
City of Vandalia Board of Zoning Appeals 
Regular Meeting Agenda 

November 12, 2025 
Council Chambers  

https://us02web.zoom.us/j/7206872780?omn=89298680042 
6:00 p.m. 

1. Call to Order

2. Attendance

3. Reorganization Meeting

a. Nominations for Chair

b. Nominations for Vice Chair

4. Old Business

5. New Business

a. BZA 25-0010 – Chickens – 411 Birdsong Drive

b. BZA 25-0011 – Maximum Retail Floor Area – 9375 North Dixie Drive

c. BZA 25-0012 – Front Yard Setback – 112 Gabriel Street

6. Approval of Minutes

a. Board of Zoning Appeals Minutes: October 8, 2025

7. Communications

8. Adjournment
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MEMORANDUM 
TO: Board of Zoning Appeals 
FROM: Ben Graham, Zoning and Planning Coordinator 
DATE: November 7, 2025 
SUBJECT: BZA 25-0010 – 411 Birdsong Drive - Variance from City Code Section 

1224.01(e)(20) “Chickens” 

General Information 

Applicant: Ryan Gall 
411 Birdsong Drive 
Vandalia, Ohio 45377 

Existing Zoning: Residential Single-Family (RSF-2) 

Location: 411 Birdsong Drive 
Vandalia, Ohio 45377 

Previous Case(s):                    PC 19-050F

1 

Requested Action: Recommendation to City Council 

Exhibits: 1- Application
2- Criteria Responses
3- Letter of Justification
4- Location Map
5- Site Maps
6- Site Pictures
7- Pictures of Commercial Living Spaces
8- Property Description

Background 

The Applicant, Ryan Gall has requested a variance to have 8 chickens on less than 4 acres of land. 
The Applicant submitted a variance to allow 8 chickens on 0.33 acres. City Code Section 
1224.01(e)(20)(A) provides that the “raising of chickens shall be permitted with the standards as set 
forth in this Section, in the A, RSF-1, RSF-2, RSF-3, RSF-4 and PUD Zoning Districts, unless 
otherwise restricted by private development standards, as an accessory use to a principal single-
family use when the lot size is 2 acres or more.” 

1 City Council approved PC 19-05 on May 6, 2019, a Text Amendment adding the raising of chickens as a permitted 
accessory use with standards into the zoning code. 
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City Code Section 1224.01(e)(20)(B)(i) provides that “No chickens shall be permitted at a ratio 
greater than 2 chickens per acre with a maximum of 8 chickens per property, regardless of acreage.” 
The Applicant is proposing having 8 chickens on 0.33 acres. 
 
City Code Section 1224.01(e)(20)(B) provides that “chickens shall be kept in a coop or enclosed 
pen which shall be no closer than 25 feet from any lot line” and “chicken wire is permitted around 
the chicken coop or pen when setback 25 feet from any lot line.” If the variance is approved, the 
applicant will need to move the chicken coop and run at least 25 feet from the property line. 
 
The Applicant stated in his Letter of Justification that he is seeking to keep his small flock of 
backyard chickens on his property. The chickens provide his household “fresh eggs, helps eliminate 
food waste, accelerate organic compost for our vegetable garden, and offer invaluable educational 
opportunities for our children from basic responsibility to more complex issues such as 
understanding modem food production systems.” 
 
Variance Criteria 
 
In determining whether a property owner has suffered practical difficulties, the Board of Zoning 
Appeals and City Council shall weigh the following factors; provided however, an applicant need 
not satisfy all of the factors and no single factor shall be determinative, to determine the following: 
 

(1) Whether the property in question will yield a reasonable return or whether there can be 
any beneficial use of the property without a variance; 

 
Applicant Response: Yes, the property will yield a reasonable return and the property 
will maintain its use without the variance. 
 
Staff Comment: Staff feels that the property in question will yield a reasonable return 
and the property has a beneficial use without granting the variance. 
 

(2) Whether the variance is substantial;  
 
Applicant Response: I do not believe that the variance is substantial considering the 
small scale of the project. The 15 ft by 30 ft run and coop allow for a 450 square foot 
area where the chickens are housed. The area can be easily converted back to its original 
state, every modification to the site is temporary. 
 
