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AGENDA

Tuesday, May 17, 2022 - 3:30 p.m.
County-City Building – Fourth-Floor Council Chambers | Join Zoom Meeting
Or call: 312-626-6799; Meeting ID: 972 2513 5213; Password: 563467
1. ROLL CALL
2. PUBLIC HEARING
A. Rezonings
1. Location: 10113 MCKINLEY HWY and 10113 MCKINLEY HWY
Owner: SANDRA K WOLF AND WOLF SANDRA KAY 1/4 INT
HILLRING BETTY JANE 1/4 INT CLARK EVELY IRENE 1/4 INT &
CLARK MARCIA ANN 1/24 INT CLARK MARTA RAE 1/24 INT CLARK
GREGORY R 1/24 INT CLARK BRUCE RAY 1/24 INT CLARK BRICE
JAY 1/24 INT CLARK JEFFREY LYNN 1/24 INT
Requested Action: From R: Single Family District to C: Commercial
District
Special Use: garages, for storage, repair, and servicing of motor
vehicles of over one and one-half tons capacity, including body
repair, painting, and engine rebuilding
APC #2974-22
3. ITEMS NOT REQUIRING A PUBLIC HEARING
A. Findings of Fact – March 15, 2022
B. Department of Infrastructure, Planning & Growth – Planning &
Zoning Division 2021 Annual Report & 2022 Work Plan
4. EXECUTIVE DIRECTOR'S REPORT
5. APPROVAL OF MINUTES – April 19, 2022
6. ADJOURNMENT

PLANNING & ZONING | PUBLIC WORKS | SURVEYOR | DRAINAGE | ENVIRONMENTAL | ECONOMIC DEVELOPMENT
227 W. Jefferson Blvd. | 7th & 11th Fl. | South Bend, IN 46601
P: (574) 235-7800 | F: (574) 235-5057

The Title VI Coordinator has made available at this meeting/hearing a voluntary Public Involvement Survey to collect
demographic data to monitor and demonstrate St. Joseph County’s compliance with its non-discrimination obligations
under Title VI and Federal Regulation 23CFR 200.9(b)(4), and more importantly, ensure that affected communities and
interested persons are provided equal access to public involvement. Compliance is voluntary. However, in order to
demonstrate compliance with the federal regulation, the information requested must be documented when provided.
It will not be used for any other purpose, except to show that those who are affected or have an interest in
proceedings or the proposed project have been given an opportunity to provide input throughout the process.

PLANNING & ZONING | PUBLIC WORKS | SURVEYOR | DRAINAGE | ENVIRONMENTAL | ECONOMIC DEVELOPMENT
227 W. Jefferson Blvd. | 7th & 11th Fl. | South Bend, IN 46601
P: (574) 235-7800 | F: (574) 235-5057

Staff Report

5/6/22

APC #
Petitioner:

2974-22
WOLF SANDRA KAY 1/4 INT HILLRING BETTY JANE 1/4 INT
CLARK EVELY IRENE 1/4 INT & CLARK MARCIA ANN 1/24 INT
CLARK MARTA RAE 1/24 INT CLARK GREGORY R 1/24 INT
CLARK BRUCE RAY 1/24 INT CLARK BRICE JAY 1/24 INT CLARK
JEFFREY LYNN 1/24 INT
Location:
10113 MCKINLEY HWY and 10113 MCKINLEY HWY
Jurisdiction:
St. Joseph County
Public Hearing Date: 5/17/2022
Requested Action:
The petitioner is requesting a zone change from R: Single Family District to C: Commercial
District
Land Uses and Zoning:
On site:
A single family home and an abutting vacant wooded lot zoned R: Single
Family District.
North:
Elkhart and Western Railroad tracks and right-of-way, then a single family
home zoned R: Single Family District.
East:
House of Bicycles (bicycle shop) and a single family home zoned B:
Business District.
South:
A single family home zoned R: Single Family District.
West:
A single family home zoned R: Single Family District.
District Uses and Development Standards:
The C: Commercial District is established to provide a location for those retail sales and
service functions whose operations are typically characterized by: outdoor display or
sales of merchandise; major repair of motor vehicles; commercial amusement and
recreational activities; or, activities or operations conducted in structures which are not
completely enclosed. The types of uses found in the C: Commercial District are often
brightly lighted and noisy. Permitted uses contained in this district are such that this
district may be used to form a grouping of similar uses along certain portions of major
commercial thoroughfares. Special attention should be paid to buffering whenever this
district is located adjacent to any residential district or residential uses.
Site Plan Description:
Site plan shows two parcels combined into one zoning lot. A proposed 30,000 sq. ft.
building (150’x200’). Foundation landscaping is shown on the eastern (customer
entrance) side and along the southern (front) edge of the building as well. The parking lot
shows 15 parking spaces including 1 ADA space. Because the use is not specified in the
Table of Required Off-Street Parking, the Zoning Administrator can evaluate parking
based on similar uses and has determined that the proposed parking is adequate based on
three employees and 5,000 sq. ft. of retail space. Bicycle parking is shown. Type 2 Full
Screening Landscaping is shown along the east and west side lot lines for the developed
part of the property. The northern edge of the developed part of the property also has
Type 2 Full Screening Landscaping. Eleven front yard trees are required and shown as
proposed. Parking area screening landscaping is shown along the front edge of the
APC# 2974-22
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pontoon sales parking area, the front edge of the off street parking area, and along the
eastern edge of the off-street parking area. A potential outdoor storage area of about 2.38
acres is shown behind the building. It is screened with a 6’ solid fence. Sidewalk is
shown along the southeastern edge of the property, along the McKinley right-of-way. A
pedestrian connection leads to the main entrance. Any site changes would require
commercial plan review through the Building Department and would be evaluated at that
time for compliance with the Zoning Ordinance.
Zoning and Land Use History and Trends:
In 2005, the property owner of 10113 McKinley applied for rezoning to C: Commercial
District to allow for storage and office space for a lawn irrigation company. Staff made a
favorable recommendation. The Area Plan Commission forwarded it to the County
Council without a recommendation. And the petitioner withdrew the petition. In 1973,
the abutting property to the east applied for rezoning, but the application was withdrawn.
Traffic and Transportation Considerations:
McKinley Highway is two lanes in front of this property, expanding to four lanes heading
east to the intersection with Ash Road, including a dedicated left turn lane at Ash Road.
The most recent traffic count was 12,009 AADT on 4/14/2021. McKinley Highway is
Old US-20, and is classified as an Other Principal Highway.
Utilities:
Building is to be connected to private well and septic.
Agency Comments:
Commitments:
The petitioner is not proposing any written commitments.
Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603:
1. Comprehensive Plan:
Policy Plan:
Rezoning is supported by the Comprehensive Plan for South Bend and St. Joseph
County, Indiana (2002), Goal 2: Encourage the economic development of the County and
its municipalities. Especially supported by Goal 2, Objective C: Develop quality business
areas to meet the retail and service needs of the planning area.
Land Use Plan:
The Land Use Plan shows this area for Industrial Growth Reserve.
Plan Implementation/Other Plans:
There are no other plans in effect for this area.
2. Current Conditions and Character:
Current conditions and character of current structures and uses on the property are single
family residential. McKinley Highway in this area has been transitioning from residential
to commercial and industrial uses.
3. Most Desirable Use:
The most desirable use is commercial.
4. Conservation of Property Values:

APC# 2974-22
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With proper buffering and landscape screening, the use and value of adjacent properties
should not be affected.
5. Responsible Development and Growth:
It is responsible development and growth to take advantage of the existing infrastructure
for a commercial use.
The petitioner is seeking a Special Use to allow:
Garages, for storage, repair, and servicing of motor vehicles of over one and one-half
tons capacity, including body repair, painting, and engine rebuilding.
garages, for storage, repair, and servicing of motor vehicles of over one and one-half tons
capacity, including body repair, painting, and engine rebuilding
(1) The proposed use will not be injurious to the public health, safety, comfort,
community moral standards, convenience or general welfare;
The proposed use will not be injurious to the public health, safety, comfort, community
moral standards, convenience or general welfare, due to development standards,
including setbacks and landscape screening.
(2) The proposed use will not injure or adversely affect the use of the adjacent area
or property values therein;
The proposed use will not injure or adversely affect the use of the adjacent area or
property values therein, due to development standards, including setbacks and landscape
screening.
(3) The proposed use will be consistent with the character of the district in which it
is located and the land uses authorized therein;
The proposed use will be consistent with the character of the district in which it is located
and the land uses authorized therein, due to “garages, for storage, repair, and servicing of
motor vehicles of over one and one-half tons capacity, including body repair, painting,
and engine rebuilding” being a commercial use.
(4) The proposed use is compatible with the recommendations of the Comprehensive
Plan.
The proposed use is compatible with the recommendations of the Comprehensive Plan
for South Bend and St. Joseph County, Indiana (2002), especially Goal 2: Encourage the
economic development of the County and its municipalities; specifically Goal 2,
Objective C: Develop quality business areas to meet the retail and service needs of the
planning area.
Staff Comments:
This is a combined public hearing procedure, which includes a rezoning and a Special
Use. The Commission will forward the rezoning and the Special Use to the Council with
or without a recommendation.
The Special Use is for “garages, for storage, repair, and servicing of motor vehicles of
over one and one-half tons capacity, including body repair, painting, and engine
rebuilding.”
APC# 2974-22
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The Zoning Ordinance, Section 154.563(C)(3)(c)1. "Basis of review of a special use"
criteria and staff comments:
a. Topography and other natural site features;
Site is vacant and wooded (one single family planned for demolition.) Topography is
fairly flat, and varies from about 750 to 758 feet above sea level. No environmental
hazards are present on Area Plan Commission maps. Soil types include Urban Groups IV (suitable for septic systems). No wetlands or floodplains are present.
b. Zoning of the site and surrounding properties;
The zoning of the site and surrounding properties are outlined in rezoning staff report.
c. Driveway locations and street access;
Driveway access proposed for McKinley Highway.
d. On-site and off-site accommodations for vehicular and pedestrian circulation
patterns;
Site plan shows on-site accommodation for vehicular and pedestrian circulation. The
right-of-way for McKinley has off-site accommodation for vehicular circulation and the
southeastern edge of the site has sidewalk along McKinley leading to the Ash Rd
intersection.
e. Amount, location and design of parking areas and loading areas;
The parking lot shows 15 paved parking spaces including 1 ADA space. The Zoning
Administrator has determined that this is an adequate number of parking spaces needed
based on three employees and 5,000 sq. ft. of retail space.
f. Building character, including height, intensity, materials and architecture;
The proposed building will be one story. Commercial plan review will include
architectural review to meet the architectural standards of the Zoning Ordinance.
g. Landscaping, screening and buffering of adjacent properties;
Site plan Note 9 states the site will be developed compliant with Zoning Ordinance
regulations for landscaping. Type 2 Full Screening Landscaping is shown along the east
and west side lot lines for the developed part of the property. The northern edge of the
APC# 2974-22

