
THE AREA PLAN COMMISSION 
OF ST. JOSEPH COUNTY, IN 

AGENDA 

Tuesday, June 21, 2016 Fourth-Floor Council Chambers
3:30 p.m.  County-City Building, South Bend, IN 

PUBLIC HEARINGS: 

Rezonings: 

A. A combined public hearing on a proposed ordinance of Janice Kimbrough to zone from SF2
Single Family & Two Family District to LB Local Business District, and seeking the following 
variance(s): 1) from the required landscaping of required perimeter yards to none 2) from
the required off-street parking area screening to none; and 3) from the required hard surface paving to 
gravel, property located at 2724 Lincolnway West, City of South Bend - APC# 2777-16.

B. A combined public hearing on a proposed ordinance of Tom E. Kelsey to zone from A: Agricultural 
District to C: Commercial District, and seeking the following variance(s): 1) From the minimum 28 
required off-street parking spaces to 3 spaces; and 2) From the required landscaping of required front 
yards to no landscaping for the eastern-most 200' along Cleveland Road, property located at 13988 
Cleveland Road, St. Joseph County - APC# 2780-16.

C. A proposed ordinance of Ricky Patrick Hester, II to zone from O: Office District to R: Single Family 
District, property located at 12525 Anderson Road, St. Joseph County - APC# 2782-16.

D. A combined public hearing on a proposed ordinance of Larry A. Anderson to zone from R: Single 
Family District to O/B: Office/Buffer District, and seeking the following variance(s): 1) from the 
required 25' setback from the pavement to 19.6' for a sign with less than 10’ clearance; 2) from the 
required 15' front setback for parking and drive aisles to 5'; and 3) from the required landscaping of 
required yards to the existing landscaping, property located at 51380 Currant Road, St. Joseph County –
APC #2783-16.

E. A proposed ordinance of Beacon Health System, Inc. to zone from MF1 Urban Corridor Multifamily 
District and MU Mixed Use District to SF2 Single Family & Two Family District, property located at 
529 Crescent Avenue, City of South Bend - APC# 2784-16. 

ITEMS NOT REQUIRING A PUBLIC HEARING 

1. Miscellaneous:
A. Findings of Fact for granting Variances for property located at 6100 Nimtz Parkway, City of South 

Bend – APC #2779-16

B. Findings of Fact for granting Variances for property located at 803 W. Washington Street, City of 
South Bend – APC #2781-16

C. A Resolution of the St. Joseph County Area Plan Commission approving a Resolution of the St. Joseph 
County Redevelopment Commission amending prior Resolutions of the Redevelopment Commission 
establishing and amending the St. Joseph County Economic Development District No. 2 and amending 
the Economic Development Plan for such area and all matters related thereto - APC# R-244-16

D. For Discussion Purposes -  Permission to draft and initiate an Ordinance on behalf of the Town of 
Osceola to amend and supplement Chapter 14 Floodplain Regulations of the Zoning Ordinance.

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



Staff Report  6/8/2016

APC #    

Owner:    

Location:  

Jurisdiction:  

2777-16 

Requested Action:

The petitioner is requesting a zone change from SF2 Single Family & Two Family District 

to LB Local Business District and seeking 3 variances from the development standards.

On site: On site is a single family home and detached garage.

North: To the north across Lincolnway West are single family homes zoned SF2 

Single Family & Two Family District and vacant lots zoned CB 

Community Business District.

East: To the east is a funeral home zoned LB Local Business District.

South: To the south is a single family home zoned SF2 Single Family & Two 

Family District.

West: To the west are single family homes zoned SF2 Single Family & Two 

Family District.

District Uses and Development Standards:

The LB District is established to provide for small business groupings located outside of 

the village style mixed use concept and which provide for the full range of convenience 

uses necessary to meet the daily needs of nearby residential neighborhoods.  Permitted 

uses within the LB Districts are regulated in character to assure harmonious development 

with the nearby residential districts served and are limited in size and scale to promote 

pedestrian access. 

