
 
City of Vandalia Board of Zoning Appeals  

Regular Meeting Agenda 
April 9, 2025 

Council Chambers  
https://us02web.zoom.us/j/7206872780?omn=89298680042 

6:00 p.m. 
 

1. Call to Order 

2. Attendance 

3. Old Business 
4. New Business 

a. BZA 25-0004 Rear Deck Setback – 1200 Wilhelmina Drive 

5. Approval of Minutes 

a. Board of Zoning Appeals Minutes: March 12, 2025 

6. Communications 

7. Adjournment 
 

 

https://us02web.zoom.us/j/7206872780?omn=89298680042


Board of Zoning Appeals 
April 9, 2025 

Study Session – April 21, 2025 
City Council – May 5, 2025 
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MEMORANDUM 

TO: Board of Zoning Appeals 

FROM: Ben Graham, Zoning and Planning Coordinator 

DATE: April 4, 2025 

SUBJECT: BZA 25-0004 – 1200 Wilhelmina Drive - Variance from City Code 

Section 1224.01(e)(17)(B)(ii) “Rear Deck Setback” 

 

General Information 

 

Applicant: Kaitlyn Dosch 

1200 Wilhelmina Drive 

Vandalia, Ohio 45377 

 

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

 

Location: 1200 Wilhelmina Drive  

 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 Rendering 

Background 
 

The Applicant, Kaitlyn Dosch, has requested a variance to have a deck encroach into the minimum 

rear yard setback. City Code Section 1224.01(e)(17)(B)(i) provides that “if the porch or deck 

extends across more than 25 percent 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 Applicant has proposed constructing a new 338 (13’x26’) square deck in her rear yard. The 

minimum rear yard setback is 35 feet. The house is currently setback at 18 feet from the property 

line and is already encroaching 17 feet into the rear yard setback. The proposed deck would 

encroach an additional 13 feet into the rear yard setback, causing the overall setback to be 5 feet 

from the property line. 
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In the Letter of Justification, the Applicant explained “the adjacent neighbors are fully in favor of 

this deck installation, as it will enhance the beauty and functionality of our property. We have 

designed the plan to leave a 5’ space between the deck’s eastern edge, and the back edge of our 

property. Note that the entire property eastern border adjacent to the proposed deck is edged by a 

very large hedgerow belonging to our neighbors.” 

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: Installation of the proposed deck will enhance the beauty and 

use of the property, increasing its value. 

 

Staff Comment: Staff feels the property in question will yield a reasonable return and 

the property has a beneficial use without granting of the variance. 

 

(2) Whether the variance is substantial;  

 

Applicant Response: This variance is not substantial. The new deck will cover an 

existing concrete/stone patio. 

 

Staff Comment: Staff feels the variance is somewhat 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: Installation of this deck will actually improve the use of the 

property, and enhance the visual appeal to adjoining properties. 

 

Staff Comment: Staff does not feel that granting the variance with the proposed 

condition 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: No effect on government services as planned. 

 

Staff Comment: Staff does not feel the variance would adversely affect the delivery of 

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

restriction; 

 

Applicant Response: No. The owner was unaware of this zoning restrict at the time of 

property purchase. 

 

Staff Comment: Staff believes 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: Question is not applicable to this request. 

 

Staff Comment: Staff feels the owner’s predicament cannot be obviated without a 

variance because the existing house is already encroaching 17 feet into the rear yard 

setback requirement. Any new addition or deck, regardless of size would need a variance 

to further encroach into the rear yard setback. 

 

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

and substantial justice done by granting the variance; 

 

Applicant Response: The zoning requirement is primarily intended to ensure 

neighborhood attractiveness and functionality are maintained. This deck installation is a 

visual improvement to the property and will not detract from the neighborhood. It will 

have zero impact on the adjacent neighbor’s property. 
 

Staff Comment: Staff feels that substantial justice would be done, but does not feel the 

intent behind the zoning code would be strictly observed 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 adjacent neighbors are fully in favor of this deck 

installation, as it will enhance the beauty and functionality of our property. We have 

designed the plan to leave a 5’ space between the deck’s eastern edge, and the back 

edge of our property. Note that the entire property eastern border adjacent to the 

proposed deck is edged by a VERY large hedgerow belonging to our neighbors. We 

foresee zero negative impacts to this variance. 

