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Board of Zoning Appeals  April 17, 2024 

Board Meeting Minutes 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 

Attendee Name Title Status 

Michael Percy Chairman Present 

Susie Simpson Vice-Chair Excused 

William Smith Member Present 

Otho Eyster Alt. Member Excused 

Tonya Boucher Member Excused 

Kate Aryanata Alt. Member Present 

Cynthia Cunningham Member Present 

Others in attendance: City Development Services Manager, Lacie Blankenhorn; City Law Director P. Rob. 
Broeren; Rick Bergman 

MINUTES APPROVAL 

- Board of Zoning Appeals - Board Meeting - Apr 3, 2024 5:30 PM 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Cynthia Cunningham, Member 

SECONDER: William Smith, Member 

AYES: Percy, Smith, Aryanata, Cunningham 

EXCUSED: Simpson, Eyster, Boucher 

BZA FILES 

- 2024-BZA-07 : 721 N Sandusky ST - Conditional Use Permit for Mini-Storage 
Buildings 

Bergman (sworn in) explained he would like to add a mini-storage building to the existing 3 that he owns, 

situated across multiple parcels on N Sandusky ST.  

Percy clarified that a Conditional Use Permit is needed for the existing facility and proposed new structure.  

The proposed building will sit across City / Township parcel lines.   

Bergman has not contacted Clinton Township yet.   
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There was no one else in attendance and there were no communications submitted via the Development 

Services Manager. 

Blankenhorn read the staff report: April 16, 2024 Case: 2024-BZA-07 721 N Sandusky ST Parcel # 66-00579.000 

The subject property is zoned GB - General Business District.  The property was annexed from Clinton Township 

into the City in 1998.  The 2 existing buildings on this City parcel were constructed in 1980 & 1987.  There is no 

record of an application for a Conditional Use for mini-storage buildings on this property. The 3rd existing mini-

storage building to the north, under the same ownership as the subject parcel, is on a parcel that is in Clinton 

Township.  The existing structures are 30’ x 112’; 42’ x 120’; and 30’ x 112’.  The owner applied for a Zoning 

Permit to add a 40’ x 110’ mini-storage building that will span across the parcel lines between City and 

Township lines, all owned by the same entity.  The applicant was advised that mini-storage buildings require 

Conditional Use approval through the Board of Zoning Appeals.  Additionally, the City’s Code §1173.11 states 

‘no more than one principal building or structure may be constructed upon any one lot’.  Strict adherence to 

this would then consider any additional structures on a property to be accessory.  §1173.06 provides general 

requirements for accessory uses and buildings.  The Code does not differentiate between residential, 

commercial, or industrial; thus restricting accessory structures to 35% or less of the gross floor area of the 

principal use or structure.  The Code does not distinguish development standards for mini-storage building, 

where it is common to have more than one structure of the same or similar size on the same parcel.  There is a 

storage facility at 1040 Newark Road that is zoned GB and has 6 structures of varying sizes.  There is no record 

of a Conditional Use for this property.  The last structure was added in 2014.  The storage facility at 106 W 

Gambier Street is zoned GB.  The single structure was added in 1990, prior to the current zoning code being 

implemented.  The storage facility at 8160 Granville Road is zoned M-1, which does not require a Conditional 

Use for mini-storage buildings.  This facility did receive a variance in 2022 for a reduced side setback adjacent 

to a residential property, for a 4th storage unit structure.  

Percy verified that not only does the property need a Conditional Use Permit, authorizations for variances are 

needed for accessory structure size.  Broeren questioned the need for a variance for setbacks because the 

building will cross parcel lines with City / Township parcels.  Blankenhorn said if all of the parcels were inside 

the City, the Code directs them to be considered one parcel as they are contiguous under the same ownership.  

She was unsure if the cross City Township lines would be handled differently.   

Broeren asked if the additional building would change the in/out access to the existing buildings. Bergman said 

it would not; the same entrance exit would be utilized.   

