The

AREA PLAN COMMISSION
of Tippecanoe County

Notice of Public Hearing
Date: January 16, 2019
Time: 6:00pm
Place: County Office Building
Tippecanoe Room
20 North Third Street
Lafayette, Indiana 47901
AGENDA
I. ELECTION OF OFFICERS
II. BRIEFING SESSION
A. CONTINUED OR WITHDRAWN CASES:

The following UZO amendment will need to be withdrawn by the Area
Plan Commission because of changes made at the January Ordinance
Committee meeting:
l

Unified Zoning Ordinance Amendment #94

III. APPROVAL OF MINUTES FROM THE DECEMBER 19TH AGENDA

Due to staff vacations over the holidays, the minutes from December are
not currently available and will be ready to distribute at the meeting.
IV. PUBLIC HEARING
A. ORDINANCE AMENDMENTS
1. UNIFIED SUBDIVISION ORDINANCE AMENDMENT #11

An amendment to the USO which would allow the further division of
Exemption A tracts; create two new types of parcelization (farmstead
and Exemption A) and revise the minimum parcel width requirement
for parcelization. Continued from the November 21st APC meeting
in order to make further revisions.
Documents:
USO AMENDMENT 11.PDF
2. UNIFIED ZONING ORDINANCE AMENDMENT #94

**This case will need to be withdrawn by the Area Plan
Commission**
An amendment to the UZO which would bring it into conformity with
Amendment #11 of the Unified Subdivision Ordinance regarding a

2. UNIFIED ZONING ORDINANCE AMENDMENT #94

**This case will need to be withdrawn by the Area Plan
Commission**
An amendment to the UZO which would bring it into conformity with
Amendment #11 of the Unified Subdivision Ordinance regarding a
new minimum tract size for Exemption A tracts.
B. SUBDIVISIONS
1. S-4798 REDWOOD APARTMENT NEIGHBORHOOD AT LAFAYETTE (MAJORPRELIMINARY):

Petitioner is seeking primary approval for a two-lot mixed use
subdivision. Lot 1 will be multi-family with 173 units in 25 buildings
and Lot 2 will be used commercially. The 34.76-acre site is located
at the southeast corner of Twyckenham Boulevard and Old US 231, in
Lafayette, Wea 5 (NW) 22-4. Continued from the November 21st
APC meeting at petitioner's request.
Documents:
S-4798 REDWOOD APARTMENT NEIGHBORHOOD.PDF
2. S-4811 STEARNS MINOR SUBDIVISION (MINOR-SKETCH):

Petitioner is seeking primary approval for a two-lot subdivision replat
of Lots 44-47 and Lots 23 & 24 in J.W. Scanlon's Addition to the
Town of Clarks Hill located at 11744 Cleveland Street and 9222 E.
Orange Street, Clarks Hill, Lauramie 23 (SW) 21-3.
Documents:
S-4811 STEARNS MINOR SUBDIVISION.PDF
3. S-4812 LINDBERG POINTE VILLAS SUBDIVISION (MAJOR-PRELIMINARY):

Petitioner is seeking primary approval for a one lot multi-family
subdivision on 1.54 acres, with six two-family buildings for a total of
12 units. The site is located on the west side of Klondike Road,
approximately 1/4 mile north of Lindberg Road, in Wabash 10 (SE)
23-5.
Documents:
S-4812 LINDBERG POINTE VILLAS.PDF
C. REZONING ACTIVITIES
1. Z-2745 REDWOOD ACQUISITIONS, LLC (R3 & GB TO R3):

Petitioner is requesting rezoning of 25.087 acres for a proposed 25building multi-family development with 173 units on the south side of
Twyckenham Blvd. between Old US 231 and Poland Hill Road, west
of the Coppergate Apartments in Lafayette, Wea 5 (NW) 22-4.
Continued from the November APC meeting at petitioner's
request. Last continuance.
Documents:
Z-2745 REDWOOD ACQUISITIONS, LLC.PDF
2. Z-2751 TIPPECANOE DEVELOPMENT II, LLC (A TO R1B):

Petitioner is requesting the rezoning of 145 acres to allow the
subdivision of 536 single-family lots (Fieldstone II Subdivision)

Z-2745 REDWOOD ACQUISITIONS, LLC.PDF
2. Z-2751 TIPPECANOE DEVELOPMENT II, LLC (A TO R1B):

Petitioner is requesting the rezoning of 145 acres to allow the
subdivision of 536 single-family lots (Fieldstone II Subdivision)
located on the south side of CR 600 N and the east side of CR 150
W, in Wabash 25 (NE) 24-5. With commitment.
Documents:
Z-2751 TIPPECANOE DEVELOPMENT II, LLC.PDF
3. Z-2753 NANCY L. EVANS (GB TO A):

Petitioner is requesting rezoning of one lot located at 6934 Railroad
Street, (the southwest corner of Railroad and CR 700 N) in order to
make the existing double-wide mobile home conforming, in the
unincorporated town of Colburn, Washington 24 (NW) 24-3.
Documents:
Z-2753 NANCY EVANS.PDF
4. Z-2754 LAUREN ALEXANDER (R1B TO R2U):

Petitioner is requesting rezoning of one lot located between Central
and State Streets, more specifically, 1106 South 21st Street, in order
to make an existing two-family residence conforming, in Lafayette,
Fairfield 28 (SE) 23-4.
Documents:
Z-2754 LAUREN ALEXANDER.PDF
5. Z-2755 KARMA ENTERPRISES, LLC (I1 & R1U TO NBU):

Petitioner is requesting rezoning of the former St. Vincent DePaul
store, located at the northeastern corner of Wabash Avenue and
Green Street, more specifically 525 Wabash Avenue, Lafayette,
Fairfield 29 (NW) 23-4.
Documents:
Z-2755 KARMA ENTERPRISES, LLC.PDF
V. ADMINISTRATIVE MATTERS
VI. APPROVAL OF THE FEBRUARY EXECUTIVE COMMITTEE AGENDA
Documents:
02062019 EXEC AGENDA.PDF
VII. DETERMINATION OF VARIANCES - AREA BOARD OF ZONING APPEALS
Documents:
2019-01 CDOV .PDF
VIII. DIRECTOR'S REPORT
IX. CITIZENS' COMMENTS AND GRIEVANCES

2019-01 CDOV .PDF
VIII. DIRECTOR'S REPORT
IX. CITIZENS' COMMENTS AND GRIEVANCES
X. ADJOURNMENT

USO AMENDMENT #11
REGARDING THE FURTHER DIVISION OF TEN ACRE TRACTS
Staff Report
January 10, 2019

