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The lot has only one contiguous property. Per the Franklin County Auditor, this is the 
owner’s name and mailing address, though it appears the property is a rental. 

 

Zachary Bias 
118 Walnut Street 
Gahanna, OH 43230 



October 5, 2025 
 
City of Gahanna 
Department of Planning 
200 S. Hamilton Rd. 
Gahanna, OH 43230 
 
RE: Statement of Variance for new detached garage to replace existing detached garage at 134 
Short Street 
 
Dear Ms. Wicker: 
 
We are requesting a variance to Gahanna City Zoning Code: 

● Chapter 1105, Section 1105.02 – Specific Use Regulations, subsection (a)(6) An accessory 
use must comply with setback and height regulations, unless otherwise noted in this 
Zoning Ordinance.   

● Chapter 1103, Section 1103.18(e) – Creekside Residential Development standards, 
subsection (b) – Front Setback of 15 ft.  

● We request a setback for a new detached garage from the Short Street lot line of 0 ft., a 
variance of 15 ft. The existing detached garage is over the Short Street lot line, so its 
removal and the placement of the new garage within the lot line would improve the current 
situation. 

 
Special circumstance or conditions: 

Placement of a new garage within the lot is limited to the existing garage location due to the 
location of the house and trees on the lot. The lot is also narrow, and compliance with the 
required front and side setbacks, while working around the location of trees, would result in 
a garage that is extremely small and lacking functionality. 
 
The existing garage is on the corner of Short Street and Lodge Alley and has mature trees on 
the other two sides (see photo of two 80-foot Norway Spruce a Black Walnut tree). With the 
placement of the proposed new garage, we are mindful of our distance from the trees in 
order to minimize our impact on their root structure. We have consulted with Arborist 
Solutions and are making efforts to preserve the health of the trees. To this end, the 
proposed new garage will be a pole structure, which disturbs much less of the ground and 
roots than a traditional building with a full footer. Builder Kirkham Building System, Inc. was 
chosen for their expertise in building pole structures.  
 

Necessary for preservation and enjoyment of property rights: 
The variance would allow for construction of a new garage to replace an old structure that 
is in disrepair and unable to hold two vehicles. The new garage would allow for a two-car 



parking width, space for personal storage, and space for a small personal-use workshop at 
the back of the garage.  
 
The variance is necessary for the economical use of the property and such economical use 
is not easily achieved through some method other than a variance. The property will be 
used to provide protected parking space for two vehicles rather than one and will provide 
useful space that is otherwise unavailable in the principal structure.  

 
Will not adversely affect health or safety: 

Our variance request improves the existing situation. The existing garage structure, initially 
constructed in 1909, is over the Short Street lot line by 1’4”. We propose to remove the 
existing structure and construct a new garage that is comparable in size and fully within the 
lot lines. 
 
The variance is not likely to result in substantial change to the essential character of the 
neighborhood as it makes a very minimal change to the existing situation. It does not 
impede any viewing angles from adjacent properties or significantly alter current land 
usage. 
 
The variance is not likely to result in damage to adjoining properties, as it would not result in 
a new structure being any closer to the adjoining property than the existing structure. 
 
The variance is not likely to affect the delivery of governmental services as it would not 
interfere with any governmental service. 
 
The variance is not likely to result in environmental impacts greater than what is typical for 
other lots in the neighborhood, as it is consistent with other garages along Lodge Alley. 
 
The variance is not likely to undermine the objectives of the land use plan.  

 
Sincerely, 
Erica Cook 
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Sight Triangle Photo #1 

 

 

  



Sight Triangle Photo #2 

 

  



Showing line of sight from Short Street 

 

  



Showing line of sight from Lodge Alley #1 

 

  



Showing line of sight from Lodge Alley #2 

 

  



Showing existing driveway available to avoid sight triangle 

 

 

 



Erica Cook < >

Variance request information - 134 Short Street
Zachary Bias < > Sat, Nov 8, 2025 at 10:36 PM
To: Erica Cook < >

Thank you for providing the application for a variance on 134 Short street. As the owner of the adjacent property of 118
Walnut street, I am in support of the update to the detached garage as it will improve the neighborhood aesthetic and
update the property. Please reach out should you need anything further. 
Sent from my iPad

On Nov 1, 2025, at 9:02 AM, Erica Cook < > wrote:

Hi Zach,

Thank you for your willingness to review this information and provide us with a statement. From my review
of other variance applications, the statements from neighbors in support of an application are generally
quite brief - a couple of sentences. If you or your wife have any questions, we're happy to answer them. I've
included the "description of variance request" below, which was submitted to the city along with the attached
documents. 

In short, we are looking to remove the existing garage and rebuild a garage of nearly the same size in
almost the exact same location, as you can see on the new garage site plan overlay. It will move back a foot
from Short Street, in order to have it within the lot lines, but it will be slightly shorter in depth, so it will be a
few feet further away from the black walnut. The variance is needed because the setback from the Short St.
lot line is 15 feet, which would make it difficult to build a garage of a usable size. 

Thanks,
Erica

Description of Variance Request *

Request for variance from Gahanna Zoning Code Section 1105.02 - Specific Use
Regulations, subsection (a)(6) An accessory use must comply with setback and height
regulations, unless otherwise noted in this Zoning Ordinance, and Section 1103.18(e) -
Creekside Residential; (b) - Front Setback of 15'. Our requested setback from the Short
Street lot line is 0', a variance of 15'. The existing garage structure sits over the lot line,
so this variance request improves the existing situation.

