City of Erie
Zoning Hearing Board

Erie, Pennsylvania

AGENDA

The regular meeting of the Zoning Hearing Board will be held Tuesday, September 9, 2025 at 1:00
PM in City Council Chambers, 626 State Street, Erie PA. The meeting is also accessible via Zoom
Webinar [instructions below]. Recordings of the ZHB meetings are available on the City of Erie
website at: https://www.youtube.com/@CityofErie/videos.

1. MEETING CALL TO ORDER

2. ROLL CALL AND DECLARATION OF QUORUM

Member Name Present Absent
Jeffrey Johnson, Chair
Edward Dawson, Vice Chair
Laura Guncheon

Selena N. King

Tom Sebald

3. APPROVAL OF August 12, 2025 MEETING MINUTES -

4. Voting and announcement of outstanding decisions- None
5. Continued hearings- none

6. Hearing of CASES (APPEALS TO BE HEARD)

Appeal No. 13,325 by Jarrod Groves concerning a property located at 2932 Peach St. [19-6052-
107] located in a RLB Residential Limited Business zoning district. The appellant is requesting a
Use variance for a proposed ‘Tattoo Parlor’ business. Per Section 204.5, ‘Tattoo Parlor’ is not a
Permitted Use.

Appeal No. 13,326 by Jeremy Peterson located at 127 E 14t St located in an M-2 Heavy
Manufacturing zoning district. The appellant is requesting a Use variance for a proposed ‘Eating
and Drinking Establishment, Personal Services and Professional Services’. Per Section 204.11,
‘Eating and Drinking Establishment, Personal Services and Professional Services’ are not
Permitted Uses.

7. Unfinished business- none
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8. New business-
Approval of Amendment of Current Zoning Hearing Board Bylaws-

9. ADJOURNMENT

To participate via Zoom, you must pre-register for the Zoom webinar and join from a PC, Mac,
iPad, iPhone or Android device. Register for this webinar at —
https://erie-pa-us.zoom.us/j/82333504031?pwd=IFiFCqapOFNathZMGyT2NarYIZRZPM.1

NOTE: Persons with a disability who wish to be heard and require accommodation please contact
(814) 870-1111 at least 48 hours in advance so that arrangements can be made.

ZHB meeting agendas and exhibits are available on the City’s website at:
https://ecode360.com/ER3969/documents/Agendas?category=Zoning%20(Hearing%20Board)

For more information about the Zoning Hearing Board, please visit the City of Erie website at:
https://cityof.erie.pa.us/government/authorities-boards-and-commissions/#ZHB
204
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Appeal 13325

2932 Peach St

(Google Street View)

Proposed Use- Tattoo Parlor

19060052010700
(click to go to County Assessment Information)

RLB Zoning

Y


https://www.google.com/maps/@42.1069502,-80.0763998,3a,75y,276.13h,90.67t/data=!3m7!1e1!3m5!1smEKMtyEaZM09YxEfqFwvGw!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D-0.672880477501721%26panoid%3DmEKMtyEaZM09YxEfqFwvGw%26yaw%3D276.1283338862273!7i16384!8i8192?entry=ttu&g_ep=EgoyMDI1MDgzMC4wIKXMDSoASAFQAw%3D%3D
https://public.eriecountypa.gov/property-tax-records/property-records/property-tax-search/parcel-profile.aspx?parcelid=19060052010700

CITY OF ERIE
ZONING HEARING BOARD APPLICATION

|Appeal #: | Index #: |Hearing Date/Time: e

Property Information(&q,)) & Pea(/ L.\ ‘S )t\’\@g -)— Erce pA l 6808

Property Address:
Zoning District: 8' J ) __ Current Land Use: /V\ 7\‘9(.\ ( C MNP \C,\\,
Has a previous application of appeal been filed? Yes /fNo Appeal No(s)

Owner / Applicant Information _

Name of Owner: _ Ja/leck 6 reves -

Owner Address: 3350 L’f\‘?S‘, Lf/ :