Staff Comment: Staff feels that the variance is substantial given the allowed ratio of 
chickens to acreage. 
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(3) Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the 
variance; 
 
Applicant Response: The character of the neighborhood remains unchanged. The vast 
majority of the community continues to be unaware of the flock. I plan on converting 
the site back to the original state prior to sale of the home. I do not believe the 
neighborhood would be or has been altered substantially. Our chickens have occupied 
the current location for 3.5 years and have not caused a detriment to any adjoining 
properties. 
 
Staff Comment: Staff does not feel that granting the variance would substantially alter 
the character of the neighborhood. 

 
(4) Whether the variance would adversely affect the delivery of government services (i.e., 

water, sewer, garbage); 
 
Applicant Response: I do not believe delivery of government services would be 
impacted in any way. 
 
Staff Comment: Staff does not feel that the variance would adversely affect the delivery 
of government services.  

 
(5) Whether the property owner purchased the property with knowledge of the zoning 

restriction; 
 

Applicant Response: At the time of purchase, I was unaware of the zoning restrictions 
due to misinformation circulating on social media, which included outdated and incorrect 
city ordinances regarding poultry within Vandalia city limits. 
 
Staff Comment: Staff believes that the property owner did not have knowledge of the 
zoning restriction before purchasing the property.  

 
(6) Whether the property owner’s predicament feasibly can be obviated through 

some method other than a variance; 
 

Applicant Response: I do not believe it can; our chickens are part of our family. Each 
has a specific personality and temperament. The flock benefits our family in a multitude 
of ways including educationally, nutritionally, and are a central part of our back yard 
ecosystem. 
 
Staff Comment: Staff feels that the owner’s predicament cannot be obviated without a 
variance because of the existing lot size.  
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(7) Whether the spirit and intent behind the zoning requirement would be observed 
and substantial justice done by granting the variance; 

 
Applicant Response: I believe this to be the case. I will expand on my reasoning in 
section 8 below. 
 
Staff Comment: Staff does not feel that the spirit and intent behind the zoning 
requirement would be observed, nor substantial justice done by granting the variance. 

 
(8) Any other relevant factor to assist the Board of Zoning Appeals in weighing 

and balancing the public and private benefits and harms of the requested 
relief. 

 
Applicant Response: The impact of our flock is extremely minute considering the city as 
a whole. Yet I understand the zoning restrictions were constructed for public health and 
safety. Our chicken feed is stored in rodent-proof tins, placed out during the day and 
removed at night. The minimal feed exposure is less than that of conventional bird 
feeders found throughout the neighborhood. Noise concerns are also minimal. According 
to Pollock et al., some jurisdictions reject chickens with basis of nuisance factors like 
noise. He highlights a hen laying an egg will squawk for up 5 minutes producing 63 dBA 
(decibels-A level) from 2 feet away where as a dog barking may exceed 100 dBA for 
extended periods which is a much greater nuisance. Outside of egg-laying, hens are quiet 
and do not contribute to noise pollution. The research article also noted that North 
American sources describing zoonotic infectious disease risks from backyard flocks is 
limited and cannot be compared to developing countries such as China or India due to the 
vast differences in urban public health conditions. Pollock et al. state, “the perceived risk 
of ‘infectious diseases’ from backyard flocks is probably overestimated due in part to 
media attention on this issue.” Supporting this point, McDonagh et al. concluded in their 
study that no owners self-reported a diagnosis of salmonellosis in the Greater Boston, 
Massachusetts area where 53 flocks were housed on 50 residential properties. The 
articles scientific research detected Salmonella at low prevalence in backyard chickens 
making contamination highly unlikely. Similarly, an Argentinian study on avian 
influenza surveillance in backyard poultry found of the 8,000 serum samples and 18,000 
tracheal and cloacal swabs all were negative for avian influenza further supporting the 
extremely low risk of infectious disease to humans with regards to backyard flocks. 
These findings support the intent of current zoning regulations and demonstrate that 
public health and environmental standards will continue to be upheld with the approval 
of this variance. The data also affirms a reasonable balance between public interest and 
private benefit. 
 
