THE AREA PLAN COMMISSION
OF ST. JOSEPH COUNTY, IN
AGENDA
Tuesday, February 19, 2019
3:30 p.m.

Fourth-Floor Council Chambers
County-City Building, South Bend, IN

PUBLIC HEARINGS:
1. Rezonings:
A.

A proposed ordinance of Beach House LLC to zone from LB Local Business District to MU Mixed
Use District, property located at 2307 Edison Road, City of South Bend - APC# 2887-18.

B.

A combined public hearing on a proposed ordinance of 832 ST RD 23 LLC to zone from GB General
Business District to MU Mixed Use District and seeking a Special Exception Use to allow for a
drive-through restaurant, and seeking the following variance(s): 1) from the required 5' minimum side
residential bufferyard to 0'; and 2) from the required 12' bailout lane to none, property located at 832
South Bend Avenue, City of South Bend - APC# 2888-18. – REQUEST TO TABLE INDEFINITELY

2. Text Amendments:
A.

An Ordinance initiated by the Area Plan Commission amending and supplementing Title XV, Land
Usage, Chapter 154, Planning and Zoning, of the St. Joseph County Code, as amended, Section
154.070 General Regulations to amend development standards of accessory structures in residential
districts- APC# 2889-19.

B.

An Ordinance initiated by the Area Plan Commission amending and supplementing Title XV, Land
Usage, Chapter 154, Planning and Zoning, of the St. Joseph County Code, as amended, Section
154.007 to amend Trailers, Mobile Homes and Tents- APC# 2890-19.

ITEMS NOT REQUIRING A PUBLIC HEARING
1.

Miscellaneous:
A. Appointment to the Area Board of Zoning Appeals (ABZA).
B. A Resolution of the Area Plan Commission of St. Joseph County, Indiana establishing a new fee for
Street and Alley Vacations. (For Discussion Purposes Only)

2.
3.
4.

Executive Director’s Report:
Minutes (Dec & Jan):
Adjournment:

Staff Report

2/7/2019

APC #

2887-18

Owner:

Beach House LLC

Location:

2307 Edison Road

Jurisdiction:

City of South Bend

Public Hearing Date: 2/19/2019
Requested Action:
The petitioner is requesting a zone change from LB Local Business District to MU Mixed
Use District.
Land Uses and Zoning:
On site: On site is a vacant business and parking lot.
North:

To the north are businesses zoned CB Community Business District.

East:

To the east is a funeral home CB Community Business District.

South:

To the south, across Edison Road, is CVS Pharmacy zoned LB Local
Business District.

West:

To the west is a business zoned CB Community Business 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:
The site plan shows the development of a new three-story mixed-use building with retail,
office, and residential space. Off-street parking will be provided. The development will
need to meet the development standards of the CB Community Business District.
Zoning and Land Use History And Trends:
The Walgreens at the corner of Edison and Ironwood was rezoned to LB Local Business
District in 2005. Three properties at the corner of Edison and Pyle were rezoned to O
Office District in 2009.
Traffic and Transportation Considerations:
Edison Road is four lanes with a center turn lane.
Utilities:
The site will be served by municipal sewer and water.
Agency Comments:
The City of South Bend Engineering Department offers a favorable recommendation.
They noted that the site is in the Edison Park Wellfield Protection Zone and the St. Joseph
County Health Department Regulates drywells in this area. Engineering also brought up
traffic concerns about the access being in close proximity to the intersection. The
APC #

2887-18
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2/7/2019

Department of Community Investment offers a favorable recommendation, stating the area
would be appropriate for an urban neighborhood center. They recommended planning for
future vehicular connections, for access to adjoining lots, on the north end of the site to
help reduce the need for curb cuts, allowing street frontages to be fully developed and
more walkable.
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:
This petition is consistent with City Plan, South Bend Comprehensive Plan (2006),
Objective LU 2.2: Pursue a mix of land uses along major corridors and other locations
identified on the Future Land Use Map.
Land Use Plan:
The Future Land Use Plan identifies this area for commercial uses.
Plan Implementation/Other Plans:
There are no other plans in effect for this area.
2. Current Conditions and Character:
Ironwood and Edison Roads have developed as a corridor that features a mix of
commercial and residential uses.
3. Most Desirable Use:
The most desirable use for the property is commercial or mixed use.
4. Conservation of Property Values:
Locating commercial uses in commercial areas and providing the proper landscaping
should not adversely affect property values.
5. Responsible Development And Growth:
It is responsible development and growth to locate commercial uses along major corridors.
Staff Comments:
The staff has no additional comments at this time.
Recommendation:
Based on information available prior to the public hearing the staff recommends that this
rezoning petition be sent to the Common Council with a favorable recommendation.
Analysis:
Rezoning this site to MU Mixed Use District will allow for a mix of uses and
development that is consistent with an urban neighborhood center, which will help meet
the needs of the residential uses in the area.
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2887-18
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2/4/2019