Site Plan Description:

The site plan shows the existing home being used as the main commercial building with 

the existing garage being used for parking or storage.  Paving is proposed in the front yard 

between the house and the sidewalk.  The existing driveway would be extended to the rear 

of the property, where 9 parking spaces are provided.  No landscaping is proposed on site.

Zoning and Land Use History And Trends:

This property has been zoned residential since prior to the current zoning ordinance.  

There have been no rezonings within 1000' of this property since 1978.

Traffic and Transportation Considerations:

Lincolnway West has two lanes and a center turn lane with on street parking.

Utilities:

This site is served by municipal sewer and water.

Land Uses and Zoning:

Public Hearing Date:

City of South Bend

6/21/2016

2724 Lincolnway West

Janice Kimbrough

Page 1 of 3APC #    2777-16 



Staff Report  6/8/2016

Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 

1.  Comprehensive Plan: 

Agency Comments:

County Surveyor finds no issues.  The Department of Community Investment and City 

Engineer recommend denial.

Commitments:

The petitioner is not proposing any written commitments.

Policy Plan:

The petition is not consistent with the West Side Main Streets Plan (2015) "It is equally 

important to ensure that development does not creep into the zones that are, and should be, 

predominately residential between the nodes.  Where current uses are consistent with 

policy, the existing zoning should be enforced and changes of zoning to individual parcels 

should not be permitted."

Land Use Plan:

The future land use map identifies this area as residential.

Plan Implementation/Other Plans:

No other plans exist for this area.

2.  Current Conditions and Character:

Lincolnway West between Goodland Avenue and Fremont Street is predominantly 

residential, with the presence of a few existing, long-standing businesses.  Many of the 

single family homes along this street have maintained their original historic appearance.

3.  Most Desirable Use:

The most desirable use for this property is residential.

4.  Conservation of Property Values:

Surrounding residential property values may be impacted by commercial activity at this 

site.

It is not responsible development and growth to allow this property to be converted to a 

commercial site, as it does not meet the goals and policies of the West Side Main Streets 

Plan.

1) from the required landscaping of required perimeter landscaping yards to none

This is a combined public hearing procedure, which includes a rezoning a 3 variances 

from the development standards. The Commission will forward the rezoning to the 

Common Council with or without a recommendation and either approve or deny the 

variances.

5.  Responsible Development And Growth:

Combined Public Hearing

The petitioner is seeking the following variance(s):

Page 2 of 3APC #    2777-16 



Staff Report  6/8/2016

Recommendation:

Based on information available prior to the public hearing the staff recommends that this 

rezoning petition be sent to the Common Council with an unfavorable recommendation.  

The staff recommends denial of the variances.

Analysis:

This site is not suitable for commercial development.  The West Side Main Streets Plan 

strongly discourages commercial activity outside of the designated nodes along 

Lincolnway West.  Due to its location, small lot size, and the goals and policies of the 

West Side Main Streets Plan, this site should remain residential.

Staff Comments:

This petition was originally heard at the May 17, 2016 Area Plan Commission Hearing.  It 

was identified at that time that the petitioner would need to rezone to the LB Local 

Busniess District to allow all of the uses they intend to eventually conduct on site, such as 

a print shop.

The LB Local Business District allows many commercial uses which would not be 

appropriate for this location, as determined by the West Side Main Streets Plan.  Some of 

those uses include: grocery store, nightclub, fast-food restaurant, tavern, banks and drive 

through bank machines, tobacco stores and other retail uses. 

The site plan, as shown, would require additional variances including, but not limited to, 

parking setbacks and foundation landscaping which will need to be approved by the Area 

Board of Zoning Appeals.

 2) from the required off-street parking area screening to none;

 3) from the required hard surface paving to gravel

State statutes and the Zoning Ordinance require that certain standards must be met 

before a variance can be approved. The standards and their justifications are as follows:

Hard surface paving prevents soil erosion and surface contaminant runoff issues.  The use 

of gravel on this site may negatively impact surrounding soil conditions and create dust 

and debris that could create a negative impact on the general welfare of the neighborhood.

The lack of landscaping on this site will be burdensome for adjacent property owners, and 

negatively affect property values.

No practical difficulties exist to warrant variances on this site.