City: ]:P g State: ‘F )4‘ Zip Code: J (é ‘)d 6
Telephone: jl‘-‘l Q73d Hy Email: C) [wesf\(fé\ C’S‘)‘C\ 'Ilf @0\["5\4 L (o

Name of Applicant (if different from owner)

- Relationship to Owner:

Telephone: : -' Email:

Typepf Application / Appeal -

Variance — Type: -~ _ Use J—_—L D1men510na1
Special Exception Use . :

Change of Non-Conforming Use
Appeal of Deten*nmation of Zoning Ofﬁcer

~ Proposed Use or Improvement: ‘C\‘\:\'OO PC\(\ \OUP Uf\clﬁf“ J(\'\Q
business Dol I(\K Th?‘\ﬁ\ﬂ\l T}\Hm S M{ 0 .

I/We believe that the Board should approve this request because . (Attach a separate
narrative as needed pleaSTefer to the q‘ulck tip guidance on the following page)

T Yattoo parleer wil] REOVE a5 a sare ,Space
-@em:x\e &F\“mjrﬁ ant\ Co‘:)%/\af‘% 0 Uu\o\ \9 ‘Occﬁed Qr’\d"d\
1Moy “’y&dﬂf\f‘“f%(k\ oo 1255 anol d‘i Vo Yo zoning yse 15 Challe g

¢ hereby certify that all the above statements and the statements codtained in any attache
plans submitted here w Cl}hm are true to the best of my/our knowledge and belief,

Darrod GraveS

OanleQOr App][C&;l,tj’N&l‘ﬂ;. [please print]

Y 173539

i

OW@;‘ or Applicant Signature A Date
1




Variance Criteria Worksheet
2932 Peach Street Erie PA 16503

Please provide answers to the following criteria. This form must be submitted
with the application. Use additional sheets if necessary. The board may grant a
variance, provided that all of the following findings are made where relevant in a
given case:

That there are unique physical circumstances or conditions, including
irregularity, narrowness, or shallowness of lot size or shape, or exceptional
topographical or other physical conditions peculiar to the particular property and
that the unnecessary hardship is due to such conditions and not the
circumstances or conditions generally created by the provisions of the zoning
ordinance in the neighborhood or district in which the property is located.

The location and structure of the proposed storefront makes it challenging to find the
best use for the space within the zoning limitations. It is not as suitable as a residential
space. The properties to the left and right of the building are commercial storefronts
including a salon and a sign shop. Additionally, the space has large commercial
windows and is laid out as a commercial storefront with limited space for a full
bathroom. The current zoning has limited what local businesses | can work with in order
to find the most suitable tenant. Ink Therapy, a tattoo parlor advocating for female tattoo
artists, is the most suitable and prepared business for the space offering a personal
service which can be allowed under RLB zoning in certain cases. Ink Therapy has been
unable to find a ocation for their business due to limited locations available in Erie with
the specific zoning required for tattoo parlors.

That because of such physical circumstances or conditions, there is no
possibility that the property can be developed in strict conformity with the
provisions of the zoning ordinance and that the authorization of a variance is
therefore necessary to enable the reasonable use of the property.

The property is currently listed on the MLS and being marketed, but | have not been
able to find suitable tenants to use the space within the limitations. Office space, for
example, can be found much cheaper in town than | am able to afford renting this space
for and still afford the cost of taxes and needed renovations to improve the appearance
of the property. Ink Therapy was the business financially prepared to use the space as
well as meet all of the required health codes to conduct their business appropriately.



The variance is necessary for me to lease the property to the business most likely to
have longevity and a positive impact in an otherwise vacant storefront.

That such unnecessary hardship has not been created by the appellant.

