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To: BZA/PRC

From: Cathi Spaugy, Community Development Administrator

Date: June 8, 2026

Subject: Staff Report for BZA Case #26-02: 3883 Upper Bellbrook Road

Summary of the Request

The applicant and property owner Scott Carlson is requesting approval for a variance of Zoning
Code section 18.05A to allow the construction of a shed (320 sq. ft.) in the side/front yard of
the property. The desired construction/placement of the shed is the reason for the variance
request as 18.05 — Accessory Buildings states the following:

Zoning Code for reference (with applicable portions to the request bolded)

18.05A — Accessory Buildings

In a residential zone, no garage or other accessory building shall be erected within a required
side yard or front yard.

Applicant Information

Scott Carlson, Applicant and Property Owner

Current Zoning District

R-1AA, One-Family Residential

Parcel Identification

L35-0001-0001-0-0018-00

Additional Actions or Next Steps to be taken by the City

The Board of Zoning Appeals will decide on the variance request at its meeting on June 16, 2026.

Applicant’s Reason for the Request




The applicant wants to construct/place a shed (320 sq. ft.) in the side/front yard of the property.

The applicant’s statement regarding the request is included in the packet.

The surrounding land use within 1,000 feet includes Residential ( R-1A and PD-1).

N/A

Existing public utilities include water, storm, sanitary sewer, gas and electric.

N/A

N/A

N/A

N/A

Supporting documents are attached.

Staff recommend that the Board of Zoning Appeals consider the request.
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= Section A: Applicant & Property Information

Field Detail

Applicant Name Scott Carlson

Mailing/Property Address 3883 Upper Bellbrook Rd, Bellbrook, OH 45305
Contact Number (937) 602-2621

Legal Description of Property See Attachment 1

Section B: Description & Nature of Variance Requested

The applicant is requesting a variance to place an accessory structure (storage shed)
within the designated side yard setback, integrated into a natural clearing within the
wooded area.

Due to severe topographical constraints—specifically a rock creek that cuts
longitudinally across both sides and the rear of the home—there is no physically viable
or safe location to construct the accessory structure in the rear yard. The proposed
side-yard placement is the only logical location that avoids ecological disruption,
preserves the mature tree canopy, and ensures safe access. Please refer to Attachments
2-4 for site layout and photos.

&a Section C: Evaluation of Factors & Practical Difficulties

The Ohio standard for an area variance requires the Board to determine whether the
zoning regulations impose "practical difficulties" upon the property owner. Below is a
structured analysis demonstrating how the property meets these criteria.

Factor to Consider Analytical Response & Justification

1. Whether the property will yield  No Beneficial Use of Standard Amenities. While the property

a reasonable return or whether remains viable as a single-family residence. the strict application of

there can be any beneficial use of the setback rules deprives the owner of a basic. beneficial utility

the property without the variance. standard to residential properties: secure, accessible accessory
storage. Due to the rock creek boundary, the property cannot
support a standard backyard shed without this variance.



2. Whether the variance is
substantial.

3. Whether the essential
character of the neighborhood
would be substantially altered or
whether adjoining properties
would suffer a detriment.

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

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

6. Whether the property owner's
predicament can be obviated
through some method other than
a variance.

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

R. Section D: Contact & Inquiry

No. The requested variance is minor in scope. The proposed
accessory structure will fully comply with all other applicable
zoning, height, construction, and safety regulations. It represents a
minimal deviation tailored strictly to the unique topography of the
lot.

No Detriment / Enhancement of Character. The property is a
large. 5.8-acre, heavily wooded tract located nearly a half-mile
down a private lane. The shed will be tucked into a natural opening,
surrounded by dense mature trees, making it virtually invisible from
the main thoroughfare. Only two properties exist further down the
private lane (one of which is vacant). The structure will only be
minimally visible to a single neighbor traveling south. The natural
positioning preserves the rural. wooded aesthetic of the
neighborhood.

No Impact. The property is accessed via a private drive. The
proposed location of the shed will not obstruct. interfere with, or
impact the delivery of any public or emergency services, including
water, sanitary sewer. emergency response, or utility maintenance.

Not Applicable / Pre-existing Conditions. The physical and
topographical limitations of the land—specifically the location of
the rock creek and the mature forest growth—are natural. pre-
existing conditions that are entirely distinct from any prior
knowledge of zoning restrictions.

