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AREA PLAN COMMISSION OF TIPPECANOE COUNTY
MINUTES OF A PUBLIC HEARING
DATE..........................................................................................................……January 15, 2020
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PLACE........................................................................................................…. County Office Bldg.
20 N. 3rd Street
Lafayette, IN 47901

MEMBERS PRESENT
Roland Winger
Diana Luper
Vicki Pearl
Michelle Long
Tracy Brown
Tom Murtaugh
Gary Schroeder
Jackson Bogan
Kathy Parker
Lisa Dullum
Perry Brown
Dr. Carl Griffin
Greg Jones
Jerry Reynolds

MEMBERS ABSENT
Jake Gray
Larry Leverenz

STAFF PRESENT
Sallie Fahey
Chyna Lynch
Larry Aukerman
Ryan O’Gara
Zach Williams, Atty.

The Area Plan Commission of Tippecanoe County Public Hearing was held on the 15th day of January
2020 at 6:00 P.M., pursuant to notice given and agenda posted as provided by law.
Attorney Zach Williams called the meeting to order.
I.

ELECTION OF OFFICERS

Zach Williams said the first item of business was the election of officers for 2020.
Zach opened the floor to nominations for the office of president.
Gary Schroeder moved to nominate Jackson Bogan for President.
Greg Jones seconded.
Gary Schroeder moved that the nominations for President be closed.
Greg Jones seconded, and the motion carried by voice vote.
Gary Schroeder moved to cast a unanimous ballot for Jackson Bogan for President.
Greg Jones seconded, and the motion carried by voice vote.
Jackson Bogan took office and was seated as President.
President Jackson Bogan requested nominations for the office of Vice President.
Gary Schroeder moved that Larry Leverenz be nominated for Vice President.
Greg Jones seconded.
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Gary Schroeder moved that the nominations for Vice President be closed.
Greg Jones seconded, and the motion carried by voice vote.
Gary Schroeder moved to cast a unanimous ballot for Larry Leverenz for Vice President.
Greg Jones seconded, and the motion passed unanimously by voice vote.
President Jackson Bogan requested nominations for the Executive Committee.
Gary Schroeder moved that Gary Schroeder and Tom Murtaugh be nominated to represent Tippecanoe
County on the Executive Committee.
Greg Jones seconded.
Gary Schroeder moved that Jerry Reynolds and Jackson Bogan be nominated to represent the City of
Lafayette on the Executive Committee.
Greg Jones seconded.
Gary Schroeder moved that Larry Leverenz and Carl Griffin be nominated to represent the City of West
Lafayette on the Executive Committee.
Greg Jones seconded.
Gary Schroeder moved that Greg Jones be nominated to represent the Towns of Dayton, Battle Ground,
and Clarks Hill on the Executive Committee.
Greg Jones seconded.
Gary Schroeder moved that nominations for the Executive Committee be closed.
Greg Jones seconded, and the motion carried by unanimous voice vote.
Gary Schroeder moved to cast a unanimous ballot for Gary Schroeder, Tom Murtaugh, Jerry Reynolds,
Jackson Bogan, Larry Leverenz, Carl Griffin, and Greg Jones for Executive Committee.
Greg Jones seconded, and the motion carried by unanimous voice vote.
President Jackson Bogan requested nominations for the Area Board of Zoning Appeals.
Gary Schroeder moved that Gary Schroeder and Carl Griffin be nominated to represent the Area Plan
Commission on the Area Board of Zoning Appeals.
Greg Jones seconded.
Gary Schroeder moved that the Area Board of Zoning Appeals nominations be closed.
Greg Jones seconded, and the motion carried by unanimous voice vote.
Gary Schroeder moved to cast a unanimous ballot for Gary Schroeder and Carl Griffin for the Area Board
of Zoning appeals.
Greg Jones seconded, and the motion carried by unanimous voice vote.
President Jackson Bogan thanked everyone for allowing the board to conduct their elections.
II.

BRIEFING SESSION

Jackson Bogan called for the briefing session.
Sallie Fahey introduced Kathy Parker as the representative from West Lafayette City Council. There will
also be a new representative from the Town of Dayton. Their meeting to appoint a representative has been
delayed until this evening. Regarding the agenda, Z-2780 IRON MEN PROPERTIES OF LAFAYETTE I,
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LLC – Joseph Blake (Anvil 38) (PD to PDRS) still needs to turn in paperwork but is expected to do so
momentarily. Z-2776 TAMMY APPELBAUM (GB to AW) has requested a third continuance to the March
meeting. The By-Laws allow the Commission to grant, under normal circumstances, two continuances up
to four months. Under special circumstances, a third continuance can be granted but only up to four months
from the initial hearing date. The request cannot be approved, but a third continuance can be granted to
the February meeting, not the March meeting.
Jackson Bogan asked if the petitioner will need to amend their request.
Zach Williams asked Sallie if this case was originally scheduled to be heard in October 2019.
Sallie Fahey said that is correct.
III.

APPROVAL OF MINUTES

Gary Schroeder moved to approve the minutes from the December 18, 2019 meeting.
Greg Jones seconded, and the minutes were approved by unanimous voice vote.
IV.

NEW BUSINESS
RESOLUTION #2020-02:
A resolution determining that amendments to the Consolidated Creasy/Central Lafayette
Redevelopment Plan conform to the Comprehensive Plan for Tippecanoe County.

Gary Schroeder moved to hear and vote on Resolution #2020-02. Greg Jones seconded.
Sallie Fahey said this is a request to pass a resolution that determines the amendment to the Economic
Redevelopment Plan conforms to the Comprehensive Plan. The Consolidated Creasy/Central Lafayette
Redevelopment area and TIF was last amended in 2018 to add the Star City Crossing project. This request
is for a private investment project known as Nova Tower. This will be located at 200 S. 4th Street in Lafayette.
For the Redevelopment Commission to approve to help fund this project, it must be added to the Economic
Development Plan. This will be a mixed-use development with 76 apartments, 6,000 square feet of
retail/office space and a structured parking garage. Any necessary appurtenances, related to improvements
and equipment, will be located on site. The total cost is estimated at $16,800,000. The maximum cost that
would be funded from the Redevelopment Commission is estimated at $1,900,000.
In terms of the Comprehensive Plan, the 1981 Land Use Plan recommended a more compact downtown
with major retail facilities with residential infilling. This project does that with the added benefit of being the
first in the expanded downtown area on the 3rd and 4th Street corridors where there is a desire for infill and
redevelopment. The proposed site is currently a surface parking lot, so a new development is a welcome
use of downtown space. The 2011 updated Housing Element of The Comprehensive Plan encourages
downtown housing and infrastructure to support it. Policy 14 and 23 specifically say that a land use plan
should be created to support growth in Downtown Lafayette and that significant new residential structures
be constructed in conjunction with sufficient levels of public service facilities and transportation. Staff is
satisfied that this project amendment to the Economic Development Plan conforms to the adopted elements
of the Comprehensive Plan and therefore is recommending approval.
Dennis Carson, 515 Columbia Street, Lafayette, IN 47901, thanked the Commission for the opportunity and
said the City of Lafayette is excited about this project. This will transform the 4th Street area to create a
gateway into Downtown Lafayette.
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The Area Plan Commission voted by ballot 14-Yes to 0-No to approve RESOLUTION #2020-02.
V.