 

Staff Comment: Staff notes that the current house layout is legal nonconforming, with 

a rear yard setback of 18 feet, whereas the code requires a minimum of 35 feet. 
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Recommendation 

 

Staff recommends the Board of Zoning Appeals to recommend approval of the requested 

variance from City Code Section 1224.01(e)(17)(B)(i) for the purpose of allowing a deck to be 

placed 5 feet from the rear property line at 1200 Wilhelmina Drive. 

 

The recommendation of the Board of Zoning Appeals will be forwarded to City Council for their 

review. 
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14 March 2025

To Whom It May Concern:

This letter is justification for variance permitting the installation of a wooden deck in the rear yard of 1200 
Wilhelmina Drive, Vandalia, OH 45377. (Parcel I.D # B02 00919 0032). Below are specific responses to the Variance 
Review Criteria questions included with the application instructions:

(1) Whether the property in question will yield a reasonable return...
Installation of the proposed deck will enhance the beauty and use of the property, increasing its value.

(2) Whether the variance is substantial.
This variance is not substantial. The new deck will cover an existing concrete/stone patio.

(3) Effect on neighborhood character or detriment to adjoining properties.
Installation of this deck will actually improve the use of the property, and enhance the visual appeal to 
adjoining  properties.

(4) Will this variance adversely affect any government services.
No effect on government services as planned.

(5) Did property owner purchase the property with knowledge of the zoning restriction?
No. The owner was unaware of this zoning restrict at the time of property purchase.

(6) Can the property owners predicament obviated through another method?
Question is not applicable to this request.

(7) Would the spirit and intent behind the zoning requirement be observed and substantial justice done by granting 
the variance.

The zoning requirement is primarily intended to ensure neighborhood attractiveness and functionality are 
maintained. This deck installation is a visual improvement to the property, an will no detract from the 
neighborhood. It will have zero impact on the adjacent neighbor’s property.

(8) Any other relevant factors?
The adjacent neighbors are fully in favor of this deck installation, as it will enhance the beauty and 
functionality of our property. We have designed the plan to leave a 5’ space between the deck’s eastern 
edge, and the back edge of our property. Note that the entire property eastern border adjacent to the 
proposed deck is edged by a VERY large hedgerow belonging to our neighbors. We foresee zero negative 
impacts to this variance.

I am confident the deck installation resulting from this variance will enhance our property and the neighborhood 
appearance overall. Thank you for your consideration f this variance request.

Sincerely,

Kaitlyn Dosch, Homeowner
1200 Wilhelmina Dr.
Vandalia, OH 45377
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DRAFT 
Minutes of the City of Vandalia Board of Zoning Appeals 

March 12, 2025 
 
 

Agenda Items 
 

1. Call to Order 
2. Attendance 
3. Old Business 
4. New Business 

a. BZA 25-0003 Six Foot Fence in Zone A – 320-326 Dellsing Drive 

5. Approval of Minutes 
a. Board of Zoning Appeal Minutes: February 26, 2025 

6. Communications 
7. Adjournment 

Members Present: Mr. Mike Flannery, Mr. Mike Johnston, Mr. Kevin Larger, 
and Mr. Steve Stefanidis 

Members Absent: Mr. Robert Wolfe 
Staff Present: Mr. Ben Graham, Zoning and Planning Coordinator 

Others Present: Mr. Jonathan Frederick, Ms. Jennifer Haney, Mrs. Rhonda 
Webster, Mr. Ken Webster 

 
1. Call to Order 

Mr. Flannery called the meeting to order at 6:01 p.m. Mr. Flannery described the BZA as a 
recommending body that evaluated the BZA application and stated that the City Council made the 
final decision on all appeal and variance requests but will not hold a public hearing such as BZA. 
She noted that City Council would hear the request at the meeting on April 7, 2025, at 7:00 p.m.  
 

2. Attendance  
Four of the members were in attendance. Mr. Wolfe was absent. 
 
Mr. Johnston made a motion to excuse Mr. Wolfe. Mr. Stefanidis seconded the motion. The motion 
passed 4-0. 
 

3. Old Business 
 
Mr. Graham confirmed that there was no old business. 
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4. New Business  
 

a. BZA 25-0003 Six Foot Fence in Zone A – 320-326 Dellsing Drive 

Mr. Graham gave the report from Staff stating that the Applicant, Jonathan Frederick, has 
requested a variance to construct a 6-foot fence on his corner lot within Zone A. City Code 
Section 1224.01(e)(9)(D)(iii) provides that “Zone A shall be the area lying between the street 
right-of-way line and a line parallel to and a minimum of 15 feet behind the existing front line of 
the building foundation. See Figure 1224-C.” Fencing in Zone A shall not exceed 42 inches in 
height in any residential zoning district and shall not be constructed within 3 feet of an existing 
right-of-way line. 
 