Page 4 of 6

Staff Report

5/6/22

developed part of the property also has Type 2 Full Screening Landscaping. Eleven front
yard trees are required and shown as proposed. Parking area screening landscaping is
shown along the front edge of the pontoon sales parking area, the front edge of the off
street parking area, and along the eastern edge of the off-street parking area. Side yard
and rear yard setbacks meet Zoning Ordinance requirements for abutting residential
zoning (20’). Commercial plan review will confirm compliance when the site is
developed.
h. Compatibility of the proposed use, site design and architecture with the district in
which the use is proposed to be located;
Site design meets the C: Commercial District regulations for all development standards.
Proposed use requires a special use permit. Commercial plan review will include
architectural review to meet the architectural standards of the Zoning Ordinance.
i. Extent to which the proposed use, site design and architecture comply with the
regulations and development standards that would be applicable if the site were
zoned to a business/commercial district or industrial district of this chapter which
would permit the proposed use as a primary use;
Proposed use and site design meets the C: Commercial District regulations for all
development standards except the need of a Special Use permit for the use.
Proposed use would not meet the requirements of the B: Business District to be a use by
right.
Proposed use would meet the requirements of the I: Industrial District to be a use by
right.
j. Open space and other site amenities; and,
Zoning lot includes two parcels totaling 12.24 acres (more or less). The back half of the
site (more or less) is meant to be left as existing woods. The proposed outdoor storage
area is 2.38 acres (more or less).
k. Availability and adequacy of streets, sanitary facilities, potable water, storm
water management system and other utilities.
McKinley Highway is two lanes in front of this property, expanding to four lanes heading
east to the intersection with Ash Road, including a dedicated left turn lane at Ash Road.
The most recent traffic count was 12,009 AADT on 4/14/2021. McKinley Highway is
Old US-20, and is classified as an Other Principal Highway. Building is to be connected
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to private well and septic. Property to be served by new well and septic. Storm water
management system to be designed to County standards.
Recommendation:
Based on information available prior to the public hearing, the staff recommends that the
rezoning petition and special use be sent to the County Council with a favorable
recommendation.
Analysis:
Rezoning is supported by the Comprehensive Plan for South Bend and St. Joseph
County, Indiana (2002), Goal 2: Encourage the economic development of the County and
its municipalities. Especially supported by Goal 2, Objective C: Develop quality business
areas to meet the retail and service needs of the planning area.

APC# 2974-22
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Rezoning from: ST. JOSEPH COUNTY
R: SINGLE FAMILY DISTRICT
to C: COMMERCIAL DISTRICT with
SPECIAL USE for Garages, for storage, repair, and servicing of
motor vehicles over 1.5 tons capacity, including body repair,
painting, and engine rebuilding
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Rezoning from: ST. JOSEPH COUNTY
R: SINGLE FAMILY DISTRICT
to C: COMMERCIAL DISTRICT with
SPECIAL USE for Garages, for storage, repair, and servicing of
motor vehicles over 1.5 tons capacity, including body repair,
painting, and engine rebuilding

COUNTY, "I" INDUSTRIAL
COUNTY "C" COMMERCIAL DISTRICT
COUNTY "B" BUSINESS DISTRICT
COUNTY "R" SINGLE FAMILY DISTRICT

Proposed Rezoning

:

1 inch = 500 feet
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PETITION FOR ZONE MAP AMENDMENT
Unincorporated St. Joseph County
I (we) the undersigned make application to the St. Joseph County Council to amend the zoning ordinance as
herein requested.
1) The property sought to be rezoned is located at:
10113 & 10153 McKinley Hwy.
Osceola, Indiana 46561
2) The property Tax Key Number(s) is/are: 014-1040-0669 & 014-1040-066935
3) Legal Description: A PART OF THE NORTHEAST QUARTER OF SECTION 4, TOWNSHIP 37 NORTH,
RANGE 4 EAST, PENN TOWNSHIP, ST. JOSEPH COUNTY, INDIANA BEING DESCRIBED AS FOLLOWS:
BEGINNING AT A POINT ON THE EAST-WEST QUARTER LINE OF SAID SECTION 4, ALSO BEING THE
CENTERLINE OF MC KINLEY HIGHWAY, WHICH POINT IS WEST (ALL BEARINGS ASSUMED), A DISTANCE
OF 612 FEET MORE OR LESS FROM THE EAST QUARTER POST OF SAID SECTION 4; THENCE
CONTINUING WEST ALONG SAID QUARTER LINE AND CENTERLINE, A DISTANCE OF 421.4 FEET MORE
OR LESS; THENCE NORTH, A DISTANCE OF 1320 FEET MORE OR LESS TO THE SOUTH RIGHT-OF-WAY
LINE OF THE CONRAIL RAILROAD; THENCE EAST ALONG SAID RIGHT-OF-WAY LINE, A DISTANCE OF
421.4 FEET MORE OR LESS; THENCE SOUTH, A DISTANCE OF 1320 FEET MORE OR LESS TO THE POINT
OF BEGINNING. CONTAINING 12.77 ACRES MORE OR LESS.
SUBJECT TO ALL LEGAL RIGHT-OF-WAYS, EASEMENTS, AND RESTRICTIONS OF RECORD.
4) Total Site Area: 12.77 ACRES MORE OR LESS.
5) Name and address of property owner(s) of the petition site:
Name: Sandra Wolf, Betty J. Hillring, Evely Clark, Marcia Ann Clark,
Address: Sandra Wolf:4210 Vicenza Drive, Unit "D", Venice, FL. 34293, and Betty Hillring, Evely and
Marcia Clark: 51705 E. County Line Road, Middlebury, Indiana 46540 (See attached for remaining owners)
City, State Zip Code: see above
Phone number with Area Code: 574-607-1578
E-Mail Address: N/A
Name and address of additional property owners, if applicable:
6) Name and address of contingent purchaser(s), if applicable:
Name: Coastine, Inc.
Address: 1923 Home Street
City, State Zip Code: Mishawaka, Indiana 46545
Phone number with Area Code: 574-204-2345
E-Mail Address: N/A
Name and address of additional property owners, if applicable:
7) It is desired and requested that this property be rezoned:
From: R SINGLE FAMILY DISTRICT
To:

Additional zoning district, if applicable

C COMMERCIAL DISTRICT

8) This rezoning is requested to allow the following use(s): Pontoon sales and pontoon parts sales and service
9) Provide a brief and descriptive narrative of the proposed project:

The existing residential home located at 10153 McKinley Hwy will be demolished. A new 30,000 sf building
will be constructed for pontoon boats and parts sales and service facility. Project will also include an area in front to
display pontoons for sale.
IF VARIANCE(S) ARE BEING REQUESTED (if not, please skip to next section):
1) List each variance being requested. Conact Commission Staff if you need assistance.
2) A statement on how each of the following standards for the granting of variances is met:
(a) The approval will not be injurious to the public health, safety, morals and general welfare of the
community: Please explain how your variance petition addesses this criteria
(b) The use and value of the area adjacent to the property included in the variance will not be affected in a
substantially adverse manner; and: Please explain how your variance petition addesses this criteria
(c) The strict application of the terms of this Ordinance would result in practical difficulties in the use of the
property: Please explain how your variance petition addesses this criteria

IF A SPECIAL USE IS BEING REQUESTED, (if not, please skip to next section):
1) The Special Use(s) being requested: Garages, for storage, repair, and servicing of motor vehicles of over
one and one-half tons capacity, including body repair, painting, and engine rebuilding.
2) A statement on how each of the following standards for the granting of a Special Use is met:
(a) The proposed use will not be injurious to the public health, safety, comfort, community moral standards,
convenience or general welfare: The proposed special exception request covers the typical servicing that
goes with the proposed pontoon sales and service. The Petitioner is required to comply with all required
State and County safety and health standards to make sure there is no adverse impact on any surrounding
property.
(b) The proposed use will not injure or adversely affect the use of the adjacent area or property values
therein: As mentioned above all servicing of the pontoon boats would comply with all State and County
safety and health standards. All servicing would be done in the building only. This type of servicing
would not adversely affect and the use of the adjacent area or property values.
(c) The proposed use will be consistent with the character of the district in which it is located and the land
uses authorized therein; and: This portion of the McKinley Highway corridor has a mix of uses from
residential, business, commercial and industrial uses with varying intensely of land use. The proposed use
of the property would fit with the existing land uses. The surrounding uses are protected as the proposed
pontoon sales and servicing facility will be required to meet all developmental zoning standards.
(d) The proposed use is compatible with the recommendations of the Comprehensive Plan. The proposed use
appears to fit with the continued non-residential growth along the McKinley Highway corridor which has
a mix of land uses as described above.
*

In the case of a Special Use, the petitioner shall be held to the representations made on the Preliminary Site
Plan included with this petition.

CONTACT PERSON:
Name: Michael Danch - Danch, Harner & Associates, Inc.
Address: 1643 Commerce Drive
City, State Zip Code: South Bend, Indiana 46628
Phone number with Area Code: 574-234-4003
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FINDINGS OF FACT
APC# 2972-22
SONS PROPERTY HOLDINGS LLC
St. Joseph County
On Tuesday, March 15, 2022, the Area Plan Commission forwarded a petition for Contractor
yard and offices with outdoor storage up to fifty percent of the gross lot area to the
Council with a FAVORABLE recommendation.
(1) The Proposed use will not be injurious to the public health, safety, comfort, community moral
standards, convenience or general welfare:
The proposed use will not be injurious to the public health, safety, comfort, community moral
standards, convenience or general welfare, due to development standards, including setbacks and
landscape screening.
(2) The proposed use will not injure or adversely affect the use of the adjacent area or property values:
The proposed use will not injure or adversely affect the use of the adjacent area or property values
therein, due to development standards, including setbacks and landscape screening.
(3) The proposed use will be consistent with the character of the district in which it is located and the land
use authorized therein:
The proposed use will be consistent with the character of the district in which it is located and the
land uses authorized therein, due to contractor yard and offices for an irrigation contractor being a
commercial use.
(4) The proposed use is compatible with the recommendations of the Comprehensive Plan.
The proposed use is compatible with the recommendations of the Comprehensive Plan for South
Bend and St. Joseph County, Indiana (2002), especially Goal 2: Encourage the economic
development of the County and its municipalities; specifically Goal 2, Objective C: Develop quality
business areas to meet the retail and service needs of the planning area.
The Minutes of the March 15, 2022 meeting of the Area Plan Commission are hereby incorporated by
reference herein.
Adopted by the Area Plan Commission of St. Joseph County, Indiana, on March 15, 2022.

