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Board of Zoning Appeals  August 2, 2023 

Board Meeting Agenda 5:30 PM 

 
 

 

VIDEO BROADCASTING & RECORDING 

The meeting videos are now being broadcast live and published on YouTube.com 
https://www.youtube.com/@cityofmountvernon3369 

CALL TO ORDER 

MINUTES APPROVAL 

- Board of Zoning Appeals - Board Meeting - Jun 21, 2023 5:30 PM 

BZA FILES 

- 2023-BZA-14 : 0 Whiteheirs - Variance for Accessory Structures 

- 2023-BZA-15: 208 Miller AVE - Variance for Accessory Structure Size 

- 2023-BZA-17 : 301-303 N Norton ST - Conditional Use Permit for Residential 

- 2023-BZA-18 : 521 E Hamtramck ST - Variances for Accessory Structure 
Size & Side Setback 

- 2023-BZA-19 : 1107 N Mulberry ST - Variance for Fence Height 

ADJOURN 
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 Board of Zoning Appeals Meeting: 08/02/23 5:30 PM 

 City of Mount Vernon Dept: Board of Zoning Appeals 
 Mount Vernon, OH  43050  
  Category: N/A 
 SCHEDULED Prepared By: Lacie Blankenhorn 
  Initiator: Lacie Blankenhorn 
 BZA FILE (ID # 3841) DOC ID: 3841  
 

2023-BZA-14 : 0 WHITEHEIRS - VARIANCE FOR ACCESSORY STRUCTURES 

Item Number 2023-BZA-14 
Site Address 0 Whiteheirs ST 
Parcel Number 66-04770.000 & 66-04771.000 
Zoning District R-2 
Presented By Julius J and Sherry A Schwarcz 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1152.01(1) Accessory Building or Use definition 
 1161.01 Permitted and Conditional Uses (R-2) 
 1160.01 Permitted and Conditional Uses (R-1) 
 1178 Fences and Hedges 

 
Request: Install a 6’ tall fence for a private dog park and an 8’ x 16’ shed on vacant land 
with no existing structures. 
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 City of Mount Vernon Dept: Board of Zoning Appeals 
 Mount Vernon, OH  43050  
  Category: N/A 
 SCHEDULED Prepared By: Lacie Blankenhorn 
  Initiator: Lacie Blankenhorn 
 BZA FILE (ID # 3842) DOC ID: 3842  
 
2023-BZA-15: 208 MILLER AVE - VARIANCE FOR ACCESSORY STRUCTURE SIZE 

Item Number 2023-BZA-15 
Site Address 208 Miller AVE 
Parcel Number 66-05127.000 
Zoning District R-1 
Presented By Ryan Holmes 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1160.01 Permitted and Conditional Uses (R-1) 
 1160.02 Development Standards (R-1) 
 1173.04-06 Regulation of Accessory Uses and Buildings 

 
Request: Construct a 30’ x 40’ building. 
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6/13/23, 10:59 AM The City of Mount Vernon Mail - proposed garage location

https://mail.google.com/mail/u/0/?ik=719d5008a5&view=pt&search=all&permthid=thread-f:1767996520591993568&simpl=msg-f:1767996520591993568 1/1

Lacie Blankenhorn <dsm@mountvernonohio.org>

proposed garage location
1 message

Ryan Holmes <ryanholmes67@gmail.com> Tue, Jun 6, 2023 at 7:07 PM
To: Lacie Blankenhorn <dsm@mountvernonohio.org>

I wish to build a permanent structure (pole barn) for the use of a residential garage.  I understand that the zoning asks
that there be a minimum stand off from the property lines, however I feel that a variance is reasonable due to all my
neighbors to my rear having fences, two of them tall privacy fences.  I have spoke on the matter to my neighbor
immediately north of me on my intentions and he stated he has no issue with me building it.  As for the size, I would really
prefer to erect a larger structure, however I feel that it may appear gaudy and have an opposite effect of what I wish to
accomplish.  I own several non commercial vehicles, 2 jeeps, 2 cars and a large pickup truck along with three
motorcycles and several atvs.  This sounds like a lot, it is, but is why I would like to have this structure, to have
adequate storage and keep the neighborhood aesthetically pleasing.  Also there have been a few instances where
vehicles have been broken into and have affected my family directly over the years.  As of the location of the structure, I
believe the zoning allows me to build this garage if it were attached to the house, however I am unable to conceive a way
to execute that without compromising the appearance of my property or the neighborhood.  Attached is a draft of how the
property would be layed out. Im not certain that the scale on the image properly translated throughout the property so I
included measurements where I  felt it was relevant.   If you have any questions please feel free to contact me via email,
phone or text @ (740)504-0596  thank you for your time