Mr. Graham stated that the Applicant has proposed removing the existing snow fence on his 
property and replacing it with a vinyl privacy fence. The new fence would be placed along the 
back property line would extend 351 feet into Zone A. If a nonconforming fence is being replaced 
with a new fence, then it must comply with the standards of this section per City Code Section 
1224.01(e)(9)(H). 
 
Mr. Graham reported that the Applicant stated in his Letter of Justification that the primary 
reasons for requesting the variance are to enhance safety and privacy. The purpose of extending 
the fence is to increase their area of privacy and to have a barrier to keep random individuals out 
of their personal space. Without the variance, the 6-foot fence would have to end at the corner of 
the house. Alternatively, it could extend into Zone A, but with a maximum height of 3.5 feet. 
 
Mr. Graham reported that Staff recommends the Board of Zoning Appeals to recommend 
approval of the requested variance from City Code Section 1224.01(e)(9)(D)(iii) for the 
purpose of allowing a six-foot fence to be placed within Zone A at 320-326 Dellsing Drive 
with the following condition: 
 

1. The fence shall not extend more than 20 feet into Zone A. 
 
Mr. Graham referred to the PowerPoint to show the location of Zone A and Zone B for fences. 
 
Mr. Flannery invited the Applicant to address the Board. 
 
Mr. Frederick introduced himself as the property owner at 320-326 Dellsing Drive. 
 
Mr. Frederick mentioned that he has resided at this property for approximately 7 years and has 
encountered multiple issues during that time. He has an RTA bus stop at the corner of his property 
and has had to call the police multiple times to report intoxicated individuals, and individuals 
sleeping on his property. There is a lot of trash, liquor bottles and broken glass that gets littered 
onto his property by the individuals who use the RTA bus stop. 
  

 
1 This was later corrected by the applicant that the fence would only go 24 feet into Zone A, not 35 feet. 
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Mr. Frederick added that he has a 7-year-old daughter, and he wants his family to be safe from 
the individuals who access his property. 
 
Mr. Frederick stated that he lives at a busy intersection at the corner of Dellsing Drive and Pool 
Avenue. The road there was busier than expected as they get constant 1st, 2nd and 3rd shifters 
coming and going at all hours of the day. 
 
Mr. Frederick stated that the six-foot fence would extend their privacy on their own property as 
there is a lot of activity on the corner of Dellsing Drive and Pool Avenue. There were multiple 
people who cut through his yard and there was an incident where he had to take an individual to 
court for video recording his property and verbally threatening his life. 
 
Mr. Frederick pointed out that his two neighbors at 737 Pool Avenue, Mrs. Rhonda Webster and 
Mr. Ken Webster, came to the meeting today to support the fence variance. 
 
Mr. Frederick expressed concern with the potential traffic ramifications of the 30 new condos 
coming to Pool Avenue, the number of hit and runs incidents at the intersection, the lack of speed 
limit signs on Pool Avenue and Dellsing Drive, and the individuals from the nearby car 
dealerships test driving cars.  
 
Mr. Frederick stated that he was a commercial/residential property and reiterated his concern that 
this variance is for the safety of his family. He does not believe a 4-foot fence would not provide 
the proper amount of privacy. He expressed concerns that his daughter could be easily snatched 
up with a smaller fence. The goal of the fence is to expand the area of privacy and play for his 
daughter and dog to utilize the property. 
 
Mr. Frederick thanked the Board for their time. 
 
Mr. Flannery asked the Applicant if he understood the proposed condition recommended by Staff. 
Mr. Frederick replied he was unaware of the proposed condition. 
 
Mr. Graham explained the location of Zone A with fences. 
 
Mr. Frederick stated that he only wanted the fence to extend 24 feet into Zone A with a 17-foot 
setback from the sidewalk. Mr. Graham apologized and stated that the minutes and memo would 
reflect that he only wanted to extend the fence 24 feet into Zone A. 
 
Mr. Frederick stated that the fence extending into Zone A would have three 8-foot sections.  
 
Mr. Frederick added that individuals should not be able to park their vehicle at the corner of the 
RTA bus stop. 
 