Adam DeVon, President
Area Plan Commission of
St. Joseph County, Indiana
ATTEST:

Abby Wiles, Secretary

DEPARTMENT OF INFRASTRUCTURE, PLANNING & GROWTH

Planning & Zoning Division
2021 Annual Report &
2022 Work Plan
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Contact Information
227 W. Jefferson Boulevard
Suite 1140 County-City Building
South Bend, IN 46601
Phone (574) 235-7800
Fax (574) 235-5057
www.sjcindiana.com
Area Plan Commission Staff
Executive Director/Secretary
Planner
Planner
Administrative Assistant
Commission Attorney
ABZA Attorney

Abby Wiles
Ryan Fellows
Shawn Klein
Shelley Marker
Mitch Heppenheimer
Brandie Ecker

August 2020
August 2019
August 2018
September 2020

Member Jurisdictions
St. Joseph County
Town of North Liberty

Town of Lakeville
Town of Osceola

Town of New Carlisle
Town of Roseland

Area Plan Commission
Member
Adam DeVon
Robert Hawley
Elizabeth McCombs
John McNamara
Kirk Youell
Rachel Rawls
Dr. Jerry Thacker
Jim Moffit
Ben Webb

Appointed By:
St. Joseph County Council
St. Joseph County Commissioners
Council on Town Affairs, Town of Roseland/Town of Lakeville (as of Sept 2020)
St. Joseph County Surveyor
Town Council, Town of Osceola
County Agricultural Extension Educator
School Corporation Superintendents – PHM School District
Town Council, Town of New Carlisle
Town Council, Town of North Liberty
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I.

Introduction

I.C. 36-7-4-312 requires the Executive Director, under the direction of the Area Plan Commission, to prepare and
present to the Commission with an Annual Report and an Annual Plan for the operation of the planning
department. This Annual Report provides information on the 2021 activities of the Area Plan Commission and
establishes the proposed work program for 2022.
The Area Plan Commission is a 9-member area plan commission, providing planning-related services to the
unincorporated areas of St. Joseph County and the Towns of Lakeville, New Carlisle, North Liberty, Osceola and
Roseland. The APC is staffed by the Planning & Zoning Division, which is part of the Department of
Infrastructure, Planning and Growth (IPG), formed in 2019. Under the IPG umbrella is the Office of the Surveyor,
Division of Economic Development, Division of Planning & Zoning, and Division of Public Works. The Executive
Director of the Area Plan Commission, the Executive Director of Economic Development, the County Engineer
and the County Surveyor jointly manage the department.
The Department of Infrastructure, Planning and Growth is dedicated to enabling smart and sustainable growth
in St. Joseph County to the benefit of all its residents. This merger has helped to break down internal silos,
enabling a more robust and engaged group with the necessary expertise to help new and existing projects move
through the S. Joseph County public process. The role, activities and responsibilities of the planning staff remain
the same as the Division of Planning and Zoning.

Area Plan Commission 2021 Annual Report
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II.

Core Duties of the Planning & Zoning Division

Area Plan Commission Core Duties
•
•

•
•
•
•

Makes recommendations on zoning petitions and text amendments to the legislative bodies
As a part of the Combined Hearing Procedure
o Hears petitions for variances – approves, approves with modifications or denies
o Makes recommendations to County Council on special uses
Hears appeals from the Plat Committee on subdivision plats
Considers proposals for comprehensive plan amendments
Considers resolutions relative to redevelopment activities
Area Plan Commission Committees
o Executive Committee - Advises and counsels the Executive Director of the Commission in budget,
personnel and other administrative matters; serves as the Site Plan Committee to determine
appeals of Staff decisions on major changes to approved final site plans as required by the
applicable zoning ordinances.
o Plat Committee – approves or denies plats

Staff Core Duties
•
•
•
•
•
•
•
•
•
•
•
•

Prepare all necessary documentation for the monthly Plan Commission
Administer and coordinate the rezoning application process
Administer and coordinate the subdivision application process
Administer and coordinate the variance and special use application process for the Area Board of Zoning
Appeals
Research and prepare text amendments to the zoning and subdivision ordinances
Propose and prepare amendments to comprehensive plans
Assist the public on land use related matters
Acts as the Zoning Administrator for the unincorporated areas of St. Joseph County
Complete plan reviews for projects in the unincorporated areas of the County and provides technical
assistances to member jurisdictions
Issues Improvement Location Permits
Assist APC member jurisdictions on land use related matters
Participate in special planning efforts and provide staff capacity for other projects

Area Plan Commission 2021 Annual Report
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III.

2021 Accomplishments

Specific Accomplishments
The following accomplishments are exclusive to the Planning & Zoning Division.
•
•
•
•
•

•
•
•

Completed the procurement process for a consultant and kicked off the planning process for the County’s
new Comprehensive Plan
Laid the groundwork, including budgeting and planning, for the SJC Code Enforcement program, which
commenced in early 2022
Filled several vacant positions on the APC and ABZA, and enhanced training and professional development
for existing and new APC and ABZA members
Continued to improve the quality of staff reports, including adding aerial maps and photographs to the ABZA
packets
St. Joseph County Zoning Ordinance – completed two text amendments, including:
o University District Development Standards
o Child Care Homes and Changeable Copy Sign Regulations
Completed rezonings for two parcels in North Liberty that needed to have a zoning classification assigned
Began notification of rezonings and special uses to the Council member that represents the district in which
the rezoning is located
Initiated post-construction inspections on Planning/Zoning items, including but not limited to landscaping,
architectural elements, walkways, etc.

Recurring Work Elements
•
•
•
•
•
•
•
•
•
•
•

Administer zoning (map change) applications
Administer subdivision plat applications
Administer variance and special use applications
Administer zoning violation complaints
Review and issue Improvement Location Permits
Administer the Project Advisory Team
Research and propose ordinance text changes
Review street and alley vacation requests
Participate in the Building Department’s Plan Review process – issuance of ILPs
Assist the public in a wide range of zoning and plat-related property issues
Participation in the following:
o Transportation Technical Advisory Committee (MACOG)
o St. Joseph Regional Water & Sewer District
o Juday Creek Task Force (MACOG)
o Shirley Heinze Land Trust Advisory Committee
o AARP Age-Friendly SJC Steering Committee
o Onsite Wastewater Advisory Board
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IV.

