
  
VILLAGE OF YELLOW SPRINGS 
BOARD OF ZONING APPEALS 

 MEETING AGENDA 
 

The Village of Yellow Springs Board of Zoning Appeals will convene on  
Wednesday, April 15, 2026 at 5:00 PM.  

 
You may express your views in writing by providing a copy to the Clerk of Council for inclusion 
in the record of the hearing.  Please submit your letter by no later than Thursday, April 9, 2026 
for inclusion in the BZA packet: however, all letters received any time prior to the hearing 
will be provided to Board of Zoning Appeals members and the Zoning Administrator.  The 
application, as prepared by the petitioner, may be examined at the office of the Zoning 
Administrator on the 2nd floor of the Bryan Community Center, 100 Dayton Street, Yellow 
Springs, Ohio 45387 at any time during regular office hours or on the Village website at 
www.yso.com after Friday, April 10, 2026.  Questions regarding the application, zoning code or 
procedures may be directed to the Zoning Department, Aaron Arellano, phone (937) 767-1702 or 
by email to aaron.arellano@yellowsprings.gov. 
 

 
CALL TO ORDER 

 
 ROLL CALL 
 
 REVIEW OF AGENDA 
 
 COMMUNICATIONS  
 
 REVIEW OF MINUTES 
  Review of Minutes for September 24, 2025. 
 
 PUBLIC HEARINGS  

Variance Request R-C; High Density Residential District—114 South Walnut 
Street. Kim Lamkau, property owner, has submitted an application for a variance seeking 
relief from Chapter 1248.03(b) for Sideyard Setback and Chapter 1264(a)(7) Accessory 
Buildings and Structures.  Greene County Parcel #F19000100100007300. 

 
Variance Request R-C; High Density Residential District—777 Xenia Avenue. 

Steve Pitchel, property owner, has submitted an application for a variance seeking relief 
from Chapter 1248.03(b) for front yard setback. Greene County Parcels 
#F19000100080013600, #F19000100080013700. 

 
AGENDA PLANNING  

 
 ADJOURNMENT 
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VILLAGE OF YELLOW SPRINGS 
BOARD OF ZONING APPEALS 

MINUTES 

In Council Chambers @ 5:30 P.M.    Wednesday, September 24, 2025 

CALL TO ORDER 
 The meeting was called to order at 5:30 p.m. by Anthony Salmonson, Chair. 
 
ROLL CALL 
 Anthony Salmonson, Chair, and members Dino Pallotta and Alternate Chad Runyon were 
present.  Planning and Economic Development Director, Meg Leatherman, was present vial ZOOM due 
to illness. Matt Raska arrived at 5:32. 
 
COMMUNICATIONS 
 The Clerk noted that neighboring property owner Rich Miller had phoned to express his 
agreement with the variance request. 
 
REVIEW OF AGENDA 
 There were no changes made. 
 
REVIEW OF MINUTES 
 Minutes for BZA Meeting of August 27, 2025 were reviewed.  Pallotta MOVED and Raska 
SECONDED a MOTION TO ADOPT THE MINUTES AS WRITTEN.  The MOTION PASSED 4-0 on 
a VOICE VOTE. 
 
PUBLIC HEARING 
 Salmonson swore in all citizens and Leatherman. 
 

Variance: Pamela Funderburg, property owner, has submitted a Variance application seeking 
relief from side setback at 250 Allen Street. Chapter 1248.03(b) Dimensional Requirements, Chapter 
1278.04 Variances. Low Density Residential District (R-A). Greene County Parcel 
#F19000100160006200. 

 
After delineating compliance with all noticing requirements, Leatherman introduced the hearing 

as follows: 
 
The applicant proposes to construct a new garage for personal use, including vehicle storage and 

a small workshop. No electric or HVAC installation is planned. Under Village Code, a garage is 
considered an accessory structure and is permitted in the R-A District, subject to approval of an 
Accessory Structure application prior to Building Permit issuance. 

 
A variance of eight feet is requested to allow placement of the garage within the side yard setback 

so that the garage would be two feet from the property line. This orientation would preserve driveway 
access to the rear yard, enabling the property owner to maintain backyard features, including existing 
trees. 