Staff Comment: Staff does not feel that there are any other relevant factors and thus, 
this criterion is not applicable. 
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Recommendation 
 
Staff recommends the Board of Zoning Appeals recommend denial of the requested variance 
from City Code Section 1224.01(e)(20) for the purpose of allowing 8 chickens on 0.33 acres at 
411 Birdsong Drive. 
 
Should the Board of Zoning Appeals recommend approval of the variance, Staff recommends 
the following conditions: 
 

1. The chicken coop and run shall be moved at least 25 feet from any lot line. 
 

2. Coops and pens shall be maintained to prevent offensive smells becoming injurious to the 
health, comfort, or property of individuals or of the public. 

 
The recommendation of the Board of Zoning Appeals will be forwarded to City Council for their 
review.  
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This office received criteria responses from the applicant for Case BZA 25-0010. 
 

Background 

 
I am writing to respectfully request a variance from City Code Section 1224.01(e)(20) to 

allow the continued maintenance of a small flock of backyard chickens at my residence. Since 
purchasing the property in July 2022, I have raised a small flock of chickens as part of my family’s 
small-scale homesteading efforts. At the time of purchase, I was unaware of the zoning restrictions 
due to misinformation circulating on social media, which included outdated and incorrect city 
ordinances regarding poultry within Vandalia city limits. Our flock has varied in size but remains 
modest and integral to our household. The chickens provide fresh eggs, help eliminate food waste, 
accelerate organic compost for our vegetable garden, and offer invaluable educational opportunities 
for our children; from basic responsibility to more complex issues such as understanding modern 
food production systems. I recognize that the city council and community may have many concerns 
which may include ground water contamination, disease transmission, noise, and pest control. I will 
address each in the following paragraphs. 

Our backyard flock provides our family with a continuous supply of fresh eggs exclusively 
for personal use. I do not sell chickens or eggs. I do not keep any male chickens (roosters) and all 
of our hens/pullets wings are clipped to prevent escape. The eggs our flock produces is only a small 
part of the importance of their role in our family. By integrating poultry with our recycling efforts, 
our household generates only one bag of non-recyclable trash every two to three weeks. Kitchen 
scraps (except for animal byproducts) are composted within the chicken coop, where the chickens 
consume vegetable waste and insects. Their scratching behavior aerates the compost, accelerates 
decomposition, and enhances nitrogen fixation. This process has significantly improved the quality 
of our garden soil. This year, our garden yielded approximately 100 pounds of produce, including 
pumpkins, cucumbers, squash, luffas, green beans, spinach, kale, rhubarb, and tomatoes. Without 
chickens, food waste would accumulate and attract suburban pests such as raccoons and possums. 
Caring for animals also fosters responsibility and learning. Our five children have gained hands-on 
experience in animal husbandry, participated in discussions about food systems, and enjoyed the 
physical and mental health benefits of gardening. Research by Kegler et al. (Public Health 
Nutrition, March 2020) supports the positive correlation between home gardening, increased fruit 
and vegetable intake, and lower BMI rates. 

 
 

Variance Criteria 

In determining whether a property owner has suffered practical difficulties, the Board of Zoning 
Appeals and City Council shall weigh the following factors; provided however, an applicant need 
not satisfy all of the factors and no single factor shall be determinative, to determine the following: 

(1) Whether the property in question will yield a reasonable return or whether there can be 
any beneficial use of the property without a variance; 

Applicant Response: Yes, the property will yield a reasonable return and the property 
will maintain its use without the variance. 

Staff Comment: ### 



 

Page 2 of 6 

 

 

(2) Whether the variance is substantial; 

Applicant Response: I do not believe that the variance is substantial considering the 
small scale of the project. The 15 ft by 30 ft run and coop allow for a 450 square foot 
area where the chickens are housed. The area can be easily converted back to its original 
state, every modification to the site is temporary. 

