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REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, who is the property owner, with signed consent from J. Craig Irvine, its
president, and represented by attorney Kevin Riley of Reiling, Teder & Schrier, LLC and
Patrick Williams of TBird Design Services Corp., is requesting the following four variances
to construct an aquatic center addition to West Lafayette Jr./Sr. High School:
1. To increase the building height to 50’ from the maximum allowed 35’; (UZO 2-1-10)
2. To reduce the required number of onsite parking spaces from 692 to 218 spaces
(currently there are 228 onsite); (UZO 2-1-11)
3. To decrease the required amount of vegetative coverage to 36% from the minimum
40%; (UZO 2-1-6) and
4. To increase the maximum allowed building coverage from 30% to 32% (UZO 2-1-6)
on property located at 1105 N. Grant Street, West Lafayette, Wabash 18 (SE) 23-4. In
staff’s opinion, the first variance request, for a building height of 50’, is not needed based
on UZO 4-5-1(c) and should be withdrawn.
AREA ZONING PATTERNS:
The earliest West Lafayette zoning maps show this site zoned R1. The zoning boundary
between R1 zoning to the north and higher density residential zoning to the south has
long been Meridian Street. Originally zoned R2, the lots to the south across Meridian
Street were rezoned as part of the New Chauncey Neighborhood (Z-2619) in 2015 and
are now zoned R1U. Beyond this zone to the south is R2U and CBW zoning.
Though our historic zoning maps, dated to the 1960’s, showed this property as one large
lot labeled, “West Lafayette Junior Senior High School” with the track shown as “Leslie
Athletic Field”, it was actually 36 platted lots, two platted streets with alleys, and a large
unplatted area. Petitioner is currently going through the process to vacate these public
streets and alleys; the school has also filed a replat so that the entire property will be on
the one large lot it was thought to be located on. The subdivision process will require
between 5’ to 20’ of property be dedicated to the public as right-of-way. This dedication
will make the school property slightly smaller in area and would have the effect of slightly
exacerbating the percentage requested for both the vegetative coverage and building
coverage variances. Both requests have been calculated using the post-dedication
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acreage.
This is the third time variances have been requested at the school. The first case was for
three sign variances filed in 1990 (BZA-1045). The number of signs and sign area
requests were approved, the sign setback from Grant was denied. Then in 1995 two
variances were filed (BZA-1272): to allow a building height of 52’ instead of the maximum
35’ to build an addition and to allow a reduction in required parking from 461 to 216
spaces. The height variance was granted but interestingly, the parking variance was
withdrawn before hearing. At that time under the previous ordinance, the school parking
standard was 1 space per staff member plus 1 space per 6 auditorium seats. It is possible
that the addition at that time was not going to change the seating in the auditorium nor
the number of staff members; therefore, parking on site was considered legally
nonconforming and the parking request was deemed unnecessary.
AREA LAND USE PATTERNS:
West Lafayette High School has existed on site for decades. Currently, West Lafayette
Jr./Sr. High School occupies the north half of the property; the main parking lot and
running track with an accessory building are located on the south half. Except for two
neighborhood churches near the south end, the surrounding area land use is
predominately single-family residential. The eastern edge of Purdue’s campus is two
blocks to the west.
TRAFFIC AND TRANSPORTATION:
The property is bounded on three sides by public streets. Grant and Meridian Streets, on
the east and south sides are secondary urban arterials. Leslie Avenue, on the north, is
an urban local road. The primary entrance/exit to the main school parking lot is on Grant
Street with a one-way drive along the west side of the property exiting onto Meridian.
The parking standard for schools is two spaces per junior high classroom (there are 38)
and eight spaces per high school classroom (there are 77). This means a total of 692
parking spaces is required. Currently on site there are 228 parking spaces located in four
different areas of the property: the main parking lot on the south side, a smaller lot
between Grant and the building; a parking area along Leslie, and a small lot at the
southwest corner of the building which is where the proposed aquatic center will be built.
A total of 19 parking spaces will be lost with the proposed addition; however, nine new
spaces will be added (in a row of angled parking just east of the one-way drive along the
west property line, between the existing parking lot and the track). This will result in a net
loss of ten spaces, or 4.3% of the available parking.
STAFF COMMENTS:
A visit on site showed staff that not every parking space is occupied during the school
day. Spaces on site are clearly marked either for staff or for student parking with permit
only. According to petitioner’s representative, “seniors get first priority and then juniors”
for these permits. While Grant Street has “no parking” signs, the north side of Meridian,
within the public right-of-way, has signs that state: during school hours, student permit
parking only. This agreement with the City of West Lafayette essentially adds about 21
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available parking spaces to the onsite number. This is likely the farthest “student parking”
from the school and there were many available spots during staff’s visit. Clearly onsite
parking here is at a premium, but the school has taken steps to address this by issuing
student parking passes, reserving parking for staff and working with the city to provide
some on-street student permitted parking.
While the aquatic center will be eliminating a paved parking area, there are a few grassy
areas that will also be eliminated with the new construction which made the vegetative
coverage variance necessary. Also, the nine new parking spaces, while bringing the
parking standard closer to conformity, would also take away some greenspace onsite
making the percentage 36% instead of the required 40%.
The last variance requested is building coverage. The existing building covers 28.5% of
the slightly smaller, soon-to-be replatted lot. With the new pool addition of 19,190 square
feet, that brings the building coverage to 31.98% which petitioner has rounded up to 32%.
This is clearly a unique situation; this is the only secondary school in West Lafayette.
Without these variances for parking, vegetative cover and building coverage a state-ofthe-art aquatic center could not be built on site. Providing more parking removes required
greenspace. The property is landlocked; there is no adjacent land available to add to the
size of the lot to meet the vegetative coverage, building coverage or parking standards of
the ordinance.

