
 
 

 VILLAGE OF YELLOW SPRINGS  
PLANNING COMMISSION 

  
 The Village of Yellow Springs Planning Commission will meet in regular session on Monday, April 9, 2018 at 7PM in Village 

Council Chambers on the second floor of the Bryan Community Center, 100 Dayton Street, Yellow Springs, Ohio 45387  
  

CALL TO ORDER  
 
ROLL CALL 
 
REVIEW OF AGENDA  
  
REVIEW OF MINUTES 
 Minutes of March 12, 2018 
 
COMMUNICATIONS    
 
COUNCIL REPORT 
 
CITIZEN COMMENTS 
 
PUBLIC HEARINGS:  

1. Conditional Use Application – Jake Brummett of Trail Town Brewing at 101 Corry 
Street in the B-1, Central Business District, is seeking approval for a mobile vending food 
truck.  Parcel ID # F19000100100005100 

 
2. Text Amendment – The Village of Yellow Springs is applying for an amendment to the 

Streets, Utilities and Public Service Code for the use and maintenance of Village rights-
of-way: 

 
Amend Chapter 1020.04 Maintenance Requirements – changing the maximum height of 

plant growth  
 
3. Text Amendments -The Village of Yellow Springs is applying for text amendments to 

the zoning code to correct errors or further clarify the language: 
 

a. Amend Chapter 1248.01 (a) R-A, Low Density Residential District – removing the 
word “approximate” to density requirements 

 
b. Amend Table 1250.03a Dimensional Requirements: Business Districts – correcting 

an error from side yard to rear yard 
 

c. Amend Chapter 1260.04 (a) (6) Uses: Accessory Buildings and Structures – adding 
the word “gross” to floor area to match the definition for calculating the size 

  
d. Amend Chapter 1262.02 (b) Procedures for Public Notices – changing the 

responsible official from the Clerk of Council to the Planning & Zoning 
Administrator 

 



e. Amend Chapter 1262.08 (e) (1) Conditional Use Requirements Specific 
Requirements for Residential Accessory Dwelling Units – changing the requirement 
of a microwave oven and stove  

 
f. Amend Chapter 1266.03 Permitted Signs – Adding an exemption to the maximum 

number of signs not visible from the street or public property 
 

g. Amend Chapter 1284.03 Definitions: C-D – modifying the definitions of density and 
how to calculate dwelling units per acre  

 
h. Amend Chapter 1284.08 Definitions: R-S: - adding solar panels to the sample listing 

of types of structures 
 

OLD BUSINESS 
 Review of the Comprehensive Land Use Plan 
 
NEW BUSINESS 
 Discussion regarding RV parking and RVs/Tiny Homes/Mobile Homes 

Discussion regarding Minimum Lot Frontages 
 

AGENDA PLANNING 
 

ADJOURNMENT 



1 

 

Planning Commission 
Regular Meeting Minutes 

 
 
Council Chambers 7:00pm             Monday, March 12, 2018 
 
 
CALL TO ORDER 
 The meeting was called to order at 7:00 P.M.   
 
ROLL CALL                      
 Planning Commission members present were Vice-Chair, Rose Pelzl, serving as Chair, Council 
Representative Marianne MacQueen, Frank Doden, Susan Stiles and Ted Donnell.  Also present were Denise 
Swinger, Zoning Administrator, and Chris Conard, Village Solicitor.  AJ Williams was present in the audience as 
Alternate. 
 
REVIEW OF AGENDA 
 There were no changes made. 
 
REVIEW OF MINUTES 

Minutes of February 26, 2018 were reviewed. MacQueen MOVED to ADOPT THE MINUTES AS 
Amended.  Doden SECONDED and the MOTION PASSED 5-0. 

 
VOTE FOR VICE CHAIR 
 Pelzl CALLED THE VOTE on the MOTION MADE February 26, 2018 to elect Doden Vice Chair.  The 
MOTION PASSED 5-0 on a Roll Call vote. 
 
VOTE FOR CHAIR 

Pelzl CALLED THE VOTE on the MOTION MADE February 26, 2018 to elect Pelzl Chair.  The MO-
TION PASSED 5-0 on a Roll Call vote. 

 
COMMUNICATIONS  

Pelzl noted a letter from the Antioch “Ad Hoc Fells Renovation Committee”. 
 
COUNCIL REPORT 

MacQueen stated that she would like to know where the Urban Service Boundary for the western border 
lies.  This is significant in working with Tecumseh Land Trust, she opined, in that land should not be conserved 
within that boundary, but should be conserved outside of the boundary. 

 
She asked that Planning Commission weigh in on the location of the boundary, and affirm the idea of 

conserving outside, rather than within the boundary. 
 
Donnell commented that conservation is clear, since it depends upon what properties run into the water-

shed, which need to be conserved. 
 
Swinger stated that she will provide a clearer map. 
 
MacQueen noted a Housing Needs Assessment presentation and subsequent meetings of the Housing Ad-

visory Board.  She noted upcoming meetings which will elicit public opinion and input on the matter of Housing 
availability and planning for the Village. 

 
MacQueen urged Planning Commission members to commit to attending at least one session of the 

Community Conversations. 
 
CITIZEN COMMENTS 
 Peter Townsend of the Antioch College “Ad Hoc Fels Renovation Committee” informed the Planning 
Commission of a concept paper the group has produced that suggests turning the Fels building into an apartment 
building. 
 
 Swinger suggested to Townsend that they may not need to rezone the property, and offered to meet with 
Townsend to go over options available. 
 
PUBLIC HEARINGS:  
 Donnell noted that he is an adjacent neighbor and has known the Holyokes for many years.  He stated that 
he does not believe that this would affect his ability to be impartial with regard to the hearing, but left the decision 
up to the Planning Commission. 
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 Pelzl polled the Commission, and there was no objection to Donnell remaining at the table. 
Conditional Use Application – Andrew and Elizabeth Holyoke, owners of 107 Cliff Street in the R-C, 

High Density Residential District, are seeking approval for an accessory dwelling unit.  Parcel ID # 
F19000100110024800. 

 
Swinger explained the hearing in question as follows: 
 
Mr. and Mrs. Holyoke want to construct a garage/second floor accessory dwelling unit with a post and 

beam structure with straw bale infill, a building method they’ve used successfully in other locations around Yel-
low Springs.  

The property meets the minimum lot area requirements of 4,800 sq. ft. with a 0.172 acre or 7,492 sq. ft. 
lot.  

 
The property meets the minimum lot width of 40 feet, with two front lot lines, one measuring 54.80 feet 

abutting Railroad Street and the other measuring 144.21 feet abutting Cliff Street.   
 
The maximum lot coverage for this property of all structures is 50% or 3,746 sq. ft.     
 
The property contains the principal dwelling at 1,242 sq. ft.  With the proposed garage/ accessory dwell-

ing unit at 560 sq. ft., the total square feet of all structures will be 1,802 sq. ft., representing 48.1 percent of the 
allowable lot coverage. 

Donnell commented that the request fits the intent of the zoning code. 

Donnell MADE A MOTION TO APPROVE THE CONDITIONAL USE AS PRESENTED.  MacQueen 
SECONDED. 

Andy Holyoke responded to a question from Swinger, stating that he and his wife do potentially plan to 
move into the ADU at a later point. 

 
Holyoke noted a letter from a neighbor in support, commenting that he didn’t think he needed to present 

it, given the general support for the application. 
 
PC and Holyoke discussed the requirement in the code that all ADU’s provide a microwave oven. 
 
Holyoke expressed agreement with a condition exempting him from providing a microwave. 
 
Pelzl OPENED THE PUBLIC HEARING.  There being no comment, Pelzl CLOSED THE PUBLIC 

HEARING. 
 
Planning Commission discussed the motion on the floor. 
 