PUBLIC HEARING

Jackson Bogan read the meeting procedures.
Gary Schroeder moved that there be incorporated into the public hearing portion of each application to be
heard this evening and to become part of the evidence at such hearing, the Unified Zoning Ordinance, the
Unified Subdivision Ordinance, the Comprehensive Plan, the By-laws of the Area Plan Commission, the
application and all documents filed therewith, the staff report and recommendation on the applications to
be heard this evening and responses from the checkpoint agencies.
Carl Griffin seconded, and the motion carried by voice vote.
A. COMPREHENSIVE PLAN AMENDMENTS
RESOLUTION 2020-01 WEST LAFAYETTE DOWNTOWN PLAN:
The West Lafayette Downtown Plan generally includes the area south of the north property line
of the Launch Apartments, west of the Wabash River, north of the KB & S railroad tracks, and
east of Grant Street in the City of West Lafayette.
Gary Schroeder moved to hear and vote on Resolution #2020-01 West Lafayette Downtown Plan. Greg
Jones seconded.
Ryan O’Gara said urban development in West Lafayette began in the mid 1990’s. These projects were the
first large scale projects that city council began approving. This influenced future land use decisions that
private property owners began making. Developments began to spread from Wabash Landing up to the
New Chauncey Neighborhood. In 2013, city council approved a plan for the New Chauncey Neighborhood
which was largely a preservation plan that included the creation of the Historic District. This plan included
implementation strategies and policy statements that steered development towards West Lafayette’s
traditional downtown: the Village and the Levee. Staff has since been eager to address the downtown area
because pressure to create an urban environment had been high. In 2016, staff began creating a
conceptual plan for logical and responsible growth with input from West Lafayette city staff. This conceptual
plan was shared at a public hearing. Staff strongly recommended that a formal plan be pursued to amend
the Comprehensive Plan to define the downtown area and study it. In 2018, city council passed a formal
resolution to ask APC staff to study the downtown area and adopt the boundary as seen in the final draft of
this plan. The boundary was pulled up to meet at the New Chauncey boundary. The Levee area, which is
now being called the Wabash Riverfront, and the area north of the Harrison Bridge on River Road is not
part of the New Chauncey Neighborhood so this was an opportunity to extend the study area to encapsulate
that space and plan its future.
Staff reached out to the mayor, council members and city staff to see how to proceed with this project. The
Steering Committee was developed to represent property owners, business owners, developers, and
stakeholders in the area as well as elected officials. The Committee also had private sector volunteers and
a Purdue representative. The Steering Committee first met in December 2018 and met monthly until
summer 2019. Multiple drafts of the plan were put together and posted on the APC website for an openended comment period that built towards the public presentation in August 2019. This was followed by a
month-long public comment period. The comments that were received were then taken back to the Steering
Committee to make relevant changes. The plan was then taken to the Ordinance Committee and was heard
at three separate meetings. Staff received more public comment and the plan was changed to address
some of the comments.
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The plan begins by summarizing existing land uses, building conditions and historically significant
structures. The vision, goals, and objectives are listed in the following chapter to outline what this plan is
trying to achieve. This plan was created to continue to support business activity, establish a more diverse
residential base, address issues of historic preservation and create opportunities to have green space and
natural habitat. The implementation tables list specific work items by term and priority then assigns the
tasks to locality staff and organizations. The last two chapters are the transportation improvements and the
land use plan. As a reminder, this document is a statement of policy; not ordinance or law. This is ultimately
a recommendation for changes but is in no way binding to the land. The driving force behind transportation
improvements and land use changes is the private property owner. The city has made it clear they will not
condemn any buildings to build streets. The improvements would be a result of property owners wanting to
develop their property. This is designed to help the conversation between property owners and developers.
The proposed transportation projects are designed to better connect the Levee and Village with Downtown
Lafayette. Downtown Lafayette has a traditional street grid with alleys and two-acre blocks. This plan gave
the opportunity to lay out a street grid system similar to Lafayette. This plan would also break up the large
blocks to make them more developable. Each street in the proposed street grid is subject to further study
and the redevelopment will be driven by private property owners; the roads may be developed, they may
not. This plan is the first attempt to create a logical pattern of blocks and alleys in West Lafayette.
In terms of historic preservation, there are a few buildings in the Village that staff would like to see
rehabilitated and reutilized. This is to ensure that their significance is not overshadowed by new
development. A policy of deference has been established to limit the height of new construction built next
to historic buildings. The plan calls for open space and natural habitat to be increased from 50 acres to 80
acres. The plan highlights Flood Plain zones and recommends preventative development in the 500-year
floodplain. The plan explains ways to provide flood mitigation areas by creating urban parks using storm
ponds. This could be created in the Levee area to consolidate some of the floodplain area to manage the
water better.
The future land use plan organizes the study area into three parts: Chauncey Village, Wabash Riverfront,
and North Wabash Riverfront. Land use categories are established and then assigned by block in the study
area. These are not zones; they describe the type of development most appropriate for the area. The areas
that contain historical structures are designated and the structures are labeled on the map. The other
development categories radiate from the central core and lessens in intensity outward. The Downtown Core
area will have the most intense development and is recommended to develop through the planned
development process to allow the city to analyze the project. The Downtown Village is a step down in
intensity with mid-rise type buildings. Height limits are established by floor. The greenspaces are
showcased by the creation of two new parks in the Village that are centrally located and the possible
expansion of Tommy Johnston Park. There is a chain of greenspace along the riverfront with the potential
to be parks. This area is passive open space and natural habitat which is needed along the riverfront. The
Wabash River Enhancement Corporation (WREC) is mentioned numerous times in the plan. Some of the
projects they had been promoting before the creation of this plan have been folded into the plan. The Brown
Street Bridge and the chain of parks along the riverfront had been in WREC’s books for a while. Staff is
recommending approval of Resolution 2020-01.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, thanked APC staff for their diligent work
during this process as well as the members of the Steering Committee. This has been a long process with
a good number of meetings and public comments. The Land Use Plan from 1981, mentioned in the previous
resolution, spoke of the densification of Downtown Lafayette. This plan is much like that for West Lafayette.
This is a high-level conceptual idea of what West Lafayette can be and how to merge Downtown West
Lafayette and Downtown Lafayette. Dennis Carson and John Collier from the Redevelopment Department
in Lafayette were part of the Steering Committee. The concept of the grid system downtown does not mean
all the roads will be vehicular streets; they could become pedestrian routes. There would be decades before
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seeing this plan fully in play. The aim would be to create density and beauty in our downtown that would
combat suburban sprawl. There are wonderful landscapes in Tippecanoe County; the city wants to ensure
that they have the option to have the suburban or urban living they want. There has been an extraordinary
amount of development pressure in this area. By the grace of the property owners of the developable space
on Tapawingo, they have ensured that when their property develops, it will do so in the style outlined in the
plan. Public comment has been incorporated into the plan; there has been communication with the
Sycamore Audubon Society. It is important for this plan to keep the natural wildlife that the Wabash
Riverfront brings. He thanked the Commission and asked for their support.
Don Teder, 2110 South 9th Street, Lafayette, IN 47905, said he wanted to speak on Block 27 and the
extension of Tommy Johnston Park. He is not opposed to a park but does not want the property to be
designated a park because the value will be destroyed. The old buildings are not the highest and best use
of this property. The park designation destroys the property owner’s ability to negotiate. The city said the
developer of Chauncey Hill Mall will be asked to buy the block of Tommy Johnston Park. This property
cannot be developed with the park designation. If the city condemned the property, the appraisal would be
a fraction of the value of the land without the park designation. He asked why he needs to carry the financial
burden of the park.
Gary Schroeder asked if this issue had been taken care of since the previous Ordinance Committee
meeting.
Ryan O’Gara said Mr. Teder’s property has been changed from greenspace to Downtown Village space.
Don Teder, 2110 South 9th Street, Lafayette, IN 47905, said he wanted the Commission to know what the
park designation does to property value.
Zachary Baiel, 124 Connolly Street, West Lafayette, IN 47906, said the proposal includes great ideas for
the future of Downtown West Lafayette. The technical work that has been completed is on par with other
planning documents in Tippecanoe County. The process that lead to this proposal has failed the good
governance test. The public does not understand how or why certain decisions were made. There was
