
Board of Zoning Appeals  Study Session – March 3, 2025 
February 26, 2025  City Council – March 17, 2025 
 
 

Minutes of the City of Vandalia Board of Zoning Appeals 
February 26, 2025 

 
 

Agenda Items 
 

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

a. BZA 25-0001 Chickens – 955 Forest View Court 

b. BZA 25-0002 Maximum Building Sign Area – 780 Northwoods Boulevard 

5. Approval of Minutes 
a. Board of Zoning Appeal Minutes: December 11, 2024 

6. Communications 
a. New Member Welcome 

7. Adjournment 

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

Members Absent: None 

Staff Present: Mr. Ben Graham, Zoning and Planning Coordinator,  
Mr. Michael Hammes, City Planner 

Others Present: Mrs. Caitlin Korol, Mr. Grant Korol, Ms. Halina Korol, Mr. 
Conrad Korol, Mr. Alex Barnett 

 
1. Call to Order 

Mr. Flannery called the meeting to order at 6:00 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 March 17, 2025, at 7:00 p.m.  
 

2. Attendance  
All members were in attendance. 
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3. Old Business 
 
Mr. Graham confirmed that there was no old business. 
 

4. New Business  
 

a. BZA 25-0001 Chickens – 995 Forest View Court 

Mr. Graham gave the report from Staff stating that the Applicant, Caitlin Korol has requested a 
variance to have 5 chickens on less than 2.5 acres of land. The Applicant submitted a variance to 
allow 5 chickens on 0.34 acres. City Code Section 1224.01(e)(20)(A) provides that the “raising 
of chickens shall be permitted with the standards as set forth in this Section, in the A, RSF-1, 
RSF-2, RSF-3, RSF-4 and PUD Zoning Districts, unless otherwise restricted by private 
development standards, as an accessory use to a principal single-family use when the lot size is 
2 acres or more.” 
 
Mr. Graham stated that City Code Section 1224.01(e)(20)(B)(i) provides that “No chickens shall 
be permitted at a ratio greater than 2 chickens per acre with a maximum of 8 chickens per 
property, regardless of acreage.” The Applicant is proposing having 5 chickens on 0.34 acres. 
 
Mr. Graham stated that City Code Section 1224.01(e)(20)(B) provides that “chickens shall be 
kept in a coop or enclosed pen which shall be no closer than 25 feet from any lot line.” If the 
variance is approved, the applicant has agreed to move and provided a site plan showing the 
chicken coop 30 feet from the property line. 
 
Mr. Graham reported that the Applicant stated in her Letter of Justification that the chickens are 
their beloved pets and cherished members of their family, and that they do well under their care. 
These chickens also provide meaningful opportunities for education and personal growth, not 
only for her family but also for neighborhood children who frequently gather in the cul-de-sac. 
Currently, they have five chickens, which produce minimal waste. To ensure cleanliness and 
prevent any odor or unsanitary conditions, all waste is carefully bagged and removed from the 
property on a weekly basis. 
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Mr. Graham reported that Staff recommends the Board of Zoning Appeals to recommend denial 
of the requested variance from City Code Section 1224.01(e)(20) for the purpose of allowing 5 
chickens on 0.34 acres at 995 Forest View Court. 
 
Mr. Graham mentioned that should the Board of Zoning Appeals recommend approval of the 
variance, Staff recommends the following conditions: 
 

1. The chicken coop shall be moved at least 25 feet from any lot line, 
 

2. Coops and pens shall be maintained to prevent offensive smells becoming injurious to 
the health, comfort, or property of individuals or of the public, and 

 
3. The wings of any chicken kept under this variance shall be clipped. 

 
Mr. Graham reported that the neighboring properties at 955, 960, 975 and 980 Forest View Court, 
and 370 and 396 West Alkaline Springs Road all signed a support petition or called in to support 
this variance. 
 
Mr. Flannery asked if all the neighboring properties were in support. Mr. Graham confirmed that 
to be correct. 
 