Pelzl MOVED TO APPROVE THE CONDITIONAL USE WITH THE CONDITION THAT A MI-

CROWAVE IS NOT REQUIRED.  Stiles SECONDED. 
 
DONNELL ASKED THAT THE ORIGINAL MOTION BE AMENDED TO REQUIRE EITHER A 

STOVE OR A MICROWAVE, BUT NOT BOTH. STILES SECONDED THE REQUEST FOR AN AMEND-
MENT. 

 
Pelzl CALLED THE VOTE ON THE AMENDED MOTION.  The MOTION PASSED 5-0 on a roll call 

vote. 
 

OLD BUSINESS 
Comprehensive Land Use Plan (CLUP).  PC discussed how best to approach the rewrite effort. 
 
Doden advised that the effort should not begin with the “small stuff”, such as appendixes, etc., but should 

begin with an overview of the entire document. 
 
Doden suggested deciding which sections should remain and which should be added and where as a start.  

Once that is determined, he stated, individual sections can be attempted. 
 
Donnell commented that the index needs to be reworked for a more linear and logical presentation, with a 

broad overview moving to the specifics.  The current document, he commented, is “all over the place”. 
 
Donnell commented that more visual attachments would be useful, maps in particular. 
 
Donnell asked that the document be re-indexed to begin. 
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PC agreed to add the CLUP to the agenda for the April meeting, with the idea of a work session special 

meeting at a later point. 
 
Doden asked PC members to review the CLUP and make comment regarding content and organization as 

a preparation for the next meeting. 
 
Donnell asked that the Bicycle Enhancement Committee document and map be included, along with the 

latest sidewalk study. 
 
The Clerk agreed to make available any requested documents. 
 
Donnell asked what properties around the Village are already under conservation easement. 
 
Pelzl asked for a document listing all of the conditional use hearings and approvals.  This was discussed 

briefly. 
 
Swinger commented that a list of potentially developable land would be useful. 
 
MacQueen asked for a map as to where businesses are located within the Village. 
 
Donnell commented that the CLUP is a policy document, as different from the zoning code. 
 
Donnell commented that walkability and bike-ability should be prominent in the document. 

 
NEW BUSINESS 
 There was no New Business. 
 
AGENDA PLANNING 
 Swinger noted that PC will discuss the CLUP at their April meeting. 
 
ADJOURNMENT 

At pm, 7:52 Stiles MOVED and Doden SECONDED a MOTION TO ADJOURN.  The MOTION 
PASSED 5-0 ON A VOICE VOTE. 
  
 
 
__________________________________ 
Rose Pelzl, Chair 

__________________________________ 
Attest:  Judy Kintner, Clerk   

 

Please note:  These minutes are not verbatim.  A DVD copy of the meeting is available at the Yellow Springs 
Library during regular Library hours, and in the Clerk of Council’s office between 9 and 3 Monday through Friday. 
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PLANNING COMMISSION  

MEETING DATE:  Monday, April 9, 2018  

STAFF REPORT: Denise Swinger, Zoning Administrator 

LOCATION:  101 Corry Street 

ZONING DISTRICT:  B-1, Central Business District 

APPLICANT: Jake Brummett, owner of Trail Town Brewing and Wander & Wonder 

PROPERTY OWNER:  International Transaction, Inc.  

REQUESTED ACTION: Request for a conditional use permit, per Yellow Springs Zoning 
Ordinance Table 1250.02 Schedule of Use - Business Districts, Table 1258.01 Schedule of Uses 
by District, Chapter 1262 Conditional Use Requirements, and Chapter 1264 Parking and Loading.  
HEARING NOTICE: “Conditional Use Application – Jake Brummett of Trail Town Brewing at 
101 Corry Street in the B-1, Central Business District, is seeking approval for a mobile vending 
food truck.”   
 
GREENE COUNTY PARCEL ID #F19000100100005100 

PROPERTY INFORMATION AND ANALYSIS:  
A conditional use application for a mobile vending food truck at 101 Corry Street was submitted 
to the Zoning Office for a hearing before the Planning Commission (Case #PC18-04).  The 
property is located at the southeast corner of Dayton and Corry Street in the Central Business 
District.  It is the location of the future Trail Town Brewing, owned by Mr. Brummett.  The lot has 
two front yard lot lines with the Dayton Street line measuring 71 feet and the Corry Street line 
measuring 91 feet (Exhibit A).  The entrance to the paring area faces Corry Street.  The current 
zoning code regarding lot lines states that “on a corner lot, the rear lot line is opposite the shorter 
of the two front lot lines.  This would make the lot line abutting Peach’s Grill the side yard.  This 
lot line is 90.04 feet, leaving the back yard lot line with an estimated measurement of 61.49 feet. 
 
 
STAFF ANALYSIS OF THE APPLICATION:  
The property is owned by International Transaction, Inc. whose mailing address is 13 Medalist 
Way in Xenia, Ohio.  The applicant is Jake Brummett, owner of Wander & Wonder at 241 Xenia 
Avenue.  Mr. Brummett is leasing the building for a new brew pub, Trail Town Brewing.  While 
waiting for the renovations to meet Greene County’s health and building codes, he wishes to 
showcase the menu established with the owner of the Flying Red Pepper.  As stated in his 
application, “Due to additional plans wanted by Greene County, we will be delayed a couple more 
months” (Exhibit B).  Mr. Brummett is asking to have the Flying Red Pepper food truck during 
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the hours he previously requested for his brew pub, which is seven days a week from 11:00AM to 
10:00 PM. The food truck will leave the premises each evening after closing.  He does not expect 
it to operate that often but wants the flexibility of that time frame.  According to Mr. Brummett, 
the Red Pepper food truck will not be parked overnight. 
 
CONDITIONAL USE CRITERIA: 

Yellow Springs Zoning Code; Chapter 1250 Business Districts 

 "B-1," Central Business District. The B-1 District serves as the focal point for the social and 
commercial activities of the Village. The integration of business, institutional, public, quasi-
public, cultural, residential and other related uses is permitted and encouraged. Uses in this 
district, for the most part, are intended to promote pedestrian movement and social interaction 
and should be of a scale and character that is consistent with the small town ambiance of the 
Village. 

Table 1250.02 Schedule of Uses: Business Districts 

Use 
B
-
1 

B
-
2 

Specific Conditions 

Accessory Uses 

Food, Drink, Entertainment and Hospitality 

Mobile vending (food trucks) C  Section 1268.08(d)(1) 
 

Mobile vending food trucks are a conditional use in the B-1, Central Business District, as 
indicated in Table 1250.02 Schedule of Uses: Business Districts, above.    

Chapter 1262 Conditional Use Requirements 
Section 1262.01 Purpose 
Conditional uses are uses of land specifically permitted within a zoning district only with the 
approval of the Planning Commission, following a review of the use and its potential impact on 
its surroundings. These uses are generally consistent with the purpose of the zoning district in 
which they are permitted but, due to unique operational characteristics, may not be desirable or 
compatible in all locations within the district.  Factors such as traffic, hours of operation, noise, 
odor or similar potential nuisance effects require that the conditional use be evaluated relative to 
its appropriateness on a case-by-case basis. This chapter establishes the review procedure for 
conditional uses and the general standards that must be met for all conditional uses. In addition, 
more specific requirements are established for certain individual uses, as necessary, to mitigate 
their potential negative impacts. 
 