The lot is on the corner of Walnut Street and Short Street. The house and garage both
face Short Street. The garage is on the corner of Short Street and Lodge Alley.

The existing garage, initially constructed in 1909, is over the Short Street lot line by
1'4", as shown in the boundary survey completed on September 30, 2025 (attached).
The iron pins that mark the corners of the property were found and are notated on the
survey. The existing garage is 34' long and 18' wide, with a bumpout that makes it 24'
wide for part of the structure.

At the back of the existing garage is a mature Black Walnut tree. To the side of the
existing garage, between the garage and the house, are two 80' Norway Spruce trees.

The proposed new garage would be constructed within the Short Street lot line. It is
proposed to be 30' long and 24' wide. This would allow for a two-car parking width, and

12/24/25, 5:23 PM Gmail - Variance request information - 134 Short Street

https://mail.google.com/mail/u/0/?ik=ad18bf4a83&view=pt&search=all&permmsgid=msg-f:1848282322857212335&dsqt=1&simpl=msg-f:18482823228… 1/2



storage and a small personal-use workshop at the back of the garage. We are mindful
of our distance from the trees on the property in order to minimize our impact on their
root structure, while staying within the lot lines of the property. The attached drawings
from Kirkham Building System, Inc. show the design and placement of the proposed
new garage. Please note that the site plan overlay uses the mortgage survey drawing
completed in May 2025, which is less detailed than the boundary survey completed on
September 30, 2025, but still shows our intent to build within the lot lines.

<Statement of Variance.docx>
<New garage site plan overlay over mortgage survey.pdf>
<New garage design.pdf>
<Boundary Survey 20250930.pdf>

12/24/25, 5:23 PM Gmail - Variance request information - 134 Short Street

https://mail.google.com/mail/u/0/?ik=ad18bf4a83&view=pt&search=all&permmsgid=msg-f:1848282322857212335&dsqt=1&simpl=msg-f:18482823228… 2/2



 

 

 

 
 

 

 

PLANNING COMMISSION STAFF REPORT 
 

200 South Hamilton Road  Gahanna, OH 43230 
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Project Summary – 134 Short Street  

 

Meeting Date: February 11, 2026 

 

Zoning: Creekside Residential (CR) 

 

Application Type(s): Variance (V) 

 

Staff Representative: Maddie Capka, Planner II 

 

Recommendation: Staff recommends approval of the application.  

 

Location Map:  
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Staff Review 

 

Overview 

The applicant is requesting approval of a variance to allow a detached garage to be located within a 

front yard setback. The site is a corner lot and has frontage on both Short St and Walnut St, meaning it 

has two front property lines. There is an existing garage in the northwest corner of the site, and it 

encroaches into the right-of-way on Short St and Lodge Alley to the rear. The existing garage was built in 

1909, and the applicant states it is in disrepair and needs to be replaced. 

The proposed garage is 708 SF and would have access from Short St, just like the current garage. It will 

have charcoal grey steel siding and a brown (“burnished slate”) steel roof. The existing garage can only 

fit one car, and the new garage will be able to fit two. It will not encroach into the ROW at all. The 

applicant states it is a similar size to the existing garage. 

For sites zoned Creekside Residential (CR), there is a front setback of 15 ft. The garage is 0 ft from the 

front property line on Short St, so a variance application is required. Specific to CR, there is a 0 ft setback 

along alleys since there are many existing garages less than 5 ft from property lines abutting alleys. 

The applicant is limited to where the garage can be placed due to the narrow lot and three mature trees 

(two measuring over 80 ft tall) that cannot be disturbed. The proposed garage is 0 ft from the west 

property line along Short St and 1 ft from the north property line along the alley. The Engineering 

Department reviewed the application and there are no sight triangle issues with the proposed garage 

location. 

Review Criteria 

Variance (V) 

The following variances have been requested: 

1. 1103.18 – Creekside Residential 

a. The front setback for all structures is 15 ft. 

b. The proposed garage is 0 ft from the front west property line. 

 

Before granting a variance, Planning Commission shall find that: 

a) The variance is not likely to result in substantial change to the essential character of the 

neighborhood; 

b) The variance is not likely to result in damage to adjoining properties; 

c) The variance is not likely to affect the delivery of governmental services (e.g., water, sewer, 

garbage); 

d) The variance is not likely to result in environmental impacts greater than what is typical for 

other lots in the neighborhood; 

e) The variance is necessary for the economical use of the property, and such economical use of 

the property is not easily achieved through some method other than a variance; and, 



Page 3 of 3 

 

f) The variance is not likely to undermine the objectives of the land use plan. 

g) Whether the variance is substantial and is the minimum necessary to make possible the 

reasonable use of land or structures; and, 

h) The practical difficulty could be eliminated by some other method, even if the solution is less 

convenient or more costly to achieve. 

 

Recommendation 

Staff recommends approval of the variance request. The existing garage encroaches into the ROW and is 

over 100 years old, and its new placement will align more closely with code requirements. Additionally, 

there is limited space on the site to construct a garage since it’s narrow and contains multiple mature 

trees that are being preserved. Staff believes that the proposed garage is in character with the 

surrounding area and will not have any negative effects. 
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