Percy asked if there was an issue with a structure being across parcel lines.  Blankenhorn said she knew of a 

residence in the vicinity that is on the City Township divide.  Blankenhorn pulled up 775 N Sandusky ST on the 

County Auditor’s website aerial map.  There was no electronic record of a Zoning Permit for the home.  

Cunningham said she sees this often in the title world.  She wasn’t sure about zoning allowances required, 

noting a variance for setbacks could cover any issues.  The applicant will need to work with Clinton Township 

also.   

Percy clarified what was needed to allow the proposed mini-storage structure to be built: a Conditional Use 

Permit; a variance for setbacks to allow the building to cross parcel lines, and a variance for accessory structure 

rules to allow the building to be a same or similar size as the existing.   

Cunningham made a motion to accept the request as presented, for a Conditional Use, and variances for 

setbacks and structure classification as accessory or primary. 

There was no further discussion. 
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RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Cynthia Cunningham, Member 

SECONDER: William Smith, Member 

AYES: Percy, Smith, Aryanata, Cunningham 

EXCUSED: Simpson, Eyster, Boucher 

- 2024-BZA-09 : 1104 E Gambier ST - Variance(S) for Accessory Structure 

Ms. Cunningham abstained.  A quorum was not available. 

RESULT: TABLED Next: 5/1/2024 5:30 PM 

ADJOURN 

- Adjourn Motion 

Cunningham made a motion to adjourn the meeting, Smith seconded and the meeting was adjourned at 5:43 
PM 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Cynthia Cunningham, Member 

SECONDER: Kate Aryanata, Alt. Member 

AYES: Percy, Smith, Aryanata, Cunningham 

EXCUSED: Simpson, Eyster, Boucher 



  
 

Updated: 3/20/2024 3:30 PM by Lacie Blankenhorn  Page 1 

 Board of Zoning Appeals Meeting: 04/17/24 5:30 PM 

 City of Mount Vernon Dept: Board of Zoning Appeals 
 Mount Vernon, OH  43050  
  Category: N/A 
 ADOPTED Prepared By: Lacie Blankenhorn 
  Initiator: Lacie Blankenhorn 
 BZA FILE (ID # 3996) DOC ID: 3996  
 

2024-BZA-07 : 721 N SANDUSKY ST - CONDITIONAL USE PERMIT FOR MINI-
STORAGE BUILDINGS 

Item Number 2024-BZA-07 
Site Address 721 N Sandusky ST 
Parcel Number 66-00579.000 
Zoning District GB 
Presented By Rick Bergman 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 1167.02 Conditional Uses (General Business District) 
 (b)(6) Mini-storage buildings 
 
 1173.11 Principal Building Per Lot (Supplementary District Regulations) 
  
 1173.04 Regulation of Accessory Uses and Buildings (Supplementary District  

Regulations) 
 
1173.06 General Requirements (Supplementary District Regulations) 

 
Request: Applicant applied for a Zoning Permit to build a (third) mini-storage building.   
 
Background: During the Zoning Permit Review, it was discovered this property was 
annexed from Clinton Township in 1998.  The 2 existing mini-storage buildings were 
constructed in 1987 & 1980.   
Mini-storage buildings require a Conditional Use Permit in the GB – General Business 
District.   
 
 
HISTORY: 

04/03/24 Board of Zoning Appeals TABLED  Next: 04/17/24 

The applicant was not available to attend the hearing; therefore it was tabled until the next 
regularly scheduled meeting of the BZA. 

 

COMMENTS - Current Meeting: 

Bergman (sworn in) explained he would like to add a mini-storage building to the existing 3 that 

he owns, situated across multiple parcels on N Sandusky ST.  

4.1
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Percy clarified that a Conditional Use Permit is needed for the existing facility and proposed new 

structure.  The proposed building will sit across City / Township parcel lines.   

Bergman has not contacted Clinton Township yet.   

There was no one else in attendance and there were no communications submitted via the 

Development Services Manager. 