 



3 
 

1262.03 General Standards 
Any request for a conditional use shall only be approved upon a finding that each of the 
following general standards is satisfied, in addition to any applicable requirements pertaining to 
the specific use: 

(a) The proposed use will be consistent with the intent and purposes of this zoning code 
and the vision, goals and recommendations of the Yellow Springs Comprehensive Plan 
and Vision: Yellow Springs and Miami Township. Food trucks are allowed in the B-1 
District per the Yellow Springs Zoning Code. 
(b) The proposed use will comply with all applicable requirements of this code, except as 
specifically altered in the approved conditional use. Yes - see 1262.08(d) (1) 
(c) The proposed use will be compatible with the character of the general vicinity. Yes, 
other food trucks operate in the area. 
(d) The area and proposed use will be adequately served by essential public facilities and 
services, as applicable, such as highways, streets, police, and fire protection, drainage 
structures, refuse disposal, water and sewers, and schools. The applicant or landowner 
will be required to install public utilities, streets or other public infrastructure as required 
by the Village, state or other agencies to applicable specifications. Dedication of said 
public infrastructure may be required. Yes – see 1262.08(d) (1) 
(e) The proposed use will not involve uses, activities, processes, materials, equipment and 
conditions of operations, including, but not limited to, hours of operation, that will be 
detrimental to any persons, property, or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare, odor or other characteristic not 
comparable to the uses permitted in the zoning district. There will be smells from the food 
truck, but it has its own exhaust system to minimize smoke.   
(f) The proposed use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district. This property 
is an established food service location. 
(g) The proposed use will not block sight lines from the right of way to existing signs or 
windows on the front or side of a building. Due to its location, it will not block sight lines 
to existing signs or windows on the front or side of a building (Exhibits C-1 & C-2). 

Section 1262.08(d) (1) Mobile Vending (Food Trucks)  
A.  Food trucks may be conditionally permitted to operate within the B-1, E-I, I-1 and I-

2 zoning districts.  
B. The food truck shall be located only within an approved off-street parking lot. The 

food truck will be located in the parking lot area at the rear. This will allow for 4 
parking spaces off street.  

C. The food truck shall not be located closer than ten feet to any driveway.  It will be 
located at the rear of the parking lot area, approximately 36 feet from the parking 
area entrance. 

D. Outdoor seating may be permitted; provided, written permission is obtained from the 
property owner and the seating area does not displace any required parking spaces.  
Seating will be available in the patio area previously approved by the Planning 
Commission for the brew pub.  

E. Amplified sound and freestanding signs shall not be permitted.  According to Mr. 
Brummett, there will not be any amplified sound or freestanding signs.  The food 
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truck shall be stationary at all times when open for business. The food truck will be 
parked on the premises and will remain stationary at all times when open for 
business.  

F. The owner or an employee shall be present within the vehicle at all times while open 
for business.  The owner will be with the food truck at all times. 

G. Access to restroom facilities must be available.  Public restrooms are available at 
101 Dayton Street, the location of the Yellow Springs Train Station building.  It is a 
short walk to these public restrooms. Mr. Brummett has indicated customers may be 
able to go inside the 101 Corry Street building at some point, but not under the 
present conditions. 

H. The owner or operator of the food truck shall provide trash receptacles, other than 
public receptacles.  The owner of the food truck will provide trash receptacles, which 
will be moved daily from the premises. 

I.  All equipment, other than outdoor seating, shall be inside, attached to or within three 
feet of the food truck. This is an established food truck operation, which has operated 
at the Yellow Springs Brewery location. It’s food operation equipment is completely 
contained within the truck. 

J. Evidence of Greene County health department approval shall be provided (Exhibit 
D).  According to Mr. Brummett, food trucks in Ohio are licensed by the county 
where they are established.  In this case, the license is from Logan County in 
Bellefontaine, Ohio.  The Greene County Health Department has the same rights to 
inspect when the food truck is operating here. 

K. Disposal of wastewater shall be into the sanitary sewer system. The use of storm 
drains or any other form of discharge is prohibited.  All wastewater/gray water will be 
contained and the food truck will be taken off-site at the end of each day of operation. 

L. The conditional use approval shall be reviewed annually by the Village manager to 
ensure compliance with all standards of this section and any other conditions that may 
have been imposed upon the original approval. 

 

CHAPTER 1264 OFF-STREET PARKING AND LOADING 

 Section 1264.02 (Table) Parking Requirements by Use  

Carry-out restaurant (with no or limited  seating for 
eating on premises) 

6 per service or counter station, plus 1 
per employee. 

 

 (h)   Downtown Parking.  The minimum off-street parking spaces required for any 
nonresidential use in the B-1 District shall be reduced by 25% from the requirements of Table 
1264.02.  These requirements may be further reduced by the Planning Commission in 
conformance with the provisions of Section 1264.02(d). 

There are six parking spaces available on site.  The food truck location will reduce the spaces 
available to four. 
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1264.04 Conditions of Approval 
 Reasonable conditions may be imposed on the approval of a conditional land use in order to 
achieve the following: 

   (a)   Ensure public services and facilities affected by the proposed use or activity will be 
capable of accommodating increased service and facility loads necessitated by the proposed use. 

   (b)   Ensure that the use is compatible with adjacent conforming land uses and activities. 

   (c)   Protect natural resources; the health, safety, and welfare; and the social and economic 
well-being of those who will use the land use or activity under consideration; residents, business 
owners and landowners immediately adjacent to the proposed use or activity; and the community 
as a whole. 

   (d)   Relate to the valid exercise of the police power and purposes which are affected by the 
proposed use or activity. 

   (e)   Meet the purpose of the zoning code, be in compliance with the standards established in 
the code for the land use or activity under consideration, and be in compliance with the zoning 
district standards. 

RECOMMENDATION:   

Staff has no issues with the food truck operating during the Trail Town Brewing renovations and 
recommends APPROVAL.  Mr. Brummett did request the food truck be allowed to operate 
during the bi-annual Street Fair and the Planning Commission may want to consider this in a 
motion. 
 
Please feel free to contact me if you have any questions at (937) 767-1702 or by email to 
dswinger@vil.yellowsprings.oh.us.  
 
 
 

 

 













 

TO:   Planning Commission 

FROM:  Denise Swinger, Zoning Administrator 

MEETING DATE:  April 9, 2018 

RE:   Text Amendments  

After piecemeal revisions to the zoning code over the past two years, I decided to start keeping a 
list of potential amendments to bring forward to Planning Commission and Council once or 
twice a year.  This, of course, is outside of any amendments needing immediate attention or 
brought forward by the public.  Below you will find the recommended changes to sections of the 
zoning code and/or codified ordinances.  The full section of each amendment is attached to this 
report.  This round of text amendments are the easier ones.  Others will be presented for 
discussion only and will be publicly noticed for the May meeting.  

1020.04 MAINTENANCE REQUIREMENTS. 

   Owners of property adjoining any right-of-way are hereby required to maintain such right-of-
way in a clean, sanitary and safe condition. This shall include, but not be limited to: 

   (a)   Keeping all plant growth cut to a height not to exceed twelve nine inches; 

   (b)   Keeping all trees and shrubs trimmed to permit free use of streets, sidewalks and 
bikepaths and to avoid obstruction of the vision of users of such facilities; 

   (c)   Maintaining in good condition and to original grade, all drainage swales, culverts under 
private drives and related storm drainage facilities. 

The nine inch requirement was changed in the weed ordinance last year.  This was recently 
discovered in the Right of Way section of the codified ordinances.  This amendment will keep 
the language consistent throughout the Codified Ordinances. 

1248.01   PURPOSE. 

   (a)   "R-A," Low Density Residential District. The R-A District is intended to accommodate 
single-family residential subdivision and infill development at densities of up to approximately 
six units per acre, along with related uses. Land within this district will be served by public  

Remove the word “approximately” as it isn’t necessary to say when densities of up to 6 units 
per acre are already stated. 

 

 



1250.03   SPATIAL REQUIREMENTS. 

Table 1250.03a  Dimensional Requirements: Business Districts 

Zoning 
District 

Maximum 
Building Height 
(Ft.) 