 
Staff Comment: ##### 

(3) Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the 
variance; 

 
Applicant Response: The character of the neighborhood remains unchanged. The vast 
majority of the community continues to be unaware of the flock. I plan on converting 
the site back to the original state prior to sale of the home. I do not believe the 
neighborhood would be or has been altered substantially. Our chickens have occupied 
the current location for 3.5 years and have not caused a detriment to any adjoining 
properties. 

Staff Comment: #### 

(4) Whether the variance would adversely affect the delivery of government services (i.e., 
water, sewer, garbage); 

 
Applicant Response: I do not believe delivery of government services would be 
impacted in any way. 

 
Staff Comment: ### 

 
(5) Whether the property owner purchased the property with knowledge of the zoning 

restriction; 

Applicant Response: At the time of purchase, I was unaware of the zoning restrictions 
due to misinformation circulating on social media, which included outdated and incorrect 
city ordinances regarding poultry within Vandalia city limits. 

Staff Comment: ### 
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(6) Whether the property owner’s predicament feasibly can be obviated through 
some method other than a variance; 

 
Applicant Response: I do not believe it can; our chickens are part of our family. Each 
has a specific personality and temperament. The flock benefits our family in a multitude 
of ways including educationally, nutritionally, and are a central part of our back yard 
ecosystem. 
 
Staff Comment: ### 

(7) Whether the spirit and intent behind the zoning requirement would be observed 
and substantial justice done by granting the variance; 

 
Applicant Response: I believe this to be the case. I will expand on my reasoning in 
section 8 below. 

Staff Comment: ### 
 
(8) Any other relevant factor to assist the Board of Zoning Appeals in weighing 

and balancing the public and private benefits and harms of the requested 
relief. 

Applicant Response: The impact of our flock is extremely minute considering the city as a 
whole. Yet I understand the zoning restrictions were constructed for public health and safety. Our 
chicken feed is stored in rodent-proof tins, placed out during the day and removed at night. The 
minimal feed exposure is less than that of conventional bird feeders found throughout the 
neighborhood. Noise concerns are also minimal. According to Pollock et al., some jurisdictions 
reject chickens with basis of nuisance factors like noise. He highlights a hen laying an egg will 
squawk for up 5 minutes producing 63 dBA (decibels-A level) from 2 feet away where as a dog 
barking may exceed 100 dBA for extended periods which is a much greater nuisance. Outside of 
egg-laying, hens are quiet and do not contribute to noise pollution. The research article also noted 
that North American sources describing zoonotic infectious disease risks from backyard flocks is 
limited and cannot be compared to developing countries such as China or India due to the vast 
differences in urban public health conditions. Pollock et al. state, “the perceived risk of ‘infectious 
diseases’ from backyard flocks is probably overestimated due in part to media attention on this 
issue.” Supporting this point, McDonagh et al. concluded in their study that no owners self-reported 
a diagnosis of salmonellosis in the Greater Boston, Massachusetts area where 53 flocks were 
housed on 50 residential properties. The articles scientific research detected Salmonella at low 
prevalence in backyard chickens making contamination highly unlikely. Similarly, an Argentinian 
study on avian influenza surveillance in backyard poultry found of the 8,000 serum samples and 
18,000 tracheal and cloacal swabs all were negative for avian influenza further supporting the 
extremely low risk of infectious disease to humans with regards to backyard flocks. These findings 
support the intent of current zoning regulations and demonstrate that public health and 
environmental standards will continue to be upheld with the approval of this variance. The data also 
affirms a reasonable balance between public interest and private benefit. 