As the owner of the property, | have made updates to improve the aesthetic appeal of
the building so that it will become an attractive storefront for a local business and a
positive contribution to the neighborhood.The limited zoning was attached to the
property before | owned it. | have spent money and time improving the property with
updates like replacing windows, painting the exterior and interior, repairing steps and
railings, fixing flood lights for security, building flower beds, and a variety of other efforts
made 1o bring this commercial space back to business on the heavily trafficked area of
29th and Peach.

That the variance, if authorized, will not alter the essential character of the
neighborhood or district in which the property is located, nor substantially or
permanently impair the appropriate use or development of adjacent property, nor
be detrimental to the public welfare.

The neighborhood itself consists of a variety of commercial storefronts offering personal
services, car sales, insurance services, and even health spas. Ink Therapy's focus is
the advocacy of female tattoo artists and clients who need a comfortable and safe
environment for their practice. Ink Therapy intends to make a positive impact on the
neighborhood and the community as a whole. There are already 3 tattoo parlors within a
one mile radius in buildings zoned C, and not C-2. At least one of them is MIXED
RES/COMM.

That the variance, if authorized, will represent the minimum variance that will
afford relief and will represent the least modification possible of the regulation in
issue.

Minimal to no modification is needed. Similar to the Salon next door, 2932 Peach was
once used as a popular Barber Shop. A tattoo parlor will have a similar set up and style
of services as a Barber Shop or Salon does. Only modifications made will be continuing
to update the aesthetic appeal and making any required updates requested by BIU.



APPLICATION FOR BUILDING PERMIT and/or ZONING CERTIFICATE
City of Erie, Pennsylvania

Building Change

/ Use Change

/ Paid Property Index No. 6052-107
Appeal No. 13325
I, the undersigned, hereby make application to construct a on

my property located at

2932 PEACH ST

I, the undersigned, hereby make application to use my propertyv located at

TATTOO PARLOR

for

ZONING DISTRICT:_RLB No. of Buildings intended: No. of Stories:
Extreme Height as planned above curb: Permitted:
Front Yard Available: Required:
Front Yard Available (Corner lot): Required:
Side Yard Available (Combined): Required:
Side Yard Available (Least): Required:
Rear Yard Available: Required:
Lot Area per Family Available: Required:
Lot Coverage: Maximum:
Off Street Parking Spaces Available: Required:
Size of Detached Access. Structure: Maximum:

Special Conditions:

Conforming

Reasons for refusal:

/ Non-Conforming

Tattoo Parlor is not a listed Permitted use in an RLB zoning district per Section

204.5 of the City zoning ordinance

The general shape of my lot and location of all existing and proposed buildings are accurately set forth in the plan on the back of this sheet.

Approved |

/] i Owner:

Denied /

Applicant Signature:

Address: Zip

Telephone Date

Relation to Owner:






ERIE\jwelsh
MOST RECENT COMMERCIAL USE -
1ST FLOOR - BARBER SHOP - 2015-2020


Appeal 13326

127 East 14" St

Google Street View

Proposed Use- Mixed Use including Eating and Drinking, Professional Services

and Personal Services (Existing Use-Mixed Retail and Parking Garage)

15020014020100
(click to go to County Assessment Information)

M2 Zoning



https://www.google.com/maps/place/127+E+14th+St,+Erie,+PA+16503/@42.1228366,-80.0792894,17z/data=!3m1!4b1!4m6!3m5!1s0x882d7fe0657927bd:0xd71a11397dd0bfaa!8m2!3d42.1228326!4d-80.0767145!16s%2Fg%2F11c0y1myzt?entry=ttu&g_ep=EgoyMDI1MDgzMC4wIKXMDSoASAFQAw%3D%3D
https://public.eriecountypa.gov/property-tax-records/property-records/property-tax-search/parcel-profile.aspx?parcelid=15020014020100

CITY OF ERIE
ZONING HEARING BOARD APPLICATION

|Appeal #: | Index #: 5020014020100 [Hearing Date/Time:  September 9, 2025/ 1pm

Property Information
Property Address: 127 East 14th Street, Erie Pa 16503

Zoning District: M-2 Current Land Use: Mixed Use Retail Storefront Parking Garage