Leatherman noted that there is an existing electric line located on the property that supplies 
service to the home and will need to be relocated. The property owner is aware of this and is coordinating 
with Ben Sparks, Village Electric Superintendent. The fees for relocating the electric service line will 
need to be paid prior to start of construction and the line will need to be fully relocated prior to approval 
of the final building permit.  
 
 Leatherman noted that due to the proximity of the proposed structure to another structure on the 
adjoining property, the Building Department may require construction of a firewall.  If required, this will 
be identified when the Building Permit is obtained. 
 
 Pallotta inquired whether, if HVAC and electric were installed in the future, the structure could 
become an Accessory Dwelling Unit. 
 
 Leatherman noted that an ADU would require Conditional Use approval. 
 
 Salmonson OPENED THE PUBLIC HEARING. 
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There being no comment, Salmonson CLOSED THE PUBLIC HEARING. 
  
The Clerk then read the Duncan Standards as applicable to the variance of three feet, to allow a 

side yard setback of two feet, calling roll on each standard: 
 
(1) Whether the property in question will yield a reasonable return or whether there can be any 

beneficial use of the property without the variance; Runyon: Y; Pallotta: Y; Raska: Y; 
Salmonson: Y 

 
(2) Whether the variance is substantial; Runyon: Y; Pallotta: Y; Raska: N; Salmonson: Y 

 
(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;  
Runyon: N; Pallotta: N; Raska: N; Salmonson: N 
 

(4) Whether the variance would adversely affect the delivery of governmental services such as 
water distribution, sanitary sewer collection, electric distribution, storm water collection, or 
refuse collection; Runyon: N; Pallotta: N; Raska: N; Salmonson: Y 

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

Runyon: Y; Pallotta: N; Raska: N; Salmonson: Y 
 
(6) Whether the property owner's predicament feasibly can be obviated through some method 

other than a variance; Runyon: N; Pallotta: N; Raska: Y; Salmonson: Y 
 
(7) Whether the existing conditions from which a variance is being sought were self-created;  

Runyon: Y; Pallotta: Y; Raska: N; Salmonson: Y 
 

(8) Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting the variance; Runyon: Y; Pallotta: Y; Raska: Y; 
Salmonson: Y 
  

Pallotta MOVED and  Raska SECONDED a MOTION TO APPROVE A VARIANCE 
REQUEST OF EIGHT FEET, TO ALLOW A SIDE YARD SETBACK OF TWO FEET WITH THE 
CONDITION THAT PRIOR TO APPROVAL OF THE FINAL BUILDING PERMIT, THE EXISTING 
ELECTRIC SERVICE LINE IS REROUTED WITH APPROVAL OF VILLAGE PUBLIC WORKS.  
The MOTION PASSED 4-0, ON A ROLL CALL VOTE.  
 
AGENDA PLANNING 
 Leatherman noted no requests. 
  
 The builder present for Funderburg and Funderburg had several questions related to the 
requirement to relocate the existing electric line.  These were discussed with the Board and Leatherman. 
 
 Leatherman stressed that as long as the Electric Superintendent signs off on the relocation plan 
for the electric service line, the condition will be considered met. 
 
ADJOURNMENT 

There being no further business, Runyon MOVED and Pallotta SECONDED a MOTION to 
adjourn.  The MOTION PASSED 4-0 on a voice vote.  Meeting ADJOURNED at 5:48PM. 
 
 
 
 
______________   __________________________ 
 
Anthony Salmonson, Chair Attest:  Judy Kintner, Clerk 
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TO:   Board of Zoning Appeals 
FROM:   Aaron Arellano, Planning & Economic Development Coordinator 
REPORT DATE: Wednesday April 8, 2026 
MEETING DATE: Wednesday April 15, 2026 
RE: BZA02-2026 – Variance – 114 S Walnut St. – Kim Lemkau 
 

SUMMARY 
 
Kim Lemkau, property owner, has submitted a Variance application (Exhibit A) seeking relief from the 
required 10-foot setback; Chapter 1248.03(b) and from the required 800 square foot maximum 
accessory structure size; Chapter 1260.04(a). The property is located at 114 S. Walnut St. in the High 
Density Residential (R-C) District. 
 
This is two separate variance requests: 

1. Variance request to reduce the required minimum total side yard setback by (5) five feet. 
2. Variance request of 432 sq ft to allow the proposed ADU structure to exceed the maximum 

allowed size of 800 sq. ft. (1,232 sq ft proposed) 
These variances are being requested due to the unusual nature of the triangular lot shape.  
 