Minimum Yard Setbacks (Ft.) Lot 
Coverage 
(%) 

Front Side 
Rear 

Parking Building1 Total Least 

B-1 35 0 1/102 0 03 54 90 

B-2 45 20 30 30 155 256 50 

1   Average established setback shall apply, where applicable, in accordance with 
Section 1260.02(a). 
2   Buildings shall be set back at least one foot, but not more than ten feet, from the right-of-
way line. 
3   No side setback is required, unless the side yard abuts a Residential District in which case a 
minimum side yard of 15 feet shall be provided along that side. 
4   If the rear yard abuts a Residential District, a setback of 15 feet shall be provided. 
5   If the side yard abuts a Residential District or a Village boundary line, a setback of 30 feet 
shall be provided. 
6   If the side rear yard abuts a Residential District or a Village boundary line, a setback of 35 
feet shall be provided. 

 

Typographical error – should be rear yard, not side yard. 

 

1260.04   USES. 

   (a)   Accessory Buildings and Structures. 

      (6)   Accessory structures shall not exceed 66% of the principal building’s gross floor area or 
800 square feet, whichever is less. 

Inserting the word “gross” which can be found in the definitions, further clarifies how the 
primary building’s floor area is calculated. See definition below: 

Floor area, gross. The sum of the horizontal area of the several floors of a building, measured 
from the interior faces of the exterior walls. 



 
 

1262.02   PROCEDURES. 

   Applications for conditional uses shall be considered by the Planning Commission in 
accordance with the following procedures: 

   (b)   Public Notice. When an application has been filed in proper form with the required data, 
the Clerk of Council Planning and Zoning Administrator shall cause notice of the time, place and 
purpose of the hearing to be given, in writing by first class mail, to the applicant(s), to owners of 
property contiguous to and directly across the street from the property that is the subject of the 
conditional use application. The notice shall be given at least seven days in advance of the 
hearing, noting the request and the property location. The name and address of any property 
owner on the most recent property record of the Greene County Auditor shall be the address used 
for public notification.  If the address is unclear or uncertain, the property owner may be notified 
by legal notice published one time at least seven days in advance of any hearing, listing the 
address of the property to receive notification. 

The Planning & Zoning Administrator is responsible for notifying property owners. 

 1262.08   SPECIFIC REQUIREMENTS. 

 (e)   Residential. 

      (1)   Accessory dwelling units. 

         A.   An accessory dwelling unit may be located within a principal single-family detached 
dwelling or a detached accessory building on the same lot as a principal dwelling. 

         B.   The accessory dwelling unit shall share all public utilities (water/ sewer/electric) with 
the principal dwelling unit. Accessory dwelling units will not be separately metered. 

         C.   A minimum of one off-street parking space shall be provided on the lot for the 
accessory dwelling unit in addition to the off-street parking spaces required for the principal 
dwelling unit. 



         D.   The accessory dwelling unit shall be limited in size to a maximum of 66% of the total 
living area of the principal dwelling or 800 square feet of the total living area of the principal 
dwelling or 800 square feet, whichever is less. 

         E.   The accessory dwelling shall contain a living area, one bath and a kitchenette 
(including a refrigerator, microwave oven and/or, stove, and sink) and may contain not more 
than one bedroom. 

         F.   No more than two adults shall occupy the accessory dwelling unit. 

         G.   No new access points or driveways shall be created or installed for access to the 
accessory dwelling unit. 

A change requested by the Planning Commission after the latest conditional use hearing 
where the property owner did not want to be required to have a microwave. 

 

1266.03   PERMITTED SIGNS. 

   The following signs are permitted in combination, unless noted otherwise, in each district, 
subject to the requirements described below and in Table 1266.03(a) and (b), issuance of a sign 
permit and all other applicable regulations.  In any B or I district, a maximum of three types of 
permitted signs and four total permitted signs per principal building shall be allowed. In the case 
of a multi-tenant building where the maximum number of permitted signs has been reached, one 
additional sign per tenant shall be permitted. The Zoning Administrator may exempt the 
maximum requirement if a site visit determines the location of the signs will not be visible from 
the street or public property.  

Staff would like to add an exemption to the maximum number of signs if they are not visible 
from the street or public property. 

 

1284.03   DEFINITIONS: C-D. 

   Density, gross. The number of dwelling units meeting the minimum area requirements of the 
district to be located on a parcel of property, divided by the total acreage of that property. 

   Density, net. The dwelling unit density of a particular area measured by the number of 
dwelling units meeting the minimum area requirements of the district divided by the total 
number of acres, excluding public rights-of-way and private easements. 

Greene County has net density as “the number of dwelling units per acre of land when the 
acreage involved includes only the land devoted to residential uses, excluding such areas as 
street rights-of-way, park and other similar uses. 

Staff suggests removing Density, gross and Density, net with the following: 

   Density.  Computed by multiplying the number of units allowed per acre in a district.  Any 
fraction of an acre may be rounded up to the next acre, allowing additional density if meeting the 
minimum requirements of the district.   



 

1284.08   DEFINITIONS: R-S. 

Structure. Anything constructed, erected or placed which requires location on the ground or 
attachment to something having location on the ground including, but not limited to: buildings, 
accessory buildings, sheds, patios, gazebos, tennis courts, swimming pools, radio and television 
towers, solar panels, decks and platforms; provided, however, that patios shall not be deemed 
structures if no part is above the ground and if it is located outside the minimum front, side and 
rear yard setback area. Lawful fences or walls, utility poles, basketball goals, mailboxes, 
sidewalks, driveways, streets, parking areas or retaining walls shall not be considered as 
structures for purposes of this code. 

Staff would like to add solar panels as it is considered an accessory structure per the above 
definition and this would further clarify it for permitting purposes. 



1020.04  MAINTENANCE REQUIREMENTS. 

   Owners of property adjoining any right-of-way are hereby required to maintain such right-of-
way in a clean, sanitary and safe condition. This shall include, but not be limited to: 

   (a)   Keeping all plant growth cut to a height not to exceed twelve nine inches; 

   (b)   Keeping all trees and shrubs trimmed to permit free use of streets, sidewalks and 
bikepaths and to avoid obstruction of the vision of users of such facilities; 

   (c)   Maintaining in good condition and to original grade, all drainage swales, culverts under 
private drives and related storm drainage facilities. 

(Ord. 82-10. Passed 9-7-82.) 

 



1248.01   PURPOSE. 

   (a)   "R-A," Low Density Residential District. The R-A District is intended to accommodate 
single-family residential subdivision and infill development at densities of up to approximately 
six units per acre, along with related uses. Land within this district will be served by public 
sanitary sewer and water facilities. 

   (b)   "R-B," Moderate-Density Residential District. The R-B District is intended to encompass 
much of the Village's existing single-family and medium-density residential neighborhoods and 
accommodate similarly situated new and infill development at densities up to eight units per 
acre.  This district also permits the introduction of attached residential units and nonresidential 
uses that are compatible and in scale with the established neighborhood character. Land within 
this district will be served by public sanitary sewer and water facilities. 

   (c)   "R-C," High Density Residential District.  The R-C District is intended to promote a high 
quality mix of residential units, including multiple-family dwellings, at a density of up to 14 
units per acre. Other compatible, nonresidential uses may also be permitted.  Public sanitary 
sewer and water facilities are required. 

(Ord. 2013-19. Passed 9-16-13.) 

 



1250.03   SPATIAL REQUIREMENTS. 

   (a)   All lots and buildings shall meet the minimum area and width requirements of Table 
1250.03. New lots shall not be created, except in conformance with these requirements. 

  

Table 1250.03 Lot and Width Requirements: Business Districts 

Zoning District Minimum Lot Area  
(Sq. Ft.) Minimum Lot Width (Ft.) 