Currently, the regulations regarding land division for property zoned A, AA, and AW are
as follows:
A parent tract (defined as a property’s shape and size as of November 19, 1979) is eligible
for up to two parcels created through the parcelization process. Or a parent tract can be
divided into four lots through the minor subdivision process or a combination of the two
techniques may be used as long as no more than four lots/parcels are created. Any
additional land divisions from the parent tract must be Exemption A tracts which are a
minimum of ten acres in area. These Exemption A tracts, if they are coming from a parent
tract that has already had four lots or parcels created from it, cannot be further divided.
Also, to qualify as a parcelization, each parcel must have at least 200’ of road frontage if
it has frontage and if it is located on a corner, then both frontages must equal 200’. This
requires some property owners to do minor subdivisions instead of parcelizations,
because the full road frontage is not available. More often, land surveyors tell owners to
sell off the frontage, file and record a parcelization, then buy back the frontage from their
neighbors. Staff has long wanted to address this 200’ requirement.
Over the months, three different families approached the Ordinance Committee about
their inability to divide their land in the way they wanted. They all owned land within parent
tracts that had already been parcelized or subdivided four times. In one case, the family
owned a house and farm buildings on a much bigger farm field. They wanted to sell the
farmstead (about three acres) separately from their farmland but the USO requires a tenacre minimum tract size. The family did not want to take ten acres of land out of farming.
The other two families both had ten-acre Exemption A tracts that they wanted to divide
into two tracts. Because the parent tracts in both cases had already been parcelized or
minor subdivided, the USO prohibited the further division of these tracts.
Proposed USO and UZO amendments were agreed upon at the October Ordinance
Committee meeting and the amendments were filed for hearing at the November APC
public hearing. The proposals would have amended the USO and UZO to:
•

Allow a farmstead in existence since November 1979 to be parcelized from a larger
farm field even after the four lots/parcels were already created from the parent
tract;

•
•
•

Allow ten-acre Exemption A tracts (in existence prior to June 2018) to be divided
one more time by parcelization;
Change the Exemption A tract’s minimum size from 10 acres to 20 acres in the A,
AA, and AW zoning districts only; and
Allow parcels to be created on corners without both frontages having to equal 200’
in width. Also allow parcelizations where the parent tract does not have 200’ of
road frontage as long as it meets the UZO lot width standard for that zone.

Then at the November Ordinance Committee meeting, two weeks before the APC
meeting, two land surveyors working in Tippecanoe County spoke about the proposed
amendments and how they could be improved. After a brief discussion, the Ordinance
Committee decided to continue the already filed USO and UZO amendments to the
January APC public hearing in order to make the suggested minor changes. These
changes were to:
•
•

Clarify that to qualify for a farmstead parcelization, the farmhouse does not have
to be the original house on site, only the original location of the farmhouse; and
Allow the creation of ten-acre Exemption A tracts in the AW zone as long as some
percentage of the land to be divided was wooded based on aerial photography.

Changes were made to the amendments based on the surveyors’ suggestions and were
brought back to the January 2nd Ordinance Committee for a vote. At that time, there was
further discussion and input from other citizens who argued against changing the
minimum tract size to 20 acres. By a vote of 4-1 the Ordinance Committee agreed to the
following:
•
•
•
•

Allow the farmstead parcelization as originally proposed;
Allow the further division of ten-acre Exemption A tracts as originally proposed;
Keep the changes to the parcel lot width requirement as proposed; and
Restore the minimum tract size of Exemption A tracts to ten acres, not twenty acres
as originally proposed.

Because the only proposed change to the Unified Zoning Ordinance (Amendment #94)
was in the Exemption A definition, and because the Ordinance Committee voted not to
change this definition, UZO Amendment #94 is no longer necessary. APC should move
to withdraw this amendment.
After several months of discussions with staff, the three families mentioned above, and
with input from land surveyors working in Tippecanoe County, the following Unified
Subdivision Ordinance Amendment was agreed upon at the January 2nd Ordinance
Committee.

ORDINANCE NO.__________
AN ORDINANCE AMENDING CHAPTER ______
OF ORDINANCE NO.______
BEING THE UNIFIED SUBDIVISION ORDINANCE
OF TIPPECANOE COUNTY.
Be it ordained by the (County Commissioners of Tippecanoe County, Indiana; the
Common Council of the City of Lafayette, Indiana; the Common Council of the City of
West Lafayette, Indiana; the Town Council of the Town of Battle Ground, Indiana; the
Town Council of the Town of Dayton, Indiana; and the Town Council of Clarks Hill,
Indiana), that Ordinance No._____, being the Unified Subdivision Ordinance of
Tippecanoe County is hereby amended as follows:
Section 1.

Add the following definitions to USO Section 2.2 as follows:
FARM. An area used for agricultural operations, including truck gardening,
forestry, the operating of a tree or plant nursery, or the production of livestock
and poultry.

FARMSTEAD. The residence (primary use building) of a farm, which must
have an area of 30 acres or more. The farmstead land area may include
accessory buildings and adjacent service areas of the farm. For the
purposes of this definition, the original farmstead must have been built prior
to November 19, 1979.
FARMSTEAD PARCELIZATION. The one parcelization lot including the
farmstead of a parent tract.
ORIGINAL EXEMPTION A (OE A) TRACT. A lot greater than or equal to
10 acres and less than 20 acres in size, eligible as a primary use building
site that was created by Exemption A (from the definition of Subdivision)
after the enactment date of this ordinance (November 19, 1979) and prior
to June 1, 2018. For the purposes of this definition, a lot is "created" on the
date of its recording or of the surrounding properties’ recording.
ORIGINAL EXEMPTION A (OE A) TRACT PARCELIZATION. The two lot
parcelization permitted per OE A Tract.
PARCELIZATION TYPES.
Farmstead Parcelization, OE A Tract
Parcelization and Standard Parcelization.
STANDARD PARCELIZATION. The four lot parcelization permitted per
parent tract.

Section 2.

Replace the second paragraph in USO Section 3.1(2) with the following:
However the further division of a parent tract from which four (4) minor
subdivision lots or four (4) standard parcels (or a combination of both)
eligible as primary use building sites have already been created, shall be
classified as a major subdivision, unless this further division is classified as
a Rural Estate Subdivision, or exempt by Original Exemption A Tract
Parcelization or Farmstead Parcelization, or complies with Exemption A or
C in the definition of Subdivision. For purposes of this paragraph, a lot is
"created" on the date of its recording.

Section 3.

Replace the table in USO Section 3.5(3)(a) with the following:
Parcelization
Type
Farmstead
OE A Tract
Standard

Maximum Number
of Lots permitted
1 per parent tract
2 (per OE A Tract)
4 per parent tract

Minimum Lot Area
(Exclusive of R-O-W)
2 acres
2 acres
2 acres

Parcelization land divisions are only permitted in the Agricultural (A), Select
Agricultural (AA) and Agricultural Wooded (AW) zones.
Section 4.

Change USO Section 3.5(3)(b) as follows:
(b)

Parcels Abutting a Public Road.
For parcels that abut a public road, the minimum parcel width shall
be 200 feet. Parcel width shall be measured along the right-of-way
line of the public road. For parcels abutting more than one public
road, parcel width standards need only apply to one public road
abutted. For parcels abutting a public road that cannot derive access
from that road, an easement for vehicular access and utility
placement, connecting all such parcels to a public road, shall be
provided at the time of parcelization. Where a physical impediment
or the shape of the parent tract prevents a proposed parcel from
meeting the minimum 200-ft of frontage standard, the Executive
Director may waive this requirement; however, the parcel width may
never be less than the minimum lot width required by the Unified
Zoning Ordinance for that particular zone.

