 E. Port Clinton Rd. 
Marblehead, Ohio 43440 

-----------------
~ : (419) 734-6120 F: (419) 734-3137 
'1J: www.danburvtownship.com 

Rejected Permit: (\ \e. Approved Permit: ____ _ 
\J\Q. \.l\ct~ 

I. Property Lm:8tion:. _____ 6_1_5_S_- B __ ri_dg_e_R_o_a_d _____ Parcel lD# ___ 0_14_0_9_4_52_1_9_6_7_80_0_3 __ _ 

Zoning District: .. A It Subdivision Lot # ------------- --------

Attach Deed Fo,. Conwlete Properlr Legal Descripliun 

Existing: Use _ _____ S_F_H_o_m_e _ ___ Proposed Use _ _ _ _ 3_rd_B_il_Ib_o_aI_·_d_R_e_p_la_c_e_m_e_n_1 _ _ _ _ 

2. Agent ___ _______________ Address _ _________ _____ _ __ 

City ___ ____________ State ________ Zip ______ Phone _________ _ 

Email: ---- ---------- ---------------------- ---
3. Appellant! Owner _B_ra_d_Ie_y_P_r_o_k_op ___ _____ _ Address 615 S. Bridge Road 

City Marblehead State ___ O_ h1_' 0 __ Zip 43440 Phone ________ _ 

Email: ____ ____ ______ ____________________ ____ _ 

Use an additional application if there is more than one owner making the request. 

4. Specific Request: 

[{] Area \'arianct' D ljs~ Variance D Special F.xception o Conditional lise D Appeal 

Cbapter / Section Request for em Area VariancE' from Secti0r:. 6.8 .3.v. to replan· a uoncunforming off­

premises sign. Also requesting an Area Variance from Section 6.5.1 [0 alJoV\· more off-premises sign 

than permitted (2 allowed! 3 requested) and to allow the proposed sign to encroach imo th~ front setback 

(3 ' proposed! 40'-55' required) and to Section 6.S.l.A.iii to alIo\-\' the proposed sign to be closer than 250' 

from another on-premises and off-premises sign. 

Practical Difficulty ___ _ _ _ ____________ _____ ____ ____ _ 
Attach SeparaTe Narrative Statement describing the requesT i(additional space is needed. 

5. Attach a Narrative Statement with a response to each Decision Standard listed in Attachment "A" hereto, as is relates 
to the specific request. 

Next Page -7 
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6. Maximum 11" x 17" sized drawings. Attach a scaled site plan! plot plan showing the dimensions of the property, 
location of roads, size and location of existing and proposed structures, including but not limited to driveways, patios, 
sidewalks and decks, as well as the setback distances from the property lines to each of these aforementioned items on 
the property. Elevations shall also be submitted when applicable. Applications for signs shall include all drawings 
depicting the size, height and location ofthe proposed sign. 

7. A typewritten list of the names & addresses of the property owners contiguous to and directly across the street from 
the property involved. 

8. Photographs or any other information and documentation as it relates to the request being made. 

An application is hereby made for an appeal before the Danbury Township Board of Zoning Appeals (BZA). It is understood and agreed to by the 
appellant(s) and agent(s) that the Board of Zoning Appeals is a quasi-judicial Board. The BZA 's primary function is to hear testimony and issue a 
decision. The BZA only hears relevant, sworn testimony from the Appellant, his/her du{v appointed agent or attorney, and any other person with 
standing to testify in a particular matter. The Appellant has the right to cross-examine any testimony given. Hearings are open to public attendance. 
Unless appealed to the judicial system, the subject property shall comply with the decision rendered and the laws of the State of Ohio, and; should 
an application be granted, a permit shall be applied for and issued 30 days after such decision is rendered. The Appel/ant and Agent hereby certif.V 
that the information and statements given on this application, drawings and specification are to the best of their knowledge, true and correct. 