(1) The approval will not be injurious to the public health, safety, morals and general 

welfare of the community;

(2) The use and value of the area adjacent to the property included in the variance 

will not be affected in a substantially adverse manner;

(3) The strict application of the terms of this Chapter would result in practical 

difficulties in the use of the property

Page 3 of 3APC #    2777-16 







Staff Report  6/10/2016

APC #    

Owner:    

Location:  

Jurisdiction:  

2780-16 

Requested Action:

The petitioner is requesting a zone change from A: Agricultural District to C: Commercial 

District and seeking two variances from the development standards.

On site: On site is a single family home and farm field.

North: To the north across Cleveland Road are farm fields zoned R: Single Family 

District.

East: To the east across the railroad line are farm fields zoned A: Agricultural 

District.

South: To the south are farm fields zoned A: Agricultural District.

West: To the west is a gas station, restaurant, and a vacant parcel zoned C: 

Commercial 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:

The site plan consists of-storage buildings and an office on an 8.76 acre triangular lot.  The 

existing house and agricultural outbuildings are proposed to be removed.  A 0.25 acre 

rectangular lot containing a cell tower located within the larger parcel is excluded from 

this petition.   Access is proposed from Cleveland Road.

Zoning and Land Use History And Trends:

This property has been zoned agricultural since 1979.  The property to the west was 

originally zoned to C: Commercial District in 2001. In 2009, the zoning was modified and 

expanded.

Traffic and Transportation Considerations:

Cleveland Road has two lanes. A railroad crossing is located near the northeast corner of 

the property.

Land Uses and Zoning:

Public Hearing Date:

St. Joseph County

6/21/2016

13988 Cleveland Road

Tom E. Kelsey

Page 1 of 3APC #    2780-16 



Staff Report  6/10/2016

Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 

1.  Comprehensive Plan: 

Utilities:

This site will be served by private well and septic.

Agency Comments:

The County Surveyor recommends approval.  The County Engineer notes that an 

accel/decel lane and passing blister will be required at the access point.  Information 

regarding the septic system will need to be filed with the County Health Department at the 

time the office is to be built.

Commitments:

The staff is requesting the following written commitments: 1)no off-premise signage shall 

be allowed on site; and 2)the site will connect to public sewer and water when it is made 

available.

Policy Plan:

The petition is not consistent with the Comprehensive Plan for South Bend and St. Joseph 

County, Indiana (April 2002), however this is an isolated piece of property created by the 

intersection of two major roads and a railroad line.

Land Use Plan:

The future land use plan makes no reference to this area.

Plan Implementation/Other Plans:

The Capital Avenue Land Use Plan (2003) recommended land use plan does not include a 

detailed proposal for this location, however the Future Land Use Map shows it as 

recreational/open space.  Where commercial service areas are discussed in the North 

Planning Area it suggests low density uses, not big box development.

2.  Current Conditions and Character:

The area around Cleveland Road and Capital Avenue is predominantly used for 

agriculture.  The adjacent property to the west was rezoned to C: Commercial District in 

2001, and developed as a gas station and restaurant.

3.  Most Desirable Use:

The most desirable use is one that helps Capital Avenue develop as a thriving corridor.

4.  Conservation of Property Values:

Surrounding agricultural properties will be minimally impacted by any commercial 

development on this site.

It is responsible development and growth to allow this property, which is adjacent to 

Capital Avenue, and an existing commercial district to also develop as a commercial site.

This is a Combined Public Hearing with a rezoning and 2 variances from the 

development standards. The Commission will forward the rezoning to the County 

Council with or without a recommendation and either approve or deny the variances.

5.  Responsible Development And Growth:

Page 2 of 3APC #    2780-16 



Staff Report  6/10/2016

Recommendation:

Based on information available prior to the public hearing, staff recommends that this 

petition be sent to the County Council with a favorable recommendation, subject to a 

written commitment prohibiting off-premise signs and requiring connection to municipal 

utilities when available.  Staff recommends approval of the variances.

Analysis:

The nature of this site limits its viability for other, more intense, commercial uses due to 

its lack of public utilities and its layout next to a rail line.  This site's proximity to a major 

transportation corridor, and lack of nearby residential, make it an ideal site for low-impact 

commercial, such as the proposed self-storage facility.