Activity Data

Area Plan Commission Petitions
The following tables include rezonings (map changes only), combined hearings (map changes and variance(s)),
text amendments and subdivision appeals. No subdivision appeals were filed in 2020.
Summary
The summary table shows all petitions filed for St. Joseph County, including the unincorporated areas as well as
the five member towns. Numbers shown for 2016 to 2019 include City of South Bend petitions, as South Bend
left the APC effective December 1, 2019. Numbers shown for 2020 and on include only unincorporated St.
Joseph County and the five member towns.
Summary
2021* 2020* 2019
2018
All Petitions
22
34
37
24
Map Change Only
18
18
10
10
Combined Hearings
1
6
11
11
Text Amendments
2
10
15
3
Subdivision Appeals
1
1
*Does not include petitions filed in the City of South Bend

2017
48
10
23
15
-

By Jurisdiction
Petitions filed in unincorporated St. Joseph County account for the majority of the filings. Of the 19 rezonings
and combined hearings, two rezonings were in the Town of North Liberty and one rezoning was in the Town of
Roseland. There were no filings in the Towns of Lakeville, New Carlisle or Roseland. All text amendments were
within unincorporated St. Joseph County.
Unincorporated SJC
All Petitions
Map Change Only
Combined Hearings
Text Amendments
Subdivision Appeals

2021
19
15
1
2
1

2020*
28
14
4
10
-

2019
20
4
5
10
1

2018
9
4
5
-

2017
20
3
7
10
-

2018
-

2017
2
1
1

*South Bend separated from the Area Plan Commission

Lakeville
Petitions
Map Change Only
Combined Hearings
Text Amendments

2021
-

2020
-
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New Carlisle
Petitions
Map Change Only
Combined Hearings
Text Amendments

2021
-

2020
1
1
-

2019
1
1
-

2018
-

2017
-

North Liberty
Petitions
Map Change Only
Combined Hearings
Text Amendments

2021
2
2
-

2020
-

2019
-

2018
-

2017
2
1
1

Osceola
Petitions
Map Change Only
Combined Hearings
Text Amendments

2021
-

2020
1
0
1
0

2019
1
1

2018
-

2017
-

Roseland
Petitions
Map Change Only
Combined Hearings
Text Amendments

2021
1
1
-

2020
-

2019
1
1
-

2018
-

2017
-

By Decision
Jurisdiction
Fav
Unfav
No
Total
Pass Denied
Unincorporated SJC
17*
19
17
Lakeville
North Liberty
2
2
2
New Carlisle
Osceola
Roseland
1
1
1
*Two withdrawn petitions are not shown as fav/unfav recommendations
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Subdivisions
77 subdivisions were filed in 2021, compared to 66 filed in 2020.
2021 Subdivision
Filings
St. Joseph County

Major
Primary
10

Major
Secondary
13

Minor

Replat

Total

42

12

62

Street & Alley Vacations
Numbers shown 2016 to 2019 include City of South Bend petitions, as South Bend left the APC effective
December 1, 2019. All four street and alley vacation petitions reviewed in 2021 were located in unincorporated
St. Joseph County.
Jurisdiction
All Petitions
Unincorp SJC
Lakeville
New Carlisle
North Liberty
Osceola
Roseland

2021
4
4
-

2020
4
4
-

2019
27
3
1
-

2018
32
2
-

2017
29
3
-

Area Board of Zoning Appeals
Summary
The overall decrease in ABZA petitions from 2019 to 2020 can be attributed to the City of South Bend’s
departure from the APC; however, as shown in the petitions by jurisdiction, petitions in unincorporated St.
Joseph County only decreased from 59 in 2019 to 54 in 2020.
Summary Table
All Petitions
Variances (#)
Special Exceptions
Conditional Uses

2021
85*
78
7
1

2020
56
88
1
-

2019
125
303
11
-

2018
127
257
18
-

2017
132
312
18
-

*Includes one appeal of the Zoning Administrator’s decision not reflected in the above numbers
**One petition included a special use and a variance
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By Jurisdiction
Unincorp SJC
Petitions
Variances (#)
Special Uses
Conditional Uses
Appeal

2021
79
72
5
1
1

2020
54
82
1
-

2019
59
142
3
-

2018
62
97
3
-

2017
66
118
6
-

Lakeville
Petitions
Variances (#)

2021
2
2

2020
-

2019
-

2018
-

2017
-

New Carlisle
Petitions
Variances (#)

2021
-

2020
-

2019
-

2018
1
2

2017
1
1

North Liberty
2021
2020
2019
2018
2017
Petitions
4
1
1
Variances (#)
3
4
2
Special Uses
2
*One petition included both a special use and a variance
Osceola
Petitions
Variances (#)

2021
-

2020
2
6

2019
1
5

2018
1
1

2017
-

Roseland
Petitions
Variances (#)
Special Uses

2021
-

2020
-

2019
1
1
-

2018
1
7
1

2017
-
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Financials
Income increased from $51,159 in 2020 to $68,120 in 2021. The most substantial increase was in subdivision
review fees, which increased $12,300 to a total of $38,000 in 2021. The reduction in income from 2019 to now
can be attributed to an overall decrease in petitions filed resulting from the City of South Bend’s departure from
the APC (effective December 1, 2019).
Financials
Total
Zonings (Map Changes)
Subdivisions
Variances/Special Uses
Zoning Administration
Other Income

2021
$68,120
$7,825
$38,000
$12,150
$9,300
$845
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2020
$51,159
$10,410
$25,700
$6,495
$7,450
$1,104

2019
$87,468
$8,340
$35,600
$ 18,625
$24,275
$628

2018
$114,938
$16,860
$50,150
$27,100
$20,500
$328

2017
$71,151
$25,730
$43,365
$2,056

Page 10 of 11

V.

