
 THE AREA PLAN COMMISSION 
 OF ST. JOSEPH COUNTY, IN 

 AGENDA 

Tuesday, July 21, 2015 Fourth-Floor Council Chambers 
 3:30 p.m.  County-City Building, South Bend, IN 

PUBLIC HEARINGS: 

1.  Rezonings: 

 A. A combined public hearing on a proposed ordinance of Trent Runyon & Leah Hudson-Runyon to  
 zone from MF1 Urban Corridor Multifamily District to SF2 Single Family & Two Family District,  
 and seeking a Special Exception Use to allow for an accessory dwelling unit, property located at  
 803 West Washington Street, City of South Bend - APC# 2743-15.  REQUEST TO TABLE 

 
 B. A combined public hearing on a proposed ordinance of Mishawaka Federal Bank (a.k.a. Mutual Bank)  

       to zone from LB Local Business District to CB Community Business District and seeking the            

         following five variances: 1) from the required perimeter and residential bufferyard landscaping to the    

         existing landscaping, as shown on the site plan; 2) from the required 30' front yard setback for  

         off-premise signs to 5' along Ireland Road and to 14' along High Street; 3) from the required 200' linear   

         separation between an off-premise sign and a residential district to 0'; 4) from the required 100' radial   

         separation between an off-premise sign and a residential district to 55'; and 5) from the required   

         maximum 2 displays per off-premise sign surface to a maximum of 11 displays, property located at  

         742 East Ireland Road, City of South Bend - APC# 2744-15.  REQUEST TO TABLE 

 C. An ordinance initiated by the Area Plan Commission, amending and supplementing Chapter 21:  
 Zoning Ordinance of the City of South Bend municipal code, as amended, repealing and replacing  
 Article 5, Planned Unit Development Districts - APC# 2745-15. 

 D. An ordinance initiated by the Area Plan Commission amending Title XV, Land Usage of the St.  
 Joseph County Code by repealing and replacing Sections 154.225 through 154.231 Planned Unit  
 Development District. - APC# 2746-15. 

ITEMS NOT REQUIRING A PUBLIC HEARING 

1. Miscellaneous: 

 

A. A Resolution of the Area Plan Commission of St. Joseph County, Indiana, establishing filing   

 fees for subdivisions, rezoning petitions, final site plans and other review items in the    

 unincorporated areas of St. Joseph County, the City of South Bend and participating Towns, all   

 participating members of the Area Plan Commission of St. Joseph County, Indiana to defray the   

 cost of processing these items - APC# R242-15. 
 

2.   Executive Director’s Report: 
3.   Minutes and Expenditures: 
4.   Adjournment: 



Staff Report  6/4/2015
APC #    
Owner:    
Location:  
Jurisdiction:  

2743-15 

Requested Action:
The petitioner is requesting a zone change from  MF1 Urban Corridor Multifamily 
District  to SF2 Single Family & Two Family District, and seeking a Special Exception 
Use to allow for an accessory dwelling unit.

On site: On site is a home and a detached carriage house.
North: To the north are single family homes zoned SF2 Single Family & Two 

Family District.
East: To the east across MLK Boulevard are single family homes zoned SF2 

Single Family & Two Family District.
South: To the south across Washington Street is the Oliver Mansion and the 

History Museum zoned O Office District.
West: To the west is an insurance office zoned OB Office Buffer District.

District Uses and Development Standards:
The SF2 District is established to protect, promote and maintain the development of single 
family dwellings and two family dwellings in the urban core of the City of South Bend as 
well as to provide for limited public and institutional uses that are compatible with an 
urban residential neighborhood. The availability of public facilities (e.g., public water, 
public sanitary sewer, storm sewer, natural gas, electricity, telephone, etc.) is required for 
development within this district. 

Site Plan Description:
This 0.38 acre lot has a 6,000 square foot 3-story single family home.  A 2,200 square foot 
2-story detached carriage house on the north side of the lot will be used as an accessory 
dwelling unit.

Zoning and Land Use History And Trends:
The West Washington-Chapin Neighborhood has developed primarily as a residential 
area.  Many of the historic homes have been renovated and are single family owner-
occupied.  Several business offices can be found throughout the area and have developed 
in a manner that has relatively low impact on the surrounding residential uses.

Traffic and Transportation Considerations:
Washington Street and MLK Boulevard have two lanes.

Utilities:
This site is served by municipal utilities.