additional public input during the APC Ordinance Committee meetings from August to December, however
little of the document has changed. There was additional language provided to support the West Lafayette
climate resolution in the strategic implementation section. Mr. Teder’s land use update was made as well
as various narrative changes. The public was heard in a limited capacity and for many, their comments
were dismissed for unknown reasons. He recommended that APC formally ban the use of private steering
committees in favor of using public steering committees that would invite the public to attend and be
recorded with minutes produced. One of the many instances where public comment would have benefitted
from this process regards the building height policies. The policy of deference was created to handle the
height difference between new constructions and historic buildings. However, the proposal is silent on the
height difference in the new Downtown Core areas which allow three to ten story buildings. The public is
left without information to explain what lead to its absence. The strategic implementation section lists goals,
objectives, timeframes, and responsible parties but lacks measurables and the opportunity for public
feedback on these strategies. The plan does not call for West Lafayette to explicitly create these within their
governing body. The New Chauncey Plan that was passed in 2013 is an example of what happens when
feedback and measurables are not included in the plan. Dozens of strategies have not been implemented
or have had little movement. We cannot afford to have the same happen in our downtown plan. The plan
is also silent on population goals. He asked what additional population growth this is being designed for.
How can this document serve as a policy guide for West Lafayette if it does not outline additional population
growth?
Andy Gutwein, 618 Northridge Drive, West Lafayette, IN 47906, said he is the property owner of Block 6 to
the north that is designated as parks and recreation. He appreciates the fact that the city is not going to
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condemn any of these sites. He is concerned that the properties in this area have become the older
properties with the new developments. The future of his property is presumably a development of a similar
style. By designating this as a park and recreation area, without any intention from the city to acquire the
property to make a park, it will freeze what is on the property. He is in favor of parks and is the attorney for
the West Lafayette Parks and Recreation Board. He is concerned about the impact on the value of the
property. While this is not a formal zoning on the property, it will still impact the ability to redevelop property.
Any development would be contrary to the Comprehensive Plan. If the city is not willing to acquire the land,
designating the properties as a park harms the ability to have other types of development.
Robert Hockema, 623 Ridgewood Drive, West Lafayette, IN 47906, said he purchased the CSL Plasma
building about a year ago. When he purchased the property in December 2018, it was designated for
Downtown Riverfront until June 2019. He inquired about being a part of the steering committee but was
told it was for property owners and investment stakeholders despite owning almost two acres on the Levee.
The eastern third of his property, including part of the building, has since been changed to parks and
recreation. He purchased the property to develop it at its highest value and best use. Labeling this property
as a park will destroy the value. Even without his property, there would be a continuous Wabash Riverfront
area. He thanked the Commission for their time.
Carl Griffin said the Ordinance Committee heard both sides of the issue on the greenspace. It would be
useful for the rest of this body to hear what staff and the city views as the impact this will have on
development and property value. He thinks the appointed and elected people on the Commission will make
a vote on this, so it is important they know each side. He asked staff about the rationale for designating the
greenspace and if the designation will decrease the value of the property.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said the previous language on Block 27
stated that the city will not condemn any properties or directly make any purchases. For the city to go
through the condemnation process, they are limited to pay what the property is assessed at. What a
property is assessed at and what it can sell at are two different things. If the properties become available
at a price that is the assessed value, the city would purchase them. If a developer has a project they want
to go through the planned development process, the land could be procured by the city and an offer that
would satisfy the property owner could be made. At no point would the city want to take land. The language
shows that in 2018, 2019, and 2020, the aim of the city is to increase open passive and active space for
leisure but not in a way that negatively impacts property owners. The city wants to make sure that there is
local investment in the areas in question. A downtown type system will allow for smaller developments
instead of the large-scale developments for diversification of buildings. It would be ideal to keep money
local so a policy of taking property or reducing property value is not what this plan aims for.
Carl Griffin said he is not sure that addresses the property owner’s concern about property value. He asked
how does this not impact the property owner. If in the future this is going to be a park, that could alternatively
be downtown village or core.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said the park designation is not the zone.
There will always be the by-right opportunity to develop these properties. This was also discussed during
the New Chauncey Plan. There is a park ribbon that cuts through New Chauncey that the city has not
procured. It was seen as a line of demarcation between new developments to the south and west and
historic preservation to the north and east. There are a lot of houses in New Chauncey that the city wants
to see improved or sold. The city wants all of Greater Lafayette and West Lafayette to continue to improve.
If there is an opportunity in the future for the city to procure land, they will but it will not be done forcefully.
Roland Winger said he worked closely with Erik when the New Chauncey Plan was developed. There was
not a challenge in the potential downgrade of use. It was the concern with the upgrade in density along
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Northwestern Avenue. He asked if the green in this map, in a long-term Comprehensive Plan, can be
considered at the point of appraisal.
Sallie Fahey said she cannot speak to the point of appraisals, but she can speak on plans and zoning.
There is no zoning district called open space recreation. This land with the potential for future park
designation will have an underlying zoning district that gives the owner rights. For instance, a property in a
multi-family zone, whether there is a park designation in the plan, still has the right to develop with the
current zoning district. If property owners develop within their current zone, this plan will not influence the
property development.
Roland Winger asked if a property were to be sold, how the legalities of the statutory appraisal would impact
the value.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said often, the city will hear from owners
before the property is purchased. At this point, the city can tell owners where they are within the plan. The
previous language predicated that if a purchase of land for park use occurred, it would be by a developer
going through the planned development process that would then gift the city the land. The developer would
negotiate with the owner on the price so that the owner is satisfied with the deal. This was designed to be
beneficial to the property owner. The aim of this plan is to inform all future administrations to not condemn
properties for park uses. Adding in quality of life with parks will only increase the price of land.
Gary Schroeder asked if Mr. Gutwein’s Block 6 will have the same right to develop as the surrounding
blocks as a planned development. At a previous meeting, staff said they would defend this land use plan in
a planned development process.
Ryan O’Gara said the planned development is not a matter of by-right development; it is a negotiation. The
developer cannot force their way in, this must be a cooperative effort.
Gary Schroeder asked if Mr. Gutwein has the same rights and would receive the same support from staff
as the owners in the surrounding blocks.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said yes because a planned development
is a negotiation. There is always the opportunity to negotiate with the developer to get something the city
sees as worthwhile for the community as a whole.
Roland Winger asked if this space was another color, the same argument could be made by the city.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said that is correct.
Jackson Bogan asked why it matters if the block is green.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said if there is an opportunity over the
next thirty years for the city to purchase land, they should. If the land redevelops, that is great too. This
allows for new development the way the city wants it to be developed.
Roland Winger asked if during a statutory appraisal for the purchase of property by the city, 30 years down
the road, if this plan would have an impact on the appraisal or would only zoning impact it.
Zach Williams said this question would be more appropriate for an appraiser. If it comes to the point of
condemnation, there will be a process that requires certain appraisals be done. An appraiser will look at
anything that could affect value. They will also look at the by-right ability of what can be developed
regardless of what color the property is on the map. That statutory scheme is outside of our purview
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because it has its own built in safety mechanisms. The Commission is deciding to pass on the
Comprehensive Plan to the City of West Lafayette which makes it difficult to speculate about this issue
because testimony from appraisers are not being heard.
Ryan O’Gara said there is already restricted development in Flood Plain zones. There are other
communities that do not have those restrictions. Our community decided it is not wise to development in
Flood Plain zones because it is hazardous. This has helped in preservation of natural areas which people