B-1, Central Business 0 0 

B-2, General Business 12,000 80 
  

   (b)   All structures and their placement on a lot shall conform to the minimum dimensional 
requirements listed in Table 1250.03a. 

  

Table 1250.03a  Dimensional Requirements: Business Districts 

Zoning 
District 

Maximum 
Building Height 
(Ft.) 

Minimum Yard Setbacks (Ft.) Lot 
Coverage 
(%) 

Front Side 
Rear 

Parking Building1 Total Least 

B-1 35 0 1/102 0 03 54 90 

B-2 45 20 30 30 155 256 50 

1   Average established setback shall apply, where applicable, in accordance with 
Section 1260.02(a). 
2   Buildings shall be set back at least one foot, but not more than ten feet, from the right-of-
way line. 
3   No side setback is required, unless the side yard abuts a Residential District in which case a 
minimum side yard of 15 feet shall be provided along that side. 
4   If the rear yard abuts a Residential District, a setback of 15 feet shall be provided. 
5   If the side yard abuts a Residential District or a Village boundary line, a setback of 30 feet 
shall be provided. 
6   If the side rear yard abuts a Residential District or a Village boundary line, a setback of 35 
feet shall be provided. 

 



1260.04   USES. 

   (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. 

      (2)   Accessory buildings and structures shall not be erected in any front yard. 

      (3)   Accessory buildings and structures may be erected in a rear yard if set back at least ten 
feet from the rear and five feet from the side property lines.  In any case, accessory buildings and 
structures shall not occupy more than 30% of the required rear yard. 

      (4)   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. 

      (5)   The height of an accessory structure shall not exceed 18 feet when a hip or gable roof is 
used, 15 feet when a mansard or gambrel roof is used and 12 feet when a flat or shed roof is 
used, except when a dwelling unit is included in the structure, in which case the height shall not 
exceed 24 feet.  

      (6)   Accessory structures shall not exceed 66% of the principal building’s gross floor area 
or 800 square feet, whichever is less. 

      (7)   An accessory building or accessory structure shall not be constructed or occupied on a 
lot before the principal building or use on the lot is constructed. 

      (8)   Accessory buildings and structures in planned unit developments shall be subject to the 
same requirements as in the Residential Districts. 

      (9)   Accessory structures located in a designated flood hazard area shall comply with the 
additional provisions set forth in Chapter 1282. 

      (10)   Swing sets, playground equipment, garden trellises, well-head covers, portable or 
temporary pools less than 24 inches in depth, and similar above- ground yard equipment 
accessory to a residential use shall be exempt from the provisions of this zoning code, except for 
height limitations, or unless specific provision is made for such equipment by Village ordinance. 

      (11)   Buildings and structures accessory to nonresidential uses shall meet the minimum 
setback requirements and height limitations for principal buildings in the respective zoning 
district.  

      (12)   Accessory structures and buildings shall share all public utilities (water/ sewer/electric) 
with the principal building. Accessory structures and buildings will not be separately metered. 

      (13)   Residential access driveways shall be at least three feet from side property lines and 
construction shall ensure that drainage is sloped away from adjacent properties.  



      (14)   Private swimming pools and spas. All private swimming pools and spas shall be 
considered accessory structures and may be constructed in any rear yard not closer than five feet 
from any property line or building, excluding zoning districts Conservation and I-2 (Industrial) 
and must meet the following criteria: 

         A.   Every person owning land on which there is situated a swimming pool or spa shall 
erect an adequate enclosure or fence surrounding either the property or pool area, sufficient to 
make such body of water inaccessible to small children.  Such enclosure or fence, including 
gates therein, shall not be less than four feet above the outside underlying ground and shall be of 
a type of construction which cannot be easily climbed by small children. All gates shall be self-
closing and self-latching with latches placed at least 42 inches above the outside underlying 
ground or otherwise made inaccessible from the outside to small children. A dwelling structure, 
garage or accessory building of at least four feet in height may constitute a portion of such 
enclosure. A natural barrier, hedge, removable ladder or other protective device may be used so 
long as the degree of protection afforded by the substituted devices or structures is not less than 
the protection afforded by the enclosure, fence, gate, and latch described herein.  

         B.   A hot tub or spa secured by means of a rigid and locking cover shall not require a 
fence. 

         C.   Any lighting used to illuminate the pool shall be so arranged and shaded as to reflect 
light away from adjoining properties and public streets. 

         D.   All swimming pools and spas shall be maintained in good condition so as to prevent 
the growth of organisms which constitute a health hazard and to prevent the breeding of insects.  

   (b)   Essential Services. The installation and maintenance of essential service equipment is 
exempt from this zoning code. 

   (c)   Illegal Dwellings.  The use of any basement for dwelling purposes is prohibited in any 
zoning district, unless the basement meets the appropriate Village building codes.  Buildings 
erected as garages or accessory buildings shall not be occupied for dwelling purposes, except in 
conformance with the requirements of Section 1262.08(e)(1) for accessory dwellings. 

   (d)   Principal Use per Lot. A lot or parcel shall not be devoted to more than one principal use, 
or contain more than one principal building, except for groups of multiple family dwellings, 
agricultural buildings, approved mixed use developments, PUDs, or commercial or industrial 
buildings determined by the Planning Commission to be a principal use collectively, based on 
meeting all of the following criteria: 

      (1)   Individual buildings share common parking areas, signs, access and similar features; 

      (2)   Buildings are under single ownership; 

      (3)   Individual activities support one another (such as auto sales/vehicle repair or gas 
station/restaurant/convenience store); or 

      (4)   Buildings are architecturally unified and compatible. 

   (e)   Prohibited Uses.  Uses not specifically permitted by right or conditional approval by this 
zoning code shall be prohibited. 



   (f)   Uses in Conformance. No building, structure or land shall be used or occupied, and no 
building, structure or part thereof shall be erected, constructed, reconstructed, moved, enlarged 
or structurally altered, unless in conformity with the provisions of this code. 

   (g)   Uses on a Lot.  Every building, structure or use erected or established within the Village 
shall be located on a legally recorded lot or parcel and shall conform to all applicable 
requirements of this code. 

(Ord. 2013-19. Passed 9-16-13; Ord. 2016-03.  Passed 4-18-16.) 

 



1262.02   PROCEDURES. 

   Applications for conditional uses shall be considered by the Planning Commission in 
accordance with the following procedures: 

   (a)   Application. An application for conditional use approval shall be made to the Planning 
Commission in writing, on a form for that purpose, and shall be filed with the Zoning 
Administrator at least 20 days before the next regularly scheduled meeting at which it is to be 
heard. The application must be accompanied by a fee, as established by the Village Council, a 
site plan in accordance with the requirements of Chapter 1268 and such other material as the 
Commission determines necessary. 

   (b)   Public Notice. When an application has been filed in proper form with the required data, 
the Clerk of Council Planning and Zoning Administrator shall cause notice of the time, place and 
purpose of the hearing to be given, in writing by first class mail, to the applicant(s), to owners of 
property contiguous to and directly across the street from the property that is the subject of the 
conditional use application. The notice shall be given at least seven days in advance of the 
hearing, noting the request and the property location. The name and address of any property 
owner on the most recent property record of the Greene County Auditor shall be the address used 
for public notification.  If the address is unclear or uncertain, the property owner may be notified 
by legal notice published one time at least seven days in advance of any hearing, listing the 
address of the property to receive notification. 

   (c)   Sign. At least ten days prior to the scheduled public hearing, a temporary sign six square 
feet in area shall be posted on the property subject to a conditional use request. The sign shall be 
removed within three days following the public hearing at which the request was heard. The sign 
shall contain the following information: 

      (1)   The specific request being made; 

      (2)   Date of the public hearing; 

      (3)   Location of the public hearing; and 

      (4)   Location where additional information may be obtained regarding the request 

   (d)   Representation. The applicant shall appear at the public hearing in person or by agent. If 
the applicant or authorized representative is not present, no action shall be taken by the Planning 
Commission on that application. 