Mr. Flannery invited the Applicant to address the Board. 
 
Mr. Grant Korol stated he was the property owner at 995 Forest View Court. He introduced his 
family Caitlin, Halina, and Conrad Korol. 
 
Mr. G. Korol stated that he heard several years ago that Vandalia changed its chicken ordinance 
for residential zoning and hoped to raise a small number of chickens as pets and provide their 
kids with valuable life experiences. The house is in a cul-de-sac, has a large grove of trees and is 
relatively secluded from each of the neighbors. They constructed a small 20 square foot coop to 
house the 5 chickens in a location intended to be private and unbothersome to their neighbors. 
 
Mr. G. Korol stated they clean the coop on a weekly basis and dispose of the waste to avoid 
access buildup and smells. The chickens are not free roaming and are contained in a pen. 
 
Mr. G. Korol stated that his kids and many of the neighboring children enjoy interacting with the 
chickens. All the direct neighbors in the cul-de-sac agree the chickens are not overly impactful 
and not a detriment to the community. He added that a list of their signatures was provided to the 
Board in support of the variance. 
 
Mr. G. Korol stated that he hopes City Council grants a variance to the code. He added that Tipp 
City does not have minimum land size requirements for the raising of chickens in residential 
zonings and the only limitation is a setback of 100 feet from any neighboring house. 
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Mr. G. Korol stated that if a variance was allowed, they would move the location of the coop to 
meet the minimum setback requirements. He noted that the current zoning restriction in Vandalia 
locks out nearly all residential properties from the raising of chickens. 
 
Mr. Flannery asked if he had any issues with the 3 conditions proposed by Staff. Mr. G. Korol 
replied that he has no problems with those conditions. 
 
Mr. Stefanidis asked how long  the chickens have been there. Mr. G. Korol replied that the 
chickens have been on the property for 1 year. 
 
Mr. Stefanidis if all his neighbors have been there the entire time since having these chickens. 
Mr. G. Korol replied yes, no one new has moved into the cul-de-sac. 
 
Mr. Johnston asked about the bird flu. Mr. G. Korol replied that based on his research, bird flu 
spreads when free roaming birds contact other free roaming birds. Mr. G. Korol added that their 
pen is completely enclosed.  
 
Mrs. Caitlin Korol added that waterfowl birds such as geese and ducks are the birds that you need 
to be worried about encountering your animals. She added that the concern is less residential 
chickens and more commercial chickens. The bird farms have wild birds coming into the facilities 
to eat the food and defecate there. They live in wooded areas and the areas of concern would be 
near a pond or an open field. Their birds are confined to their coop and no wild birds can access 
that coop. 
 
Mrs. C. Korol stated that anyone who encounters their chickens washes their hands and takes the 
proper precautions to be safe. 
 
Mr. Larger asked Mr. Graham if the neighbors would have a basis to make a complaint about the 
chickens if the variance is approved. Mr. Graham stated that his office would follow up on any 
complaint and ensure the coop is maintained and following the proper codes. 
 
Mr. Larger asked if they had six chickens down the road. Mr. Graham stated that if the 5 chickens 
were approved with this variance, those chickens would still be good, and they would have a 
zoning violation for the 6th chicken and would need to seek a variance to keep that chicken. 
 
Mr. Johnston stated that we would need to trust the homeowners to not exceed 5 chickens. Mr. 
Graham added that we do have inspectors go around daily to check if there are any property 
maintenance and zoning violations throughout the city. 
 
Mr. Johnston raised concerns about more variance with chickens if this one is approved. These 
are residential lots and it would be best to keep them that way. 
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Mr. Wolfe concurred with Mr. Johnstons statement and asked if there are any other chickens in 
town. Mr. Graham replied yes, there is a house on Ronald Street that is illegally raising 25 
chickens and 1 rooster that is under violation. Mr. Graham added that he does not believe there 
are other residential properties with chickens on them. 
 