The owner plans to demolish the existing non-conforming barn that currently extends two inches over the 
south lot line. The request is being made to build a structure that will accommodate two vehicles. Due to 
the unusual lot configuration, the owner has proposed two single-garage bays. The owner plans to 
construct a living unit above the garage area that includes one bedroom, one bathroom, a kitchen, a 
living room, and a laundry closet.  
 
 
Rear Lot Line Definition 
 
“Lot line, rear – In the case of a triangular lot, the rear lot line shall be an imaginary line parallel to the 
front lot line, not less than ten feet long, lying furthest from the front lot line and wholly within the lot. A 
through lot has no rear lot line.” 
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The red outline in the image below shows the current garage that will be demolished. The green outline 
shows the proposed location for the new garage with an upstairs unit. 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
Should the Variance be approved by the Board, the owners would need to complete additional steps 
prior to starting construction. The applicant will be required to obtain Conditional Use approval from 
Planning Commission for construction of an ADU. In addition, a New Construction application is 
required to be reviewed by staff and subsequently a building permit.   
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Vicinity Map 
 
 
 

PROJECT DESCRIPTION 
 
ZONING DISTRICT: High Density Residential (R-C) 
APPLICANT: Kim Lemkau 
PROPERTY OWNER: Kim Lemkau 
REQEUSTED ACTION: Variance – Total Side Yard Setback & Maximum ADU Allowed Size 
PARCEL ID: F19-0001-0010-0-0073-00 
PUBLIC NOTICE: Adjoining property owners were mailed a notice on March 31, 2026 (Exhibit B), signs 
were posted on the property on April 3, 2026 (Exhibit C), and a notice was published in the YS News on 
April 3, 2026 (Exhibit D).  
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APPLICABLE CODE & STAFF FINDINGS 
 

1260.04(a)   Accessory Buildings and Structures.    

(1)   Accessory buildings or garages shall be considered to be part of the principal building and subject to 
all setback requirements of the principal building, if structurally and architecturally integrated into the 
building or if attached by an enclosed breezeway or similar enclosed structure not greater than ten feet 
in length. Detached accessory buildings shall be located at least ten feet from any principal building. 

Finding: The proposed structure will be 18 feet and 6 inches away from the principal building. 

(5)   An accessory building or structure designed for and containing a vehicle entrance to be accessed 
from an existing publicly dedicated and commonly used alley may be located on the rear lot line, if 
parking space plans have been approved by the Zoning Administrator. 

Finding: The newly proposed garage will contain vehicle entrances off of an alley. 

 

1278.04   VARIANCES. The Board's power to grant variances from the dimensional provisions of the 
zoning code, including by way of example, lot size, width, setbacks, parking requirements and height, 
shall be in harmony with the intent and purposes of the code, as provided below. 

(a)   Variance Standards. Variances from the terms of the code shall be granted only where the applicant 
shows that the strict application of a zoning requirement causes practical difficulties in the use of the 
property. The factors to be considered and weighed by the Board in determining whether a property 
owner has encountered practical difficulties in the use of the property include, but are not limited to: 

(1)   Whether the property in question will yield a reasonable return or whether there can be any 
beneficial use of the property without the 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 substantial detriment as a result of the variance; 
(4)   Whether the variance would adversely affect the delivery of governmental services such as 
water distribution, sanitary sewer collection, electric distribution, storm water collection, or 
refuse collection; 
(5)   Whether the property owner purchased the property with knowledge of the zoning restriction; 
(6)   Whether the property owner's predicament feasibly can be obviated through some method 
other than a variance; 
(7)   Whether the existing conditions from which a variance is being sought were self-created; and 
(8)   Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting the variance. 

 

(b)   The Board shall determine, after weighing the factors described above and any other factors the 
Board deems relevant, whether the property owner has shown practical difficulties so inequitable as to 
justify granting a variance to the property owner. 