   (e)   Record of Proceedings. The Planning Commission shall keep minutes of its proceedings, 
showing the action of the Commission and the vote of each member or, if absent or failing to 
vote, indicating such fact. The Commission shall act by resolution. 

   (f)   Required Vote. The concurring vote of three Planning Commission members shall be 
necessary to approve a conditional use application. 

   (g)   Review Criteria. The Planning Commission shall review the application in relation to the 
general standards of this chapter for conditional uses, as provided in Section 1262.03, and any 
specific standards required for the use proposed, as identified in this chapter. 



(Ord. 2013-19. Passed 9-16-13.) 

 



 1262.08   SPECIFIC REQUIREMENTS. 

 (e)   Residential. 

      (1)   Accessory dwelling units. 

         A.   An accessory dwelling unit may be located within a principal single-family detached 
dwelling or a detached accessory building on the same lot as a principal dwelling. 

         B.   The accessory dwelling unit shall share all public utilities (water/ sewer/electric) with 
the principal dwelling unit. Accessory dwelling units will not be separately metered. 

         C.   A minimum of one off-street parking space shall be provided on the lot for the 
accessory dwelling unit in addition to the off-street parking spaces required for the principal 
dwelling unit. 

         D.   The accessory dwelling unit shall be limited in size to a maximum of 66% of the total 
living area of the principal dwelling or 800 square feet of the total living area of the principal 
dwelling or 800 square feet, whichever is less. 

         E.   The accessory dwelling shall contain a living area, one bath and a kitchenette 
(including a refrigerator, microwave oven and/or, stove, and sink) and may contain not more 
than one bedroom. 

         F.   No more than two adults shall occupy the accessory dwelling unit. 

         G.   No new access points or driveways shall be created or installed for access to the 
accessory dwelling unit. 

 



1266.03   PERMITTED SIGNS. 

   The following signs are permitted in combination, unless noted otherwise, in each district, 
subject to the requirements described below and in Table 1266.03(a) and (b), issuance of a sign 
permit and all other applicable regulations.  In any B or I district, a maximum of three types of 
permitted signs and four total permitted signs per principal building shall be allowed. In the case 
of a multi-tenant building where the maximum number of permitted signs has been reached, one 
additional sign per tenant shall be permitted. Signs not visible from the street or public property 
are exempt from the maximum number requirement.  

 



1284.03   DEFINITIONS: C-D. 

   Density, gross. The number of dwelling units meeting the minimum area requirements of the 
district to be located on a parcel of property, divided by the total acreage of that property. 

   Density, net. The dwelling unit density of a particular area measured by the number of 
dwelling units meeting the minimum area requirements of the district divided by the total 
number of acres, excluding public rights-of-way and private easements. 

Greene County has net density as “the number of dwelling units per acre of land when the 
acreage involved includes only the land devoted to residential uses, excluding such areas as 
street rights-of-way, park and other similar uses. 

 

Density.  Computed by multiplying the number of units allowed per acre in a district.  Any 
fraction of an acre may be rounded up to the next acre, allowing additional density if meeting the 
minimum requirements of the district.   

 



 

1284.08   DEFINITIONS: R-S. 

Structure. Anything constructed, erected or placed which requires location on the ground or 
attachment to something having location on the ground including, but not limited to: buildings, 
accessory buildings, sheds, patios, gazebos, tennis courts, swimming pools, radio and television 
towers, solar panels, decks and platforms; provided, however, that patios shall not be deemed 
structures if no part is above the ground and if it is located outside the minimum front, side and 
rear yard setback area. Lawful fences or walls, utility poles, basketball goals, mailboxes, 
sidewalks, driveways, streets, parking areas or retaining walls shall not be considered as 
structures for purposes of this code. 



 

TO: PLANNING COMMISSION 

FROM: DENISE SWINGER 

MEETING DATE: APRIL 9, 2018 

RE: Recreational Vehicles/Tiny Homes on Wheels/Mobile Homes 

There have been a number of inquiries regarding recreational vehicles and/or tiny homes on 
wheels for use as a dwelling within the Village of Yellow Springs.  The code could be much 
easier to interpret and staff is requesting that the Planning Commission review the related text to 
see if we can further define this use.  At present, those inquiring are told a manufactured home 
such as a Unibilt which is on a permanent chassis is allowed, as long as it is permanently affixed 
to the ground and connected to Village utilities.   

Additionally, we have had issues surrounding their use on public rights-of-way and properties, 
which is a separate issue, but should be discussed as the Planning Commission considers 
modifying the text.  It is explained in more detail at the end of this report.  

Below are sections of the zoning code that relate to both issues.  Staff considers this a priority 
due to the increased interest from the community. 

1284.03   DEFINITIONS: C-D. 

 Dwelling: 

      (1)   Dwelling, multiple family. A building designed for occupancy by three or more families 
living independently of one another. 

      (2)   Dwelling, single-family. A detached building designed exclusively for and occupied 
exclusively by one family. 

      (3)   Dwelling, single-family attached. A multiple-family building containing at least three 
dwelling units; in which each unit has its own front and rear access to the outside on the ground 
floor; and where units share one or more common walls but not a common floor/ceiling 

      (4)   Dwelling, two-family. A building consisting of two dwelling units or designed for or 
used by two families or housekeeping units living independently of one another. May also be 
referred to as a duplex. 

      (5)   Dwelling, manufactured home. See "manufactured home." 



   Dwelling unit. A permanent building or portion of a building, having cooking and sanitary 
facilities, designed or used exclusively for residential occupancy by one family as a single 
housekeeping unit, but not including hotels/motels, recreational vehicles, tents or portable 
buildings. 

What is the definition of a portable building?  It is not defined in the zoning code even though it 
is referred to. 
 
Wikipedia Definition: A portable, demountable or transportable building is a building 
designed and built to be movable rather than permanently located. A common modern design is 
sometimes called a modular building, but portable buildings can be different in that they are 
more often used temporarily and taken away later. 
 
But we allow modular homes or as we call them “manufactured homes.”  However, in 
researching this, manufactured or modular homes are often transported in sections via a semi or 
flatbed trailer with a permanent chassis, so how does this differ from a portable home or a 
mobile home?  Does this include tiny homes on wheels?  It is also built on a permanent chassis, 
but it is also portable, which in the Zoning Code’s definition of a dwelling unit, it is not allowed. 
What about a mobile home? Again, it is listed with manufactured home in the definition.  How do 
we define “permanent” building?  
 
1284.06   DEFINITIONS: L-M-N 
   
Manufactured home. A factory-built, single family structure, transportable in one or more 
sections, which is built on a permanent chassis in compliance with the National Manufactured 
Home Construction and Safety Standards (42 USC, Sec. 4301) and designed to be used as a 
single-family dwelling, with or without a permanent foundation, when connected to utilities. The 
term "manufactured home" includes "mobile home." Recreational vehicles and temporary 
buildings are not included in this definition. 
 

1284.08   DEFINITIONS: R-S. 
 
Recreational vehicle. Vehicles or equipment used primarily for recreational or leisure purposes 
including, but not limited to, motor homes, camper trailers, travel trailers, pop-up campers, boats, 
snowmobiles, motorcycles, dune buggies and similar vehicles and the trailers used to transport 
them. 
 