 
Staff Comment: ###
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MEMORANDUM 
TO: Board of Zoning Appeals 
FROM: Ben Graham, Zoning and Planning Coordinator 
DATE: November 7, 2025 
SUBJECT: BZA 25-0011 – 9375 North Dixie Drive - Variance from City Code 

Section 1218.04(y)(1) “Maximum Retail Floor Area” 
 

General Information 
 
Applicant: Choice One Engineering 

440 East Hoewisher Ave 
Sidney, Ohio 45365 

 
Existing Zoning: Neighborhood Business (NB) 

 
Location: 9375 North Dixie Drive 

 Dayton, Ohio 45414 

Previous Case(s):                    October 28, 2003 F

1 

Requested Action: Recommendation to City Council 

Exhibits: 1- Application  
2- Criteria Responses 
3- Location Map 
4- Site Plan 
5- Purchase Contract 

 
Background 
 
The Applicant, Choice One Engineering, on behalf of S&S Leasing LLC has requested a variance 
to exceed the maximum allowed floor for a retail business establishment in the Neighborhood 
Business zoning district. The Applicant submitted a variance to have a retail establishment with a 
floor area of 10,640 square feet. City Code Section 1218.04(y)(1) provides that “in the NB district, 
retail establishments shall have a floor area of 5,000 square feet or less.” The building will have a 
floor area that is 5,640 square feet larger than what is permitted. The building will have 8,513 square 
feet of sales area and 1,177 square feet of storage area. 
  

 
1 On November 3, 2003, City Council approved Ordinance 03-16 to rezone 9375 North Dixie Drive from 
Office/Industrial Park (O/IP) to Community Business District (B-1). In 2004, all Community Business Districts had 
their name changed to Neighborhood Business.  
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The Applicant stated in his Letter of Justification that “the variance may look substantial on paper, 
but the physical result of the variance will not be substantial, as the building will only be longer 
towards the rear of the site, into the existing trees.” By exceeding the allowed 5,000 square feet, the 
occupant would be able to provide a greater variety of goods, and food. 
 
Variance Criteria 
 
In determining whether a property owner has suffered practical difficulties, the Board of Zoning 
Appeals and City Council shall weigh the following factors; provided however, an applicant need 
not satisfy all of the factors and no single factor shall be determinative, to determine the following: 
 

(1) Whether the property in question will yield a reasonable return or whether there can be 
any beneficial use of the property without a variance; 

 
Applicant Response: By allowing the building to exceed the 5,000 SF code, we will 
be able to service more of the community, provide more types and varieties of goods, 
provide more cooler areas for fresh and frozen foods, and provide enough storage to 
adequately service the store. 
 
Staff Comment: Staff feels that the property in question will yield a reasonable return 
and the property has a beneficial use without granting the variance. 
 

(2) Whether the variance is substantial;  
 
Applicant Response: The variance may look substantial on paper, but the physical result 
of the variance will not be substantial, as the building will only be longer towards the 
rear of the site, into the existing trees. The proposed building is also 50% smaller the 
directly adjacent properties, so this is not a substantial deviation from the existing 
makeup of the area. 
 
Staff Comment: Staff does not feel that the variance is substantial. 

 
(3) Whether the essential character of the neighborhood would be substantially altered or 

whether adjoining properties would suffer a substantial detriment as a result of the 
variance; 
 
Applicant Response: The character of the neighborhood will not be substantially 
altered as there are already buildings of the proposed size, or larger, across the street 
(30,000 SF) and directly adjacent to the South (24,500 SF), from the subject property. 
The property does not directly abut any residentially zoned properties either. 
 
Staff Comment: Staff does not feel that granting the variance would substantially alter 
the character of the neighborhood. 
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(4) Whether the variance would adversely affect the delivery of government services (i.e., 
water, sewer, garbage); 
 
Applicant Response: There will not be any significant impact on any public service as a 
result of this new store.  The store will only have 2 restrooms by code, no matter the size 
of the building, thus the granting of the variance does not change the amount of water or 
sewer required for this development.  The development is also likely to reduce the 
current utility usage based on the type of business currently on the property. 
 
Staff Comment: Staff does not feel that the variance would adversely affect the delivery 
of government services.  

 
(5) Whether the property owner purchased the property with knowledge of the zoning 

restriction; 
 

Applicant Response: We are under contract to purchase the property when all 
governmental approvals are received for the project.  The property is zoned commercial 
and is surrounded by commercial and industrial zoned land. 
 
Staff Comment: Staff believes that the property owner did have knowledge of the zoning 
restriction before purchasing the property.  