have benefitted from for decades. What is the value of a park long term? It can be argued that each of the
properties should be purple and the buildings should be built to the FAA ceiling. Yet, some areas are purple,
and some are yellow. At some point, it must be said that parks have value and staff should be public about
where we would like to see them. There are certain locations where it just makes sense because people
are congregating there. The goal is not to exile people that live in the Village and must walk or drive to the
riverfront because the floodplain is where all the parks are located. We cannot rely on donations of land
which is largely how parks have been created outside of Flood Plain zones. This is not a taking of land, this
is a wish. It would be nice to have parks in strategic locations that everyone can benefit from. If this plan is
adopted, all the zoning categories will be scrutinized and upgraded significantly. If property owners want to
go further than that with a planned development negotiation, staff feels responsible for the financial success
of the property owner and the community. Parks play an important role in that. Staff felt it was important to
call these parks out which has not been done before. The New Chauncey Plan had crosshatched areas
because staff was afraid to declare parks. There has been a lot of feedback from property owners that want
these places removed. If we followed that logic, all the green would go except for in FP zones. We want to
provide limitations to development and where things should go. To leave out parks would be irresponsible.
The city should be public about where they want these parks to go. It is important to say these are valuable
potential parks because of what is around it. The businesses and residents in the area would thrive from
having these spaces outside of floodplains. This was inspired by the West Lafayette Public Library as they
dedicated the west third of their property as a public plaza for people to gather. They did not need to do
that; it was not the highest and best use of the property. We would like to see this type of giveback in these
areas and integrate them with a proposed development. This plan is a gesture of wanting open space in
strategic locations. This allows people little spaces in the urban environment where they can visit nature.
Gary Schroeder said it cannot be argued that people do not support parks; it is just how we get the parks.
Mr. Gutwein’s concern is if ten years go by and his property has diminished to the point that it needs to be
redeveloped, will he have the same rights to develop. If Block 8 donates land and Block 6 is no longer
needed as park space, is there a way to identify Block 6 as park but give the owner the opportunity to
redevelop. He proposed that the language in Block 6 be changed to the same category of the surrounding
blocks with green crosshatching, so it identifies as a park. In the chance the land does not become a park,
the owner does not have any financial setback. It is not clear how the city is harmed by changing the
language because there is no zoning for a park. He asked Mr. Gutwein if he understood his concern
correctly.
Andy Gutwein, 618 Northridge Drive, West Lafayette, IN 47906, said on Block 6 there are old homes that
were converted to apartments. It is well maintained but is still an older property. Five years ago, the
apartments were on par with the neighbors. There has since been a lot of redevelopment in this area. This
property will need to be redeveloped in the future. If the zoning does not change the park, it will still be
R3W. When was the last time a property redeveloped in West Lafayette that was not a planned
development? It just does not happen. For staff to say that a planned development on this property would
be consistent with the Comprehensive Plan is not possible.
Gary Schroeder asked if it would be satisfactory if the language in Block 6 stayed the same but the block
had green crosshatch, so if someone wanted to buy property and donate it as a park they could.
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Andy Gutwein, 618 Northridge Drive, West Lafayette, IN 47906, said that would satisfy his concern. If it
were treated the same as the neighboring properties but Block 6 is designated as a good place for a park
if an opportunity were presented.
Gary Schroeder said he does not want to take away the opportunity for the city to identify ideal places for
parks. He asked Mr. Hockema which block he owns.
Robert Hockema, 623 Ridgewood Drive, West Lafayette, IN 47906, said he owns Block 48 and 49. The
building he owns is entirely in Block 49 which is all greenspace. In the original plan in December 2018, the
building was in the Downtown Riverfront category. In June 2019, the plan put the 10,000 square foot
structure in greenspace.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said city and APC staff would feel
comfortable crosshatching these areas. This is the starting point to analyze the zoning in this area and how
redevelopments happen in West Lafayette. This is in hopes to distance the city from planned developments.
The planned development process takes 6-9 months and takes a lot of staff time to go through the process.
The city wants to move away from this process to have more discussions with city council to create zones
and overlays, so people know from the beginning what they are able to do with their property.
Gary Schroeder asked if he was referencing form-based code.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said that would be a possibility. It would
need to be worked out with city staff and APC staff to see what route will be taken.
Gary Schroeder said it would be that or rewriting R3W.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, said R3W, C3W, and OR would be
rewritten. Zoning would need to be analyzed to figure out how to get past the point where 35 feet is the limit
without a planned development. This process will need to happen with APC and the new city council.
Roland Winger asked if these changes would apply in the greenspaces.
Jackson Bogan said not all the greenspaces are in the floodplain.
Gary Schroeder said we should start in Block 6 and propose that we adopted the language of the
neighboring block and crosshatch the block, so it still identifies as a park. Block 6 and 48 can be changed
but only part of Mr. Hockema’s building is in Block 49, which would be too large to crosshatch.
Sallie Fahey said this could be done by parcel of Mr. Hockema’s ownership.
Gary Schroeder moved that Block 6 and the parcel of ownership in Block 49 adopt the neighboring block
language. Roland Winger seconded.
Zach Williams asked if there were any questions from staff on the motion.
Sallie Fahey asked if the properties will need to be crosshatched green in addition to changing the language
to correspond that the block shows two colors.
Ryan O’Gara said the narrative would need to be changed.
Gary Schroeder said the narrative would be updated so it would be the same as the neighbors.
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Lisa Dullum asked the difference between what is being proposed and what the plan is currently if this is a
conceptual plan.
Ryan O’Gara said this is a conceptual land use plan for future development and park spaces. This is a
statement of policy and does not directly affect zoning.
Carl Griffin said the distinction between the two is that the crosshatching does not carry the same potential
weight as designating the area to be all greenspace. The crosshatching means that this block is not a bad
area for greenspace to be, but it does not carry the weight to not allow a planned development.
Ryan O’Gara said this follows the same logic as the New Chauncey Plan. There is a development policy
preference and the idea of being able to expand park space into the property in some way.
Lisa Dullum asked if there is any actual change to the language or will it just be shown differently.
Ryan O’Gara said there will be a change in the block description in the plan to explain the crosshatching
that was added on the map.
Jackson Bogan said this allows the developer the right to say that either of the categories are part of the
Comprehensive Plan.
Carl Griffin said there needs to be a determination whether this plan is going forward with the understanding
of the changed language or whether it is going to be continued until the language is changed. Either way,
city council is going to have to approve this plan. He asked Roland Winger if he feels comfortable passing
this plan to city council.
Roland Winger said as APC, we need to look for good planning. The plan as it sits is a good Comprehensive
Plan with limitations on the impact it can have. It is difficult to distinguish whether to take the west half of
Block 27 to make it Downtown Village space and not greenspace. It seems inconsistent with saying other
blocks must remain greenspace. With that aside, our job is to provide something to the council that meets
good community planning standards which this does. However, when there is impact on land owners, the
crosshatching is the right direction. Ultimately, the only right plan is the one city council approves because
it is their job to manage the plan. He supports the crosshatching and the corresponding language.
Zach Williams said for clarity, the motion on the floor is to amend the plan not to pass the plan forward.
Whether the plan comes back to the Commission, will need clarification. There is some institutional
knowledge on what that language looks like because this has been done before. He asked Ryan O’Gara if
there is any ambiguity he is worried about, based on the motion on the floor.
Ryan O’Gara said that he is not worried about the motion. It depends on whether the Commission wants to
see the finished product in advance of voting. Staff will change the crosshatched areas and describe the
development pathways.
Zach Williams asked if Ryan is comfortable with the language based on the amendment.
Ryan O’Gara said he is comfortable with the language. The New Chauncey Plan with its crosshatched
areas will be the model. Staff always wants to see consistency in planning documents to avoid surprises.
Zach Williams said staff has a template to work from which is important for consistency.
Ryan O’Gara said the New Chauncey Plan showed actual park spaces and proposed places for parks with
crosshatching.
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The motion carried by unanimous voice vote.
Jackson Bogan clarified that the vote by ballot is to send the plan as amended to the West Lafayette City
Council.
The Area Plan Commission voted by ballot 13-Yes to 1-No to approve RESOLUTION #2020-01 as
amended.
Yes-votes
Roland Winger
Diana Luper
Tracy Brown
Tom Murtaugh
Kathy Parker
Perry Brown
Greg Jones