Has a previous application of appeal been filed? Yes/No Appeal No(s) 12150

Owner / Applicant Information
Name of Owner: ERIE METROPOLITAN TRANSIT AUTHORITY

Owner Address: 127 East 14th Street - o ,

City: Erie _' : _ State: P2 Zip Code: 16503
Telephone: 814-452-2801 Email; JPeterson@ride-the-e.com
Name of Applicant (if dlfferent from owner): EMTA On Beha!f Of Odis 12

Relatlonshlp to Owner :

Teleph_one _ L Email: |

Type of Apblicaﬁo_n / Appeal

X Variance — T ype: X US'E;{_.. R 4-:I')i[f1':1'ensional

Special Exception Use "

___ ' Change of Noh-Conforming Use L
Appeal of De_ten‘_r_n_nat_;on_of Zoumg Officer .~ - _

Proposed Use or Improvement: ~ Applicant requésts a usé variance to allow for

Eating & drinking establishménts, Professional services, and Personal services

I/We believe that the Board should approve this request because... (Attach a Justification
Narrative and/or Variance Criteria Worksheet (Exhibit A) — please refer. to the quick tip guidance
on the following page)

*Please see exhibit attachment* '

I'We hereby certify that all the above statements and the statements contained in any attached
plans submitted here within are true to the best of my/our knowledge and belief,

ON Beum € of Senemy trzedss o ~ Iiel M2

Owner or Applicant Name

/df/v\.,(‘ %- 25— 1S

er or kpplicant S&g’nature Date




EXHIBIT A

VARIANCES:

The board shall hear requests for variances where it is alleged that the provisions of the zoning
ordinance inflict unnecessary hardship upon the applicant. In granting any variance, the board
may attach such reasonable conditions and safeguards as it may deem necessary to
implement the purposes of this act and the zoning ordinance. The board may grant a variance,
provided that all of the following findings are made where relevant in a given case:

(1)  That there are unique physical circumstances or conditions, including irregularity,
narrowness, or shallowness of lot size or shape, or exceptional topographical or
other physical conditions peculiar to the particular property and that the unnecessary
hardship is due to such conditions and not the circumstances or conditions generally
created by the provisions of the zoning ordinance in the ne1ghborhood or district in
which the property is located.

(2) That because of such physical crrcumstances or conditions, there is no possibility that
the property can be developed in sirict conformity with the provisions of the zoning
ordinance and that the authorization of a variance is therefore necessary to enable the
reasonable use of the property.

(3) That su_ch unnecessar_y'_hardshlp has not b'eehi.created by the appellant.

(4) = That the variance, if authorized, will not alter the essential character of the -
ne1ghborhood or district i in which.the property is located, nor substantially or
permanently impair the approprrate use or development of adjacent property, nor be
detr1mentai to the public welfare.-

(5) That the variarce, i authorized, wﬂl represent the minimum variéhhe that will
afford relief and wﬂl represent the least modlﬁeatron p0551ble of the regulatlon in
- issue. : : SR

Use Variance

A use variance requests permission to use property in a manner prohibited by the zoning
ordinance (e.g., a cornmerciai ‘garage in a single family residential zone)

An applicant for grant of a use variance must satisfy the criteria for the grant of a variance
stated above. In addition, the courts have determined that an applicant for use variance must
establish that an unnecessary hardship attends the property that is the subject of the variance
by providing evidence that:

1. The physical conditions of the property are such that it cannot be used for a
permitted purpose; or

2. The property can be conformed for a permitted use only at a prohibitive expense;

or

The property is valueless for any purpose permitted by the zoning ordinance.
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Addendum to Variance Request of Erie Metropolitan Transit Authority