Regarding the ballot items:
1. The Area Plan Commission on May 16th determined that the variances requested
ARE NOT use variances.
And it is staff’s opinion regarding variance requests #2 (a reduction in the number of
parking spaces), #3 (a reduction in the required percent of vegetative coverage) and #4
(exceeding the maximum percent of building coverage) that:
2. Granting these variances WILL NOT be injurious to the public health, safety, and
general welfare of the community. The aquatic center will be an asset to the school.
All building setbacks, particularly from the west side property line, will be met.
3. Use and value of the area adjacent to the property included in the variance requests
WILL NOT be affected in a substantially adverse manner. The aquatic center would
be around 20’ from the side property line, which is the rear lot line of several houses
fronting on Ravinia. The proposed addition would be constructed well beyond the
minimum 6’ setback;
4. The terms of the zoning ordinance are being applied to a situation that IS NOT
common to other properties in the same zoning district. This is the only high school in
the city and it is located on a landlocked piece of property.
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5. Strict application of the terms of the zoning ordinance WILL result in an unusual or
unnecessary hardship as defined in the zoning ordinance. The aquatic center is
needed in order to meet the needs of the students; however no additional land is
available for parking, greenspace, or to allow for a larger building footprint.
Note: Questions 5a. and 5b. need only be answered if a hardship is found in Question
5 above.
5a. The hardship involved IS NOT self-imposed or solely based on a perceived
reduction of or restriction on economic gain. The hardship is the standards of the R1
zone which are tailor made for single-family dwellings, not land-locked institutional
uses with a limited land area.
5b. The variances sought DO provide only the minimum relief needed to alleviate the
hardship. Petitioner found space for nine additional parking spaces, which hinders
petitioner’s ability to meet the required vegetative coverage. This is a catch-22
situation that can only be solved by the proposed variance requests.
STAFF RECOMMENDATION:
1. Height variance: withdraw
2. Parking space variance: approval
3. Vegetative coverage variance: approval
4. Building coverage variance: approval

ksl | c:\apc\staff reports\bza\1900\bza1982 west lafayette jr sr high school.docx | West Lafayette Junior-Senior High School
Building Corporation | Variances | May 17, 2018

4