This ordinance shall be in full force and effect from and after its passage.
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S-4798
REDWOOD APARTMENT NEIGHBORHOOD AT LAFAYETTE
Major-Preliminary Plat
Staff Report
November 15, 2018

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, Redwood Acquisition, LLC (represented by attorney Russell Brown of Clark
Quinn Moses Scott & Grahn and Mike Smith of Structurepoint, Inc.) is seeking primary
approval, with consent from the two owners (Rynalco, Inc. and ALTUS, LLC) for a two-lot
mixed use subdivision. Lot 1 will be multi-family with 173 units in 25 buildings and Lot 2
will be used commercially. The 34.76 acre site is located at the southeast corner of
Twyckenham Boulevard and Old US 231, in Lafayette, Wea 5(NW)22-4.
AREA ZONING PATTERNS:
The site is zoned GB (General Business) and R3 (Residential Multi-family). Adjoining to
the east is more R3. Along the entire south boundary is PDRS (Planned Development
Residential) zoning, and to the west across Old US 231 is a large area zoned PDNR
(Planned Development Nonresidential). To the north, across Twyckenham Boulevard,
are GB, R1 and R1B (Residential Single-family) zones. A rezone petition (Z-2745), also
on this month’s agenda, is proposed to change 12.46 acres of the site’s GB area to R3
(the west half of proposed Lot 1).
AREA LAND USE PATTERNS:
These 34.76 acres are open, flat and mostly undeveloped. There is an older residence
located near the northwest corner of the site. The Coppergate Apartment complex is next
door to the east. To the northeast is the Cobblestone single-family subdivision and
bordering on the south are the Heron Bay and Bristol Park single-family planned
developments. To the west is the Wea-ton commercial planned development with a
church, medical clinic and office building located along the west side of Old US 231. To
the northwest are a catering business, book publisher and animal hospital. Due north is
an open undeveloped field that backs up to the Payless supermarket along Beck Lane.
TRAFFIC AND TRANSPORTATION:
The Thoroughfare Plan classifies both Twyckenham Boulevard and Old US 231 as urban
primary arterials. The required half-width right-of-way for an urban primary arterial is 40ft. Twyckenham Boulevard meets this requirement; however, it appears that the existing
right-of-way for the Old US 231 frontage is less than required. Additional right-of-way will
likely need to be dedicated on the final plat for Lot 2 along the Old US 231 frontage to
meet the 40-ft half-width right-of-way requirement.
A paved city trail runs parallel along the south side of Twyckenham Boulevard. Two new
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entrances are proposed onto Twyckenham that will require approval by the Lafayette City
Engineer as part of the construction plans. All internal drives for the apartment complex
will be private. All units have parking in their attached garages and driveways. Additional
guest parking areas are also provided throughout the site. Because each unit has two
bedrooms, the required parking for this project is only 303 (173 units x 1.75). According
to the preliminary plat, there will be a total of 381 parking spaces provided. The four
private street names shown have all been cleared by the Post Office, 911 and the APC
staff.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
An existing city sanitary sewer main is located along the south boundary that will be
tapped to serve the site. Water service will be extended from an existing main located
near the northeast corner of the site. A wide existing drainage ditch runs along the entire
south boundary that is intended to be the outlet for an on-site detention storage pond.
CONFORMANCE WITH UZO REQUIREMENTS:
The building setbacks shown for Lot 1 all meet or exceed the required standards. No
setbacks are shown for Lot 2. A 60-ft setback is required along both the existing road
frontages. A 30-ft wide Type C bufferyard is shown as will be required along the shared
line between Lots 1 and 2 if the rezone petition is approved.
IMPROVEMENTS AND PERFORMANCE BOND:
Petitioner has requested permission to bond, in lieu of completing all of the required public
improvements prior to the submission of the final plat.
STAFF RECOMMENDATION:
Conditional primary approval, contingent on the following:
A.

Conditions
1.

Prior to the submission of the construction plans, the associated
rezone petition for this subdivision (Z-2745) must be approved by the
Lafayette City Council.

2.

Any required right-of-way dedication along the Old US 231 frontage
for Lot 2 shall be shown in the construction plans and on the final
plat.

CONSTRUCTION PLANS – The following items shall be part of the
Construction Plans application and approval:
3.

The sanitary sewer, water and drainage plans shall be approved by
the Lafayette City Engineer.

4.

The fire hydrants locations shall be approved by the Lafayette Fire
Department.
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5.

An on-site utility coordinating sheet shall be approved and signed-off
by the non-government utility companies. The assigned street
addresses for each lot shall be included. If any of these utilities are
being extended from an off-site location, this extension shall be made
a part of the utility coordinating sheet.

6.

The required bufferyard shall be shown with the standard plant unit
details. The bufferyard shall be installed as part of required public
improvements.

FINAL PLAT – The following items shall be part of the Secondary
Application and Final Plat approval:
7.

If there is a mortgage on this property, a recorded partial release or
written acknowledgment from the mortgage company must be
obtained in order to dedicate the necessary right-of-way.

8.

All existing easements, covenants or restrictions shall be shown and
referenced with the corresponding recording information (Document
Number and date recorded).

9.

All required building setbacks shall be platted.

10.

The street addresses and County Auditor's Key Number shall be
shown.
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S-4811
STEARNS MINOR SUBDIVISION
(minor-sketch)

STAFF REPORT
January 10, 2019

S-4811
STEARNS MINOR SUBDIVISION
Minor-Sketch Plan
Staff Report
January 10, 2019

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner is seeking primary approval for a two-lot subdivision replat of Lots 44 – 47 and
Lots 23 & 24 in J. W. Scanlon’s Addition to the Town of Clarks Hill located at 11744
Cleveland Street and 9222 E. Orange Street, Clarks Hill, Lauramie 23 (SW) 21-3.
AREA ZONING PATTERNS:
The six lots in question are all zoned R1U, Single-family Residential, Urban, as are all
surrounding properties. A short distance to the west are the town limits of Clarks Hill
beyond which land is zoned AA, Select Agricultural.
AREA LAND USE PATTERNS:
Currently, one single-family dwelling exists on three lots, crossing over two lot lines that
this replat would eliminate while creating proposed Lot 2. A mobile home exists on
proposed Lot 1 along with a second mobile home that crosses onto the neighboring
property to the west. Petitioner plans to remove these mobile homes in the future.
TRAFFIC AND TRANSPORTATION:
A platted yet unimproved alley divides the two proposed lots. Four streets surround the
lots: Ford, Cleveland, Orange, and West Streets. All of them are classified as urban local
roads by the adopted Thoroughfare Plan requiring a 50’ wide right-of-way. Two of the
streets have 50’ wide rights-of-way and two exceed that requirement with 60’ wide rightsof-way; therefore, no dedication of right-of-way is necessary and no mortgage release is
needed.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
Clarks Hill sewer and water currently serve the residences on site; the locations of the
mains have been shown on the revised sketch plan. Drainage in the Town of Clarks Hill
is reviewed by the County Surveyor’s Office.
CONFORMANCE WITH UZO REQUIREMENTS:
The required lot width and lot area for the R1U zone can be met for both lots. Setbacks
shown are correct.
STAFF RECOMMENDATION:
Conditional primary approval, contingent on the following:
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A.