Staff Comments:

The staff has no additional comments.

1) From the minimum 28 required off-street parking spaces to 3 spaces; and

2) From the required landscaping of required front yards to no landscaping for the eastern-

most 200' along Cleveland Road.

State statutes and the South Bend Zoning Ordinance require that certain standards must 

be met before a variance can be approved. The standards and their justifications are as 

follows:

The eastern 200' of the north property line is within an electrical easement, and under high-

tension power lines. Having to place landscaping within the electric easement could hinder 

public safety.

There is an existing grade change in the location where the trees would be required that 

would limit the impact on surrounding properties.

The ordinance requires parking spaces based on a calculation for square footage for the 

storage buildings, which would require far more than practically necessary.  Drive-up 

storage units typically do not require dedicated parking spaces, since deliveries and pick-

ups usually occur directly in front of each unit.  The ordinance would require large, over-

story trees to be placed under high-tension power lines, which is a safety hazard.

(1) The approval will not be injurious to the public health, safety, morals and general 

welfare of the community;

(2) The use and value of the area adjacent to the property included in the variance 

will not be affected in a substantially adverse manner;

(3) The strict application of the terms of this Chapter would result in practical 

difficulties in the use of the property

The petitioner is seeking the following variance(s):

Page 3 of 3APC #    2780-16 







Staff Report  6/9/2016

APC #    

Owner:    

Location:  

Jurisdiction:  

2782-16 

Requested Action:

The petitioner is requesting a zone change from O: Office District to R: Single Family 

District.

On site: On site is a vacant lot.

North: To the north is a industrial building zoned M: Manufacturing Industrial 

District.

East: To the east across Bittersweet Road is a fire station zoned R: Single Family 

District.

South: To the south is a single family home zoned R: Single Family District.

West: To the west is a single family home zoned R: Single Family District.

District Uses and Development Standards:

The R: Single Family Districts are established to protect, promote and maintain the 

development of single family dwellings as well as provide for other limited residential, 

public and institutional uses that are compatible with residential development located at 

the periphery of an urban area.  

Site Plan Description:

A site plan is not required for rezonings to R: Single Family District.

Zoning and Land Use History And Trends:

This site was rezoned from R: Residential District to O/B: Office Business District in 2004 

for an office building, subject to a final site development plan.  In 2005, with the adoption 

of the new zoning ordinance and map, the property was zoned O: Office District.  The 

final site development plan was still applicable.

Traffic and Transportation Considerations:

Anderson Road and Bittersweet Road have two lanes.

Utilities:

The site is located within the Granger Sewer District.  All utilities will need to be approved 

by the Health Department.

Agency Comments:

The County Surveyor, the County Engineer, and the County Health Department 

recommend approval.

Commitments:

The petitioner is not proposing any written commitments.

Land Uses and Zoning:

Public Hearing Date:

St. Joseph County

6/21/2016

12525 Anderson Road

Ricky Patrick Hester, II

Page 1 of 2APC #    2782-16 



Staff Report  6/9/2016

Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 

1.  Comprehensive Plan: 

Policy Plan:

The petition is consistent with the Comprehensive Plan for South Bend and St. Joseph 

County, Indiana (April 2002); Goal 3: Objective A: Promote the development and/or 

maintenance of community and neighborhood character.

Land Use Plan:

The future land use map identifies this area as a residential growth area.

Plan Implementation/Other Plans:

No other plans exist for this area.

2.  Current Conditions and Character:

Anderson Road, east of Miller Drive, consists of nearly all single family homes.  The west 

side of Bittersweet Road, north of Anderson Road, has developed with commercial and 

industrial uses.

3.  Most Desirable Use:

The most desirable use is one that limits any impact on surrounding residential properties.

4.  Conservation of Property Values:

A single family home on this site would match the character of the neighborhood, and not 

affect surrounding property values.

It is responsible development and growth to allow this property to revert back to residential.

Recommendation:

Based on information available prior to the public hearing, the staff recommends that the 

rezoning petition be sent to the County Council with a favorable recommendation.