APC #

2889-19

Owner:

Initiated by the Area Plan Commission

Location:

Text Amendment

Jurisdiction:

St. Joseph County

Public Hearing Date: 2/19/2019
Requested Action:
An Ordinance initiated by the Area Plan Commission of St. Joseph County amending
Chapter 154, Planning and Zoning, of the St. Joseph County Code.
Staff Comments:
Since the adoption of the Zoning Ordinance in 2005, there have been a significant
number of variance requests for accessory structures. The County features largely
varying lot sizes, many of which could accommodate larger accessory structures than
are currently allowed without adversely impacting adjacent properties. The proposed
text amendment, which applies to residential districts, factors in the size of the lot
when determining the maximum allowed size of accessory structures. The proposed
change would allow for larger accessory structures on larger lots. The proposed
changes are shown in the table below:

APC #

2889-19
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Recommendation:
Based on information available prior to the public hearing, the staff recommends the
zoning ordinance amendment be sent to the County Council with a favorable
recommendation.
Analysis:
Creating a variable way to calculate the maximum allowed sizes of accessory structures is
consistent with the large variations in lot sizes in the county and in line with variances that
have been granted by the Area Board of Zoning Appeals in the last seven years.

APC #

2889-19
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BILL NO. _________________

ORDINANCE NO.____________________
AN ORDINANCE AMENDING AND SUPPLEMENTING TITLE XV,
LAND USAGE, CHAPTER 154, PLANNING AND ZONING, OF THE ST. JOSEPH COUNTY CODE,
AS AMENDED, SECTION 154.070 TO AMEND DEVELOPMENT STANDARDS OF ACCESSORY
STRUCTURES IN RESIDENTIAL DISTRICTS
PETITIONER: Area Plan Commission
WHEREAS, The County Council of St. Joseph County, Indiana, adopted a new zoning ordinance
for St. Joseph County that went into effect on June 13, 2005, and
WHEREAS, the ordinance has been in use since that time, and it has been determined that certain
changes are necessary to revise and clarify various sections of the ordinance;
IT IS HEREBY ORDAINED BY THE COUNTY COUNCIL OF ST. JOSEPH COUNTY, INDIANA,
THAT:
SECTION 1.
Title XV, Land Usage, Chapter 154, Planning and Zoning of the St. Joseph County Code, Section
154.070(C)(1)(a) as amended, is hereby further amended and supplemented as follows:

(a)

Accessory Buildings.

1.
Detached. On lots less than five (5) acres in area, the total
square foot area of all detached accessory buildings shall be less than the square footage of the
primary building containing a dwelling unit or 960 square feet, whichever is greater;
2.
Attached. The total floor area of accessory use portions of a
primary building containing a dwelling unit shall be less than the main floor area of dwelling
unit;
3.
Maximum Height. On a lot less than five (5) acres, no
building or structure, accessory to dwelling uses, shall have more than one (1) story, nor
exceeding nineteen feet (19) in height unless otherwise permitted for authorized special uses.
4.
No accessory building or structure, unless it is structurally a
part of the principal building and unless it conforms with requirements of accessory buildings for
special uses, shall be erected or altered at, nor moved to, a location within five (5) feet of the
nearest wall of the principal building, nor within the required area of a front or side yard, and an
accessory building, structure or use in a rear yard shall be not less than eight (8) feet from any
property line; except, on a corner lot, a reversed corner lot, or a through lot, such accessory

building, structure, or use shall be set back from the property line adjoining a street the distance
required for a front yard, unless otherwise required in this chapter for a specific permitted or
special use.
1.
Accessory buildings in residential districts will have
maximum heights and sizes according to the following table:
Detached
Lot Size

Less than 1 acre

1 to less than 3 acres

3 to less than 5 acres

Maxmimum Area of All
Detached Accessory
Buildings

Attached
Maximum Height

Maxmimum Area

Maximum Height

1x the square footage of the 19 feet
ground floor of the primary
structure or 960 sq. ft.,
whichever is greater.
1.5x the square footage of
the ground floor of the
primary structure.