Conditions
FINAL PLAT – The following items shall be part of the Secondary
Application and Final Plat approval:
1.

All existing easements, covenants or restrictions shall be shown and
referenced with the corresponding recording information (Document
Number and date recorded).

2.

All required building setbacks shall be platted.

3.

Either the County Surveyor or the County Drainage Board shall
approve drainage onsite.

4.

The street addresses and County Auditor's Key Number shall be
shown.
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S-4812
LINDBERG POINTE VILLAS SUBDIVISION
(major-preliminary)

STAFF REPORT
January 10, 2019

S-4812
LINDBERG POINTE VILLAS SUBDIVISION
Major-Preliminary Plat
Staff Report
January 10, 2019

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner is seeking primary approval for a one lot multi-family subdivision on 1.54 acres, with six
two-family buildings for a total of 12 units. The site is located on the west side of Klondike Road,
approximately 1/4 mile north of Lindberg Road, in Wabash 10(SE)23-5.
AREA ZONING PATTERNS:
The site was recently rezoned from A to R2. The immediate area contains many zones, including
PDRS to the north, west and south. Farther west is R2 and R1 zoning. GB zoning is east across
Klondike with R1 beyond. An area of I3 zoning is located north on the other side of the railroad.
AREA LAND USE PATTERNS:
Earlier this year a single-family home occupied this land but was purchased by the County for the
Klondike Road reconstruction project. The home was razed and now this partially wooded site is
unimproved and was made available for redevelopment. Single-family homes are located to the
north, west and south with duplexes farther west. East across Klondike is a self-storage
warehouse business.
TRAFFIC AND TRANSPORTATION:
The adopted Thoroughfare Plan classifies Klondike Road as a rural secondary arterial. The
County Highway Department is reconstructing this road to improve traffic flow, increase
pedestrian safety and enhance the drainage system for stormwater. Some of the improvements
include a 6’ sidewalk on one side and a 10’ trail on the other side. The road will have two driving
lanes with a dedicated, two-way left-turn center lane. The project will be done in three phases,
with the first phase happening in front of the subject property. All necessary Klondike Road rightof-way has already been acquired through the reconstruction project. A single entrance and
private drive connect to Klondike Road and will provide the necessary access to the six two-family
buildings.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
American Suburban Utilities and Indiana American Water provide service to this area. Sanitary
sewer and water mains will be extended into the site from existing and new mains along Klondike
Road. A note on the preliminary plat states that on-site drainage will be handled by above or
below ground detention storage in the open spaces along the north and south boundaries.
CONFORMANCE WITH UZO REQUIREMENTS:
A zoning variance has been filed to reduce the required 40-ft setback from the Klondike right-ofway to the 35-ft setback shown. All other setbacks are shown correctly. R2 lot area and width
standards will easily be met, since this is a one lot multi-family subdivision. Maximum building
coverage is shown at the permitted 30%, and the minimum vegetative coverage will be 47.1%
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well above the required 30%. Each duplex unit will have a two-car garage and 2 available spaces
in the driveway, doubling the two required spaces per dwelling unit.
IMPROVEMENTS AND PERFORMANCE BOND:
Petitioner has requested permission to bond, in lieu of completing all of the required public
improvements prior to the submission of the final plat.
STAFF RECOMMENDATION:
Conditional primary approval, contingent on the following:
A.

Conditions
CONSTRUCTION PLANS – The following items shall be part of the Construction
Plans application and approval:
1.

American Suburban Utilities, Inc. shall approve the sanitary sewer plans.

2.

Indiana-American Water Company, Inc. shall approve the water plans.

3.

The fire hydrants shall be approved by the Wabash Township Fire
Department. Plans for the actual placement of the hydrants shall be
approved by the Indiana American Water Company in cooperation with the
Fire Department.

4.

An Erosion and Sediment Control Plan and a Stormwater Quality
Management Plan meeting the requirements of 327 I.A.C. 15-5 shall be
submitted to the Tippecanoe County Soil and Water Conservation District
and shall also be approved by the Tippecanoe County Drainage Board as
required by Tippecanoe County Ordinance #2011-27-CM.

5.

The County Drainage Board shall approve the drainage plans.

6.

An on-site utility coordinating sheet shall be approved and signed-off by the
non-government utility companies. The assigned street addresses for each
lot shall be included. If any of these utilities are being extended from an
off-site location, this extension shall be made a part of the utility
coordinating sheet.

FINAL PLAT – The following items shall be part of the Secondary Application and
Final Plat approval:
7.

All existing easements, covenants or restrictions shall be shown and
referenced with the corresponding recording information (Document
Number and date recorded).

8.

All required building setbacks shall be platted. If the 35-ft setback variance
is approved by the Area Board of Zoning Appeals, a note shall be added to
the final plat describing the variance, including the approval date and case
number.

9.

The street addresses and County Auditor's Key Number shall be shown.

dbl | g:\apc\staff reports\subdivisions\4800\s4812rpt.docx | Lindberg Pointe Villas Subdivision | Major-Preliminary Plat | January
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Z-2745
REDWOOD ACQUISITIONS, LLC
(R3 & GB to R3)

STAFF REPORT
November 15, 2018
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Z-2745
REDWOOD ACQUISITIONS, LLC
(R3 & GB to R3)
Staff Report
November 15, 2018