 
(6) Whether the property owner’s predicament feasibly can be obviated through 

some method other than a variance; 
 

Applicant Response: No. In order to provide these everyday goods at a discounted and 
reasonable price, have enough storage area to provide support to the business, by which 
also reduces the number of deliveries necessary to stock the store, the store must be the 
size requested. 
 
Staff Comment: Staff feels that the owner’s predicament cannot be obviated without a 
variance. 

 
(7) Whether the spirit and intent behind the zoning requirement would be observed 

and substantial justice done by granting the variance; 
 

Applicant Response: Yes, the intent of the zoning requirements would be met as the 
store will be of attractive nature, provide new business, jobs and taxes in the area, as 
well as provide an opportunity for residents to obtain everyday goods within a 
convenient distance. 
 
Staff Comment: Staff feels that the intent behind the zoning code would be observed 
and that substantial justice would be done by granting the variance. 
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(8) Any other relevant factor to assist the Board of Zoning Appeals in weighing 
and balancing the public and private benefits and harms of the requested 
relief. 

 
Applicant Response: By providing this variance, you will allow the most convenient, 
most reasonably priced, and most variety of goods to the surrounding population.  There 
will be no major harm that comes out of the granting of this variance, so the up-side of 
approving this variance is much more significant than any downside. 
 
Staff Comment: Staff feels that the existing lot can support a larger retail building, 
despite being in the Neighborhood Business zoning district. 

 
Recommendation 
 
Staff recommends the Board of Zoning Appeals recommend approval of the requested variance 
from City Code Section 1218.04(y)(1) for the purpose of allowing 10,640 square foot retail 
establishment at 9375 North Dixie Drive. 
 
The recommendation of the Board of Zoning Appeals will be forwarded to City Council for their 
review. 

 







Variance Review Criteria: 

 

1. Whether the property in ques�on will yield a reasonable return or whether there can 

be any beneficial use of the property with a variance: 

a. By allowing the building to exceed the 5,000 SF code, we will be able to service 

more of the community, provide more types and varie�es of goods, provide 

more cooler areas for fresh and frozen foods, and provide enough storage to 

adequately service the store. 

2. Whether the variance is substan�al: 

a. The variance may look substan�al on paper, but the physical result of the 

variance will not be substan�al, as the building will only be longer towards the 

rear of the site, into the exis�ng trees.  The proposed building is also 50% smaller 

the directly adjacent proper�es, so this is not a substan�al devia�on from the 

exis�ng makeup of the area.  

3. Whether the essen�al character of the neighborhood will be substan�ally altered or 

whether adjoining proper�es would suffer a substan�al detriment as a result of the 

variance: 

a. The character of the neighborhood will not be substan�ally altered as there are 

already buildings of the proposed size, or larger, across the street (30,000 SF) and 

directly adjacent to the South (24,500 SF), from the subject property. The 

property does not directly abut any residen�ally zoned proper�es either.  

4. Whether the variance would adversely affect the delivery of government services (ie, 

water, sewer, garbage): 

a. There will not be any significant impact on any public service as a result of this 

new store.  The store will only have 2 restrooms by code, no ma,er the size of 

the building, thus the gran�ng of the variance does not change the amount of 

water or sewer required for this development.  The development is also likely to 

reduce the current u�lity usage based on the type of business currently on the 

property.  

5. Whether the property owner purchased the property with knowledge of the zoning 

restric�on: 

a. We are under contract to purchase the property when all governmental 

approvals are received for the project.  The property is zoned commercial and is 

surrounded by commercial and industrial zoned land.  

 



6. Whether to property owner’s predicament feasibly can be obviated through some 

method other than a variance: 

a. No. In order to provide these everyday goods at a discounted and reasonable 

price, have enough storage area to provide support to the business, by which 

also reduces the number of deliveries necessary to stock the store, the store 

must be the size requested.  

7. Whether the spirit and intent behind the zoning requirements would be observed and 

substan�al jus�ce done by gran�ng the variance: 

a. Yes, the intent of the zoning requirements would be met as the store will be of 

a,rac�ve nature, provide new business, jobs and taxes in the area, as well as 

provide an opportunity for residents to obtain everyday goods within a 

convenient distance.  