22 feet

2x the square footage of the 24 feet
ground floor of the primary
structure.

Unlimited

Less than or equal to
Maximum height of
the main floor area of
the applicable district
the dwelling unit

Unlimited

5 acres or more

2.
Accessory buildings must meet the required front and side setback
and be no less than eight (8) feet from the rear property line.
SECTION 2.
This ordinance shall be in full force and effect from and after its enactment and publication as required by
law, and full execution of any conditions of Commitments placed upon the approval.

______________________________________
MEMBER, ST. JOSEPH COUNTY COUNCIL
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APC #

2890-19

Owner:

Initiated by the Area Plan Commission

Location:

Text Amendment

Jurisdiction:

St. Joseph County

Public Hearing Date: 2/19/2019
Requested Action:
An Ordinance initiated by the Area Plan Commission of St. Joseph County
amending Chapter 154, Planning and Zoning, of the St. Joseph County Code.
Staff Comments:
The proposed amendment would clarify the locations that recreational vehicles can be
stored on property. Currently the Zoning Ordinance states that recreational vehicles be
"parked in an inconspicuous location". We have found that this requirement is too
ambiguous. We are proposing providing three options for property owners to store their
recreational vehicles that offers them flexibility and takes into account the varying lots
in St. Joseph County. The three options are as follows:
1. Inside a permanent, fully enclosed structure;
2. Behind the front building line; or
3. Between the front building line and minimum front yard, screened from
view from the right-of-way with Type 2: Full Screening Landscaping.
The amendment will also clarify that the recreational vehicles can not be stored in any
minimum yard. The last change is the addition of a new definition "building line".
Recommendation:
Based on information available prior to the public hearing, the staff recommends the
zoning ordinance amendment be sent to the County Council with a favorable
recommendation.
Analysis:
The Ordinance will provide property owners with options that will meet their needs and
specific conditions on their lot, while providing a regulation that is easily enforceable by
the staff.

APC #

2890-19
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BILL NO. _________________

ORDINANCE NO.____________________
AN ORDINANCE AMENDING AND SUPPLEMENTING TITLE XV,
LAND USAGE, CHAPTER 154, PLANNING AND ZONING,
OF THE ST. JOSEPH COUNTY CODE, AS AMENDED,
SECTION 154.007 TO AMEND TRAILERS, MOBILE HOMES AND TENTS
PETITIONER: Area Plan Commission
WHEREAS, The County Council of St. Joseph County, Indiana, adopted a new zoning ordinance
for St. Joseph County that went into effect on June 13, 2005, and
WHEREAS, the ordinance has been in use since that time, and it has been determined that certain
changes are necessary to revise and clarify various sections of the ordinance;
IT IS HEREBY ORDAINED BY THE COUNTY COUNCIL OF ST. JOSEPH COUNTY, INDIANA,
THAT:
SECTION 1.
Title XV, Land Usage, Chapter 154, Planning and Zoning of the St. Joseph County Code, Section
154.007(C) Trailers, Mobile Homes and Tents, as amended, is hereby further amended and supplemented as
follows:

(C)
Recreational vehicles / camping or travel trailers shall be subject to the following
development standards:
(1)
Parked Stored on real estate occupied by the owner of the trailer or within
a building, provided, such parking is not prohibited by land use restrictions other than those
contained in this Chapter;
(2)
Parked in an inconspicuous location, and should conform with the
provisions of this Chapter concerning the location of accessory buildings although such trailers
shall not be considered as or used as accessory buildings; and,
(2)

Shall be located:
1.

inside a permanent, fully enclosed structure;

2.

behind the front building line; or,

3.
between the front building line and minimum front yard, screened
from view from the right-of-way with Type 2: full screening landscaping as defined in Section
154.331.
(3)

Shall not be located in any minimum yard.

(4)
Permanently locked Secured and at no time used for a dwelling unit, extra
bedroom, playroom or storage place for items not normally contained in the trailer when in use.
SECTION 2.
Title XV, Land Usage, Chapter 154, Planning and Zoning of the St. Joseph County Code, Section 154.636
Definitions, as amended, is hereby further amended and supplemented as follows:

154.636 DEFINITIONS
BUILDING LINE. A line parallel to any front lot line, side lot line or rear lot line which
passes through the nearest point of any completely enclosed building.
SECTION 3.
This ordinance shall be in full force and effect from and after its enactment and publication as required by
law, and full execution of any conditions of Commitments placed upon the approval.

______________________________________
MEMBER, ST. JOSEPH COUNTY COUNCIL