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, Redwood Acquisitions, LLC (represented by attorney Russell Brown of Clark
Quinn Moses Scott & Grahn) is requesting rezoning of 25.087 acres with consent from
two owners for a proposed 25 building multi-family subdivision with 173 units, located on
the south side of Twyckenham Boulevard between Old US 231 and Poland Hill Road,
west of the Coppergate Apartments in Lafayette, Wea 5(NW)22-4.
ZONING HISTORY AND AREA ZONING PATTERNS:
The GB (General Business) zoned western half of the site is 12.46 acres and is owned
by Rynalco, Inc. This tract, along with the adjoining 9.6 acres to the west (also owned by
Rynalco, Inc.) was rezoned from R1 and R3 to GB in 1999 (Z-1865 and Z-1866). The R3
eastern half is 12.63 acres and is owned by ALTUS, LLC. In the last several years this
R3 site has had a few multi-family proposals come and go. In 2001, the R3 site was
granted primary approval for a multi-family subdivision that would have permitted a 217
unit apartment complex in 16 buildings. In 2003, the same acreage was rezoned from
R3 to PDRS (Planned Development Residential, Z-2118) for a proposed 172 unit
condominium project that was eventually abandoned. In 2007, the PDRS zoning was
returned to R3 (Z-2354). In 2013, a major subdivision sketch plan was submitted
proposing 85 two-family buildings (170 units) that was also abandoned.
Adjoining to the east is more R3. Along the entire south boundary is PDRS zoning, and
to the west across Old US 231 is a large area zoned PDNR (Planned Development
Nonresidential). To the north, across Twyckenham Boulevard, are GB, R1 and R1B
zones.
AREA LAND USE PATTERNS:
These 25.087 acres are open, flat and undeveloped. There is a single-family residence
on a wooded lot located at the southeast corner of Twyckenham Boulevard and Old US
231. The Coppergate Apartment complex is next door to the east. To the northeast is the
Cobblestone single-family subdivision, and bordering on the south are the Heron Bay and
Bristol Park single-family planned developments. To the west, across Old US 231, is the
Wea-ton commercial planned development with a church, medical clinic and office
building. To the northwest are a catering business, book publisher and animal hospital.
Due north is an open undeveloped field that backs up to the Payless supermarket along
Beck Lane.

dbl | g:\apc\staff reports\rezone\z-2700s\z2745rpt.docx | REDWOOD ACQUISITIONS, LLC | (R3 & GB to R3) | November 15,
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TRAFFIC AND TRANSPORTATION:
The Thoroughfare Plan classifies both Twyckenham Boulevard and Old US 231 as urban
primary arterials. A paved city trail runs parallel along the south side of Twyckenham
Boulevard. Two new entrances are proposed onto Twyckenham that will require approval
by the Lafayette City Engineer as part of the proposed multi-family subdivision
construction plans. All internal drives for the apartment complex will be private.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
An existing city sanitary sewer main is located along the south boundary that will be
tapped to serve the site. Water service will be extended from an existing main located
near the northeast corner of the site. A wide existing drainage ditch runs along the entire
south boundary that is intended to be the outlet for an on-site detention storage pond.
STAFF COMMENTS:
Clearly this area has been considered for commercial use as well as higher density
residential for many years. The Phased Land Use Map of The Comprehensive Plan calls
for petitioner’s site to be developed residentially. Easy access to shopping, major roads
and the bus line make this an attractive area for residents. Although this rezone proposal
essentially doubles the size of the existing R3 acreage, this expansion will accommodate
an apartment complex that is planned at a much lower density than what has been
proposed in the past. The approved 2001 plans were for 217 units on 12.63 acres – or
17 units per acre. The current proposal is for 173 units on 25.087 acres – or 7 units per
acre.
STAFF RECOMMENDATION:
Approval

dbl | g:\apc\staff reports\rezone\z-2700s\z2745rpt.docx | REDWOOD ACQUISITIONS, LLC | (R3 & GB to R3) | November 15,
2018

2

Z-2751
TIPPECANOE DEVELOPMENT II, LLC
(A to R1B)

STAFF REPORT
January 10, 2019

Z-2751
TIPPECANOE DEVELOPMENT II, LLC
A to R1B
with Commitment
Staff Report
January 10, 2019

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, with consent of the owner (Boanco Inc.) and represented by attorney Dan
Teder, is requesting the rezoning of 144.5 acres to allow the subdivision of 536 singlefamily lots (as shown on a nonbinding sketch plan for Fieldstone II Subdivision) located
on the south side of CR 600 N and the east side of CR 150 W, in Wabash 25 (NE) 24-5.
A commitment has been filed with this petition that will effectively require the northern and
western perimeter lots to conform to the larger R1 area and width standards.
ZONING HISTORY AND AREA ZONING PATTERNS:
The site is zoned A (Agricultural) as are several of the surrounding properties. A small
area of the property’s southeast corner is zoned FP (Flood Plain) that is associated with
an unnamed tributary to Burnetts Creek. This piece of FP zoning has been excepted out
of the legal description for this rezone request.
In early 2015, two similar residential rezone petitions were submitted by the same
developer for adjoining tracts that were ultimately approved by the County
Commissioners. The 73 acre Fieldstone Subdivision land, located to the north across CR
600 N, was rezoned from R1 to R1B (Z-2601) in April 2015. Abutting on the east is the
proposed 48 acre Timberbrook Subdivision, which was rezoned from A (Agricultural) to
R1 (Z-2602) at the same meeting.
In August 2006, Komark Business Company was granted rezone approval from A to R1
for parts of an 80 acre tract (all areas not zoned FP) that adjoins on the south for a
proposed subdivision called Central Park.
Farther east there have been several rezones from A to R1, starting in 1993 for the
Harrison High School expansion on its 78 acre property (Z-1552). In 1996, TSC
(Tippecanoe School Corporation) successfully rezoned 36 acres for the Burnett Creek
Elementary School (Z-1684). In 2001, nearly 60 acres at the northeast corner of CR 50
W and CR 600 N were rezoned to R1 for the Harrison Highlands single-family subdivision
(Z-2043). In 2005, TSC rezoned the 50 acre Battle Ground Middle School property to R1
(Z-2260).
AREA LAND USE PATTERNS:
These 144.5 acres are in agricultural production, as are many of the surrounding
properties. Fieldstone Subdivision Phase 1, located to the north, has been recorded with
dbl | g:\apc\staff reports\rezone\z-2700s\z-2751rpt.docx | Tippecanoe Development II, LLC | A to R1B
with Commitment | January 10, 2019
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about half of its 70 lots built out. The proposed Timberbrook Subdivision to the east has
not progressed beyond the preliminary plat stage approved in November 2016. The
primary approval granted for the Central Park Subdivision to the south expired in
September 2016. About a dozen large lot (2+ acres) single-family residences are located
adjacent to the north and west boundaries. A similar number of large home sites are
located farther east near the three public schools.
TRAFFIC AND TRANSPORTATION:
The Thoroughfare Plan classifies CR 600 N as a rural secondary arterial and CR 150 W
as a rural local road. The traffic impact of an additional 536 lots on these two county roads
will be significant. Both roads have typical 20-ft pavement widths. CR 600 N has a tight
reverse curve at the northeast corner of the site and is on the County Highway
Department’s radar for realignment in the future. A half mile to the east is the four-way
stop intersection of CR 600 N and CR 50 W (aka County Farm Road). In May 2017, a
road and pedestrian safety audit led by APC was conducted at this intersection by a team
of school corporation officials, county staff, Purdue University and private engineering
consultants. The report, prepared by APC staff, provides existing conditions, traffic
generation, crash data, with recommended improvements that may be funded in future
years. In the meantime the county will be installing a traffic signal at CR 600 N and County
Farm Road.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
Indiana American water mains and American Suburban Utilities sanitary sewer mains will
likely be extended from the Fieldstone (I) Subdivision to the north. Petitioner has
submitted letters of intent from these utility companies to serve this site. It is clear from
the sketch plan that the site will drain to the southeast corner where a proposed pond is
located, ultimately draining into the adjoining Burnetts Creek tributary.
SCHOOLS:
As noted in the zoning history, the three schools that serve this district (Burnett Creek
Elementary, Battle Ground Middle School and Harrison High School) are all located about
a half mile to the east of this proposed subdivision site. TSC has not provided any
comments to staff concerning this proposed residential zoning. However, this is typical
since their position is to educate all students that live in their school district. Schools
being at or near capacity are not something TSC expresses as a concern regarding future
development or additional children in the school system.
STAFF COMMENTS:
The nonbinding sketch plan shows a layout for 536 lots. The north and west outside lots
appear to be larger than the interior lots, reflecting the commitment filed with this rezone
petition. The commitment will require the lots lining the northern and western boundaries
to conform to the lower density R1 standards. Minimum R1 lot width and area are 75-ft
and 10,000 sq-ft, respectively. If rezoned to R1B the interior lot width and area minimums
would be 50-ft and 6,000 sq-ft, respectively. The sketch plan also shows a large pond in
the southeast corner of the site that will apparently include passive recreational facilities