Mr. Wolfe asked if we allow a variance here, how many more applications we will have. Mr. 
Graham replied this is the first chicken variance and if this and other variances get approved, 
Staff would probably need to look at modifying the zoning code. 
 
Mr. Hammes reported that the chicken text amendment to the code was done in 2019, and this is 
the first variance under these rules coming to the Board. 
 
Mr. Hammes recounted that before he came to Vandalia, there were a number of variances for 
solar panels and City Council asked him to look at the code to see if there are any adjustments 
that can be made to fit solar panels better now, as compared to when the code was initially written. 
 
Mr. Hammes stated that if we receive several chicken variances in a short period of time, City 
Council may be inclined to have Staff look at amending the code. The problem might not be the 
people who want chickens, but the code. 
 
Mr. Hammes added that the board should evaluate this particular variance on the  facts presented 
here today, but looking at the bigger picture is valid. 
 
Mr. Hammes stated that the number of chickens they can have on their lot is 0 and that granting 
the variance would increase that number to 5. The other requirements of the code would still 
apply. 
 
Mr. Flannery stated when the code was updated, there were provisions related to farming that got 
dropped off. 
 
Mr. Flannery stated that the Board needs to look at this case as an individual situation with the 
chickens.  
 
Mrs. C. Korol stated that she is living harmoniously with her neighbors and if her neighbors had 
any problems or concerns with her chickens, she would not hesitate to remedy the situation. This 
is their home too and she does not want to impede their life. 
 
Mr. G. Korol stated the Board brought up valid points. He added that his family is vegetarian, 
and these are not meat chickens. They do not want 40 chickens, their 5 is enough. 
 
Mr. G. Korol stated they are meeting or will meet all the requirements for the raising of chickens. 
He then thanked the board for their time. 
 
 
Hearing no further questions or comments, Mr. Flannery closed the public hearing.  
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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: Mr. Johnston, Mr. Stefanidis, Mr. Larger, and Mr. Flannery agreed the 
property in question will yield a reasonable return and the property has a beneficial use 
without granting the variance. Mr. Wolfe abstained. 
 
(2) Whether the variance is substantial; 

 
BZA Comment: The Board agreed the variance is somewhat substantial given the allowed 
ratio of chickens to acreage and the existing tree buffer. 
 
(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: Mr. Stefanidis, Mr. Larger, and Mr. Flannery agreed that granting the 
variance would not substantially alter the character of the neighborhood. Mr. Wolfe 
disagreed with Staffs comment and believed that granting the variance would substantially 
alter the character of the neighborhood. Mr. Johnston abstained. 
 
(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. 
 
(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 cannot be obviated without a 
variance because of the existing lot size. Staff noted that if the variance is not approved, the 
Applicant would not be required to exterminate her chickens but rather remove them from the 
property. 
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(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 there were no other relevant factors. 
 

Mr. Flannery reported that staff recommends the Board of Zoning Appeals recommend denial 
of the requested variance from City Code Section 1224.01(e)(20) for the purpose of allowing 5 
chickens on 0.34 acres at 995 Forest View Court. 
 
Mr. Flannery mentioned that should the Board of Zoning Appeals recommend approval of the 
variance, Staff recommends the following conditions: 
 

1. The chicken coop shall be moved at least 25 feet from any lot line, 
 

2. Coops and pens shall be maintained to prevent offensive smells becoming injurious to 
the health, comfort, or property of individuals or of the public, and 

 
3. The wings of any chicken kept under this variance shall be clipped. 

 
Mr. Larger stated that he wants to maintain the integrity of the city but also work for every 
citizen in the city. 
 
Mr. Larger stated that he would take a chicken over a dog barking next door any day of the 
week. 
 
Mr. Larger commented that we may need to look at amending the zoning code here for 
chickens. Mr. Flannery added that this is the way to do this as we see cases that need to be 
revisited.  
 
Mr. Flannery stated the code cannot be written perfectly. 
 
Mr. Stefanidis stated that variance granting is the exception to the normal rule and does not set 
a precedent. 
 