Analysis:

Rezoning this site to allow for single family residential will strengthen the low-density 

residential character of the area.

Staff Comments:

The staff has no additional comments.

5.  Responsible Development And Growth:

Page 2 of 2APC #    2782-16 







Staff Report  6/9/2016
APC #    
Owner:    
Location:  
Jurisdiction:  

2783-16 

Requested Action:

The petitioner is requesting a zone change from R: Single Family District to O/B: 
Office/Buffer District and seeking three variances from the development standards.dsfdf

On site: On site is a single family home and detached garage.
North: To the north across State Road 23 are single family homes zoned R: Single 

Family District.
East: To the east is a single family home zoned R: Single Family District.
South: To the south is a single family home zoned R: Single Family District.
West: To the west across Currant Road is a single family home zoned R: Single 

Family District.
District Uses and Development Standards:

The O/B: Office/Buffer District is to provide specific areas where only certain limited 
offices may be developed. Since the district excludes retail, clinics, and business and 
commercial uses, and requires extensive screening and landscaping of permitted uses and 
associated parking areas, it may serve as a buffer between residential areas, and business 
and commercial developments. The O/B: Office/Buffer District is expressly intended to be 
limited to the area in association with commercial areas and certain streets where a gradual 
transition from existing residential use should occur. 

Site Plan Description:

The site plan shows the existing house with attached and detached garages on a 0.58 acre 
lot.  Expanded paving is proposed to connect the detached garage with the existing 
driveway.  Three parking spaces will be provided within the garages with one additional 
space being located adjacent to the existing driveway.  Access will remain off Currant 
Road.  The sign, which is currently existing on site, is located on the northwest corner of 
the site, facing State Road 23.  No new buildings or modifications to the existing buildings 
are proposed.

Zoning and Land Use History And Trends:

Since 2003, three properties along the south side of State Road 23 between Currant Road 
and Cherry Road have been rezoned from single family to non-residential uses.

Traffic and Transportation Considerations:

State Road 23 has four lanes and a center turn lane.  Currant Road has two lanes.
Utilities:

The site is served by private well and septic.

Land Uses and Zoning:

Public Hearing Date:
St. Joseph County
6/21/2016

51380 Currant Road
Larry A. Anderson

Page 1 of 3APC #    2783-16 



Staff Report  6/9/2016

Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 

1. Comprehensive Plan:

Agency Comments:

County Surveyor and County Health Department recommend approval.  The County 
Engineer notes that any further site development will need to be submitted for review and 
approval. The County Building Department recommends denial based on the residential 
nature of the property and surrounding properties.  The Building Department also notes 
that the existing sign is a zoning violation and may be located in the public right-of-way.

Commitments:

The petitioner is not proposing any written commitments.

Policy Plan:

The petition is consistent with the Comprehensive Plan for South Bend and St. Joseph 
County, Indiana (April 2002); Goal 2: Objective B: Locate employment uses in such a 
manner that conflicts with residential land uses are minimized.

Land Use Plan:

The future land use map identifies this area as residential.
Plan Implementation/Other Plans:

No other adopted plans exist for this area.
2. Current Conditions and Character:

State Road 23 has predominantly been a residential corridor, however the expansion of the
road has weakened the residential value of the area.  Several properties have rezoned or 
attempted to rezone to a district which allows for office or commercial uses within the last 
few years.

3. Most Desirable Use:

The most desirable use for this site is one which limits the impact on surrounding
residential properties.

4. Conservation of Property Values:

With proper landscape screening, surrounding property values should not be adversely
affected.

It is responsible development and growth to allow office buffer uses along major corridors.

1) from the required 25' setback from pavement to 19.6' for a sign without 10' clearance;
2) from the required 15' front setback for parking and drive aisles to 5'; and 

This is a combined public hearing, which includes a rezoning and 3 variances from the 

development standards. The Commission with send the rezoning to the County Council 

with or without a recommendation and either approve or deny the variances.

