WHITLEY COUNTY ADVISORY PLAN COMMISSION
STAFF REPORT
23-W-REZ-1 ZONE MAP AMENDMENT MARCH 15, 2023
Jarod & Lori Baker AGENDA ITEM: 2
964 E. 500 South/5410 S. State Road 9

SUMMARY OF PROPOSAL

Current zoning: IN, Intensive Use

Proposed zoning: AG, Agriculture and IPM industrial Park/ Manufacturing
Property area: 11+ acres (of total 23.29-acre site)

The petitioners, owners of the subject property at 5410 S. State Road 9 in Section 2 of Washington
Township, are requesting a zone map amendment for 11+ acres of the overall property. The north half of
the overall property is currently zoned AG, Agriculture and the south half is zoned IN, Intensive Use. The
overall property is currently improved with their dwelling on the north half and their landscaping company
on the south half.

As proposed, the requested rezoning would change the IN-zoned part of their parcel to IPM and AG. The
area around the landscaping company, approximately 7.4 acres, would be changed to IPM. The remaining
4+ acres of IN-zoned area, used as part of their residence, would be rezoned to AG to match the zoning of
the rest of the parcel.

The petitioner is requesting the zoning amendment to permit the potential construction of mini-warehouse
use on the landscaping business, as well as to reduce the intensity and area of the zoning districts.

Existing zoning classifications and land uses
Currently, the subject area is zoned IN, Intensive Use, and has been for many years. It is believed that this
zoning designation originated from a former use of the business area as a slaughterhouse.

The following table lists current zoning classifications and land uses in the surrounding % mile (approx.):

Current zoning Current land use
North | AG Residences, fields
East | IN, AG [SR 9], fields
South | AG, IN [Railroad], field, industrial, residence
West | IN, AG Field, residences

Proposed land use
The petitioner desires to rezone to allow for the possibility to include mini-warehouses as part of their
business. Mini-warehouses are permissible under IPM but not under the existing IN.

The rezoning will also bring the existing legal nonconforming landscaping business more into conformance
with the zoning code, as IN does not explicitly permit the use while IPM does permit landscape contractor
businesses. The outdoor storage of materials may be considered legal nonconforming without a special
exception approval, but such could be permissible.

Rezoning the northern part of the existing IN to AG would align the zoning of the residentially-used area.

Zoning code criteria
Generally, the development standards of IPM, such as setbacks, would better align with the existing
business structures than those of the IN district.



Of course, this proposal will perpetuate a split-zoned parcel. The zoning code does not prohibit split zoning,
but such situations can make it difficult to properly, and fairly, apply zoning development standards.

REVIEW CRITERIA

Indiana Code §36-7-4-603 and Section 12.2(F) of the zoning ordinance state the criteria listed below to
which the Commission must pay “reasonable regard” when considering amendments to the zoning
ordinance. Staff’'s comments are under each criterion.

1.

The most recently adopted Comprehensive Plan;

The Future Character and Land Use Plan designates this property as Rural-Agricultural. While the
primary character of the area is to be agricultural or rural, the character does suggest that some
higher-intensity agricultural uses and/or small-scale commercial or retail can be appropriate as
secondary uses. The existing landscaping use and proposed mini-warehouse use could both be
consistent with this character. The proposed reduction of the intensity of the zoning district and its
area will aid in preventing development of out-of-character uses.

The current conditions and the character of current structures and uses in each district;

The property is located among agricultural and larger lot residential properties, with nearby
higher-intensity agri-industry uses. The proposed use of this site for mini-warehouses, along with
the current use, may not have much effect on the surrounding uses if it is kept at a reasonable scale.

The most desirable use for which the land in each district is adapted;
As the site is located in a mostly agricultural part of the county, agricultural-related uses and
buildings should be expected, and reducing the intensity of uses may be desirable.

The conservation of property values throughout the jurisdiction;

While the density of the area is low, which makes impacts on property values less significant, there
are several uses in the IN district that could, if left unchecked, have significant impacts even on the
more distanced properties. Rezoning to less intense zoning could reduce these potential effects.

Responsible development and growth;

The proposed addition of mini-warehouse use to the existing landscaping business would be a
minimal intensification of the uses on the site; most other uses of [IPM would maintain a similar
level of development as existing. The reduction of zoning intensity from IN and the alignment of the
districts with the actual uses on the property would both seem to be responsible actions.

The public health, safety and welfare.

It seems unlikely that the public health and welfare would be affected by this proposal. An increase
in customer traffic may be expected with the addition of the proposed mini-warehouses, which
could affect the design of the access point onto SR 9. INDOT would be consulted as part of the
Development Plan review for any new business structures on the property, so they could make
necessary adjustments to ensure public safety at least at that time.
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