Blankenhorn read the staff report: April 16, 2024 Case: 2024-BZA-07 721 N Sandusky ST Parcel # 

66-00579.000 The subject property is zoned GB - General Business District.  The property was 

annexed from Clinton Township into the City in 1998.  The 2 existing buildings on this City parcel 

were constructed in 1980 & 1987.  There is no record of an application for a Conditional Use for 

mini-storage buildings on this property. The 3rd existing mini-storage building to the north, 

under the same ownership as the subject parcel, is on a parcel that is in Clinton Township.  The 

existing structures are 30’ x 112’; 42’ x 120’; and 30’ x 112’.  The owner applied for a Zoning 

Permit to add a 40’ x 110’ mini-storage building that will span across the parcel lines between 

City and Township lines, all owned by the same entity.  The applicant was advised that mini-

storage buildings require Conditional Use approval through the Board of Zoning Appeals.  

Additionally, the City’s Code §1173.11 states ‘no more than one principal building or structure 

may be constructed upon any one lot’.  Strict adherence to this would then consider any 

additional structures on a property to be accessory.  §1173.06 provides general requirements 

for accessory uses and buildings.  The Code does not differentiate between residential, 

commercial, or industrial; thus restricting accessory structures to 35% or less of the gross floor 

area of the principal use or structure.  The Code does not distinguish development standards for 

mini-storage building, where it is common to have more than one structure of the same or 

similar size on the same parcel.  There is a storage facility at 1040 Newark Road that is zoned GB 

and has 6 structures of varying sizes.  There is no record of a Conditional Use for this property.  

The last structure was added in 2014.  The storage facility at 106 W Gambier Street is zoned GB.  

The single structure was added in 1990, prior to the current zoning code being implemented.  

The storage facility at 8160 Granville Road is zoned M-1, which does not require a Conditional 

Use for mini-storage buildings.  This facility did receive a variance in 2022 for a reduced side 

setback adjacent to a residential property, for a 4th storage unit structure.  

Percy verified that not only does the property need a Conditional Use Permit, authorizations for 

variances are needed for accessory structure size.  Broeren questioned the need for a variance 

for setbacks because the building will cross parcel lines with City / Township parcels.  

Blankenhorn said if all of the parcels were inside the City, the Code directs them to be 

considered one parcel as they are contiguous under the same ownership.  She was unsure if the 

cross City Township lines would be handled differently.   

Broeren asked if the additional building would change the in/out access to the existing 

buildings. Bergman said it would not; the same entrance exit would be utilized.   

Percy asked if there was an issue with a structure being across parcel lines.  Blankenhorn said 

she knew of a residence in the vicinity that is on the City Township divide.  Blankenhorn pulled 

4.1
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up 775 N Sandusky ST on the County Auditor’s website aerial map.  There was no electronic 

record of a Zoning Permit for the home.  Cunningham said she sees this often in the title world.  

She wasn’t sure about zoning allowances required, noting a variance for setbacks could cover 

any issues.  The applicant will need to work with Clinton Township also.   

Percy clarified what was needed to allow the proposed mini-storage structure to be built: a 

Conditional Use Permit; a variance for setbacks to allow the building to cross parcel lines, and a 

variance for accessory structure rules to allow the building to be a same or similar size as the 

existing.   

Cunningham made a motion to accept the request as presented, for a Conditional Use, and 

variances for setbacks and structure classification as accessory or primary. 

There was no further discussion. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Cynthia Cunningham, Member 

SECONDER: William Smith, Member 

AYES: Michael Percy, William Smith, Kate Aryanata, Cynthia Cunningham 

EXCUSED: Susie Simpson, Otho Eyster, Tonya Boucher 
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City of Mount Vernon, Ohio 
Board of Zoning Appeals 
 
Request for Hearing 

Applicant’s Information 
Owner’s Name, Address and Phone 
 
 
Agent’s Name, Address and Phone 
 
 

Site Information 
Site Address 
 
 

Legal Description 
 
 

Parcel Number 
 
 

Deed Volume and Page Number 
 
 

Zoning District 
 
 

Existing use of property 
 
 

Proposed use of property 
 
 

Hearing Request 
Type of Hearing Requested 
 
 Variance           Conditional Use           Appeal of Decision           Map Interpretation          Substantially Similar 
Use 
 
In the following section, please list a brief description of the request.  Narrative statements and any additional 
documents or information required by the Zoning Code and Chapter 1155 should be attached to this 
application as separate sheets. 
 
