
Harlem Township Board of Zoning Appeals 

3883 South State Route 605 

Galena, Ohio 43021 

 

August 23, 2021 

 

Chairman, Jason Gloeckner, called the August 23, 2021 workshop meeting to order at 7:30 p.m.  Mr. 

Gloeckner asked for a roll call of members. 

 

Members Present: Jack Brown, Raelene Meadows, Keith Campbell, Carl Richison, Jason 

   Gloeckner 

Alternate Present: William Gallagher 

Secretary:  Sherrie Steele 

Zoning Inspector: Not Present 

Trustee:  Dave Jackson via Zoom 

Zoning Commission: Joni Manson, Tom Nied, Robin Lobenstein, Mike Kabler 

 

Mr. Campbell then took over the workshop meeting.  Mr. Campbell stated the purpose of tonight’s 

meeting was to update Board of Zoning Appeals members on code.  Mr. Campbell stated they would go 

through the session and allow for questions from the public at the end of the session.   

 

Mr. Campbell presented handouts to Board members and Commission members.  Mr. Campbell stated 

some of the documents were from as far back as the 90’s but he verified that the documents are still 

current.  Mr. Campbell stated that early on there were training sessions held on weekends for zoning 

updates.  Mr. Campbell stated there is still a need for this today. 

 

The first handout was from the Ohio Revised Code, Section 519.13 Township Board of Zoning Appeals.  

The document was effective March 22, 2019 with the latest legislation from House Bill 500 – 132 

General Assembly.  Section 519.13 outlines the Rules and Regulations.  Section 519.14 describes the 

powers of the Township BZA.  Section 519.15 describes the rules for meetings and procedures.   

 

Mr. Gloeckner asked for the definition of an unnecessary hardship.  Mr. Campbell stated that would be 

explained in an upcoming document.  Mr. Gloeckner asked if an applicant needed a Power of Attorney 

if they were represented at a hearing by an attorney.  Mr. Gloeckner asked procedures if the attorney was 

sent as a Proxy.   

 

The second handout was from Ohio Land Use Planning 1988 and provided the procedural process for an 

application.   

 

The third handout was from the Ohio Township Association Workshop – Role and Function of the 

Board of Zoning Appeals. 

 

Item 1 gives a brief overview of the Township Zoning Authority.  Mr. Campbell stated there are 

Constitutional limitations.  A zoning regulation may not result in the “taking” of property.  If the zoning 

request does not fit into the zoning regulations an applicant can come back before the Township with an 

amended request.   

 

Mr. Kabler referred to zoning request for a trailer park in the Township.  The Trustees denied the zoning 

request the applicant wanted but the applicant still had the use of the land.   

 

Mr. Campbell gave an overview of the Township zoning structure. 

 

 1, Board of Trustees – the legislative body 

 2. Zoning Commission – advisor to the Township Trustees 

 3. Zoning Inspector – administration and enforcement 

 4. Board of Zoning Appeals – the “quasi-Judicial” body 

 

Mr. Campbell stated the Board of Appeals interprets the laws.  Action stops here unless a request is filed 

with the Court of Appeals.   

 

II.  Creation and Function of the Board of Zoning Appeals.  ORC 519.13 

 



III.  Understanding BZA Jurisdiction 

 

1.  Hear and decide appeals. 

2. Authorize variances from zoning resolution. 

3. Grant conditional zoning certificates 

4. Revoke variances or conditional certificates for violation. 

 

Mr. Campbell next explained the difference between a Use Variance and an Area Variance.  A use 

variance permits property to be used in a way not expressly or implicitly allowed by the applicable 

zoning code.  An area variance provides relief from the area requirements contained within a zoning 

code, such as setbacks, lot size, height, structure size and the like.  Area variances do not involve uses, 

but rather structural or lot restrictions.  In a use variance an applicant must prove that the zoning code 

creates an “unnecessary hardship” with respect to the use of the land.  An unnecessary hardship exists 

where the hardship is unique to a particular property, and where the uses permitted by the zoning 

regulations are not economically feasible.   

 

Mr. Kabler stated the Trustees had adopted revised language to Article XXVIII to address these types of 

issues. 

 

Mr. Campbell stated that a decision can only be made based on the evidence presented at a hearing.   

 

Mr. Campbell next reviewed the Conduct for a BZA hearing.  Mr. Campbell stated if the Board has any 

concerns, they should recess the hearing and seek legal counsel before deciding.   

 

Mr. Campbell stated the Board follows a checklist before making a decision. 

 

1. Did the Board follow proper procedures? 

2. Did the Board meet the proper time frame? 

3. Was there a sign posted on the property? 

4. Did the mailing list cover the required 200’ notification regulation? 

 

Mr. Nied asked if there is something in the law that requires the 200’.  Mr. Campbell stated this is a 

requirement in the BZA guidelines.  Mr. Campbell stated this would be a question for the prosecutor’s 

office.   

 

Mr. Campbell stated all parties have the opportunity to be heard.   

 

Mr. Campbell stated the Board must review the facts and determine compliance.  Mr. Campbell stated it 

is important that the Board know all the rules. 

 

Mr. Gloeckner thanked Mr. Campbell for the training session. 

 

Mr. Kabler stated the recent revisions approved by the Trustees to the Zoning Resolution should help the 

BZA to deal with many issues. 

 

Ms. Lobenstein stated the job of the Zoning Inspector is to review/look at the issue before it goes to the 

BZA.   

 

Ms. Manson stated the upcoming zoning seminar presented by DCRPC may be helpful to all Boards. 

 

Mr. Richison made a motion to adjourn.  Mr. Brown seconded the motion.  Mr. Gloeckner asked for a 

voice vote on the motion, all ayes.  Motion carried.  The August 23, 2021 training workshop was 

adjourned at 9:12 p.m. 

 

Respectfully submitted, 

 

Sherrie Steele, Secretary 

 

 

 

____________________________________  _______________________________ 

Jason Gloeckner, Chairman     Jack Brown, Vice Chairman 