No-votes
Jackson Bogan
Vicki Pearl
Dr. Carl Griffin
Jerry Reynolds
Gary Schroeder
Michelle Long

Lisa Dullum

Jackson Bogan thanked APC staff, city staff, the steering committee and those involved in public comment
for their help in this plan.
B. SUBDIVISION
1. S-4883 WESTBAKER INDUSTRIAL SUBDIVISION (major-preliminary):
Petitioner is seeking primary approval for a 5-lot industrial subdivision (plus one outlot) on 23.2
acres, located on the east side of Wabash Avenue / South Beck Lane, at the Old Romney Road
intersection, in Lafayette, Fairfield 31 (NE) 23-4.
Gary Schroeder moved to hear and vote on S-4883 Westbaker Industrial Subdivision (majorpreliminary). Greg Jones seconded.
Sallie Fahey presented the zoning map, plat, and aerial photos. She said this has been an industrial site
for many years. There was a rezone to I3 in the southern portion of the site in July 2019. As far as land use,
there are single-family homes to the south with the under-construction Crosser Sports Complex to the east.
She pointed out the publicly maintained Walker Lane and private drive Walker Lane that has not been city
maintained. This subdivision will be dedicating additional right-of-way, so Walker Lane can be accepted for
maintenance by the city. There are five lots in this subdivision and will be primarily served by a public culde-sac with an existing driveway in Lot 3. Storm retention will be going to Outlot A. There will be no vehicular
access to Wabash Avenue except for where the existing driveways are located. There is an existing asphalt
and paving company and a temporary batch plant that already exist on Lots 3 and 4, which will be
accommodated. There is city sewer and water available to the property. They will be extended to the
subdivision mainly through the cul-de-sac. Petitioner has requested two variances to not improve Beck
Lane and Wabash Avenue. This has been heard by the Lafayette Board of Public Works and Safety and
they recommended the variances for approval. Petitioner has filed with the Lafayette Board of Zoning
Appeals to do an alternative bufferyard where the lots abut residential zoning. Instead of a standard
bufferyard, they have requested to do landscaping and a sound wall. The zoning variances have already
been approved. Staff is recommending conditional primary approval contingent on the following:
Variances
1. A variance to waive the required half width pavement improvements along the Beck Lane
frontage. (USO Section 5.3-3-b)
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2. A variance to waive the required half width pavement improvements along the Wabash
Avenue frontage. (USO Section 5.3-3-b)
Conditions
1. In the construction plans and on the final plat, the cul-de-sac shall be labeled with one of
the approved street names -- Spangler Circle, Runner Place, Pedigo Place, Boatman
Place, Shortcut Place or Citation Circle. CONSTRUCTION PLANS – The following items
shall be part of the Construction Plans application and approval:
2. The sanitary sewer, water and drainage plans shall be approved by the Lafayette City
Engineer.
3. An on-site utility coordinating sheet shall be approved and signed-off by the nongovernment 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.
4. The landscaping and sound wall required in Lafayette ABZA variance cases #2019-19 and
#2019-23 shall be shown.
FINAL PLAT – The following items shall be part of the Secondary Application and Final Plat
approval:
5. 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.
6. All existing easements, covenants or restrictions shall be shown and referenced with the
corresponding recording information (Document Number and date recorded).
7. All required building setbacks shall be platted.
8. The street addresses and County Auditor's Key Number shall be shown.
SUBDIVISION COVENANTS – The following items shall be part of the subdivision covenants:
9. The purpose, ownership and maintenance of Outlot A shall be specified.
Kevin Riley, PO Box 280, Lafayette, IN 47902, representative for petitioner, said he agreed with the staff
report and requested permission to bond. He thanked the Commission.
The Commission voted by ballot 14-Yes to 0-No to approve VARIANCE #1 for S-4883 Westbaker
Industrial Subdivision (major-preliminary).
The Commission voted by ballot 14-Yes to 0-No to approve VARIANCE #2 for S-4883 Westbaker
Industrial Subdivision (major-preliminary).
The Commission voted by ballot 14-Yes to 0-No for conditional primary approval of S-4883 Westbaker
Industrial Subdivision (major-preliminary).
The Commission voted by ballot 14-Yes to 0-No to permit bonding for S-4883 Westbaker Industrial
Subdivision (major-preliminary).
2. S-4889 TIMBERBROOK MEADOWS SUBDIVISION, PHASE 1 (major-preliminary):
Petitioner is seeking primary approval for a 165-lot single-family subdivision (plus one outlot) on
60.09 acres, located on the south side of CR 600 N and the east side of CR 150 W, in Wabash
25 (NE) 24-5.
Gary Schroeder moved to hear and vote on S-4889 Timberbrook Meadows Subdivision, Phase 1
(major-preliminary). Greg Jones seconded.
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Sallie Fahey presented the zoning map, plat, and aerial photos. This is a proposal for a 165-lot single-family
home subdivision on 60.09 acres. The site is located on the south side of CR 600N just west of the
intersection at County Farm Road. This represents the first phase of a total 145-acre Timberbrook Meadows
Subdivision. There is an entrance street and all the streets in this phase of the subdivision will connect to
these streets. There is a stub street that will connect the subdivision to the east. When the property was
rezoned, there was a zoning commitment approved and recorded that required that the lots in the north and
west side of the development meet the R1 standards. These lots have been platted to those standards.
The lots to the north are especially deep due to the 70 ft bufferyard along CR 600N. There will be sewer
and water extended from Fieldcrest. Right-of-way for CR 600N, which is a rural secondary arterial, has
been shown for dedication. There are eight new streets in the development and all the street names have
been approved. There are “no vehicular access” statements so that the through lots can only have
driveways on the subdivision street. The developer has requested permission to bond. Staff recommends
conditional primary approval contingent on the following:
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. As shown on the preliminary plat, the "No Vehicular Access" statement shall be platted along
the CR 600 N right-of-way line and the Acorn Drive east right-of-way line.
8. 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.
9. All existing easements, covenants or restrictions shall be shown and referenced with the
corresponding recording information (Document Number and date recorded).
10. Gateway signs, if any, shall be placed in an appropriate easement at the entrance(s).
11. All required building setbacks shall be platted.
12. The Regulatory Flood Elevation and Boundary for any Flood Plain in Outlot A shall be shown.
It shall also be described and certified as specified in Unified Zoning Ordinance, Section 2-2717.
13. The street addresses and County Auditor's Key Number shall be shown.
SUBDIVISION COVENANTS – The following items shall be part of the subdivision covenants:
14. The "No Vehicular Access" restriction shall be made enforceable by the Area Plan Commission
and irrevocable by the lot owners.
15. The purpose, ownership and maintenance of Outlot A shall be specified.
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Kevin Riley, PO Box 280, Lafayette, IN 47902, representative for petitioner, said petitioner agrees with the
staff report and will comply with the conditions. He requested permission to bond and thanked the
Commission.
Noel Charshe, 5754 N 150 W, West Lafayette, IN 47906, said she truly is not in opposition to the
subdivision. She is here to represent other community members that share the same concerns. She grew
up in Houston, Texas and in the Chicago area and is used to a lot of development and a lot of sprawl. With
that comes more support and ancillary services to support the population. She is aware that the
Commission is not allowed to consider some of the comments made because they are not technical. But
she hopes that later down the road these comments are taken into consideration to make this a more
democratic process. Community members have requested no access on N 150W which was agreed to
during a meeting with the developer. It is currently a gravel road and is not well maintained. They are also
asking for the landscaping that was agreed to at a meeting last year. There have been about 2,400 new
homes approved within 1.5 miles of Harrison High School. It is important to look at the roads surrounding
this school; they were not built to handle this type of congestion. The 70 ft bufferyard should be considered
along with a possible expansion of CR 600N. There are developments going in on this road with 150 or
more homes in each so along with the expansion of CR 600N, there should also be turn lanes installed.
When voting on this plat today, it is important to consider if this will meet the needs to expand CR 600N.
The sheriff and fire department also continue to be concerned with these growing subdivisions. With the
homes so close together in an area that is incredibly windy, fires like those in the Lindberg subdivision are
a major concern. There are already drainage issues in this area as well. She thanked Larry Leverenz and
Tracy Brown for their time and effort to meet with her about these issues in previous meetings.
George Bittles, 1327 W 600 N, West Lafayette, IN, 47906, said he is concerned with the language regarding
improvements and the performance bond. Petitioner has requested permission to bond. However, this does
not protect those that live in the area now. When construction begins, and dirt is moved, the entrance will
need to be raised. This will create an earthen dam. All the water that will need to be addressed will have
nowhere to go. He asked that instead of voting on this plat, that the Commission look at the big picture.
Without looking at the big picture, the citizens in this area are being overlooked. He thanked the Commission
for their time.
Kevin Riley, PO Box 280, Lafayette, IN 47902, representative for petitioner, said petitioner is permitted to
request permission to bond. Bonds will not be issued without construction plans being approved.
Construction plans are not approved unless the Drainage Board approves them. This Commission is only
looking at the technical requirements of the ordinance which this plan meets.
Tracy Brown said landscaping and bufferyard requirements are all outlined in the ordinance. Regarding the
issue of right-of-way, when Fieldstone was platted right-of-way was given to the county so eventually the
S-curve south of Battle Ground Middle School could be softened. This work will begin later this spring.
Right-of-way will be given from the south side as well.
Justin Frazier, 105 North 10th Street, Lafayette, IN 47901, representative for petitioner, said the future of
CR 600N was discussed early in this project with the highway department. Additional right-of-way will be
dedicated on the final plat for the future realignment of CR 600N.
Carl Griffin asked if Mr. Bittles’ questions on drainage will have to be dealt with by the drainage board.
Jackson Bogan said that is correct.
Gary Schroder said when the Commission hears subdivisions, it is not our prerogative to make changes. A
court decided in the Sheffield Developers vs. Tippecanoe County Area Plan Commission case, where a
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subdivision that met ordinance requirements was not approved, that a subdivision that meets ordinance
requirements cannot be denied. Many of the issues raised during these meetings are addressed by the
Drainage Board, Highway Department or by zoning.
Jackson Bogan asked staff if this subdivision meets the technical requirements of the ordinance.
Sallie Fahey said this subdivision meets the requirements.
The Commission voted by ballot 14-Yes to 0-No for conditional primary approval of S-4889 Timberbrook
Meadows Subdivision, Phase 1 (major-preliminary).
The Commission voted by ballot 14-Yes to 0-No to permit bonding for S-4889 Timberbrook Meadows
Subdivision, Phase 1 (major-preliminary).