dbl | g:\apc\staff reports\rezone\z-2700s\z-2751rpt.docx | Tippecanoe Development II, LLC | A to R1B
with Commitment | January 10, 2019

2

(landscaped trails and some parking). This pond and recreational area covers
approximately 20 acres.
Petitioner, being the same developer of the adjoining Fieldstone (I) and Timberbrook
subdivisions, currently has 287 lots remaining to be platted in those subdivisions. In
addition there are about 200 lots in petitioner’s developing subdivisions farther southeast
but still in the same school district – Auburn Meadows (145 lots) and Oak Ridge (49 lots).
Petitioner also owns about 160 acres in West Lafayette zoned R1 and R1B, located on
the south side of CR 500 N just west of the Winding Ridge Subdivision (formerly Lauren
Lakes). This site could potentially be developed with 500 or more lots. Also, about a mile
and a half east on CR 600 N are two new subdivisions recently rezoned by two different
developers and granted primary approval (The Preserve and Belle Terra) that will have
196 lots combined.
Staff understands that petitioner is planning ahead and is working to add to the existing
inventory of available lots to sell and build homes. One factor that is a driving force for
this rezone request is the site’s eligibility for the USDA Rural Development home loan
program. Although staff has reservations regarding the need for additional lots right now,
no checkpoint agency – TSC, County Highway or emergency services – has expressed
concern to staff about their ability to adequately serve this additional development. And
with sanitary sewer and water available and a commitment to provide R1-sized lots
abutting residential neighbors to the west and north, staff can support the request.
STAFF RECOMMENDATION:
Approval with Commitment
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Key Number: 132-04500-0021
State Identification Number 79-02-25-200-001.000-022

COMMITMENT
Commitment made on November 13, 2018, by Tippecanoe Development II, LLC, an Indiana
limited liability company (the "Petitioner") pursuant to Indiana Code Section 36-7-4-1015.
1.

Petitioner

makes

this

commitment

with

the

knowledge

and

consent

of

Boanco, Inc., an Indiana corporation, who is the owner (the "Owner") of certain real estate (the
"Real Estate") located in Tippecanoe County, Indiana, commonly known as an approximate 145acre tract on the south side of CR 600 N and east of CR 150 W and more particularly described
on Exhibit A which is attached hereto and incorporated by reference herein.
2.

Petitioner has filed a request (with the consent of the Owner) with the Area Plan

Commission of Tippecanoe County, Indiana (the "APC"), to rezone the Real Estate from A to RlB
which request is pending before the APC as case no.
3.

2 -

~ ).{"'"I

Petitioner hereby agrees and makes the following commitment in connection with the

rezoning request in case no.

2 - d- ) J J

The northern and western perimeter lots located on the Real Estate shall conform
to the Rl standards of the Tippecanoe County Unified Zoning Ordinance (UZO 2-11-through 2-1-13)
4.

Petitioner understands and agrees that this commitment is given to the APC and the

County Commissioners of Tippecanoe County, Indiana (the "Legislative Body") as an inducement
for the recommendation for and approval of the rezoning request in case no. 2 -.2 ?..I'/
Petitioner further understands and agrees that the approval of the rezoning request in case no.

'?- , ,. 'l.JS \.

by the Legislative Body constitutes good and valuable consideration for the

giving of this commitment.

1

Z-- - -

5.

This commitment shall be a covenant running with the Real Estate and binding and

enforceable against Petitioner, any subsequent owner, or any other person who acquires any
interest in the Real Estate. Any change or modification of this commitment shall only be made
with the approval of the APC at a public hearing in accordance with all rules and regulations of
the APC.
6.

Petitioner agrees that each of the following shall each be a "specially affected person"

under Indiana Code Section 36-7-4-1015(d)(3) who shall each independently be entitled to bring
an action to enforce the terms and conditions of this commitment in the Circuit or Superior
Courts of Tippecanoe County, Indiana:
a.

the APC,

b.

the Area Board of Zoning Appeals of Tippecanoe County, Indiana,

c.

the appropriate Admin istrative Officer designated in the Unified Zoning
Ordinance for Tippecanoe County, Indiana, and

d.

the County Commissioners of Tippecanoe County, Indiana

PETITIONER
TIPPECANOE DEVELOPMENT II, LLC

( ~
~·-·-·-----~-

~-m_b_e_r_ _ __

)
)

STATE OF INDIANA
COUNTY OF

li/ f'eca_noe.

SS :

)

Before me, the undersigned, a notary public, personally appearec:Ctobob ..S c.heu 1no..11n. and
acknowledged the execution of the foregoing commitment on November ~ 2018 .
.--J!~'f.'!.~~-

f.[No_~~,,.;.: ;;.
~.;;. •EAL .·~!

Amy R. Walker

Tippecanoe County
My Commission # NP07159Ba
···;:rf:m:~·· Expires September 21, 2026

Unu.aR
Jl'.Ll/:'..LJL ,
lJLP-p

Resident of

My commission expires:

2

1 f(UrUl1!

notary public
County

z-___

I affirm, under the penalties for perjury, that I have taken reasonable care to redact each Social
Security number in this document, unless required by law. Daniel A. Teder
This instrument prepared by Daniel A. Teder of Reiling Teder & Schrier, LLC, 250 Main Street,
Suite 601, P 0 Box 280, Lafayette, IN 47902-0280 Telephone: (765) 423-5333; Fax: (765) 4234564; email: dat@rtslawfirm.com
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Exhibit A