Mr. Stefanidis stated he does not know what they paid for the coop, how much it costs to haul 
the waste away, but guarantees that these chickens at $6 for a dozen eggs are not making these 
folks a profit. 
  



Board of Zoning Appeals  Study Session – March 3, 2025 
February 26, 2025  City Council – March 17, 2025 
 
 
Mr. Stefanidis believes this case is an exception to the rule based on their relationship with the 
chickens and their willingness to move the chicken coop. 
 
Mr. Wolfe stated that chickens are not something he would want in his neighborhood. He 
added that a variance is a way to accomplish something when it is not written in the rules and 
regulations. 
 
Mr. Wolfe stated that he does not want to disappoint the folks, but he does not want to start 
seeing chickens in the residential back yards, but in more rural areas. Mr. Flannery replied in 
this case, he views the chickens in this case more as kids’ pets, rather than livestock. MR. 
Flannery added they are not selling eggs. 
 
Mr. Flannery called for a motion. 
 
Mr. Larger made the motion to recommend approval the requested variance with the following 
conditions: 
 

1. The chicken coop shall be moved at least 25 feet from any lot line, 
 

2. Coops and pens shall be maintained to prevent offensive smells becoming injurious to 
the health, comfort, or property of individuals or of the public, and 

 
3. The wings of any chicken kept under this variance shall be clipped. 

 
Mr. Stefanidis seconded the motion. Mr. Larger, Mr. Stefanidis, and Mr. Flannery voted yes. Mr. 
Johnston and Mr. Wolfe voted no. The motion passed 3-2.  
 
Mr. Graham advised the applicant that it would be in his best interest to attend the City Council 
Study Session on March 3, 2025, at 6:00 p.m. and the City Council Meeting on March 17, 2025, 
at 7:00 p.m. 
 

b. BZA 25-0002 Maximum Building Sign Area – 780 Northwoods Boulevard 

Mr. Graham gave the report from Staff stating that the Applicant, Atlantic Sign Company, on 
behalf of Kroger has requested a variance to exceed the maximum building sign area. The 
Applicant submitted a variance to have 327.58 square feet of signage. Table 1236-1 in City Code 
Section 1236.11(e) provides that the maximum allowed wall signage is 250 square feet with 
facades greater than 300 feet. 
 
Mr. Graham stated that Kroger is proposing adding a new 190 square foot “Kroger” sign and a 
69.1 square foot “Pickup” sign and keeping their existing 19.63 square foot “Starbucks” sign and 
48.85 square foot “Little Clinic” sign for a total of 327.58 square feet. This proposal exceeds the 
allowed amount of signage by 77.58 square feet. 
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Mr. Graham reported that the Applicant stated in his Letter of Justification that these signs “aim 
to improve wayfinding on the property and draw in more customers for the entire development.” 
There is a “thick line of trees that block the building from the road” and these new signs will fit 
with Kroger’s national branding strategy. The Applicant and Kroger believe this proposal “will 
have a positive impact on the business, city, and development.” 
 
Mr. Graham reported that Staff recommends the Board of Zoning Appeals to recommend 
approval of the requested variance from Table 1236-1 in City Code Section 1236.11(e) for the 
purpose of allowing 327.58 square feet of signage at 780 Northwoods Boulevard. 
 
Mr. Flannery invited the Applicant to speak. 
 
Mr. Alex Barnett, on behalf of Atlantic Sign Company stated he was representing Kroger at 780 
Northwoods Boulevard. 
 
Mr. Barnett thanked Mr. Graham for the presentation. 
 
Mr. Barnett stated this variance is for Kroger to align this store with its national branding. They 
are adding a shopping cart to the front of the logo to show Kroger’s commitment to full, fresh 
and friendly. 
 
Mr. Barnett stated this store is right off the interstate and when they see this sign, they will come 
off the exit to shop and bring more people into Vandalia. 
 
Mr. Barnett stated if the signage is not approved, they would have to remove the signage and not 
follow Kroger’s branding. “The Little Clinic” and “Starbucks” have no other forms of 
identification on the building and would not be able to promote their services if removed. 
 