3. S-4890 BARRINGTON LAKES SUBDIVISION REVISED (major-preliminary):
Petitioner is seeking primary approval to revise 29 lots and 2 outlots in two areas of the
previously approved preliminary plat, totaling 17.2 acres. The subdivision is located at the
northwest corner of CR 50 S and McCarty Lane, in Perry 29 (NE) 23-3.
Gary Schroeder moved to hear and vote on S-4890 BARRINGTON LAKES SUBDIVISION REVISED
(major-preliminary). Greg Jones seconded.
Sallie Fahey presented the zoning map, plat, and aerial photos. She said petitioner is seeking to revise two
sections of the subdivision. Petitioner is seeking the revision because there was an undesignated Duke
Energy easement. The developer has provided, at Duke’s request, a 50-foot easement. When this change
occurred, two lots in the subdivision were lost. This change is now being shown with a larger lot, two fewer
lots and an adjustment of the outlot with detention. A cul-de-sac has been stretched by roughly 54 feet to
add back the two lots from the north. Petitioner has requested permission to bond. Staff is recommending
conditional primary approval contingent on the following:
Conditions
CONSTRUCTION PLANS – The following items shall be part of the Construction Plans application
and approval:
1. The sanitary sewer and water plans shall be approved by the Lafayette City Engineer.
2. The fire hydrants shall be approved by the Sheffield Township Fire Department. Plans for the
actual placement of the hydrants shall be approved by the City of Lafayette in cooperation with
the Fire Department.
3. 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.
4. The County Drainage Board shall approve the drainage plans.
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.
FINAL PLAT – The following items shall be part of the Secondary Application and Final Plat
approval:
6. The "No Vehicular Access" statements shall be platted as shown on the preliminary plat.
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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. Gateway signs, if any, shall be placed in an appropriate easement at the entrances.
10. All required building setbacks shall be platted.
11. The street addresses and County Auditor's Key Number shall be shown.
SUBDIVISION COVENANTS – The following items shall be part of the subdivision covenants:
12. The "No Vehicular Access" restriction shall be made enforceable by the Area Plan Commission
and irrevocable by the lot owners.
13. The purpose, ownership and maintenance of the outlots shall be specified.
Cameron Seymour, 1330 Win Hentschel Boulevard, West Lafayette, IN 47906, representative for petitioner,
said he agrees with staff and the conditions. He requested approval and thanked the Commission.
Loria Aschenberg, 6425 Whippoorwill Lane, Lafayette, IN 47905, asked if this subdivision request will affect
Whippoorwill Lane. There were two lots lost and there will be a new outlot for drainage.
Sallie Fahey showed Ms. Aschenberg where the changes were made. The new subdivision will abut the
back of her current subdivision.
Loria Aschenberg, 6425 Whippoorwill Lane, Lafayette, IN 47905, asked if the sewage, drainage and water
will affect her neighborhood.
Sallie Fahey said this new subdivision has been approved. They are just reducing the number of lots by
two. The detention pond will not be next to your neighborhood. Eventually, the lots will be developed directly
behind.
Loria Aschenberg, 6425 Whippoorwill Lane, Lafayette, IN 47905, said that will not affect her neighborhood
just the field.
Zach Williams suggested this be a conversation held after the meeting to help clarify Ms. Aschenberg’s
questions.
The Commission voted by ballot 14-Yes to 0-No for conditional primary approval of S-4890 BARRINGTON
LAKES SUBDIVISION REVISED (major-preliminary).
The Commission voted by ballot 14-Yes to 0-No to permit bonding for S-4890 BARRINGTON LAKES
SUBDIVISION REVISED (major-preliminary).
C. REZONING ACTIVITIES
1. Z-2776 TAMMY APPELBAUM (GB to AW):
Petitioner is requesting rezoning of 0.721 acres located at 9036 Mill Street in the unincorporated
town of Stockwell, Lauramie 9 (NW) 21-3.
Gary Schroeder moved to continue Z-2776 TAMMY APPELBAUM (GB to AW) to the February 19, 2020
Area Plan Commission meeting. Greg Jones seconded and the motion passed by unanimous voice vote.
Joseph Bumbleburg, PO Box 1535, Lafayette, IN, 47902, representative for petitioner, said this case was
filed in September with the hope of getting a flood plain elevation from DNR which has not yet arrived. After
contacting them again last week, DNR confirmed the application is still in process. He is hoping to have the
certification before the next meeting. This is not the fault of Tammy Appelbaum.
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2. Z-2779 INDIANA BETA OF SIGMA ALPHA EPSILON HOUSE CORP. (R1 to R1U):
Petitioner is requesting rezoning of three single-family houses located at 424, 426 & 430 Littleton
Street, (all of them adjacent to the west from the fraternity on the northwest corner of Quincy
Street and North River Road) West Lafayette, Wabash 20 (NW) 23-4.
Gary Schroeder moved to hear and approve Z-2779 INDIANA BETA OF SIGMA ALPHA EPSILON
HOUSE CORP. (R1 to R1U). Greg Jones seconded.
Ryan O’Gara presented the zoning map, plat, and aerial photos. He said following the 2013 New Chauncey
Neighborhood Plan there was a neighborhood wide rezone to make some adjustments using existing
zoning districts. The R1U zone was adjusted on the other side of the neighborhood as this area is well
established. R1U is typically on smaller lots with alleys because they were developed in a traditional urban
way. This is opposed to R1 which is typically a large lot. This petition is not changing the use; the lot size
requirements are smaller for an R1U lot. The fraternity’s logic behind the rezone is to use Exemption E in
the subdivision ordinance to acquire land to bring their parking lot to conforming use. It is a large fraternity
that does not have a lot of parking. This is a modest adjustment. The New Chauncey Neighborhood Plan
recommends single family lots in this area so that will not change. The lots in question are not backed up
on an alley but they were developed similarly to R1U. Staff is recommending approval.
Joseph Bumbleburg, PO Box 1535, Lafayette, IN, 47902, representative for petitioner, said the fraternity
mansion is one of the older beautiful homes in West Lafayette. Students today do not want to live in an
open dormitory; they want extra facilities. This building is also being brought up to compliance with a fire
suppression system. During this process, a variance was sought for the parking. The House Corporation
bought the older house close to the fraternity that had not been inhabited in a few years. Because the house
is in the Historic District, it would be difficult to be approved to tear the house down. Petitioner is hoping
that the neighbor with a rental business would be willing to trade land for the home. The expansion of the
parking lot could take 25 cars off the street which would help with traffic and public safety in this area. He
concurred with the staff report and asked for a favorable recommendation to city council.
Dorothy Taylor, 425 Littleton Street, West Lafayette, IN 47906, said her home is directly across from the
three houses in the rezone. The home that was bought by the fraternity had the underground railroad in the
northeast corner, which should be taken into consideration. She is neither for or against this rezone but just
has some questions. She asked if these homes revert to single-family homes, how many feet will there be
in the rear from the back of the house to the back-lot line. Will these homes be able to become single-family
homes again? Will so much property be taken that the parking lot will be 10 ft from the back door? How
many trees will be cut down? Where, how many and what type of trees will be planted as replacements?
What type of barrier will be between the parking lot and the homes? How will the barrier be landscaped?
She thanked the Commission for their time.
Erik Carlson, 1200 N. Salisbury Street, West Lafayette, IN 47906, thanked the developer and petitioner for
starting the process on this project two years ago. The fraternity initially approached the city and Historic
Preservation Commission (HPC) to level the home to create the parking lot with a plan to go within 6 in of
the sidewalk. This was not approved by the HPC. After discussions with HPC, the city and the fraternity,
this proposal came about to save the home, so it can be utilized again. This would also offer the opportunity
to tuck the parking lot behind the homes to conceal it. Because this is hardscaped, it will have to go before
HPC and West Lafayette City Council. This will be done through the city ordinance which will require trees
and require scrutiny to make sure it fits the historic neighborhood.
David Taylor, 425 Littleton Street, West Lafayette, IN 47906, said he has watched the traffic that comes
and goes from the fraternity for 36 years. He has watched drivers fail to stop at the stop signs. He suggested
sizeable speedbumps in the driveway of the fraternity to control the enthusiasm of the residents. Regarding
the rezone, it is his hope that the historic nature of the neighborhood does not prevent single-family use of
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the three homes in the future. Simply because the fraternity has outgrown its parking spaces is not an
adequate reason to impact the whole neighborhood with increased traffic hazards. He hoped that during
the implementation of this rezone the issues of safety are addressed.
Ryan O’Gara read a letter in opposition of Z-2779 INDIANA BETA OF SIGMA ALPHA EPSILON HOUSE
CORP. (R1 to R1U) from:
M. Sue Eichhorn, 409 Littleton Street, West Lafayette, IN 47906.
Joseph Bumbleburg, PO Box 1535, Lafayette, IN, 47902, representative for petitioner, thanked the city for
their help during this long process and for saving the three homes in the historic district. The tree ordinance
will apply to this parking lot and they will gladly adhere to it. He will investigate the possibility of implementing
speed bumps in the fraternity driveway. He agrees that they are a traffic calming device.
Carl Griffin said the question about the dimensions of the R1U lots can be addressed.
Ryan O’Gara said R1 has a minimum 10,000 square foot lot size with a 25-foot setback. R1U has a 4,000
square foot minimum lot size with a 20-foot rear setback. The homes in this area are largely built to the
R1U standard in relationship to the street. The backyard will be reduced but they will still be required to
maintain a 20-foot setback from the property line.
Carl Griffin asked if that is similar to the R1U zoned homes to the north.
Ryan O’Gara said those homes have the same requirements.
The Commission voted by ballot 14-Yes to 0-No to recommend approval to the West Lafayette Common
Council for Z-2779 INDIANA BETA OF SIGMA ALPHA EPSILON HOUSE CORP. (R1 to R1U).
3. Z-2780 IRON MEN PROPERTIES OF LAFAYETTE I, LLC – Joseph Blake (Anvil 38 PD) (GB
to PDRS):
Petitioner is requesting rezoning for a two-phase, multi-family development totaling two, fourstory apartment buildings containing a total of 307 units with up to 411 bedrooms and 218
surface parking spaces. Additional parking is being provided offsite by Ivy Tech (up to 112
spaces) via a parking agreement. The property is located on the south side of SR 38 E just west
of its intersection with Haggerty Lane in Lafayette, Wea 2 (NE) 22-4.
Gary Schroeder moved to hear and approve Z-2780 IRON MEN PROPERTIES OF LAFAYETTE I, LLC –
Joseph Blake (Anvil 38 PD) (GB to PDRS). Greg Jones seconded.
Ryan O’Gara presented the zoning map, plat, and aerial photos. This site is located near the Ivy Tech
campus and the new YMCA facility. The only public road frontage this site has is on SR 38 E. There are
several private roads and drives that go through the Ivy Tech campus that are planned to connect with this
site. The proposal is for a two-phase project with one phase per building for a total of 307 units. There will
be 141 1-bedroom, 84 2-bedroom and 10 3-bedroom units. There will be 218 surface parking spaces with
112 spaces being provided offsite by Ivy Tech. This is strictly a multi-family project. Each building will be
four stories. The R3 standard for parking would require this site to have 487 spaces. Given the fact that this
is not a dorm but still student housing with the option for students to walk to campus, staff felt the reduction
in parking made sense. There is public transit service along Creasy Lane, SR 38 E, and Ivy Tech campus.
CityBus was invited to come into the site but they felt their headway would not allow that change to the
route. This is an important project for Ivy Tech which is mainly a commuter school without residential nearby
to serve the needs of the students. This is the opportunity to create some residential right next to campus.
This project will serve and address future expansions at Ivy Tech. The project is a mix of urban living with
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the buildings centered on a large open space with a parking lot that connects to private drives. Petitioner is
providing an access point for a future city trail. If INDOT ever builds sidewalks or trails on SR 38 E, this
project would have to connect to it. This is a great opportunity for the city and Ivy Tech. Staff is
recommending conditional approval contingent on meeting all requirements of UZO 2-28-10 and the
following for submission of Final Detailed Plans, signed off by those noted in that section to include:
1.
2.
3.
4.
5.