Land Uses and Zoning:

Public Hearing Date:
City of South Bend
6/16/2015

803 West Washington Street
Trent Runyon & Leah Hudson-Runyon
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Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 
1.  Comprehensive Plan: 

Agency Comments:
County Surveyor recommends approval.  City Engineer recommends approval, but notes 
that further discussion is required regarding curb cuts.  Historic Preservation Commission 
and Indiana Landmarks recommend approval.

Commitments:
The petitioner is not proposing any written commitments.

Policy Plan:
This petition is consistent with City Plan, South Bend Comprehensive Plan (November 
2006).  Objective UD 2.1: Provide incentives to preserve historic buildings in the city;  H 
2.1: Provide incentives to renovate and repair older and historic homes; and H 8: Promote 
homeownership within the city limits.

Land Use Plan:
The future land use map identifies this area as residential and mixed-use.

Plan Implementation/Other Plans:
The West Washington-Chapin Development Area Plan suggests the rehabilitation of 
existing housing.  The Near Westside Neighborhood Development Plan promotes 
homeownership in the area.

2.  Current Conditions and Character:
This area has developed as residential, with some low-impact commercial uses.

3.  Most Desirable Use:
The most desirable use is one that will best preserve and maintain the residential character 
of the building and of the neighborhood.

4.  Conservation of Property Values:
Allowing a less-intense use on this site will not adversely affect surrounding property 
values.

5.  Responsible Development And Growth:
It is responsible growth and development to allow this property to be used in a manner 
which will best preserve and restore its character.  It is also responsible to promote single 
family homeownership.

Staff Comments:
The home, known as the Kizer House, was built in 1885 for William Kizer, and is a 
registered historical landmark.  The site was divided into a multifamily structure in the 
1940s, but was recently converted back to a single family home by Indiana Landmarks.   
As a condition of its purchase, the petitioner is required to rehabilitate this home in a 
manner approved by Indiana Landmarks. 

This is a combined public hearing procedure, which includes a rezoning and a Special 
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Recommendation:
Based on information available prior to the public hearing, the staff recommends that the 
rezoning petition and the Special Exception Use be sent to the Common Council with a 
favorable recommendation.

Analysis:
Rezoning to SF2 Single Family & Two Family District will allow this property to be used 
as it was originally intended and will allow it to be renovated into a useable condition.  
Approval of the Special Exception Use will allow the existing carriage house to be utilized 
in a fashion that is compatible with surrounding uses, and consistent with its intent.

Exception Use.  The Commission will forward the rezoning and the Special Exception 
Use to the Common Council with or without a recommendation.

The Special Exception Use is for an accessory dwelling unit.

A Special Exception Use may only be granted upon making a written determination and 
adopting appropriate Findings of Fact, based upon the evidence presented at the public 
hearing, that:
(1) The proposed use will not be injurious to the public health, safety, community moral 
standards, convenience, or general welfare.  Converting from a several units to a 
maximum of two units will decrease site usage and impact on the neighborhood.
(2) The proposed use will not injure or adversely affect the use of the adjacent area or 
property values therein.  The renovation of this historic landmark will not adversely affect 
surrounding property values.
(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 property is bordered by other single 
family homes to the north and east.
(4) The proposed use is compatible with the recommendations of the Comprehensive 
Plan.  The Comprehensive Plan promotes homeownership within city limits.
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Staff Report   7/10/2015 
APC #     2744-15  
Owner:     Mishawaka Federal Bank (a.k.a. Mutual Bank) 
Location:   742 East Ireland Road 
Jurisdiction:   City of South Bend 
Public Hearing Date:  7/21/2015 

Requested Action: 
 The petitioner is requesting a zone change from LB Local Business District to CB  
 Community Business District and seeking 5 variances. 

Land Uses and Zoning: 
 On site: On site is a bank with a walk-in lobby and drive-through access. 
 North: To the north across Ireland Road is a golf course zoned SF1 Single Family & 
  Two Family District. 

 East: To the east across High Street is a vacant fitness center building zoned CB  
 Community Business District. 

 South: To the south across Hawbaker Street are single family homes zoned SF1  
 Single Family & Two Family District, and a multi-tenant shopping plaza  
 zoned CB Community Business District. 

 West: To the west is a dental clinic zoned OB Office Buffer District. 
District Uses and Development Standards: 
 The CB - Community Business District is established to provide a location for high volume 
 and high intensity commercial uses. Activities in this district are often large space users  
 which may include limited amounts of outdoor sales or outdoor operations.  Developments 
 within the CB District shall be coordinated to facilitate vehicular and pedestrian access  
 from nearby residential districts.   