Mr. Graham stated that Staff would not be opposed to extending the condition to 24 feet based 
on the premade fence sizes. 
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Mr. Larger wanted to confirm if the fence would be placed 17 feet from the sidewalk. Mr. 
Frederick confirmed that to be the case. 
 
Mr. Graham stated the Board can update the condition to 24 feet if they choose to do so. 
 
Mr. Johnston wanted to confirm if the fence is white vinyl. Mr. Frederick confirmed the fence is 
white vinyl. 
 
Mr. Graham confirmed with Mr. Webster that he was the neighbor at 737 Pool Avenue. Mr. 
Webster stated yes and that he supports the variance. 
 
Mr. Flannery asked if there were any individuals who called into support or oppose the variance. 
Mr. Graham replied no. 
 
Hearing no further questions or comments, Mr. Flannery closed the public hearing.  
 
Mr. Flannery then proceeded to the variance review criteria. 
 

(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; 

 
BZA Comment: The Board agreed the property in question will yield a reasonable return 
and that the property has a beneficial use without granting the variance. 
 
(2) Whether the variance is substantial; 

 
BZA Comment: The Board agreed 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;  

 
BZA Comment: The Board agreed that granting the variance with the proposed condition 
would not substantially alter the character of the neighborhood. 
 
(4) Whether the variance would adversely affect the delivery of government services (i.e., 

water, sewer, garbage);  
 

BZA Comment: The Board agreed that the variance would not adversely affect the delivery 
of government services. 
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(5) Whether the property owner purchased the property with knowledge of the zoning 
restriction; 

 
BZA Comment: The Board agreed 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; 
 

BZA Comment: The Board agreed the owner’s predicament can be obviated without a 
variance, but this would require either reducing the fence height at the proposed location or 
moving the six-foot fence further back on the property. 
 
(7) Whether the spirit and intent behind the zoning requirement would be observed and 

substantial justice done by granting the variance; 
 

BZA Comment: The Board agreed the intent behind the zoning code would not be observed 
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; and 
 

BZA Comment: The Board agreed that the current layout of the house is legally 
nonconforming as the rear yard setback is 16 feet and the code requires it to be 35 feet.  

 

Mr. Flannery reported that staff recommends the Board of Zoning Appeals recommend 
approval of the requested variance from City Code Section 1224.01(e)(9)(D)(iii) for the 
purpose of allowing a six-foot fence to be placed within Zone A at 320-326 Dellsing Drive 
with the following condition: 
 

1. The fence shall not extend more than 20 feet into Zone A. 
 
Mr. Flannery called for a motion. 
 
Mr. Larger made the motion to recommend approval of the requested variance from City Code 
Section 1224.01(e)(9)(D)(iii) for the purpose of allowing a six-foot fence to be placed within Zone 
A at 320-326 Dellsing Drive with the following condition: 
 

1. The fence shall not extend more than 24 feet into Zone A. 
 
Mr. Johnston seconded the motion. The motion passed 4-0.  
 
Mr. Frederick thanked the Board for their recommendation.  
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Mr. Graham advised the applicant that it would be in his best interest to attend the City Council 
Study Session on March 17, 2025, at 6:00 p.m. and the City Council Meeting on April 7, 2025, at 
7:00 p.m. 
 
Mr. Flannery stated he agreed that there should be a speed limit sign on the Applicants Street. 
Mr. Frederick agreed. Mr. Graham replied that he would pass this concern along. 
 

5. Approval of Minutes 
 

a. Board of Zoning Appeal Minutes: February 26, 2025 
 

Mr. Stefanidis made a motion to approve the February 26, 2025, Meeting Minutes. Mr. Johnston 
seconded the motion. The motion passed 4-0. 
 
Mr. Larger commented that Mr. Graham took good notes. Mr. Graham thanked Mr. Larger. 
 

6. Communications 
 
Mr. Graham reported there are no hearing items for March 26, 2025, meeting date.  
 
Mr. Graham stated that there would likely be a meeting on April 9, 2025. Mr. Johnston asked 
about the potential variance. Mr. Graham replied that the variance would be to have the deck 
closer to the rear property line. 
 

7. Adjournment 
 
Mr. Johnston made a motion for adjournment. Mr. Stefanidis seconded the motion. The motion 
passed 4-0. 
 
The meeting was adjourned at 6:31 p.m.   
 
   
_____________________________      
Mike Flannery 
Chair 
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