All sheets (other than preliminary plat) that make up the approved Preliminary Plan;
Planned Development construction plans per UZO Appendix B-2;
A final plat per UZO Appendix B-3 as applicable;
Appropriate surety submitted with Final Detailed Plans;
Final landscape plan and plant schedule shall be approved by the city’s urban forester
with the submission of the Final Detailed Plans;
6. Street addressing and private street name applications shall be made with APC prior to
the submission of the Final Detailed Plans;
7. Drainage Board approval (relative to the project’s plan to drain into F-Lake and/or other
County-regulated facilities) shall be secured prior to the submission of the Final Detailed
Plans;
8. A copy of the executed and recorded parking agreement with Ivy Tech Community
College shall be delivered to APC and the City of Lafayette with the submission of the
Final Detailed Plans.
Joseph Blake, PO Box 5965, Lafayette, IN 47903, petitioner, said he met with several leaders from Ivy Tech
three years ago to discuss interest in a student focused housing project near their campus. This has been
enthusiastically received from the first meeting for many reasons. One of those reasons is student
recruitment. More often, Ivy Tech students are traditional students that are out of high school seeking a
degree or to transfer to a university. There is a need and desire for housing close to campus. Ivy Tech
believes their retention rates would be increased by having housing options close to campus. This project
will provide quality housing options for young adults on the east and south side of town. This is the age of
the gig economy where young people are working out of their own home to make a living. They typically
look for high-speed internet and a community of people of the same demographic. The project is near large
businesses, hospitals and a nursing school which would provide housing for young professionals and
students. The proximity to the YMCA is also seen as a large win. He thanked the leaders at Ivy Tech and
other individuals that have embraced this concept. He thanked city and APC staff for their work. What is
trying to be accomplished is a privately-owned facility because statutorily Ivy Tech is not allowed to own
residence halls. It is privately owned yet still tightly connected to this community. He thanked the
Commission and requested a favorable recommendation to city council.
The Commission voted by ballot 14-Yes to 0-No to recommend approval to the Lafayette Common Council
for Z-2780 IRON MEN PROPERTIES OF LAFAYETTE I, LLC – Joseph Blake (Anvil 38 PD) (GB to
PDRS).