Ryan Holmes proposed garage layout.pdf
1226K
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30x40x12 pole building

5 feet from rear property boundary

5 feet from north property boundary

I attempted to draw the building to scale using a ruler over the computer screen. I feel that my measurements were correct 
however they dont appear to translate perfectly.

66'

132'

66'

132'

30'

40'
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2023-BZA-17 : 301-303 N NORTON ST - CONDITIONAL USE PERMIT FOR 
RESIDENTIAL 

Item Number 2023-BZA-17 
Site Address 301-303 N Norton ST 
Parcel Number 66-05329.000 & 66-02335.000 
Zoning District PCDD 
Presented By Sam Filkins, Knox County Land Revitalization Corporation 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1185.01 Permitted and Conditional Uses (PCDD) 
 1167.02(g) Conditional Uses (GB) Residential, as determined compatible with 
other uses in the area. 

 
Request: A Conditional Use Permit for Residential in a PCDD, to allow the parcels to be 
redeveloped to allow affordable senior housing. 
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Conditional Use Narrative
AAA5 and Knox County Land Bank Project

The requested Conditional Use Permit for the parcels located at 301 & 303 N. Norton
Street is to allow the parcel to be redeveloped to allow affordable senior housing.
These parcels are owned by the Knox County Land Bank for the express purpose of
redevelopment particularly due to their current condition and proximity to Heartland
Commerce Park (former Siemens manufacturing facility). Per the code (1155.23) a
narrative is required to address any negative impacts on surrounding properties,
compatibility with adjoining properties,

(1) Effects on adjoining properties - particularly negative impacts
Because this conditional use would be residential within a residential area, there are no
anticipated impacts related to noise, glare, odor, fumes, and vibration on adjoining
property. In fact, as a buffer property between the industrial site to the south and the
residential to the north, it can help lessen those impacts between the two uses.
Additionally, these will be one-story buildings, so they will not seem massive compared
to the neighboring properties.

(2) Compatibility of Conditional Use sought with the use of adjacent land, adjacent
zoning, and with land use plans for the general area.

The plan for redevelopment is to add affordable senior housing. This residential use
would align with the other adjacent properties becoming a bridge between the
manufacturing and residential uses. This can help preserve the residential
neighborhood feel.

(3) The relationship of the proposed use to the comprehensive plan
This Conditional Use and future development support the Knox County Comprehensive
Plan (2018) in the following ways.

Chapter 3: Ensure responsible growth
Goal 3.3.3: Control scale and scope of development

“Encourage development in areas already on the grid.” We are not extending the
grid further by building affordable senior multi-unit housing on these parcels. This
means the development cost for taxpayers is less because there will be more users
paying into the system without the need for new infrastructure. Projects like this are
outlined as a target outcome of the Knox County Land Bank (3.3.3A Outcome D).
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Chapter 5: Strengthening quality of life
5.2 - This chapter highlights housing as a community issue and priority for the

county to be successful.

Goal 5.3.1: Diversify the county’s housing stock
“Affordability, changes in household size, an aging population, and a growing

preference for walkability, will all continue to reshape Knox County’s residential
development patterns moving forward. An attractive, high-quality, and safe housing
stock is important for retaining and attracting residents.” This project aligns with this
goal because it provides safe, attractive, high-quality, and affordable housing for the
aging population.

This Conditional Use is also supported through the Mount Vernon Strategic Plan (Phase
1, 2021) guiding principles.

Principle #1: Foster a collaborative environment that is supportive of business and
economic growth through fair, efficient, and transparent regulatory processes.

This project is a collaboration between the Land Bank, AAA5, and the County
Commissioners. By supporting this project through this zoning change and the
following processes, the City of Mount Vernon can join on as a collaborator for
affordable senior housing.

Principle #6: Through initiatives such as streamlined development processes, innovative
zoning, and strategic incentives, the City will support policies to ensure safe, abundant,
and attainable quality housing.