8. Any other relevant factor to assist the Board of Zoning Appeals in weighing and 

balancing the public and private benefits and harms of the requested relief: 

a. By providing this variance, you will allow the most convenient, most reasonably 

priced, and most variety of goods to the surrounding popula�on.  There will be 

no major harm that comes out of the gran�ng of this variance, so the up-side of 

approving this variance is much more significant than any downside.  
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MEMORANDUM 
TO: Board of Zoning Appeals 
FROM: Ben Graham, Zoning and Planning Coordinator 
DATE: November 7, 2025 
SUBJECT: BZA 25-0012 – 112 Gabriel Street - Variance from City Code Section 

1224.01(e)(17)(B)(i) 

General Information 
 
Applicant: Bradley Blacker 

112 Gabriel Street 
Vandalia, Ohio 45377 

 
Existing Zoning: Residential Single-Family (RSF-3) 

 
Location: 112 Gabriel Street 

 Vandalia, Ohio 45377 

Previous Case(s):                    None 

Requested Action: Recommendation to City Council 

Exhibits: 1- Application  
2- Criteria Responses 
3- Location Map 
4- Site Plan 
5- Deck Drawings 

Background 
 
The Applicant, Bradley Blacker has requested a variance to have his porch encroach 10 feet into the 
minimum front yard setback. The proposed porch is 230 (23’x10’) square feet with a matching 
cover. An uncovered accessibility ramp is also planned for the site and would connect to the porch.0F

1  
 
City Code Section 1224.01(e)(17)(B)(i) provides that “if a porch or deck extends across more than 
25% of the width of the front or rear façade, the entire porch or deck shall meet the minimum 
building setback requirements for principal buildings in the applicable zoning district.” The porch 
would extend across 51.1% of the width of the front façade and would need to meet the front yard 
setback of the RSF-3 zoning district.1F

2 The front yard setback is 30 feet and the proposed front yard 
setback with the covered porch is 20 feet.  

 
1 The accessibility ramp is not included in the porch area, and is not part of this variance request. See also VCO 
1224.01(e)(1).  
2 If the porch or deck extends across 25% of the width of the front or rear facade or less, then the deck may encroach 
into any required front or rear yard setback up to eight feet. 
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The accessibility ramp is not part of this variance. City Code Section 1224.01(e)(1) provides that 
“ramps that provide access to buildings for the disabled are permitted in all zoning districts and may 
encroach into all setbacks but shall not encroach on a public sidewalk, easement, right-of-way, or 
street.”  
 
The Applicant stated in his Letter of Justification that “the deck size would make it easily accessible 
for someone in a wheelchair to maneuver and comfortably use the deck.” The property would 
benefit from adding a front deck with a wheelchair-accessible design to accommodate the 
homeowner’s aging father-in-law and improve mobility for the household. The deck would enhance 
the home’s appearance and curb appeal while providing a comfortable outdoor space to enjoy the 
neighborhood.” 
 
Variance Criteria 
 
In determining whether a property owner has suffered practical difficulties, the Board of Zoning 
Appeals and City Council shall weigh the following factors; provided however, an applicant need 
not satisfy all of the factors and no single factor shall be determinative, to determine the following: 
 

(1) Whether the property in question will yield a reasonable return or whether there can be 
any beneficial use of the property without a variance; 

 
Applicant Response: Property at 112 Gabriel Street would benefit from a deck on the 
front of the house because we are probably going to need a wheelchair ramp. My 
father-in-law lives with us and he will be 84 this December. His mobility is declining 
as is my own and we may be in need of a wheelchair sometime in the future. 
 
Staff Comment: Staff feels that the property in question will yield a reasonable return 
and the property has a beneficial use without granting the variance. 
 

(2) Whether the variance is substantial;  
 
Applicant Response: The deck size would make it easily accessible for someone in a 
wheelchair to maneuver and comfortably use the deck. 
 