(Date) 

~ ____ ~~'-~ __ L-__ ~ ______________________ _ <.;~~ 1. ~2~ 
(Date) 

PLEASE REFER TO THE BZA DOCKET CALENDAR FOR SUBMISSION DATES. 
INCOMPLETE OR LATE ApPLICATIONS WILL NOT BE ACCEPTED. 

BZA Hearing Date: s\ d-O \ :t='.o 

Notice Published to Website/Social Media: 

Notice Sent to Neighboring Property Owners: 

Do not write below this line 

ZONING SUMMARY 

5-\'-t\d:\o 
S\, ~ \d=lo 

BZA Application #: dOd-lo - Cf\~ 

Filing Fee = $250.00 Postage Fee $--,;>'~~ ____ _ Cash/Credit/Check # ____ _ 

List of neighboring property owners provided? ~ No Copy of Deed? Q No Narrative Statement? t!!!) No 

Rev. 1112025 



Applicant's Narrative Statement & Response to Decision Standard's 

615 S. Bridge Road 
Prokop 

Scope of Work: r-...A \_ J +"" \. ' \ 
00 \ -\o,J Gn \ \.0 j nil':)" \N ~ ads b I1,J~.e.- ~c:. 

Decision Standards: 

A. The property in question (win@!! ri'otDyield a reasonable return or (ca~~e used 
beneficially without the variance because \N ·,~ovt --\-\r\e.. 5 <; C) \ w, \ \ bDt 

f(Ce. \ '-Ie.- .,..Vv. \ DC-l)me., ~('Q -r\,e bus 1f\6'S r~ at ~ \ + \+ \'Io.s 
a-\n:cJ. j ~el"\ (wk<\ +nlb~~ De~?Q')W or lD-z.(., ,Ik ~+- wd I hMelc 

e. ,elvrN:] I,V \I"t\J ~ \Jc;..+ ,~c.e. 

B. The variance (is / ~ substantial because n~ I f\.~ 16 ) \ \1 c,~ m M "?(~ Df 

-k 1be- Ao.,~,~ w,r0s,'lY\e. "S \ Q, () \N(),~ O DW(l M- less ±fw,o +Wo ~s 
CLr'IA fuJ bew ~ e. S , (\c.e.. \;)e\=Q rc- J \ bo~hl -}\,e V I'bv«*"j " Q l Dt B . 

C. The essential character of the neighborhood (would / €uld n~e substantially altered by the 
variance and adjoining properties (would / ~ suffer a substantial detriment as a result of 
the variance because (\0 c.~ o...'e.. lX.C .... ~.H· . \~ . f'A'1, o.d.pwn lOb) 
'J"J?\~b:x- \r\e.-~~~ I e ,,~\< ~~ ~~,~-\1~ O)~"". 

D. The variance (would / <S§Uld~ adversely affe~t the delivery of governmental s~rvices (i.e. 
water, sewer, garbage, etc.) because flQ \ ,-h \1-n-e.S C, lJ(IW+\'1 £ "i-1 S-h 0g 
Qn_ oS,·k:c-\c& V i +V1', s 'S , ~ () . 

E. The property owner (did / ~~~ purchase the . property with knowledge of the zoning 
restriction because \ wos" ()..Jv..:::,OSt:.. Dr Irfor~ 6f OD.'i ZD~t~ 
feS1-rlc...:noQs w\\en ~e. 121b\Xc+--t w O-S yurc.'no.se.d . 