1284.08   DEFINITIONS: R-S. 
 
 Structure. Anything constructed, erected or placed which requires location on the ground or 
attachment to something having location on the ground including, but not limited to: buildings, 
accessory buildings, sheds, patios, gazebos, tennis courts, swimming pools, radio and television 
towers, decks and platforms; provided, however, that patios shall not be deemed structures if no 
part is above the ground and if it is located outside the minimum front, side and rear yard setback 
area. Lawful fences or walls, utility poles, basketball goals, mailboxes, sidewalks, driveways, 



streets, parking areas or retaining walls shall not be considered as structures for purposes of this 
code.   
 
1260.03   PARKING AND STORAGE. 

   (b)   Recreational Vehicle Parking. It shall be unlawful for any person to park or cause to be 
parked any mobile home or recreational vehicle on any street, alley, highway, or other public 
place in the Village and to use the same as a dwelling. This provision shall not prohibit the 
temporary occupancy for periods up to 72 hours of a recreational vehicle; provided the 
recreational vehicle contains sleeping accommodations, is parked on a lot in a Residential 
District, and is for the use of the owner of that lot or guests of the owner. 

This section of the zoning code is not only difficult to interpret, it is even more difficult to 
enforce.  Staff is suggesting striking at least part of this language from the zoning code for 
placement in the general offenses code so the police department can enforce it. Staff suggests 
removing the parking in the public rights of way or other public places regulation.  Instead, 
Planning Commission can make provisions regarding RV storage and/or use as a dwelling on 
private property, (Exhibit A). 

In meeting with the Village Manager and the Chief of Police, it was also suggested to include 
language regarding recreational vehicles, such as boats, campers, etc. that are parked on the 
streets. These are defined in the zoning code as a recreational vehicle.  These types of parked 
vehicles are a safety concern, as well as an issue for the Village’s street crew. Pasted below is 
the only thing in the general offenses code about parking of large vehicles (Exhibit B).   

452.20 PARKING OF TRUCKS AND CONSTRUCTION EQUIPMENT IN 
RESIDENTIAL ZONES. 

   No person shall park any truck exceeding 10,000 pounds gross vehicle weight, or twenty feet 
in length, nor any wheel or track-mounted construction equipment, including, but not limited to, 
trailers, tractors, loaders, dozers, air compressors and cement mixers, within the public right-of-
way of any street in any residentially zoned area of the Village.  An exception may be made, at 
the discretion of the police, for construction equipment left in place on a project currently 
underway in such a residential zone.  

(Ord. 89-9.  Passed 11-20-89; Ord. 2004-8.  Passed 3-1-04.) 

Consider a second section that covers recreational vehicles, including campers, motor homes, 
pop-up trailers, utility trailers, boats, etc.  Not allowing them on public streets or properties 
except for a set period of hours, and/or in residential areas only for the expeditious loading and 
unloading of people and property. 
 



Exhibit A 

 

1260.03   PARKING AND STORAGE. 

   (a)   Outdoor Storage. Outdoor storage of merchandise, equipment, supplies, products or other 
materials shall only be permitted in those districts and under the conditions specifically 
authorized by this code. Storage of household items in Residential Districts is permitted in the 
rear yard only and if not in violation of other laws (nuisance, litter and trash). 

   (b)   Recreational Vehicle Parking. It shall be unlawful for any person to park or cause to be 
parked any mobile home or recreational vehicle on any street, alley, highway, or other public 
place in the Village and to use the same as a dwelling. Recreational vehicles may be parked on 
private lots for off-street parking only in side or backyards only.  If used for temporary 
occupancy, the recreational vehicle may be parked for up to 72 hours on private lots in 
Residential Districts only, and must be for the use of the owner of the lot or guests of the owner.  
Recreational vehicles may not be parked on any street, alley, highway or other public place in the 
Village (see GEN. OFF. ???). 

   (c)   Storage and Repair of Vehicles. 

      (1)   The repair, restoration and maintenance of vehicles in any Residential District shall be 
conducted entirely within an enclosed building, except for those activities that can be and are 
completed in less than seven days. All such repair shall take place on private property and may 
not be conducted within the public right-of-way. 

      (2)   It shall be unlawful for the owner, tenant or lessee of any building or lands within the 
Village to permit the open storage or parking of any inoperable motor vehicle, machinery or 
equipment, or parts thereof, outside of an enclosed garage or enclosed building, for a period of 
more than 48 hours.  An inoperable motor vehicle for purposes of this subsection shall include 
motor vehicles which, by reason of dismantling, disrepair or other cause, are incapable of being 
propelled under their own power, or are unsafe for operation on the streets and highways of this 
state because of the inability to comply with the State Motor Vehicles and Traffic Code, or do 
not have a current license and registration, as required for operation by the State Motor Vehicles 
and Traffic Code. 

      (3)   It shall be unlawful for the owner, tenant or lessee of any lot or building in a Residential 
District to permit the open storage or parking outside of a building of semi-truck tractors and/or 
semi-truck trailers, bulldozers, earth carriers, cranes or any other similar equipment or 
machinery, unless parked for purposes of construction being conducted on that lot. 

(Ord. 2013-19. Passed 9-16-13.) 
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TO:   PLANNING COMMISSION 

FROM:  DENISE SWINGER 

MEETING DATE: APRIL 9, 2018 

RE:   MINIMUM LOT FRONTAGE 

With the update to the zoning code and the results of the visioning process directing growth 
through infill development, staff is seeing an increase in inquiries from residents asking staff 
what they can do with their properties. Each inquiry has its own unique circumstances and staff 
would like clarification of section 1260.02 (e) of the zoning code to ensure its intent is being 
correctly interpreted.  Chapter 1260.02 (e) Minimum Lot frontage states: 

Any lot created after the effective date of this code shall have frontage on an improved public 
street or approved private street or access easement, equal to the minimum required lot width 
in the zoning district in which it is located. 

After discussion with the Village’s legal representative on how to interpret this section of the 
code, staff understood the minimum lot frontage in the following way: 
 
Because a lot can have frontage on an access easement, as well as on a public or private road, a 
lot that sits behind another lot and has no access to the road can still be used as long as there is an 
access easement that runs along the new lot for the required distance/frontage in that district. 
 
In trying to further understand this, staff asked if the access easement to the landlocked lot stops 
at the lot line boundary or does it extend the appropriate frontage width for that district along the 
landlocked lot line.  For example, if the property line width for R-A requires 60-foot frontage, 
would the easement need to run an additional 60-feet in order to show that there is the required 
width along the landlocked lot?  The answer was yes, it has to be extended 60-feet as there needs 
to be 60-feet of frontage within the easement. 
 
Exhibit A is an aerial view of a property which recently had a replat (not showing yet on GIS).  
The replat allowed the property owner to access a landlocked lot.  Exhibit A-Part II is an aerial 
view showing how the lot boundary lines were changed for the two lots, and where the 20-foot 
wide access easement runs along the property facing Corry, and the additional 40-plus feet along 
the landlocked lot for the required R-C District footage of 40-feet. 
 
In this case, had there not been 40-feet of frontage available as the property owner owned both 
properties involved in the replat, he would have had to get an access easement from the school 
for 40-feet, something that may have likely not been granted.  In my discussions with legal, the 
easement could go along either side.  Staff is requesting input from the planning commission to 
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determine if either lot line should be allowed or should the lot line boundary requirements below 
be used to determine the front lot line on the land-locked lot.   
 
Lot lines. The lines bounding a lot, as defined below: 

      (1)   Lot line, front. In the case of an interior lot, the line separating the lot from the street 
right-of-way or road easement. Through and corner lots shall have two front lot lines. 

      (2)   Lot line, rear. The lot line opposite and most distant from the front lot line. On a corner 
lot, the rear lot line is opposite the shorter of the two front lot lines. 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. 

      (3)   Lot line, side. The lot lines connecting the front and rear lot lines of an interior or 
corner lot or connecting the front lot lines of a through lot. 