Finding: The proposal has practical difficulties so inequitable as to justify a variance. The irregular triangular lot 
shape makes constructing a new and usable conforming garage difficult.  
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RECOMMENDATION 
 
The Board of Zoning Appeals shall consider the application (Exhibit A) with the requirements outlined in 
Section 1278.04. Staff recommends APPROVAL of the application with the following conditions:  
 
CONDITIONS OF APPROVAL: 

1. Obtain Conditional Use approval from Planning Commission prior to construction of ADU 
 
 
Sincerely, 

 
 
 

Aaron Arellano 
Planning & Economic Development Coordinator 
Village of Yellow Springs 
 
 
 
EXHIBIT LIST:  
Exhibit A – Application 
Exhibit B – Neighbor Notice 
Exhibit C – Yard Sign Posting 
Exhibit D – YS Newspaper Notice 
 
 
 
 
 

 















 
-Public Notice- 

PUBLIC HEARING 

VILLAGE OF YELLOW SPRINGS BOARD OF ZONING APPEALS 
 
Notice is hereby given that: 

Variance Request – R-C; High Density Residential District—114 South Walnut St. Kim 
Lamkau, property owner, has submitted an application for a variance seeking relief 
from Chapter 1248.03(b) for side yard setback and Chapter 1264(a)(7) Accessory 
Buildings and Structures. Greene County Parcel #F19000100100007300 

 
A PUBLIC HEARING WILL BE HELD ON THIS PETITION BY 
THE VILLAGE OF YELLOW SPRINGS BOARD OF ZONING 

APPEALS ON: 
DATE: Wednesday, April 15, 2026   TIME: 5:00 p.m. 

LOCATION: John Bryan Center, Second Floor – Council Chambers  
100 Dayton St. 

 
 



This notice provides you and every other interested party the opportunity to have input 
at the hearing. You may express your views in writing for inclusion in the record of the 
hearing by providing a copy to the Clerk of Council at clerk@yellowsprings.gov, or by 
calling 937-767-9126. Please submit your letter by no later than Thursday, April 9, 
2026 for inclusion in the Board packet: however, all letters received any time 
prior to the hearing will be provided to the Board members and the Zoning 
Administrator. The applications, as prepared by the petitioners, may be examined at 
the office of the Zoning Administrator on the 2nd floor of the Bryan Community Center, 
100 Dayton Street, Yellow Springs, Ohio 45387 or on the Village website at 
www.yellowsprings.gov after Friday, April 10th, 2026. Questions regarding the 
applications, zoning code or procedures may be directed to the Planning & Economic 
Development Coordinator Aaron Arellano, phone (937) 767-3401 or by email to 
aaron.arellano@yellowsprings.gov . 
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TO:   Board of Zoning Appeals 
FROM:   Aaron Arellano, Planning & Economic Development Coordinator 
REPORT DATE: Wednesday April 8, 2026 
MEETING DATE: Wednesday April 15, 2026 
RE: BZA03-2026 – Variance – 777 Xenia Ave. – Steven Pitchel 
 

SUMMARY 
 

Steven Pitchel, applicant, submitted a Variance application (Exhibit A) seeking relief from the front yard 
setback, from Chapter 1248.03(b). The property is located at 777 Xenia Ave. in the High Density 
Residential (R-C) District.  

 
This variance request has one component: 

1. Variance request of (15) fifteen feet in the front yard 
 
The property is a “corner lot” and VC section 1260.01(a) requires that corner lots have two front yards. 
Because of this, the property has two front yards, one frontage along Xenia Avenue and another frontage 
along East Center College. The setback requirement is a minimum of 20’ in any front yard in the R-C High 
Density Residential Zone. The applicant is seeking this variance to be able to construct a new 
greenhouse structure on the property. 
 

 
 
 
 
 

 
 
 
 
 
If granted, the proposed structure would be 5 ft from the front property line along East Center College 
Street. The proposed greenhouse would be 18’x24’. As proposed, the required front yard setback along 
Xenia Avenue will be met. 
 
Should the Variance be approved by the Board, the owners would need to complete additional steps 
prior to starting construction. First, a New Construction application is required to be reviewed by staff 
and subsequently a building permit.  
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Vicinity Map 
 
 
 

PROJECT DESCRIPTION 
 
ZONING DISTRICT: High Density Residential (R-C) 
APPLICANT: Steven Pitchell 
PROPERTY OWNER: 777 Xenia, LLC 
REQEUSTED ACTION: Variance – Front Yard Setback 
PARCEL ID(s): F19-0001-0008-0-0136-00, F19-0001-0008-0-0137-00 
PUBLIC NOTICE: Adjoining property owners were mailed a notice on March 31, 2026 (Exhibit B), signs 
were posted on the property on April 3, 2026 (Exhibit C), and a notice was published in the YS News on 
April 3, 2026 (Exhibit D).  
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APPLICABLE CODE & STAFF FINDINGS 

 
1278.04   VARIANCES. The Board's power to grant variances from the dimensional provisions of the zoning 
code, including by way of example, lot size, width, setbacks, parking requirements and height, shall be in 
harmony with the intent and purposes of the code, as provided below. 