F. The property owner's predicament (can / efnnfuJ)feasibly be obviated through some method 
other than a variance because ~'(~ 5) <O~) CANt-\- 'xK or- 0... S \ iX'C- ~~~ if 
t.)~~'" Q., c.ertwl\ ~s-\v.tt(L. Dr;.. eoc\-; D-\W • ~e'i \/'oltK(...., oJJ o..\\ov::eJ y,\1J("" 
-b, "¥V("L.~Q..s\~ ~ '\>~ ~L+ ()... '\IOS'\()..f\ee..-

G. The spirit and intent behind the zoning requirement ~ / would not) be observed and 
substantial ju~tice done by granting the variance because ~;S w-ov\O. oJl 0-0 ~ ey., ~ b-h/\5 j 

ce.R().\(~ '5' ~f\ ~ \e:,o,}r. ,v; ,!h (\0 c~ ~ :*'e. '~rh I r-e.:~\, \:,{)(~qzJ 15' 

lili t,lrJe,s . \ uJou\~ ~i\ve.. -6 suWO,.lr ~. I:>c.J ous\I\c..SSCS I}::>\..'\e, fCCi,J,!'I!J I.l. li+!{e. e,,/rc.., fn!.po(V\e.. 

H. Other relevant factors, if any, considered inc1ude"i\-.e,. -e.)C;b-h~ s"W' \No.5 r~~ced 

;:iore J.j,g. < ,,,;h,J \~ \cia; (""<'"1 ';:M :;:" ;:l! ', ~ e;"ll""r ~ 
-s rtc* cks.\yote'L~ ... e It 5 . ~ -- ~ i, sF?! .. L4k~ 



Kathryn A. Dale, AICP 
Zoning & Planning Administrator 

NOTICE OF LOSS OF 
NONCONFORMING SIGN 

March 17. 2026 

Bradley Prokop 
615 S. Bridge Road 
Marblehead, Ohio 43440 

RE: Loss of Nonconforming Sign 
615 S. Bridge Road 
Danbury Township, Ottawa County, Ohio 

Dear Mr. Prokop, 

Sent Via Regular Mail 

Please be advised that the Off-Premises, Nonconforming Sign located at the SW comer of your 
property at 615 S. Bridge Road has blown over and is destroyed. According to the Danbury Township 
Zoning Resolution: 

Section 6.S.3.A.v. A legally established nonconforming sign which has been damaged by fire, 
explosion, act of God, the public enemy or voluntarily, that severs all or part of the 
supporting strocture(s}, or posts in the ground, the sign structure shall not be 
restored except in conformity with the setback regulations herein. 

Section 6.3.6.F. 

The sign case or panels containing the sign face may be reused or repaired if 
damaged by less than 75% of the sign area as calculated in Figure 6.3.2.E.ii. If the 
sign case or panels containing the sign face are damaged or destroyed by 75% or 
more of the sign area, then the sign and its supporting strocture(s} or posts shall 
lose its nonconformity status and comply with all requirements contained herein. 

The Zoning Inspector may order the repair or removal of any sign that is defective, 
damaged, or substantially deteriorated. 

You and/or your sign occupant herebv have until April 1, 2026, to remove the sign structure 
from the property. Any new sign will be required to obtain the necessary Township Zoning & County 
Building Department permits and conform with all current zoning requirements for signage. 

Thank you in advance for your timely response to this matter. 

~y, tl ~ah­
~w:.+tt:. AIep 
Danbury Township Zoning & Planning Administrator 

5972 E. Port Clinton Road • 
~: (419) 734-6120 • F:(419) 734-3137 

Marblehead, Ohio 43440 
• '"'El: www.danburytownship.com 



615 S. Bridge Road 

Condition as of 03.16.26: 





• Billboard 

Directional 

• Identification o 250' Sign Buffer * Potential Location 
-- Road Centerline 

o Parcels 



615 S. Bridge Road 

Condition as of 03.16.26: 