127 E. 14" St., Erie PA 16503 (the “Property”)
Zoning District M-2 “Heavy Manufacturing”
Current Land Use: Use Retail Storefront Parking Garage
Background:

The Erie Zoning Hearing Board is familiar with the Property. On March 14, 2017, EMTA
was granted a variance for this property to allow for the development of a “retail food service”
facility to be located on the first floor of the new building constructed on the Property. At that
time (as now) the Property was situated in an M-2 zoning district, which does not include
“retail” as a permitted use or special exception use. Nonetheless, the ZHB unanimously
voted in favor of the variance. In its Findings of Fact and Decision, it was clear that the ZHB
recognized that the addition of a retail food service establishment was consistent with the
changing landscape of the mid-city neighborhood where the Property is located. At that
time, member Jacqueline Spry noted the “major changes currently underway for the
downtown area.” Then Chairwoman Selena King echoed the sentiments in both indicated
the hope that this new development would serve as a “catalyst for similar future
developments.”

In December 2019, the ZHB approved a variance request for 1909 Chestnut St., which
is located in an M-1 zoning district. At that time, the owners were proposing new uses of
“Commercial recreation, Retail, and Eating and Drinking establishment” all of which are not
permitted in an M-1 zoning district. The owners were seeking to create a multiuse property
for artists, craftsmen, a coffee shop, antique shop vintage furniture store, and an art gallery.
Similar to the EMTA case referenced above, the ZHB unanimously voted to approve this
variance for a mixed-use. The ZHB members commended the owner’s efforts in vision for the
neighborhood where “change is much needed.”

The same rationale that caused the ZHB to unanimously vote in favor of the above
referenced variance requests applies to this current variance request. While the proposed
retail food service business that was planned for the Property in 2017 did not work out, Odis
12 has stepped up tofill the void. Odis 12 is a well-established and very popular eating and
drinking establishment currently located in Millcreek. It has a proven track record of success
for over 20 years. Their decision to invest significantly in the mid-city portion of downtown
Erie is entirely consistent with the revitalization that has been occurring there over the last
two decades.



The designation of this area as M-2 is, frankly, a relic of the past. There is not, and has
not been, any manufacturing (let alone “heavy manufacturing”) within at least a thousand
foot radius of the Property for over two decades. Instead, this area has gradually transformed
into a multi-use neighborhood that many people and business now call home.

This started with the redevelopment of the large vacant and dilapidated Lovell
building in the late 1990s. The 147 market rate apartments at “Lovell Place” are now filled
with approximately 200 residents, many of them by young adults who frequent the eating
establishments located within easy walking distance. It also houses approximately 200,000
square feet of office space that are 95% occupied.

After Lovell Place, additional new housing options were established at the Mercantile
Building just across French Street from the Property, the Union Square Town Homes at 13*"
and Peach in the loft apartments recently redeveloped at 1213 State Street.

In addition to all this new housing over the last two decades, a number of eating
establishments and cultural attractions have been established, such as Calamari’s, Junior’s
Comedy Club (now Kellar’s Magic & Comedy club), and PACA to name a few. During this
time, not a single manufacturing business has attempted to operate in this area.

In the words of the ZHB from 2017, the addition of an “eating and drinking
establishment” like Odis 12 will serve as a “catalyst for similar future developments” by
other businesses to relocate or add a location in this vital area of downtown Erie. In addition,
the granting of this variance will allow for EMTA to fill the remainder of the first floor space at
the Property with Professional Services and Personal Services that will enhance and further
the revitalization of this area.

Variance Criteria

1. Unnecessary Hardship

There are unique physical and situational conditions of this Property that create an
unnecessary hardship under the M-2 zoning requirements. The building was
purpose-built as a mixed-use structure with ground-floor retail frontage and an
integrated public parking facility, features that are inherently incompatible with heavy
manufacturing. The lot size, urban location, and absence of industrial infrastructure
(such as loading docks, buffer yards, or freight access) render it impossible to adapt
the Property to traditional M-2 uses.