Site Plan Description: 
 This 0.81 acre site contains an existing bank with two access points on High Street.  No  
 modifications are proposed to the existing bank structure.  A new off-premise sign is  
 proposed at the northeast corner of the site which will advertise businesses in the adjacent  
 shopping plaza.  The new off-premise sign would be approximately 28' in height with 196  
 square feet of display area. 

Zoning and Land Use History And Trends: 
 The southwest corner of Miami and Ireland Roads has developed as a commercial node. A  
 multitude of retail, service, and dining options are available to serve area residents.  Less  
 intense office-buffer uses have developed along the edges of the node, effectively  
 establishing its borders and proving a tapered transition from commercial to residential uses. 

Traffic and Transportation Considerations: 
 High Street has two northbound lanes and one southbound lane.  Ireland Road has four  
 lanes.  A right-of-way expansion is proposed by City Engineering along the south side of  
 Ireland Road to allow for a right-turn deceleration lane for eastbound traffic entering High  
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 Street.  The proposed right-of-way expansion project would include the removal of the  
 existing non-conforming off-premise sign for the shopping plaza. 

Utilities: 
 This site is served by municipal sewer and water. 
Agency Comments: 
 County Surveyor and City Engineer recommend approval. 
Staff Comments: 
 The petitioner has requested this petition be tabled until the August 18, 2015 Plan  
 Commission Meeting. 
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Staff Report   7/9/2015 
APC #     2745-15  
Owner:     APC Initiated 
Location:   Text Amendment - City PUD 
Jurisdiction:   City of South Bend 
Public Hearing Date:  7/21/2015 

Requested Action: 
 The requested action is a text amendment initiated by the Area Plan Commission, amending 
 and supplementing Chapter 21: Zoning Ordinance of the City of South Bend municipal  
 code, as amended, repealing and replacing Article 5, Planned Unit Development Districts. 

Staff Comments: 
 The South Bend Zoning Ordinance has been in place since 2004. The proposed ordinance  
 includes the following changes: 
 1)  The language in the INTENT section has been simplified and strengthened; 
 2)  Removed the Area Requirement; 
 3)   Added a requirement that the Concept Plan be filed at least two weeks prior to the  
     filing of a PUD District ordinance; 
 4)   Re-structured submittal requirements for the Concept Plan, Preliminary Plan and  
     Secondary Approval;  
 5)  Preliminary Plan now has two components: 
      i. The Ordinance which provides all of the development standards formatted as a  
           “report”; and 
      ii. A site plan; 
 6)   Secondary Approvals will be recorded; and 
 7)  Simplified the language where possible. 
  
 The following revisions have been made since the Ordinance was filed: 
 1)  Section (c) (12) Recording was deleted; and 
 2)  Section (c) (13) was renumbered to (c) (12) accordingly. 

Recommendation: 
 Based on information available prior to the public hearing, the staff recommends the text  
 amendment be sent to the Common Council with a favorable recommendation. 

Analysis: 
 Updating the Planned Unit Development District will continue to allow for creative and  
 unique development while reinforcing the intent, establishing a framework for the process,  
 and modernizing the language contained within. 
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APC #     2746-15  
Owner:     APC Initiated 
Location:   Text Amendment - County PUD 
Jurisdiction:   St. Joseph County 
Public Hearing Date:  7/21/2015 

Requested Action: 
 The requested action is a text amendment initiated by the Area Plan Commission amending  
 Title XV, Land Usage of the St. Joseph County Code by repealing and replacing Sections  
 154.225 through 154.231 Planned Unit Development District. 

Staff Comments: 
 The St. Joseph County Zoning Ordinance has been in place since 2005. The proposed  
 ordinance includes the following changes: 
 1)   The language in the INTENT section has been simplified and strengthened; 
 2)  Removed the Area Requirement; 
 3)   Added a requirement that the Concept Plan be filed at least two weeks prior to the  

     filing of a PUD District ordinance; 
 4)   Re-structured submittal requirements for the Concept Plan, Preliminary Plan and  
     Secondary Approval;  
 5)  Preliminary Plan now has two components: 
      i. The Ordinance which provides all of the development standards formatted as a  
           “report”; and 
      ii. A site plan; 
 6)   Secondary Approvals will be recorded; and 
 7)  Simplified the language where possible. 
  
 The following revisions have been made since the Ordinance was filed: 
 1)  Section 154.227 (L) Recording was deleted; 
 2)  Section 154.227 (M) Expiration was renumbered to 154.227 (L) 

Recommendation: 
 Based on information available prior to the public hearing, the staff recommends the text  
 amendment be sent to the County Council with a favorable recommendation. 