5972 E. Port Clinton Road • 
'l!J : (419) 734-6120 • F:(419) 734-3137 

Marblehead, Ohio 43440 
• '1l: www.danburytownship.com 



615 S. Bridge Road 

2019 Middle/2nd Ground Billboard Sign: 

2019 Wall Billboard Sign: 



615 S. Bridge Road 

03.19.26 Replacement w/out Permit: 



NO TRANSFER NECESSARY 
Ottawa County Auditor 

by ~OJC~ 7!:£ 13 {lJ} (2.0 I 

Instf'\.llE!rlt llodl VoluIe Page 
2021-309763 m 1856 200 

2021-30'1763 
Filed for Record in 
DTTAWA COOHTY, OH 
NIITHAN J. DMIEI..S, IIDITY RECmIER 
DS/1912021 12:37:11 PIt 
TOD Affid i34.DD 
Bk DR Vol 1856 Page 200 - 201 

TRANSFER ON DEATH DESIGNATION AFFIDAVIT 
[RC 5302.22] 

BRADLEY E. PROKOP. married, now owner of record of the following real property 
located at 615 St. Rt. 269, Marblehead, Ohio 43440, as recorded at Official Record Volume 1685, 
Page 522 of Ottawa County deed records: 

See attached Legal Description Exhibit "A": 

EXCEPT: (a) such restrictions, conditions, easements (however created) including without 
limitation subsurface rights, and encroachments, which do not materially adversely affect the 
use or value of the property, (b) zoning ordinances, ifany, and (c) taxes and assessments, both 
geneml and special, n " et due and payable. 

10 ng 8S transfer on death beneficiaries to receive the owners' title to that 
of the owner: .. 

atelie Lynn Hustosky, 9283 Shady Lane Dr., Streetsboro, OH 44241 

Ryan Alexander Hustosky, 1008 Hampton, Macedonia, OH 44056 

3. Leah Catherine Markt, 318 Vinton Street, Melrose, MA 02 176 

4. Cameron David Markt, 3 I 8 Vinton Street, Malrose, MA 02176 

This affidavit revokes any prior transfer on death beneficiary designation by owner for that 
property, whether by deed or by affidavit. 

Signed on this 12th day of August, 2021. 

Sworn to and signed before me and acknowledged in my presence, by BRADLEY E. 
PROKOP & SHANNON PROKOP (dower rights only), not re-married, at Port Clinton, Ohio on 
this 12th of August, 2021. 

JOHN KlAEHN ~ 
Attorney & Notary Public 
Ohio Ufetlme Commission ()/--? 
O.R.C.147.03 ~bliC 

This Instrument Prepared By: John C. Klaehn, Attorney at Law, 318 Madison Street, Port Clinton, Ohio 43452 



,~~~ g\t~ 
'-I"'I-I'l 

OR BK 1685 PG 522 

201800277968 
Filed for Record in 
OTTAWA COUNTY. OHIO 
VIRGINIA " PARK. RECORDER 
07-19-2018 At 02=~~ PM 
WRNTY DEED 28.00' 
OR Book 1685 Pase 522 - 523 

WARRANTY DEED 

KNOW ALL MEN BY THESE PRESENTS that CHARLES B. scon and RUTH 

A. scon, husband and wife, for valuable consideration paid, grant with general 

warranty covenants, except as stated below, to BRADLEY E. PROKOP, whose tax 

mailing address is 615 St. Rt. 269, Marblehead, Ohio 43440, the following real property: 

LEGAL DESCRIPTION ATTACHED AS EXHIBIT "An 

Tax ParcellD: #014-09452-19678-003 
Property Address: 615 St. Rt. 269, Marblehead, Ohio 43440 

Volume 1586, Page 508 
Ottawa County, Ohio Official Records 

such re tnctions, conditions, easements (however created) 
!kJt limitation subsurface rights, and encroachments, which 

~#it",l'i'~ l!Y adversely affect the use or value of the property, (b) 
orch nces, if any, and (c) taxes and assessments, both general 

. ,not yet due and payable. 

EXECUTED on this 13..- day o~ , 2018. 

Cr..te-~ 
Charles B.Scott 

:¥... ,'f.?--= o..b LO VI.-
Ruth A. Scott 

STATE OF OHIO, 
COUNTY OF OTTAWA, SS: 

Before me, a Notary Public in and for said County and State, personally 
appeared the above named, Charles B. Scott and Ruth A. Scott, husband and wife, who 
acknowledged that they did sign the foregoing instrument and that the same is their free 
act and deed. 