No Feasible Alternative. Denying the variance would force the
applicant to place the shed approximately 200 yards away from the
residence. with a steep incline, on the opposite side of a rock creek.
This alternative introduces severe safety hazards, requiring the
homeowners to repeatedly cross wet. uneven rocks while hauling
heavy maintenance equipment. tools, and yard supplies up and
down a steep slope. The variance is the only option that ensures
basic physical safety.

Yes. The intent of setback requirements is to prevent overcrowding,
protect adjacent properties. and maintain neighborhood aesthetics.
Because of the property's size (5.8 acres). dense forestation. and
isolated location. granting this variance maintains the spirit of the
code. Conversely, denying it would create an inequitable hardship
and an active safety hazard. failing the test of substantial justice.
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Situated in the City of Bellbrook, Greene County, Ohio, Section 32, Town 3, Range 6, M.R.S,,

being part of the remaining part of an 8.502 acre {ract of land and all of a 2.659-acre tract of lag d
conveyed 1o D.L. & 8.J. Gariett recorded in Volume 185, Page 077, and Volume 1464, Pagf63™
of the Greene County Official Records being more particularly described as follows:

_marking the northwest corner of said Section 32; thence with the ncrtheﬁy line g Secti
89 Deg. 55’ 00” E. 2331,18 feet to a 7/8" iron pin (fnd) marking the northeast cé;n el ': e,
J.K. Maguire’s remaining part 12.426 acre tract (O.R. 340/461}, the nnrﬁ;%west wﬁzaf f 5. K
R.U. Hayes 29,4265 acre tract (O.R. 1077/818), and being in the south line of the B card of
Education Sugarcreek Local School District’s tract (D.B. 317/229); thenc: Wil ]
westerly line and Maguire’s easterly line S. 0 deg. 05° 30” W, 179.96 fect z@ a
marking a northeast corner of said Garrett’s 2.659 acre tract; anc -
f ihe True Point of Beginning for the tract of land herein desed z’aeti

! zrégm pin {set)
o’ s,}id ;mgmre being

Thence with said Hayes westerly line and becoming the fine ef S’f Hmm‘[ahrey 3 28.4265 acre
tract { O.R. 492!028} S. 0 deg. 05° 30" W, 769.82 §~~~t to s 5/8" xm:i*? in (set); '

Thence by new division line through the lan@f (3&; *@tt N. 89 deg. 48° 017 W, 466.46 feetto a
. PX. nail {set) in the center ofa 39’ wsdth private iam a&.: zngress and egress;

Tizence N 07 deg. 2?’ 53" E 309 G"* i .,et tq adr ‘3” iron ;}m (se{) marking a comner fo smd

. fhenceN O deg. 05 30" E. 463 g+ fcet* X
250.00 feet to the Tme }"mm nf Beg, «mug

This descnptmsz coniams )

3.143 acres oud of *"?mg':?’s 18

Bage 390 of the Greene Connty Deed and Vol. 1065, Page 718
'@fﬁcia ﬁewrds Iron pins refer:ed to as {set) are 5/8% daametez 30" in

el in Vi ima 427, ]
of 1ixe Gm@ae C&
ieng%h w%ﬂa 2 yeii

Descﬁpﬁcn Check
Grsene County Enginser's Tax Maop Dapt,

<=2 Leyally Sufficient As Déscribed
Legally Sufficient With Corrections Notech

Survay ﬁ@g@g@iﬁé I8y — Legally Insuficient, New Survey Requireq

" Gresns Courty 7 wfg &@( By: _
Recoxd No_3 2 @m Y (1 Dote:_Z%/2 Z-
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%ellbf()Ok Notice of Public Hearing

The Bellbrook Board of Zoning Appeals
will conduct a public hearing on
Tuesday, June 16, 2026, at 6:30 p.m.

City Council Chambers (second floor)

15 East Franklin Street, Bellbrook, Ohio 45305.

BZA Case #26-02: 3883 Upper Bellbrook Road

The Bellbrook Board of Zoning Appeals will hold a public hearing on a variance request for
3883 Upper Bellbrook Rd. The variance request of the Bellbrook Zoning Code Section
18.05A(Accessory Buildings — in a residential zone, no garage or other accessory building shall
be erected within a required side or front yard) is for a shed to be erected in the side/front yard
of the property due to a rock creek running through the rear yard.

If you have questions, please contact the City of Bellbrook Community Development
Department at (937) 848.4666 or cathi@bellbrook.gov

This publication was mailed June 4, 2026