Request:   
 
 
 
 
 
 
 
 
I hereby certify that the information submitted on this application and on any sketches, drawings or other 
documents submitted with this application is true and exact.   
 
 
Date: 

 
 
By: 

 
 

Status of Application 
Filing Date Case Number 

 
Hearing Date 
 
Fee deposit 
 
$100.00 

Date Paid 
 

Receipt Number 
 

Status of Board’s Action     
  
 Approved                    Denied           
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Highlight
  Narrative statements and any additional 
documents or information required by the Zoning Code and Chapter 1155 should be attached to this 
application as separate sheets. 
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Narrative statements  
establishing and substantiating that the variance conforms to the following standards:
       (initial beside the number to signify agreement; provide narrative for #3 & 4) 

  1) The granting of the variance shall be in accord with the general purpose and intent of 
the regulations imposed by this Zoning Ordinance on the district in which it is located, and shall 
not be injurious to the area or otherwise detrimental to the public welfare. 
  2) The granting of the variance will not permit the establishment of any use which is not 
otherwise permitted in the district. 
 
3) Describe the special circumstances or conditions, applicable to the land or buildings for which 
the variance is sought, which are peculiar to such land or buildings and do not apply generally to 
land or buildings in the area, and which are such that the strict application of the provisions of this 
Zoning Ordinance would deprive the applicant of the reasonable use of such land or 
building.  There must be deprivation of beneficial use of land. 
 
 
 
 
 
 
 
 
 
 
 
 
4) Explain the proof of hardship created by the strict application of this Zoning Ordinance.   
 
 
 
 
 
 
 
 
 
 
 
 
  5) The granting of the variance is necessary for the reasonable use of the land or building, 
and the variance as granted is the minimum variance that will accomplish this purpose. 
  6) The proposed variance will not impair an adequate supply of light and air to adjacent 
property, substantially increase the congestion in the public streets, increase the danger of fire, 
endanger the public safety, or substantially diminish or impair property values of the adjacent 
area. 
  7) The granting of the variance requested will not confer on the applicant any special 
privilege that is denied by this regulation to other lands, structures, or buildings in the same 
district. 
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03/06/2024

DAC 03/01/2024

4.1.b

Packet Pg. 9

A
tt

ac
h

m
en

t:
 s

to
re

_m
o

re
_l

lc
_-

_s
it

e_
p

la
n

_s
ta

m
p

ed
  (

39
96

 :
 2

02
4-

B
za

-0
7)



03/06/2024

DAC 03/01/2024

4.1.b

Packet Pg. 10

A
tt

ac
h

m
en

t:
 s

to
re

_m
o

re
_l

lc
_-

_s
it

e_
p

la
n

_s
ta

m
p

ed
  (

39
96

 :
 2

02
4-

B
za

-0
7)



03/06/2024

DAC 03/01/2024

4.1.b

Packet Pg. 11

A
tt

ac
h

m
en

t:
 s

to
re

_m
o

re
_l

lc
_-

_s
it

e_
p

la
n

_s
ta

m
p

ed
  (

39
96

 :
 2

02
4-

B
za

-0
7)



DAC 03/01/2024

03/06/2024

4.1.b

Packet Pg. 12

A
tt

ac
h

m
en

t:
 s

to
re

_m
o

re
_l

lc
_-

_s
it

e_
p

la
n

_s
ta

m
p

ed
  (

39
96

 :
 2

02
4-

B
za

-0
7)



  
 

Updated: 4/5/2024 10:35 AM by Lacie Blankenhorn  Page 1 

 Board of Zoning Appeals Meeting: 04/17/24 5:30 PM 

 City of Mount Vernon Dept: Board of Zoning Appeals 
 Mount Vernon, OH  43050  
  Category: N/A 
 TABLED Prepared By: Lacie Blankenhorn 
  Initiator: Lacie Blankenhorn 
 BZA FILE (ID # 4005) DOC ID: 4005  
 