Analysis: 
 Updating the Planned Unit Development District will continue to allow for creative and  
 unique developments while reinforcing the intent, establishing a framework for the process, 
 and modernizing the language contained within. 
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RESOLUTION NO. 242-15 

 

A RESOLUTION OF THE AREA PLAN COMMISSION OF ST. JOSEPH COUNTY, 

INDIANA, ESTABLISHING FILING FEES FOR SUBDIVISIONS, REZONING PETITIONS, 

FINAL SITE PLANS AND OTHER REVIEW ITEMS IN THE UNINCORPORATED AREAS 

OF ST. JOSEPH COUNTY, THE CITY OF SOUTH BEND AND PARTICIPATING TOWNS, 

ALL PARTICIPATING MEMBERS OF THE AREA PLAN COMMISSION OF ST. JOSEPH 

COUNTY, INDIANA TO DEFRAY THE COST OF PROCESSING THESE ITEMS 

 

 WHEREAS, IC 36-7-4-704 and Chapter 154.542 of the St. Joseph County Code requires 

the Area Plan Commission to establish a schedule of fees to defray the cost of processing 

proposed subdivisions, rezoning petitions, site plans and other items requiring review; and 

 WHEREAS, previous Resolutions established Fees for recording subdivision plats with 

the St. Joseph County Auditor and Recorder, and zoning and subdivision filing fees for the 

member jurisdictions of the Area Plan Commission; and 

 WHEREAS, Resolution No. 199-09 passed on July 21, 2009 established a Fee Schedule 

that was effective through December 31, 2015; and 

 WHEREAS, the Area Plan Commission needs to establish a new Fee Schedule to meet 

its obligation under State and local requirements. 

 NOW, THEREFORE, be it resolved by the Area Plan Commission of St. Joseph County, 

Indiana that at the time of filing a Minor Subdivision, Major Subdivision, Subdivision Replat, 

Corrective Plat, Subdivision Rerecording, Plat Vacation, Rezoning Petition, Planned Unit 

Development, Site Plans, Combined Hearing Procedure request and any other documentation 

requiring a certification by the Area Plan Commission in its continuing administration of its 

responsibilities to its participating members, each particular type of submission shall be 

accompanied by cash or checks payable to the Area Plan Commission of St. Joseph County in 

the amounts prescribed below for the calendar years 2016 and 2017; and 

 FURTHER BE IT RESOLVED, that additional filing fees may be required by the Area 

Plan Commission’s member jurisdictions at which time those fees need to be submitted to the 

appropriate jurisdiction at the time of filing, and that the appropriate fee established by the St. 

Joseph County Auditor and St. Joseph County Recorder for the recording of any and all 

documents required by the Area plan Commission shall be submitted to the Area Plan 

Commission at the time of filing. 

 



  2016 2017 

 SUBDIVISIONS 

 Major Primary $650 + $15/lot $700 + $15/lot 

 Major Secondary $650 + $20/lot $700 + $20/lot 

 Minor Primary $450 $475 

 Minor Secondary No Fee No Fee 

 Replat Primary $275 $300 

 Replat Secondary No Fee No Fee 

 ReRecording $85 $100 

 Petition Type (Cont.) 2016 2017 

 

 Type 1 Corrective $85 $100 

 Type 2 Corrective $85 $100 

 Type 3 Corrective $110 $125 

 Plat Vacation $175 $200 

 

 REZONING 

 Single Family $200 $200 

 Other Than Single Family $350 + $35/acre $400 + $35/acre 

 Planned Unit Development (PUD) $1000 $1000 

 Combined Hearing Petitions:  

  Additional fee for special use 

  & special exception use $200 $200 

  Additional fee for variances $85 +$45/ea. Additional $85 +$45/ea. Additional 

 

 SITE PLANS 

 Final Site Plans (prior to 6/13/2005) $150 $200 

 Final Site Plans – applicable towns $150 $200 

 PUD – Concept Plan No Fee No Fee 

 PUD – Secondary Approval $325 $350 

 PUD – Minor Modification $150 $150 

 

 OTHER FEES 

 Written Commitments $100 $100 

 Zoning verification Letter $35 $35 

 Re-advertise tabled petition $50 $75 

 Rezoning Sign $5 $5 

 Recording Fees St. Joseph County Auditor and Recorder Schedule 

 Member Jurisdictions Per respective Ordinance or Resolution 



 

 

 Passed by the Area Plan Commission of St. Joseph County, Indiana this 21
st
 day 

of July, 2015. 

 

   __________________________________ 

   Karl G. King, President 

   Area Plan Commission of St. Joseph County, IN 

ATTEST: 

_________________________ 

Lawrence P. Magliozzi 

Secretary 
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