2022 Work Plan

Staff will continue to perform core duties and reoccurring work elements, as outlined in the previous sections of
this report. Additionally, the following projects and initiatives have been identified specifically for 2021:
•

Comprehensive Plan
Continue to manage the planning process for the Comprehensive Plan, which will continue into 2023

•

Code Enforcement
Continue the implementation of the Code Enforcement program

•

Industrial Overlay
Develop an industrial overlay for the Indiana Enterprise Center Core Development Area to have elevated
design standards and more defines uses for the area

•

Website
Complete an overhaul of the Planning & Zoning Division’s section of the website. In addition to revamping
the website, staff will also focus on implementing forms and payments for online submittals.
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THE AREA PLAN COMMISSION OF
ST. JOSEPH COUNTY, INDIANA
MINUTES
April 19, 2022
3:30 p.m.

Council Chambers, 4th Floor
County-City Building, South Bend, IN

CALL TO ORDER
President Adam DeVon called the meeting to order at 3:33 P.M.
ROLL CALL
MEMBERS PRESENT:

MEMBERS ABSENT:

ALSO PRESENT:

Adam DeVon
Dr. Jerry Thacker
Robert Hawley
Kirk Youell
John R. McNamara, P.E., L.S.
Elizabeth McCombs – Zoom attendance (joined at 3:37 P.M.)
James D. Moffitt
Phil Sutton – Zoom attendance
Ben Webb

Abby Wiles
Kylie Abrams
Ryan D. Fellows
Shelley Marker
Mitch Heppenheimer, Counsel

Before the reading of the first petition Adam DeVon recused himself left the Chambers at 3:35 P.M.
due to a personal interest.
PUBLIC HEARING
1. REZONINGS:
1

A proposed ordinance of DEVON DALE R & CHRISTINE K DEVON to zone from O/B:
Office/Buffer District to O: Office District, property located at 17871 STATE ROAD 23
HWY and 17847 STATE ROAD 23 HWY, St. Joseph County - APC# 2970-22.
(Audio Position: 0:02:28)

Elizabeth McCombs joined the meeting via Zoom attendance at 3:37 P.M.
(Audio Position: 0:04:53)
STAFF REPORT

(Audio position: 0:03:00)
Ryan Fellows: This is rezoning application for 17871 & 17847 State Road 23 was tabled at the
February APC meeting to provide time for petitioner to address the County Health Department
well and septic concerns. The petition was unable to be heard at the March APC meeting due to

lack of quorum. The proposed rezoning site is along State Road 23 west of Northern Ave. There
are two parcels proposed to be rezoned. On the left side (referring to the slide show) is 17871
State Road 23 which is currently vacant. However it is the former location of the offices of
DeVon Custom Homes it was rezoned to OB: Office Buffer District in 2006. The proposed use
is hair and nail salon. Here is a view (referring to the slide show) of 17847 State Road 23
looking south along Northern Ave. This property was rezoned to OB: Office Buffer District in
2019. At which time the offices of DeVon Custom Homes moved here from the neighboring
building. Here (referring to the slide show) this is looking east on State Road 23 from Northern
Ave. A Unique Image Hair Salon is across the street from the subject property. It was rezoned
to O: Office District site plan specific in 1990 and then again site plan specific in 2002 and then
not site plan specific in 2013. This pattern is typical of increasing commercialization acceptance
along State Road 23 in this area.
The site plan is a reuse of their parking lot site development plan from February 2020. The site
includes two office buildings with a shared parking lot. If the rezoning is approved, it is not
anticipated there will be any changes from the site plan submitted. Any site changes would
require commercial plan review through the Building Department. And would be evaluated at
that time for compliance with the Zoning Ordinance.
Per state law, this rezoning is concerned based on five criteria including the Comprehensive
Plan. Rezoning is supported by goal two encourage Economic Development of the County and
the municipalities. Especially Objective C: Develop quality business areas to meet the retail and
service needs of the planning area.
In an email we received from the St Joseph County Health Department they request that approval
be granted to subject to the installation and approval of a new septic system per the Indiana State
Department of Health’s technical data sheet, state rule, and County Code requirements. And
Brett Davis from the Health Department is here to answer any questions.
This comes with a favorable recommendation from Staff subject to the conditions already explained.
PETITIONER
Dale DeVon, 7508 Toscana Court, Granger, IN 46530: Thank you for your time. For those that
don’t know, I am a State Representative here in Indiana and served 10 years on the County
Council which I have chaired land use for nine years of those 10 years. I know State Road 23
was one of those areas that, if those that might remember Councilman Hank Cultures, State Road
23 was very important to him to keep it residential as much as possible. As chairman of the
Land Use Committee and keeping within the Comprehensive Plan we kept that in the ordinance.
And offices tend to be and 23 is a four-lane highway now a five lane with the center turn lane. It
is a very busy structure and had both of these properties for almost 15 years. I use as a rental
house, and we turned one into an office and I wasn’t the best landlord. I didn’t find very good
tenants. Residentially it became very difficult. In the last couple of years with COVID most
APRIL 19, 2022 – AREA PLAN COMMISSION MINUTES