2. These limitations are not of EMTA’'s making. They arise from the surrounding
neighborhood’s two-decade transformation into a mixed-residential, cultural, and



commercial neighborhood. By the time EMTA constructed the current building, heavy
manufacturing was no longer viable in this location. The conditions that prevent
permitted M-2 uses here stem from broader neighborhood redevelopment and zoning
that has not kept pace with reality. The hardship would exist for any owner of this
building, as no feasible heavy manufacturing use could be carried out here without
prohibitive expense, fundamental reconstruction and overcoming the dissent that
would no doubt be voiced by the many residents in very close proximity.

Thus, the Property cannot reasonably be used for any permitted purpose under M-2
zoning. The requested variance is necessary to enable a reasonable use consistent
with both the Property’s physical character and the neighborhood’s development
pattern.

Essential Character of the Neighborhood

The proposed uses will not alter the essential character of the neighborhood orimpair
adjacent property. To the contrary, they are directly in line with the established
character of the district, which has evolved into a vibrant mixed-use neighborhood
featuring residential apartments, offices, restaurants, and cultural venues.
Approving this variance will strengthen and stabilize adjacent properties by providing
an anchor business (Odis 12) and complementary professional and personal
services, all of which serve the daily needs of nearby residents and employees. This
represents a continuation, not a disruption, f the neighborhood’s essential character.

Public Welfare

The proposed use will not be detrimental to the public welfare. In fact, itis likely less
detrimentalthan certain special exception uses already permitted in the M-2 district,
such as after-hours clubs, bottle clubs, and dance clubs, which can bring late-night
disturbances. By contrast, an eating and drinking establishment and
personal/professional services will provide safe, family-friendly, and economically
beneficial activity. The variance supports the public interest by drawing investment,
creating jobs, and expanding amenities for downtown Erie’s growing residential and
business population.



5. Minimum Variance Necessary

This request represents the minimum variance needed to afford relief and enable the
reasonable use of the Property. The building has already been constructed, and EMTA
seeks no changes to its size, floorplan, or intensity of use. The requested variance is
narrowly tailored to three additional uses: eating and drinking establishments,
professional services, and personal services. Each of these are compatible with the
surrounding district. EMTA is not seeking to import the full range of commercial
zoning uses, butonly those essentialto activate and fill the existing space in a manner
that complements neighborhood revitalization.

For all the foregoing reasons, EMTA respectfully request that the ZHB grant its use
variance to allow for Eating & Drinking establishments, Professional services and
Personal services.



APPLICATION FOR BUILDING PERMIT and/or ZONING CERTIFICATE
City of Erie, Pennsylvania

Fee $ 300.00 / Paid Property Index No. 2014-201
Appeal No. 13326
|:|Building Change I, the undersigned, hereby make application to construct a on

my property located at

/ Use Change I, the undersigned, hereby make application to use my property located at 127 E 14th St
oy Mixed Use - Eating and Drinking Estab., Personal and Professional Services

ZONING DISTRICT:__M-2 No. of Buildings intended: No. of Stories:

Extreme Height as planned above curb: Permitted:

Front Yard Available: Required:

Front Yard Available (Corner lot): Required:

Side Yard Available (Combined): Required:

Side Yard Available (Least): Required:

Rear Yard Available: Required:

Lot Area per Family Available: Required:

Lot Coverage: Maximum:

Off Street Parking Spaces Available: Required:

Size of Detached Access. Structure: Maximum:

Special Conditions:

Conforming / Non-Conforming

- Eating and Drinking Establishment, Personal and Professional Services are not
Reasons for refusal:

listed Permitted uses in an M-2 zoning district per Section 204.11 of the City zoning ordinance

The general shape of my lot and location of all existing and proposed buildings are accurately set forth in the plan on the back of this sheet.

Approved Owner:
Denied / gl Address: Zip
Telephone Date

Applicant Signature: Relation to Owner:
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