IN TESTIMONY Wj-IEREOF, I have hereunto set my hand and official seal at 
Port Clinton, Ohio, this I 9 day ~ , 2018. 

This instrument prepared by: 
John A. Kocher, Attorney at Law 
Port Clinton, Ohio 43452 

V~. E.~ 
. NOTARY PUBLIC 
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EXHIBIT A 

Hartung Order #I S2890TL 

IMtt1llll!l'lt Book IJoluge Page 
2021-"!HJ763 00 1856 201 

Situa~ in tho ToWDship of Danbury, County of Ottawa and State or Ohio: 

known II and beinaaparc:ellJl the Welt pan of Lot 10, Sectloa 4, PUclanda Survey, 
DaDbury TOWJIIblp, Ottawa Coumy, Ohio 8DCl being IIlOIe particularly cIeIcrIbed 88 follows: 

Commenciq at the NOI1hwesc c:omar of Lot 10, Section 4, PIrelandISurvc)', Dabury 
Townsbip. Ottawa~. Ohioj ~ prooeecJ1na South 00 cIosran 00 minutes 00 ICCODda 
West in the West J!9,.Ot~Lot lo..lIIid Welt line also boins tho CODterIJne ofsurvcy olSta1c 
Routo i269, ( r.way), 1504.os feet ., the point and piece ot.begimins ofelle pmeI 
herain daaClrlbtIJol""il 

'J'b&IacC NorIh 89 degn:cs 48 mlnutea 00 MOads Bast. 272.00 feet to a point; 
1lIIiiIIt.t~1tGdJJ1II South 00 degrooa 00 minutes 00 IIlCOIlda West. 342.50 feet to a point 

r a paraelllOW or fbmu=rI)' owued 171 Barry A. aDd Daniel J. BCf8J'IIIIJlII 
dq~dIII~" Colmly Of6clal Record Volume 815 at PIp 3Sj . 

proceodiDg South 89 Usrees 48 mInutos 00 aeconds West in the Nonh !iDe of the 
plfIJ..OU:IJfJDiDlfoal. paroo1, 272 .• 00 feet to a poInlln tho West line of said Lot 10; 
~Pl!mJiCCI proceedlps ~ 00 dopeea 00 mIDuIas 00 ICCOIlda But in tho West Jmo ofsaid 

Lot 10, 342,sO feel to 1M pobIt IIId place ofbeaimliDg. Said parcel c:ontaInIl.139ecrcs, but Is 
aubjcct to alllopl bipwaya and caODlCQ1l ~RccoJd. 

The abovo lepl dcaeription W8I ~ by Allan W. Welricb, Profenioaal Surveyor 
117427. ancI ia buecI on 1bc assumpdon dial the Welt line ofLat 10, Socticm 4, FIrelIUIds Survey, 
Danbury TOWDShip. Ottawa County. Ohio boars South 00 dep:es 00 minuter 00 aeooads Weal 
8Dd it bued on'all pertineDt Deoda ofRecord' 8IId DOt an actual fiaId aurvey and wdttan May 
2009. . 

BNDOFBXHIBITA 



BZA-2026-
615 S. Bridge Area Variance 
0140945219678003 Front 
Prokop Setback 

BZA-2026-
615 S. Bridge 

Prokop 

Sonja Kristensen 
5754 E. HarborRd 

Marblehead, Ohio 43440 

Barry & Daniel Bergman 
711 S. Bridge Rd 

Marblehead, Ohio 43440 

Kenneth & Denise Ratliff 
560 S. Bridge Rd 

Marblehead, Ohio 43440 

Daniel & Patricia Bergman 
600 SE Catawba Rd 

Port Clinton, Ohio 43452 