Staff Comment: Staff feels that the variance is substantial. 
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(3) Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the 
variance; 
 
Applicant Response: The addition of the deck would definitely be an improvement to 
the property. It would allow us to sit on the front deck and enjoy the neighborhood. 
The house faces west so it gets sun all afternoon. It becomes quite hot in the summer 
and we aren’t able to use the front to relax. 
 
Staff Comment: Staff does not feel that granting the variance would substantially alter 
the character of the neighborhood. 

 
(4) Whether the variance would adversely affect the delivery of government services (i.e., 

water, sewer, garbage); 
 
Applicant Response: The location of the deck would not interfere with any delivery of 
any government services. 
 
Staff Comment: Staff does not feel that the variance would adversely affect the delivery 
of government services.  

 
(5) Whether the property owner purchased the property with knowledge of the zoning 

restriction; 
 

Applicant Response: I was not aware of any zoning restrictions when I purchased the 
house but never had any reason before now to check into it. 
 
Staff Comment: Staff believes that the property owner did not have knowledge of the 
zoning restriction before purchasing the property.  

 
(6) Whether the property owner’s predicament feasibly can be obviated through 

some method other than a variance; 
 

Applicant Response: Since the back of the house is a walkout basement, the steps inside 
the house to the basement are too difficult for my father-in-law to use. 
 
Staff Comment: Staff feels that the owner’s predicament can be obviated without a 
variance, but with a smaller porch that takes up 25% or less of the front façade width. 
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(7) Whether the spirit and intent behind the zoning requirement would be observed 

and substantial justice done by granting the variance; 
 

Applicant Response: I believe the deck on the front of the house would add an 
attractive appearance to the property and allow other improvements to the property to 
make it even more appealing. 
 
Staff Comment: Staff does not feel that the spirit and intent behind the zoning 
requirement would be observed, nor substantial justice done by granting the variance. 

 
(8) Any other relevant factor to assist the Board of Zoning Appeals in weighing 

and balancing the public and private benefits and harms of the requested 
relief. 

 
Applicant Response: My wife and I would like to make other improvements to the front 
yard such as some landscaping and decorative edging around our existing flowerbeds and 
around the deck that would tie everything together to increase the curb appeal of the 
house . 
 
Staff Comment: Staff does not feel that there are any other relevant factors and thus, 
this criterion is not applicable.  

 
Recommendation 

 
Staff recommends the Board of Zoning Appeals recommend denial of the requested 
variance from City Code Section 1224.01(e)(17)(B)(i) for the purpose of allowing a porch 
to encroach 10 feet into the front yard setback at 112 Gabriel Street.  
 
 

 







From: Bradley Blacker
To: Ben Graham
Subject: Variance Review Criteria
Date: Tuesday, October 21, 2025 7:55:48 PM

(1) Property at 112 Gabriel Street would benefit from a deck on the front of the house because
we are probably going to need a wheelchair ramp. My father-in-law lives with us and he will
be 84 this December. His mobility is declining as is my own and we may be in need of a
wheelchair sometime in the future. 
(2) The deck size would make it easily accessible for someone in a wheelchair to maneuver
and comfortably use the deck. 
(3) the addition of the deck would definitely be an improvement to the property. It would
allow us to sit on the front deck and enjoy the neighborhood. The house faces west so it gets
sun all afternoon. It becomes quite hot in the summer and we aren’t able to use the front to
relax. 
(4) The location of the deck would not interfere with any delivery of any government
services. 
(5) I was not aware of any zoning restrictions when I purchased the house but never had any
reason before now to check into it. 
(6) Since the back of the house is a walkout basement, the steps inside the house to the
basement are too difficult for my father-in-law to use. 
(7) I believe the deck on the front of the house would add an attractive appearance to the
property and allow other improvements to the property to make it even more appealing. 
(8) My wife and I would like to make other improvements to the front yard such as some
landscaping and decorative edging around our existing flowerbeds and around the deck that
would tie everything together to increase the curb appeal of the house .

Thank you for your attention to this matter. 

Respectfully submitted,

Bradley & Fonda Blacker(co-owners)
112 Gabriel St
Vandalia OH 45377

Sent from AT&T Yahoo Mail for iPhone
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