LEGAL DESCRIPTION
The Northeast Quarter of Section 25, Township 24 North, Range 5 West, Wabash Township,
Tippecanoe County, Indiana.
EXCEPT:
A part of the NE Quarter of Section 25, Township 24 North, Range 5 West, Wabash Township,
Tippecanoe County, Indiana, more particularly described as follows:
Beginning at the NW corner of the NE Quarter; thence Easterly along the North line of the NE
Quarter, 830.00 feet; thence Southerly parallel with the West line of the NE Quarter, 480.00 feet;
thence Westerly parallel with the North line of the NE Quarter, 830.00 feet to the West line of
the NE Quarter; thence Northerly along the West line of the NE Quarter, 480.00 feet to the point
of beginning, containing 9.13 acres, more or less.
ALSO EXCEPT:
A part of the Northeast quarter of Section 25, Township 24 North, Range 5 West in Tippecanoe
County, Indiana, being described as follows:
Beginning at the Northeast corner of said quarter section; thence South 00 degrees 44 minutes
13 seconds East along the east line of said quarter section 1519.45 feet to the southwest comer
of Tract Ill of a tract of land conveyed to Boan co, Inc. as recorded in Document No. 91-09208 in
the Office of the Recorder of Tippecanoe County, thence along a westerly extension of the
southern line of said Boanco, Inc. tract, North 89 degrees 43 minutes 39 seconds West 114.67

feet; thence North 00 degrees 44 minutes 13 seconds West, parallel with the east line of said
quarter section, 1519.38 feet to the north line of said quarter section; thence South 89 degrees
45 minutes 57 seconds East, along said north line, 114.66 feet to the point of beginning.
Containing 4.00 acres, more or less.
ALSO EXCEPT:
All that part of the Northeast Quarter {1/4) of Section Twenty-five {25), Township Twenty-four
{24) North, Range Five (5) West, Wabash Township, Tippecanoe County, Indiana, lying North of the
centerline of existing County Road 600 North.
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ACKNOWLEDGEMENT OF ADMINISTRATIVE OFFICER

I acknowledge that on November

/lo , 2018, I received a signed and notarized copy of the

Commitment filed by Tippecanoe Development II, LLC for a rezoning petition from A to RlB.
The property included in the rezoning petition is located on the south side of CR 600 N and east
of CR 150 W, Tippecanoe County, Indiana more particularly described in Exhibit A attached to
the
Commitment.

ADMINISTRATIVE OFFICER OF TIPPECANOE COUNTY, INDIANA
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Z-2753
NANCY L. EVANS
(GB to A)

STAFF REPORT
January 10, 2019

Z-2753
NANCY L. EVANS
GB to A
Staff Report
January 10, 2019
REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, who is also the owner, is requesting the rezoning of one lot with an existing doublewide mobile home located at 6934 Railroad Street, (the southwest corner of Railroad and CR 700
N) in the unincorporated town of Colburn, Washington 24 (NW) 24-3.
ZONING HISTORY AND AREA ZONING PATTERNS:
This property is zoned GB, General Business, as is the property to the south. Properties to the
north across CR 700 N and east across the railroad are zoned A. R1 zoning is to the northeast
and to the west. Most the lots in town are either zoned R1 or A.
The earliest zoning maps for Colburn show this block commercially zoned. In 2016 the home
adjacent to the west of this site was rezoned from GB to R1 because of a house fire; rebuilding
the house required a rezone of the property (Z-2656). Another lot to the southeast (south side of
Strong Street at Railroad Street) was rezoned in 2003 to R1 (Z-2136).
AREA LAND USE PATTERNS:
The current use of the land is a single-family double-wide mobile home. The former house was
replaced after a fire in 1984 according to the County Assessor’s records. Single-family residences
dominate the town. The only other uses in the area are pole buildings, cemeteries, and a park.
TRAFFIC AND TRANSPORTATION:
This parcel is located on the southwest corner of Railroad Street and CR 700 N. Both are
classified as local roads by the Thoroughfare Plan. The front of the home faces Railroad Street
but access to the detached garage is from CR 700.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
The home is on well and septic and the health department has had no complaints about a system
failure at this address. Discussions have begun about serving the Buck Creek-Colburn-Americus
area with sanitary sewer. The County Commissioners are looking for grant money to begin the
feasibility study.
STAFF COMMENTS:
Petitioner is requesting a rezone from GB to A so she can more easily sell her mobile home.
Properties have more appeal for financing if their zoning issues are corrected prior to listing.
According to historic zoning maps, this part of Colburn has always been zoned GB. While
commercial uses may have at one time occupied this area near the center of town, current uses
are limited to single-family residences. Under the repealed zoning ordinance that was replaced
by the 1998 UZO, single-family homes were permitted by right in the GB zone; this is no longer
the case. This rezone to A is supportable as it better reflects the existing land uses in the area
and accommodates the petitioner’s plan to make the existing use conforming.
STAFF RECOMMENDATION:
Approval
la | g:\apc\staff reports\rezone\z-2700s\z-2753 nancy evans gb to a.docx | Nancy L. Evans | GB to A | January 10, 2019

1

Z-2754
LAUREN ALEXANDER
(R1B to R2U)

STAFF REPORT
January 10, 2019

Z-2754
LAUREN ALEXANDER
R1B to R2U
Staff Report
January 10, 2019

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, who is also the property owner and represented by attorney Sarah Wyatt of the
Ball Eggleston Law Firm, is requesting a rezone from R1B to R2U for the property located at
1106 South 21st Street, Lafayette. The property has a duplex and a detached garage.
ZONING HISTORY AND AREA ZONING PATTERNS:
This property is located in a large expanse of R1B zoning with a few R2-zoned lots nearby.
(The R2 zoned property just southeast across 21st appears to be a single-family home.)
These R2-zoned properties were established in the 1970’s and no other significant rezones
in the area have occurred since then.
AREA LAND USE PATTERNS:
Onsite is a duplex and detached garage. A two-unit home is northeast at the corner of Central
and 21st and a 3-unit home is just southwest on 20th Street. All other surrounding buildings
are single-family homes.
TRAFFIC AND TRANSPORTATION:
South 21st Street is classified as an urban local road per the Thoroughfare Plan. The homes
on this blockface have driveways off 21st Street since no alley exists to the rear of the lots.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
City utilities serve the site.
STAFF COMMENTS:
Based on staff research, the structure in this request appears to have been used as a duplex
for many years. County-wide windshield surveys performed by staff in 1987, 1999 and 2004
confirm this.
Typically, an R2U rezone in the middle of a large expanse of established R1B zoning would
cause some concern as it can lead to destabilization of a neighborhood which can discourage
owner-occupied dwellings and, in some cases, negatively affect property values. However,
in this instance, the use has been established for over 30 years. R2U zoning for this property,
which complies with R2U development standards, would make this long-standing nonconforming use conforming.
STAFF RECOMMENDATION:
Approval
John Burns | g:\apc\staff reports\rezone\z-2700s\z-2754 alexander r1b to r2u.docx | Lauren Alexander | R1B to R2U | January
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Z-2755
KARMA ENTERPRISES, LLC
(I1 & R1U to NBU)