This project speaks directly to this project and the processes we are currently
undertaking to make it a reality. Our hope is that the City will use this principle when
evaluating the project for zoning, conditional use, and final development plans.
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Conditional Use Approval Criteria

The following nine considerations for Conditional Use Approval are outlined in Chapter
1155.24 of the City of Mount Vernon Zoning Code.

(a) Is in fact a conditional use as established under the Schedule of District
Regulations adopted for the zoning district involved.
(i) Under the PCDD designation all allowed uses under General Business

(GB) are permitted. In GB, residential is a Conditional Use.

(b) Will be harmonious with and in accordance with the general objectives, or with
any specific objective of the City's Comprehensive Plan and/or the zoning
ordinance.
(i) As mentioned in the Conditional Use Narrative, this project meets many

objectives of the County Comprehensive Plan and the City Strategic Plan.

(c) Will be designed, constructed, operated, and maintained so as to be harmonious
and appropriate in appearance with the existing or intended character of the
general vicinity and that such use will not change the essential character of the
same area.
(i) These are multi-family senior housing structures, but the design is low

profile and fits within the general neighborhood character. The look is
aligned with traditional mid-western residential structures.

(d) Will not be hazardous or disturbing to existing or future neighboring uses.
(i) There is no known impact on the environment or creation of any

hazardous situations for existing or future uses.

(e) Will be served adequately by essential public facilities and services such as
highways, street, police and fire protection drainage structures, refuse disposal,
water and sewer, and schools; or that the persons or agencies responsible for
the establishment of the proposed use shall be able to provide adequately any
such services.
(i) These lots are in-fill, meaning they are already receiving these public

facilities and services. By adding this use, it will not overextend any
current offerings. Additionally, as the property owner, the Area Agency on
Aging (AAA5) will maintain the grounds and units, along with checking in
on the residents frequently. This allows AAA5 to keep an eye on things
and make sure any issues that may arise are addressed early. For
example, if there is a health issue they can help coordinate rides to the
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doctor for preventative care as opposed to it getting worse requiring an
ambulance.

(f) Will not create excessive additional requirements at public cost for public facilities
and services and will not be detrimental to the economic welfare of the
community.
(i) This will actually free up local housing stock to help benefit the economic

welfare of the community.

(g) Will not involve uses, activities, processes, materials, equipment and conditions
of operations that will be detrimental to any persons, property, or the general
welfare by reason of excessive production of traffic, noise, smoke, fumes, glare
or odor.
(i) Being a residential use, there is no anticipated impact on traffic, noise,

smoke, fumes, glare, or odor. With the population being housed in this
site there is traditionally less traffic than in other areas.

(h) Will have vehicular approaches to the property which shall be so designed as not
to create an interference with traffic on surrounding public thoroughfares.
(i) A new entrance off of Burgess Street will be included in the construction.

This entrance will have a full view of the street and allow traffic without
adding a dangerous intersection.

(i) Will not result in the destruction, loss, or damage of a natural, scenic, or historic
feature of major importance.
(i) These lots have been a residential use for generations but do not have

any natural, scenic, or historical significance.
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2023-BZA-18 : 521 E HAMTRAMCK ST - VARIANCES FOR ACCESSORY 
STRUCTURE SIZE & SIDE SETBACK 

Item Number 2023-BZA-18 
Site Address 521 E Hamtramck ST 
Parcel Number 66-06321.000 
Zoning District R-1 
Presented By Anthony Naylor & Laura LaBenne 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1160.02 Development Standards (R-1) 
 1173.06 General Requirements (accessory structure) 

 
Request: Build a 24’ x 40’ garage 3’ from the west side property line. 
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 City of Mount Vernon Dept: Board of Zoning Appeals 
 Mount Vernon, OH  43050  
  Category: N/A 
 SCHEDULED Prepared By: Lacie Blankenhorn 
  Initiator: Lacie Blankenhorn 
 BZA FILE (ID # 3854) DOC ID: 3854  
 

2023-BZA-19 : 1107 N MULBERRY ST - VARIANCE FOR FENCE HEIGHT 

Item Number 2023-BZA-19 
Site Address 1107 N Mulberry ST 
Parcel Number 66-06369.000 
Zoning District R-1 
Presented By Linda Wilson 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1178.02 Regulations (Fences and Hedges) 

 
Request: Keep a 16’ long section of 10’ tall/high fence 
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