Mr. Larger stated that he is a big supporter of Kroger and asked about them cutting down the tree 
line being removed. Mr. Barnett replied that the trees are blocking the view of the building, but 
Kroger does not want to remove the trees. 
 
Mr. Stefanidis asked how Vandalia determines how much signage a business gets. Mr. Graham 
replied it is based on frontage and the Kroger can go up to 250 square feet. 
 
Mr. Johnston asked if their will be a sign on the side of Kroger. Mr. Barnett replied there will be 
a wall sign and an overhead bar sign. 
 
Mr. Barnett stated that Kroger is one of the larger footprint buildings and would encourage the 
Board to look at the visual impact of the sign. 
 
Mr. Flannery stated that he has reviewed similar cases with signs in the shopping plaza before. 
 
Hearing no further questions or comments, Mr. Flannery closed the public hearing.  
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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. Staff noted the 
presence of a tall, freestanding sign facing I-75 and a similar sign facing Northwoods 
Boulevard, both unobstructed by trees and promoting Kroger. 
 
2. Whether the variance is substantial; 

 
Mr. Larger asked about the Applicants comment about the sign being more than double than 
what is allowed. Mr. Graham replied that Staff had the Applicant remeasure their sign to 
eliminate the dead space from their measurement. Mr. Hammes added that the initial 
measurements included a rectangular areaaround the sign. 

 
BZA Comment: The Board agreed that 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 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. 

 

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

 
BZA Comment: Mr. Johnston, Mr. Wolfe, Mr. Larger, and Mr. Flannery agreed the current 
property owner did not have knowledge of the zoning restriction before purchasing the 
property. Mr. Stefanidis disagreed with Staffs comment and believed the property owner did 
have knowledge of the zoning restriction before purchasing the property. 
 
Mr. Stefanidis suggested that the property owner knew the code when they bought this 
property. 

  



Board of Zoning Appeals  Study Session – March 3, 2025 
February 26, 2025  City Council – March 17, 2025 
 
 

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 with smaller signage. 
 
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 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; and 
 

BZA Comment: The Board agreed there were no other relevant factors. 
 

Mr. Flannery reported that staff recommends the Board of Zoning Appeals recommend 
approval of the requested variance from Table 1236-1 in City Code Section 1236.11(e) for the 
purpose of allowing 327.58 square feet of signage at 780 Northwoods Boulevard. 
 
Mr. Flannery called for a motion. 
 
Mr. Wolfe made the motion to recommend approval of the requested variance. Mr. Johnston 
seconded the motion. The motion passed 5-0.  
 
Mr. Graham advised the applicant that it would be in his best interest to attend the City Council 
Study Session on March 3, 2025, at 6:00 p.m. and the City Council Meeting on March 17, 2025, 
at 7:00 p.m. 
 

5. Approval of Minutes 
 

a. Board of Zoning Appeal Minutes: December 11, 2024 
 

Mr. Johnston made a motion to approve the December 11, 2024, Meeting Minutes. Mr. Wolfe 
seconded the motion. The motion passed 3-0-2 with Mr. Stefanidis and Mr. Larger abstaining. 
 

6. Communications 
 

a. New Member Welcome 
 
Mr. Graham welcomed Mr. Steve Stefanidis to the Board of Zoning Appeals. 
 
Mr. Stefanidis thanked Mr. Graham and stated that he was on the other side of the podium 
multiple times for Chase Bank. 
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Mr. Larger asked how Staff determines if the property owner knew the zoning restriction before 
purchasing the property. Mr. Graham replied this sign code has changed multiple times since 
2014. 
 
Mr. Graham reported there is one hearing item for March 12, 2025, meeting date.  
 

7. Adjournment 
 
Mr. Johnston made a motion for adjournment. Mr. Stefanidis seconded the motion. 
 
The meeting was adjourned at 7:01 p.m.   
 
   
_____________________________      
Mike Flannery 
Chair 
 