STAFF REPORT
January 10, 2019

Z-2755
KARMA ENTERPRISES, LLC
I1 & R1U to NBU

Staff Report
January 10, 2019
REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, who is also the owner and represented by attorney Sarah Wyatt of Ball
Eggleston Law Firm, is requesting the rezoning of the properties (including the former
St. Vincent DePaul store), located at the northeastern corner of Wabash Avenue and
Green Street, more specifically 525 Wabash Avenue, Lafayette, Fairfield 29 (NW) 23-4.
The area in this request is divided into two by an alley: the two and a half lots zoned I1
have a 10,000 sq. ft. commercial structure whereas, the partial lot zoned R1U to the
east has a 1,800 sq. ft. storage building. This rezone would allow the existing 10,000 sq.
ft. building to be divided internally to be used as a chiropractor’s office (SIC 804), a retail
shop (SIC 5999) and as storage space for petitioner’s contracting business (SIC 15). It
would also make the storage use in the 1,800 sq. ft. building conforming.
ZONING HISTORY AND AREA ZONING PATTERNS:
Industrial zoning in the Wabash Avenue neighborhood dated to the 1920s. These lots
were rezoned to R1 in 1992 upon the City’s request for an overall remapping of the
zoning districts in the Wabash Avenue/Washington Street area (Z-1486). These lots
became R1U in 1999 when APC rezoned both the Wabash Avenue and West Romig
neighborhoods (Z-1896,1897). The larger tract currently zoned I1 was rezoned in 2008
by petitioner to accommodate his restoration business (Z-2381).
R1U zoning is located directly north and across Green Street to the south. Land to the
west across Wabash Avenue was rezoned to R3U from R1U in 2011 (Z-2468). Farther
to the south, NBU and GB zoning exist along the Avenue. I2 zoning is located east,
adjacent to the property in this request. In 2017, the City of Lafayette’s Economic
Development Department rezoned an area north of the railroad underpass with an
intent to revitalize this southern gateway to the downtown (Z-2694).
AREA LAND USE PATTERNS:
The land in this request has buildings associated with a restoration and remodeling
business. To the southwest is St. Ann’s Church with its social hall across Wabash
Avenue. Adjoining both the north and west of the subject site are single-family homes.
The Norfolk Southern Railroad tracks are adjacent to the east. A vacant building is at
the northwest corner of Wabash and Green. Farther to the south are the Fairfield
Township Trustee’s Office and Sacred Grounds coffee shop.
TRAFFIC AND TRANSPORTATION:
Wabash Avenue is classified as a secondary arterial; Green Street is a local road.
Traffic counts taken on the Avenue in 2006 indicate 3,386 vehicles passed this site
RF | g:\apc\staff reports\rezone\z-2700s\z-2755 karma enterprise, llc.doc | Karma Enterprise, LLC | I1 & R1U To NBU |
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daily. The property has 9 existing off-street parking spaces; all of them are accessed
directly from the alley.
The parking standards for a chiropractor’s clinic, retail store and construction business
storage vary based on their square footage. NBU zoning requires 60% of the required
parking, which would reduce the required number of off-street parking spaces for this
site. Petitioner is working with St. Ann’s Church to obtain a parking agreement to use
the church parking lot as needed during non-church hours. Both the off-street parking
requirement and the off-site parking agreement must be reviewed and approved by the
Lafayette City Engineer’s Office.
ENVIRONMENTAL:
City utilities serve the site. No bufferyard is required.
STAFF COMMENTS:
In the mid-80s, the St. Vincent DePaul used merchandise store occupied the I1 site.
The R1U land had a small storage structure. According to the Assessor’s data,
petitioner acquired these platted lots from the Roman Catholic Diocese of Lafayette in
2008. Since then both I1 and R1U zoned lots in the request have been used for the
restoration and remodeling business. Petitioner now wishes to lease a portion of the
existing 10,000 sq. ft. building to different vendors. The proposed chiropractor’s office
and retail shop are not permitted uses in either the I1 or R1U zone.
Petitioner attempted to vacate the alley that divides the area in this request to create a
contiguous property boundary but was unable to do so because of the existing utility
line. Because there are no minimum lot area and width requirements for NBU zones in
an area served by sanitary sewer, lots in this request could be used independently
provided that the redevelopment or change of use meets all other NBU requirements
(setback, parking, building coverage, etc.).
Repurposing commercial buildings within the urbanized area through the rezoning
initiative creates physical spaces in which various businesses can thrive. Therefore,
staff has continuously supported repurposing underutilized commercial structures that
could propagate neighborhood revitalization. Additionally if the request is approved, the
current nonconforming use (storage for a remodeling business) on the property zoned
R1U would become conforming. Staff can support this request that is similar to the
recent City initiated CB-rezone to the north that encourages economic redevelopment in
the area.
STAFF RECOMMENDATION:
Approval
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THE

AREA PLAN COMMISSION
OF TIPPECANOE COUNTY
EXECUTIVE COMMITTEE
NOTICE OF PUBLIC HEARING
DATE................................................................................................. FEBRUARY 6, 2019
TIME................................................................................................................... 4:30 P.M.
PLACE ............................................................................... COUNTY OFFICE BUILDING
20 N. 3RD STREET
LAFAYETTE, IN 47901
(Tentative)
AGENDA
I.

APPROVAL OF MINUTES

II.

NEW BUSINESS

III.

PUBLIC HEARING
SUBDIVISIONS
1.

S-4814 MOORE MINOR SUBDIVISION (minor-sketch):
Petitioner is seeking primary approval for a 3-lot subdivision on 6.27
acres, located on the south side of CR 100 N, approximately 1/2 mile
east of CR 550 E, in Perry 19 (NE) 23-3.

2.

S-4815 McKINLEY MINOR SUBDIVISION (minor-sketch):
Petitioners are seeking primary approval for a 4-lot subdivision on
12.987 acres, located on the east side of Old SR 25, just north of the
Nikole Drive intersection, in Fairfield 2(NE)23-4.

IV.

APPROVAL OF THE FEBRUARY APC PUBLIC HEARING AGENDA

V.

APPROVAL OF THE FEBRUARY ABZA PUBLIC HEARING AGENDA

VI.

DETERMINATION OF VARIANCES
A.

Lafayette Division of the Area Board of Zoning Appeals

VII.

REVIEW AND APPROVAL OF THE JANUARY BUDGET REPORT

VIII.

OTHER BUSINESS

IX.

ADJOURNMENT
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Determination of Variance
Area Board of Zoning Appeals
Meeting Date: January 23, 2019

January 10, 2019

1. BZA-2001 FORBICK ENTERPRISES, LLC:
Petitioner is requesting a setback variance to 35 feet from the minimum requirement
of 40 feet from Klondike Road to construct six duplexes (12 units) in an R2 zone. The
preliminary plat for this residential development (Lindberg Pointe Villas Subdivision S4812) is on the January 16th APC agenda for primary approval. The property is
located on the west side of Klondike Road, south of the railroad crossing and north of
Lindberg Road, more specifically, 2270 Klondike, Wabash 10 (SE) 23-5. (UZO 2-6-7)
RECOMMENDATION:
Staff advises that the above request does not constitute a use variance.
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