5. Responsible Development And Growth:

Combined Public Hearing

The petitioner is seeking the following variance(s):

Page 2 of 3APC # 2783-16 



Staff Report  6/9/2016

Recommendation:

Based on information available prior to the public hearing, staff recommends that the 
petition be sent to the County Council with a favorable recommendation.  Staff 
recommends denial of the sign and landscape variances. Staff recommends approval of the 
setback variance for the interior access drive and parking, subject to the parking meeting 
all sight distance requirements of the ordinance.

Analysis:

This rezoning will allow this property to be adapted into a use more suitable for its 
location and provide a buffer between a highly-traveld five-lane highway and the 
residential properties to the south.

Staff Comments:

The staff notes that there is a discrepancy between the County's GIS parcel data and the 
drawing that has been provided by the petitioner.  Based on the County's information, the 
sign may be located within the right-of-way. Depending on verification of the property 
lines, additional variances may be needed.

3) from the required landscaping of required yards to the existing landscaping

State statutes and the Zoning Ordinance require that certain standards must be met 

before a variance can be approved. The standards and their justifications are as follows:

The location of parking spaces within five feet of the property line, along with the sign 
being closer to the intersection than allowed may impact the line-of-sight for motorists.

Lack of landscaping would negatively affect surrounding properties.  It has not been 
verified whether or not the trees shown on the site plan are actually on the petitioner's 
property. Proper screening and buffering is critical in order to protect the use and value of 
adjacent residential properties.

No practical difficulty exists to warrant the landscaping or sign variances. Locating the 
interior access drive beyond the required setback would create a practical difficult in using 
of the existing driveway and 2 existing garages.

(1) The approval will not be injurious to the public health, safety, morals and general

welfare of the community;

(2) The use and value of the area adjacent to the property included in the variance

will not be affected in a substantially adverse manner;

(3) The strict application of the terms of this Chapter would result in practical

difficulties in the use of the property

Page 3 of 3APC # 2783-16 







Staff Report  6/9/2016

APC #    

Owner:    

Location:  

Jurisdiction:  

2784-16 

Requested Action:

The petitioner is requesting a zone change from MF1 Urban Corridor Multifamily District 

and MU Mixed Use District to SF2 Single Family & Two Family District.

On site: On site is a vacant lot.

North: To the north is a vacant lot zoned SF2 Single Family & Two Family 

District.

East: To the east across Hill Street is a single family home zoned SF2 Single 

Family & Two Family District.

South: To the south across Crescent Avenue is a vacant lot zoned SF2 Single 

Family & Two Family District and an office building zoned MU Mixed 

Use District.

West: To the west is an office building zoned MU Mixed Use 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:

A site plan is not required for rezonings to SF2 Single Family & Two Family District.

Zoning and Land Use History And Trends:

Prior to 2004, the property was zoned "B" Residential and "D" Light Industrial.

Traffic and Transportation Considerations:

Crescent Avenue has two lanes.  Hill Street has two lanes with on-street parking.

Utilities:

The site will be served by municipal sewer and water.

Agency Comments:

The County Surveyor, City Engineer, and the Department of Community Investment 

recommend approval.

Commitments:

The petitioner is not proposing any written commitments.

Land Uses and Zoning:

Public Hearing Date:

City of South Bend

6/21/2016

529 Crescent Avenue

Beacon Health System, Inc.

Page 1 of 2APC #    2784-16 



Staff Report  6/9/2016

Criteria to be considered in reviewing rezoning requests, per IC 36-7-4-603: 

1.  Comprehensive Plan: 

Policy Plan:

The petition is consistent with City Plan, South Bend Comprehensive Plan (November 

2006); Goal I: Achieve a thriving South Bend housing Market that offers appealing 

neighborhoods with diverse housing choices.

Land Use Plan:

The future land use map identifies this area as mixed use and medium density residential.

Plan Implementation/Other Plans:

This site is located with the Northeast Neighborhood Zoning Overlay District.  Any new 

construction will require the site meet the development standards within the overlay 

district.

2.  Current Conditions and Character:

Properties east of Hill Street are predominately single family residential. The properties 

along Niles Avenue to the west are predominately office and compatible non-residential 

uses.

3.  Most Desirable Use:

The most desirable use is one that does not negatively impact surrounding residential 

properties.

4.  Conservation of Property Values:

Single family home(s) on this site would match the character of the neighborhood, and not 

affect surrounding property values.