2

people are working from home, so home office is very important. Very hard to find people to
rent office space these days because the ability to use home office. This land use is important
just for nail and hair salon it still works with residential and kept both structures residential
looking to fit within the atmosphere of the community in the neighborhood. Most of these
offices have a tend to be an 8:00 a.m. to 5:00 p.m. type business five days a week.
The person that we have selected to turn it into a nail and hair salon expects maybe 10 customers
a day at the most. For the septic system with the health I think under 25 is a public well service.
So we fall way under that 25 per day service as far as septic and well type concerns.
Robert Hawley: Dale, is the property sitting vacant now?
Dale DeVon: Yes. We had a about six months ago my electrician has a low voltage business
with security cameras, sound theater room that type of stuff. He was in there for six months and
the last three months he never went in there to use it. It really wasn’t serving its purpose. That
he thought he would have at it at.
(Audio position: 0:11:18.9)
John McNamara: At this time we will ask anyone who wishes to speak in favor of this petition,
please give your name and address first.
IN FAVOR
There was no one present to speak in favor of this petition.
REMONSTRANCE
There was no one present to speak in remonstrance of this petition.
After due consideration, the following action was taken:
Upon a motion by Ben Webb, being seconded by Robert Hawley and unanimously carried, a
proposed ordinance of DEVON DALE R & CHRISTINE K DEVON to zone from O/B:
Office/Buffer District to O: Office District, property located at 17871 STATE ROAD 23 HWY
and 17847 STATE ROAD 23 HWY, St. Joseph County, is sent to the County Council with a
FAVORABLE recommendation, subject to the installation and approval of a new septic system
per the Indiana State Department of Health’s technical data sheet, state rule, and County Code
requirements.

Robert Hawley
John McNamara
Phil Sutton

Aye
Aye
Aye
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Elizabeth McCombs
James Moffitt
BenWebb

Aye
Aye
Aye
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ITEMS NOT REQUIRING A PUBLIC HEARING

(Audio position: 0:13:37)

Adam DeVon returned at 3:46 P.M. to finish runing the meeting after the motion was made on
petition number one.
1. Miscellaneous:
A. Findings of Fact – March 15, 2022
Abby Wiles: We don’t have very many combined hearings. You are approving Findings of Fact
from the variances that were approved and denied at the last meeting. These are only when you
have combined hearings.
Upon a motion by Ben Webb, being seconded by Elizabeth McCombs and unanimously carried
7-0, to approve the Finding of Facts from March 15, 2022, Area Plan Commission meeting.
Robert Hawley
John McNamara
Phil Sutton
Adam DeVon

Aye
Aye
Aye
Aye

2. Executive Director's Report:

Elizabeth McCombs
James Moffitt
Ben Webb

Aye
Aye
Aye

(Audio position: 0:15:39.4)

Abby Wiles: We completed the first series of public meetings for the Comprehensive Plan at the
end of March. Our next meeting series for the visioning phase will be held at the end of the
summer beginning of fall. However even though we don’t have any official meetings coming up
for the Comprehensive Plan there are amble opportunities to be involved.
You can go to www.plansjc.com and use our online interactive mapping tool. We have meeting
in a box it is a box you can check out have a meeting with your homeowner’s association, church
group or whatever civic organization you are part of. It is public meeting in a box.
We have a speaker series, where one of the staff members or myself will come out and do a
facilitated discussion with you. We were out at the Home Builders last week.
Ryan Fellows (staff) and Mike Huber from Abonmarche were at the Town of Roseland with Liz
last week (thank you for hosting) and we will continue to do that with the Towns and other areas.
We have a new employee Kylie Abrams a new planner with IPG. Bringing Kylie on was
reinstating a position that was previously left vacant for the 2021 budget cycle. The Council
gave us the go ahead to fill the position in 2022.
APRIL 19, 2022 – AREA PLAN COMMISSION MINUTES

4

We finally have a full ABZA board. Lance Roush came on as our seventh member and will be at
the May 2022 meeting.
Robert Hawley: Abby, can you bring us up to date where we now have a couple out making
inspections in the County?
Abby Wiles: In March the Council and the Commissioners ratified the three Ordinances that
went into effect for Code Enforcement program. They include abandoned vehicles which would
cover inoperable vehicles. Weed and rank vegetation if you have grass or other unkept
vegetation that is nine inches or above within the front-yard setback on residential properties that
are two acres or less in area. Public nuisance which covers trash, appliances, scrap metal, etc. If
there is a complaint you can submit it through the website, call the office to report it with one our
administrative assistants and it will be logged and followed up if there is a violation. If there,
we are leaving a courteous hangtag. This is the property owner’s opportunity to contact one of
the inspectors. If no response after leaving the hang tag then we would proceed with a violation
notice and no response after the violation notice we will proceed to abatement.
We are in the process now of working on a request for quotes for contractors to do the clean ups,
mowing and the towing. We aren’t establishing a county crew like they have in the city where
the city will send a crew of city employees to clean properties up and mow them. We are relying
on private contractors to do that for us.
In summary if you have a question or a property of concern you can report it on the website or
(574) 235-7800 and we will log it and follow up. We have Steve Szaday and Savhana Pletcher
they share the County they each have a territory. Savhana is generally the southern half of the
County and Steve is northern half of the County.
3. Minutes:

(Audio position: 0:19:58.4)

A. March 15, 2022
Upon a motion by Robert Hawley, being seconded by John McNamara and unanimously carried
7-0, to approve the minutes from March 15, 2022, Area Plan Commission meeting.
Robert Hawley
John McNamara
Phil Sutton
Adam DeVon

Aye
Aye
Aye
Aye
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James Moffitt
Ben Webb

Aye
Aye
Aye
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4. Adjournment:

(Audio position: 0:20:59.7)

Upon a motion by Ben Webb, being seconded by Elizaberth McCombs and unanimously carried
7-0, Area Plan Commission meeting adjourned at 3:55 p.m.

________________________________
Adam DeVon,
President of the Commission
________________________________
Abby Wiles,
Secretary of the Commission
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