 
 
 
 
Exhibit B is a land-locked property off Livermore Street.  Residential A requires that new lots 
must be a minimum of 7,500 square feet, however this lot is grandfathered in. The zoning code 
does have a provision for nonconforming lots of record under Chapter 1282.05 (a):  A lot of 
record that exists at the time of adoption or amendment of this code that does not meet the 
minimum requirements for lot width or lot area may be used for any permitted use in the district 
in which the lot is located, provided that any building or structure constructed on the lot 
complies with all other requirements of the zoning district.  

What makes this an interesting example is that the frontage is 119.75, just shy of 120-feet.  If it 
was 120-feet, could they have a lot split instead of a road access easement?  It is possible the lot 
split could start in the middle and narrow until it reaches the landlocked lot and then span out to 
60-feet again.  A recent example of this is the recently auctioned Arnovitz property in the 
township (Exhibit B-Part II).  The required frontage is 300-feet in the township, but then it 
narrows to reach the land-locked acreage.  At 119.75-feet (Exhibit B), could the owner apply to 
the BZA for a variance of 4 inches to split the lot? 
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Exhibit C is a large property in Residential A.  Several residents in Residential A have inquired 
about everything from lot splits to pocket neighborhood developments.  This example has lots of 
room for the creation of a lot with a road access easement, but not enough frontage for two 
separate lots on the public street.   

What about a second driveway entrance? Is there enough room for that?  The zoning code has 
driveway requirements for parking lot areas, but not residential driveways.  Staff would like 
Planning Commission to consider adding requirements for residential driveways (see Page 4 & 
5). 

Exhibit D is another example where the owner has three 25-foot frontage lots X 162.50-feet.  He 
would like to replat, making three lots into two in order to have a buildable lot. Could he do this 
with an access easement?  There is enough room to create a second lot, but not enough frontage 
for Residential B to have a lot split. 

The last example (Exhibit E) is a property that has an accessory dwelling on it from many years 
ago when they were allowed to be separately metered.  It also has its own address.  The property 
owner would like to sell the main house and continue living in the back house citing the goal of 
homeownership, but it doesn’t meet the lot area or lot frontage requirements for a lot split nor the 
lot area requirements for a road access easement.  It is a good example of an existing property 
with two houses on one lot that was allowed to have “separate meters” before this was restricted 
in the new zoning code.  The building code requirements may be significantly different for 
accessory dwelling units versus primary dwellings. The requirement that utilities be connected to 
the primary meter further eliminates this possibility. 
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DRIVEWAYS 
 
In the case of Exhibit B on Corry Street, the property owner will have to share the driveway 
with the owner of the back lot because the frontage width doesn’t allow for a second curb cut.  
This was determined by reviewing various sections of the Planning and Zoning codes.  
Information on curb cuts and driveway standards is not easy to find and some of the information 
is non-existent.  Before the previous planner left, he suggested adding a 3 foot setback from the 
side yard lot line for any new driveways.  This was added under the General Provisions of the 
Zoning Code, “Chapter 1260.04 (a) (13)  Residential access driveway shall be at least three feet 
from side property lines and construction shall ensure that drainage is sloped away from 
adjacent properties.”  
 
        The Village of Yellow Springs Planning Code Chapter 1226.06 Design Standards states: 
(a)   Undeveloped Land. 

      (1)   Streets. Streets shall conform to the Official Thoroughfare Plan of the Village of Yellow 
Springs and shall be dedicated by the owner. Pavements of streets and construction of curbs, 
gutters, associated storm sewers, driveway aprons and water and sanitary sewer systems, shall 
be according to Greene County specifications, especially those found in Article 8 of the 
Subdivision Regulations of Greene County, Ohio, as amended. Calculation of potential runoffs 
and the storm sewer system so dictated shall be arrived at using the methods provided for in the 
“Run-off Control/Sediment Abatement Resolution, Greene County, Ohio.” 

         Estate streets, as designed according to Appendix A following the text of these Subdivision 
Regulations and by the applicable specifications contained in the Subdivision Regulations of 
Greene County, Ohio, as amended, may be authorized by the Planning Commission as a 
variation, in accordance with Section 1226.10, for the construction of local streets, when the 
following conditions can be met: 

         A.   All lots fronting on the proposed estate street must collectively average 100 feet of 
frontage. 

         B.   A storm water plan for the entire subdivision, prepared by a licensed engineer at the 
expense of the subdivider, shall be formally approved by a Village- designated engineer; 

         C.   Driveway connections crossing drainage swales must conform to Greene County 
specifications complete with concrete headwalls as called for by Sections 816 and 817 of the 
Greene County Subdivision Regulations, as amended. These crossings are to be an integral part 
of the stormwater management plan as to location, grade and size. 

      (2)   Alleys. Alleys shall be twenty feet in width. Alleys shall be paved and constructed 
according to Greene County specifications. Dead-end alleys are prohibited. 

      (3)   Sidewalks. Sidewalks at least four feet in width shall be required along all public streets 
unless the estate street design is being utilized. The Planning Commission may require sidewalks 
along estate streets if they are deemed necessary. 

         Sidewalks along local streets shall be provided as required by the Commission and may 
include use of “black top” in lieu of concrete and of one-side-of-the-street installation. Such 
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sidewalks shall meet sidewalk construction specifications approved by the Village of Yellow 
Springs.  
 
Our Wright State University intern did research this, and although we were not able to find any 
specific regulations, we did found out that the statement above refers only to the public rights-of-
way and the installation of public infrastructures.  Greene County’s Regional Planning & 
Coordinating Commission office did provide an example of driveway regulations for Xenia 
Township, and suggested we research Tipp City and Sugarcreek Township if we want to put into 
place standards for driveways in the Village.  Exhibit F is Xenia Township’s driveway 
regulations. 
 

Chapter 1260.01 Buildings and Structures states: Visibility into and out of any driveway or street 
shall remain unobstructed. 
 
Chapter 1264.03 (b) (5) Off-Street Parking and Facility Design states:   
Ingress and egress.  Adequate vehicular ingress and egress to the parking area shall be provided 
by means of clearly limited and defined drives. All parking lots shall provide interior access and 
circulation aisles for all parking spaces. The use of public streets for maneuvering into or out of 
off-street parking spaces shall be prohibited. Ingress and egress to a parking lot in a 
nonresidential zoning district shall not be through a residential district, except in instances 
where access is provided by means of an alley that forms the boundary between a residential and 
nonresidential district. Except in the B-1 District (downtown), access to nonresidential parking 
lots shall meet the following standards: 
         A.   Ingress and egress driveways shall be located no closer than 50 feet to the intersecting 
right-of-way of two streets and no closer than three feet to any adjoining property line. 

         B.   Driveways shall not exceed 30 feet in width, as measured at the right-of-way line. 

         C.   A maximum of one driveway shall be permitted per street frontage; provided a 
second driveway may be allowed where the frontage exceeds 200 feet. 

         D.   No driveway shall be closer than 75 feet to another driveway on the same or abutting 
property. 

         E.   Driveways shall be perpendicular or no more than 30 degrees from perpendicular to 
the curb. 

         F.   Driveways shall not be located closer than 25 feet to any property line, unless 
approved as a shared driveway for two or more properties. 

         G.   All driveways shall be constructed in accordance with the Village engineering 
standards.  

Staff had previously asked for these standards but was referred back to Greene County’s 
subdivision regulations.  We have regulations for the design of our public streets on undeveloped 
land and for parking lot designs on private property.  We do not have standards for driveways 
which staff sees as important, especially with road access easements and the dedication of 
utilities.   
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Things to consider: 

Legal process for road access easements.  How should it be recorded to ensure its existence in 
perpetuity? Deed? Replat? 

How do we interpret the frontage requirement for creating a lot on a road access easement versus 
a lot split? 
 
What standards should there be for the road access (driveway) design?  
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