It is responsible development and growth to allow this vacant lot to be used for single family 

residential.

Recommendation:

Based on information available prior to the public hearing, staff recommends that this 

petition be sent to the Common Council with a favorable recommendation.

Analysis:

Rezoning this property to a single family district will allow the property to develop 

residentially, which will match the character of the area and strengthen the surrounding 

neighborhood.

Staff Comments:

The staff notes that a subdivision may be required for this site depending on future 

development plans.

5.  Responsible Development And Growth:
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FINDINGS OF FACT 

 

 

APC# 2779-16 

Acquisition Group, LLC. 

6100 Nimtz Parkway 

City of South Bend 

 

On Tuesday, May 17, 2016, the Area Plan Commission approved the following variance from 

the Development Standards of the City of South Bend Zoning Ordinance: From the maximum 

allowable 50' building height to 80'. The following variance was denied: From the required 9 

interior parking area landscape islands to none. 

 

(1) The approval will not be injurious to the public health, safety, morals and general welfare of 

the community.   

Because the proposed hotel is located in a low lying area and properly screened by trees 

there should be no adverse effects to the public health, safety, morals and general welfare of 

the community. 

 

(2) The use and value of the area adjacent to the property included in the variance will not be 

affected in a substantially adverse manner.   

The height of the building will be adequately screened from adjacent properties with the 

existing vegetation surrounding the perimeter of the property. The use and value of adjacent 

properties should not be adversely impacted. 

 

(3) The strict application of the terms of this Chapter would result in practical difficulties in the 

use of the property.   

Strict application of the Landscape Ordinance would not result in practical difficulties. 

There is adequate spacing for the required parking islands by either adding trees to the 

shown greenspace in the parking lot or utilizing the excess parking spaces for parking 

islands. 

 

The Minutes of the May 17, 2016 meeting of the Area Plan Commission are hereby incorporated 

by reference herein.  

 

Adopted by the Area Plan Commission of St. Joseph County, Indiana, this 21st day of June, 2016. 

 

 

 

                                                                               _____________________________ 

                                                                               Daniel H. Brewer, President 

             Area Plan Commission of 

             St. Joseph County, Indiana 

 

 

ATTEST: 

 

 

 

____________________________  

Lawrence P. Magliozzi, Secretary 



FINDINGS OF FACT 

 
 
APC# 2781-16 

Indiana Landmarks 

803 W. Washington 

South Bend 

 
On Tuesday, May 17, 2016, the Area Plan Commission approved the following variances from 
the Development Standards of the South Bend Zoning Ordinance: 

1) From the required minimum 30 parking spaces to 13; 
2) From the required minimum parking stall depth of 20’ to 18’; 
3) From the required minimum drive aisle width of 24’ to 22’; 
4) From the maximum allowable 40’ building height to 46’; and 
5) From the required landscaping of required perimeter yards to none, subject to providing 

perimeter landscaping on south and east required perimeter yards. 
 

(1) The approval will not be injurious to the public health, safety, morals and general welfare of 
the community.   

The approval of the parking lot configuration is contingent upon a traffic study being 
completed, which will ensure public safety. 

 
(2) The use and value of the area adjacent to the property included in the variance will not be 
affected in a substantially adverse manner. 

The value of the adjacent commercial property should not be adversely affected since no 
landscaping currently exists along the west property line. 
 

(3) The strict application of the terms of this Chapter would result in practical difficulties in the 
use of the property.   

The layout of the site prevents installation of all required landscaping and parking 
dimensions without making major site and structural modifications.  The height of the 
existing building cannot be practically modified. 

 
The Minutes of the May 17, 2016 meeting of the Area Plan Commission are hereby incorporated 
by reference herein.  
 
Adopted by the Area Plan Commission of St. Joseph County, Indiana, this 21st day of June, 2016. 
 
 
 
 
                                                                               _____________________________ 
                                                                               Daniel H. Brewer, President 
             Area Plan Commission of 
             St. Joseph County, Indiana 
 
ATTEST: 
 
 
____________________________  
Lawrence P. Magliozzi, Secretary 


























































































































































































