2024-BZA-09 : 1104 E GAMBIER ST - VARIANCE(S) FOR ACCESSORY 
STRUCTURE 

Item Number 2024-BZA-09 
Site Address 1104 E Gambier ST 
Parcel Number 66-04365.000 
Zoning District RR Rural Residential 
Presented By R. Linn Bebout 
 

Quick Guide to Codified Ordinance Sections (may not be inclusive): 
 Chapter 1159 – Rural Residential District 
 §1173.06 – General Requirements (Supplementary District Regulations) 

 
Request: Construct a 40’ x 90’ Accessory Structure, 22.5’ feet tall, before constructing 
the primary dwelling, proposed to have a total footprint of 3,673 sf,  including 2,174 of 
living space, 509 sf front porch, 372 sf rear porch, and 618 sf garage. 
 
 
COMMENTS - Current Meeting: 

Ms. Cunningham abstained.  A quorum was not available. 

RESULT: TABLED Next: 5/1/2024 5:30 PM 
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City of Mount Vernon, Ohio 
Board of Zoning Appeals 
 
Request for Hearing 

Applicant’s Information 
Owner’s Name, Address and Phone 
 
 
Agent’s Name, Address and Phone 
 
 

Site Information 
Site Address 
 
 

Legal Description 
 
 

Parcel Number 
 
 

Deed Volume and Page Number 
 
 

Zoning District 
 
 

Existing use of property 
 
 

Proposed use of property 
 
 

Hearing Request 
Type of Hearing Requested 
 
 Variance           Conditional Use           Appeal of Decision           Map Interpretation          Substantially Similar 
Use 
 
In the following section, please list a brief description of the request.  Narrative statements and any additional 
documents or information required by the Zoning Code and Chapter 1155 should be attached to this 
application as separate sheets. 
 
Request:   
 
 
 
 
 
 
 
 
I hereby certify that the information submitted on this application and on any sketches, drawings or other 
documents submitted with this application is true and exact.   
 
 
Date: 

 
 
By: 

 
 

Status of Application 
Filing Date Case Number 

 
Hearing Date 
 
Fee deposit 
 
$100.00 

Date Paid 
 

Receipt Number 
 

Status of Board’s Action     
  
 Approved                    Denied           
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lblankenhorn
Highlight
  Narrative statements and any additional 
documents or information required by the Zoning Code and Chapter 1155 should be attached to this 
application as separate sheets. 
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Narrative statements  
establishing and substantiating that the variance conforms to the following standards:
       (initial beside the number to signify agreement; provide narrative for #3 & 4) 

  1) The granting of the variance shall be in accord with the general purpose and intent of 
the regulations imposed by this Zoning Ordinance on the district in which it is located, and shall 
not be injurious to the area or otherwise detrimental to the public welfare. 
  2) The granting of the variance will not permit the establishment of any use which is not 
otherwise permitted in the district. 
 
3) Describe the special circumstances or conditions, applicable to the land or buildings for which 
the variance is sought, which are peculiar to such land or buildings and do not apply generally to 
land or buildings in the area, and which are such that the strict application of the provisions of this 
Zoning Ordinance would deprive the applicant of the reasonable use of such land or 
building.  There must be deprivation of beneficial use of land. 
 
 
 
 
 
 
 
 
 
 
 
 
4) Explain the proof of hardship created by the strict application of this Zoning Ordinance.   
 
 
 
 
 
 
 
 
 
 
 
 
  5) The granting of the variance is necessary for the reasonable use of the land or building, 
and the variance as granted is the minimum variance that will accomplish this purpose. 
  6) The proposed variance will not impair an adequate supply of light and air to adjacent 
property, substantially increase the congestion in the public streets, increase the danger of fire, 
endanger the public safety, or substantially diminish or impair property values of the adjacent 
area. 
  7) The granting of the variance requested will not confer on the applicant any special 
privilege that is denied by this regulation to other lands, structures, or buildings in the same 
district. 
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Typewritten Text
(initial beside the number to signify agreement; provide narrative for #3 & 4)



1104 E Gambier ST

Knox County, OH; Bruce Harris & Associates

April 5, 2024

Copyright 2020 Knox County, Ohio and Bruce Harris & Associates, Inc.
 