(a)   Variance Standards. Variances from the terms of the code shall be granted only where the applicant shows 
that the strict application of a zoning requirement causes practical difficulties in the use of the property. The 
factors to be considered and weighed by the Board in determining whether a property owner has encountered 
practical difficulties in the use of the property include, but are not limited to: 

(1)   Whether the property in question will yield a reasonable return or whether there can be any 
beneficial use of the property without the 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 substantial detriment as a result of the variance; 
(4)   Whether the variance would adversely affect the delivery of governmental services such as water 
distribution, sanitary sewer collection, electric distribution, storm water collection, or refuse collection; 
(5)   Whether the property owner purchased the property with knowledge of the zoning restriction; 
(6)   Whether the property owner's predicament feasibly can be obviated through some method other 
than a variance; 
(7)   Whether the existing conditions from which a variance is being sought were self-created; and 
(8)   Whether the spirit and intent behind the zoning requirement would be observed and substantial 
justice done by granting the variance. 

 

(b)   The Board shall determine, after weighing the factors described above and any other factors the Board 
deems relevant, whether the property owner has shown practical difficulties so inequitable as to justify granting 
a variance to the property owner. 

 
Finding: The proposal has practical difficulties so inequitable as to justify a variance for several reasons. Given 
the lot lines of the property, the setback from the road off East Center College will be larger than 5 feet. In 
addition, the setbacks along the main Front Yard of Xenia Avenue will be met. This variance will not affect 
sightlines for vehicles traveling North on Xenia Ave turning on E South College St or vehicles on E South College 
turning South onto Xenia Avenue.  
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RECOMMENDATION 
 
The Board of Zoning Appeals shall consider the application (Exhibit A) with the requirements outlined in 
Section 1278.04. Staff recommends APPROVAL of the application. 
 
 
Sincerely, 

 
 
 

Aaron Arellano 
Planning & Economic Development Coordinator 
Village of Yellow Springs 
 
 
 
EXHIBIT LIST:  
Exhibit A – Application 
Exhibit B – Neighbor Notice 
Exhibit C – Yard Sign Posting 
Exhibit D – YS Newspaper Notice 
 













 
-Public Notice- 

PUBLIC HEARING 

VILLAGE OF YELLOW SPRINGS BOARD OF ZONING APPEALS 
 
Notice is hereby given that: 

Variance Request – R-C; High Density Residential District—777 Xenia Ave. Steve 
Pitchel, property owner, has submitted an application for a variance seeking relief from 
Chapter 1248.03(b) for front yard setback. Greene County Parcels 
#F19000100080013600, #F19000100080013700 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A PUBLIC HEARING WILL BE HELD ON THIS PETITION BY 
THE VILLAGE OF YELLOW SPRINGS BOARD OF ZONING 

APPEALS ON: 
DATE: Wednesday, April 15, 2026   TIME: 5:00 p.m. 

LOCATION: John Bryan Center, Second Floor – Council Chambers  
100 Dayton St. 

 



This notice provides you and every other interested party the opportunity to have input 
at the hearing. You may express your views in writing for inclusion in the record of the 
hearing by providing a copy to the Clerk of Council at clerk@yellowsprings.gov, or by 
calling 937-767-9126. Please submit your letter by no later than Thursday, April 9, 
2026 for inclusion in the Board packet: however, all letters received any time 
prior to the hearing will be provided to the Board members and the Zoning 
Administrator. The applications, as prepared by the petitioners, may be examined at 
the office of the Zoning Administrator on the 2nd floor of the Bryan Community Center, 
100 Dayton Street, Yellow Springs, Ohio 45387 or on the Village website at 
www.yellowsprings.gov after Friday, April 10th, 2026. Questions regarding the 
applications, zoning code or procedures may be directed to the Planning & Economic 
Development Coordinator Aaron Arellano, phone (937) 767-3401 or by email to 
aaron.arellano@yellowsprings.gov . 
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