4. Z-2781 VALLEY OAKS HEALTH, INC. (NB to MR):
Petitioner is requesting rezoning of a lot located on the southwest corner of the T-intersection
of Teal and S. 22nd Street, specifically 2111 Teal Road, Lafayette, Fairfield 33 (SE) 23-4.
Gary Schroeder moved to hear and approve Z-2781 VALLEY OAKS HEALTH, INC. (NB to MR). Greg
Jones seconded.
Tom Murtaugh recused himself due to a conflict of interest.
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Larry Aukerman presented the zoning map, plat, and aerial photos. Petitioner, Valley Oaks Health, is a notfor-profit mental health agency that is looking to rezone this property from NB to MR to construct a facility
to house 15 clients. The facility will be open year-round with 7 full-time employees. This would be the
second group home in Tippecanoe County. Staff sees the move from NB to MR as a lateral move. In terms
of intensity of uses allowed in the zones, MR is more limiting, but does allow multi-family residential. While
there are no other medical zones nearby, staff feels this is a good fit for this property based on location to
existing transportation and commercial uses. Staff is recommending approval.
Kevin Riley, PO Box 280, Lafayette, IN 47902, representative for petitioner, said Valley Oaks is under
contract to purchase this currently vacant property. This site is in need of redevelopment. The plan is to
close on the purchase in February and start construction this year. This facility will offer clients skills training
to improve daily function, medication and mood management, social function and self-care training. This
project has been discussed with the city and they are in support of this rezone. He thanked the Commission
and asked for approval.
Carole Thompson, 2202 Summerfield Drive, Lafayette, IN 47909, asked what type of facility and what size
of facility will be constructed.
Steve Thompson, 2202 Summerfield Drive, Lafayette, IN 47909, asked if there will be people that live in
the facility.
Carole Thompson, 2202 Summerfield Drive, Lafayette, IN 47909, said if this is a facility where clients will
be living there, we do not think it is a good fit for the neighborhood because there are so many apartment
complexes where there is already conflict. She does not want to see more escalation in the area.
Kevin Riley, PO Box 280, Lafayette, IN 47902, representative for petitioner, said the plan is build a 7,000
sq. ft. facility. There is more than enough room on the site to comply with setback and greenspace
requirements. This is a temporary stay for clients; they receive treatment and move out. There is another
home in Tippecanoe County that has not had any issues with neighbors.
Tom Gilliom, 1746 King Eider Drive, West Lafayette, IN 47906, said there is a facility similar to this in
Lafayette that is a 15-bed facility. The people that live there have significant mental health issues and would
prefer to stay isolated than to get out in the community. Our goal is to work with these people to learn the
skills they need to get into their own living situation and be employed. The goal is for this to be a short-term
facility. People would live there from six months to a year until they move on to other housing. There is
currently a waiting list where the new facility could be filled up at this time.
Carl Griffin asked what is to the west and the south of the site. He asked who the parking lot belongs to.
Sallie Fahey said it is residential to the south and a bank to the west. The parking lot is a commercial parking
lot.
Carl Griffin asked if there is multi-family housing near the site.
Sallie Fahey said that is correct. Between the MR zoning district and residential uses, there will have to be
a Type C bufferyard. This will require all evergreen trees so there is a year-round visual buffering.
The Commission voted by ballot 13-Yes to 0-No to recommend approval to the Lafayette Common Council
for Z-2781 VALLEY OAKS HEALTH, INC. (NB to MR).
VI.

ADMINISTRATIVE MATTERS

Sallie Fahey said the Plan Commission has a number of standing committees in addition to the Executive
Committee which was voted on this evening. There is an Ordinance Committee, Budget and Personnel
Committee, Public Relations Committee, By-Laws Committee and Transportation Study Committee.
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Jackson has made committee assignments in consultation with Larry Leverenz, Tom Murtaugh and me.
The assignments will be sent out electronically tomorrow.
VII.

APPROVAL OF THE FEBRUARY EXECUTIVE COMMITTEE AGENDA

Gary Schroeder moved that the following request for subdivision be placed on the February 5, 2020 Area
Plan Commission Executive Committee agenda at petitioner’s request, placement thereon being without
reference to compliance or non-compliance with the adopted subdivision ordinance:
RE-0073 CHERRY CREEK ESTATES II – A REPLAT OF LOTS 7, 8 & 9 (rural estate preliminary plat).
Greg Jones seconded and the motion was approved by unanimous voice vote.
VIII.

DETERMINATION OF VARIANCES – Area Board of Zoning Appeals

Gary Schroeder moved that the following request for variance from the Unified Zoning Ordinance is not a
request for use variance, prohibited by ordinance and statute:
BZA-2030 VITA INVESTMENT HOLDINGS, LLC.
Greg Jones seconded and the motion was approved by unanimous voice vote.
IX.

DIRECTOR’S REPORT

Sallie Fahey said she would like to highlight the year end Building Permit Report. It is rather interesting.
Kathy Lind went into detail about which developments the permits occurred in as well as looking at
subdivision plat and lot approvals. The maps Daelen Ogas provided show exactly where the permits are
located. We ended the year on a high note with 43 single-family permits in December which is likely due to
the nice weather.
X.

CITIZENS’ COMMENT AND GRIEVANCES

None.
XI.

ADJOURNMENT

Gary Schroeder moved to adjourn.
Meeting adjourned at 9:06 p.m.
Respectfully Submitted,
Chyna R. Lynch
Recording Secretary
Reviewed By,

Sallie Fahey