1 inch = 100 feet
1 inch = 0.019 miles
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	1. Minutes of Apr 3, 2024 5:30 PM

	IV. BZA Files
	1. 3996 : 2024-Bza-07
	Printout: 3996 : 2024-Bza-07
	a. BZA-Hearing-Application-Packet--Store More
	b. store_more_llc_-_site_plan_stamped

	2. 4005 : 2024-Bza-09
	Printout: 4005 : 2024-Bza-09
	a. Bebout BZA-Hearing-Application-Packet
	b. Aerial 1104 E Gambier
	c. LINNBEBOUTSET
	d. Bebout house plans for BZA


	V. Adjourn
	1. Adjourn Motion


	Appendix
	4.1 · 3996 : 2024-Bza-07
	4.1.a · BZA-Hearing-Application-Packet--Store More
	4.1.b · store_more_llc_-_site_plan_stamped

	4.2 · 4005 : 2024-Bza-09
	4.2.a · Bebout BZA-Hearing-Application-Packet
	4.2.b · Aerial 1104 E Gambier
	4.2.c · LINNBEBOUTSET
	4.2.d · Bebout house plans for BZA



	Owners Name Address and Phone: Rick Bergman for Store More Ohio LLC, 4317 Shire Cove Rd, Hilliard OH 43026. 614.354.7034
	Agents Name Address and Phone: Same
	Site Address: 721-723 N Sandusky St, Mt Vernon
	Legal Description: 13 6 1 NE PART LOT 1 .281AC   13 6 1 NE PART LOT 1 .281AC 
	Parcel Number: 12-01949.003 
	Deed Volume and Page Number:  1906/446
	Zoning District: 
	Existing use of property: Vacant wth Mini-Storage Surrounding
	Proposed use of property: Mini-Storage
	Variance: Off
	Conditional Use: On
	Appeal of Decision: Off
	Map Interpretation: Off
	Substantially Similar: Off
	Request: Looking to build a mini-storage building on what appears will cross three adjacent parcels on N Sandusky St owned by Store More Ohio LLC.  Two of the parcels already have storage buildings on them and the third parcel is smaller and wedged between them.  Basically an expansion of the already existing storage business to make better use of the land.  
	Date: March 15, 2024
	Signature: Rick Bergman
	Initial #1: RB
	Initial #2: RB
	Initial #5: RB
	Intial #6: RB
	Intial #7: RB
	Text1: 

Granting the variance would only allow for the expansion and improvement of an already existing mini-storage business which has been operating for years.
	Text2: 

The variance is needed to expand the business that is already in place and make better use of the land.
	Owners Name Address and Phone(2): Linn Bebout 107 N Mulberry ST Mount Vernon, OH 43050
	Agents Name Address and Phone(2): 
	Site Address(2): 1104 E Gambier ST
	Legal Description(2): 
	Parcel Number(2): 66-04365.000
	Deed Volume and Page Number(2): 20004/386
	Zoning District(2): RR
	Existing use of property(2): vacant
	Proposed use of property(2): Accessory Structure before dwelling
	Variance(2): On
	Conditional Use(2): Off
	Appeal of Decision(2): Off
	Map Interpretation(2): Off
	Substantially Similar(2): Off
	Request(2): Build 40' x 90', 22.5' tall accessory structure before building new dwelling
	Date(2): 4/2/2024
	Signature(2): R. Linn Bebout
	Initial #1(2): LB
	Initial #2(2): LB
	Initial #5(2): LB
	Intial #6(2): LB
	Intial #7(2): LB
	Text1(2): Building is needed for storage of personal items during the construction of new home. 
We have multiple large personal items to be securely stored in a large building.
	Text2(2): The overall plan is to build a new home on this site, along with an accessory structure.  We would like to build the accessory structure first in order to store our personal belonging onsite during the construction of the house.  
The large accessory structure will store our motorhome, a 48' enclosed trailer, and 3 classic cars.


