THE

AREA BOARD OF ZONING APPEALS
OF
TIPPECANOE COUNTY

NOTICE OF PUBLIC HEARING
DATE: FEBRUARY 23, 2022
TIME: 6:00 P.M.
PLACE: COUNTY OFFICE BUILDING
20 N. 3RD STREET
LAFAYETTE, IN 47901

AGENDA

This meeting will be in person.
Members of the public may choose to watch on the livestream of the meeting on
https://www.facebook.com/TippecanoeCountyIndiana or
https://www.youtube.com/channel/UCJIeeA9ZQo9EllGdZTdjurQ

I. APPROVAL OF PREVIOUS MEETING MINUTES
Documents:
BZA MINUTES 1.26.2022.PDF
II. NEW BUSINESS
III. PUBLIC HEARING
1. BZA-2068 KOH AND COURTNEY KNOX
Petitioners are requesting a special exception to permit an agricultural rental hall in the
AW zone with a maximum capacity of 295 people. The proposed hours of operation are
Monday through Thursday 8:00 AM to midnight and Friday through Sunday 8:00 AM to 2:00
AM with all outdoor activities ceasing at midnight. The property is located at 5124 Jackson
Hwy, Shelby 08 (NE) 23-5 (UZO 3-2). Continued to the March 23, 2022 hearing per
petitioner’s request.
Documents:

Hwy, Shelby 08 (NE) 23-5 (UZO 3-2). Continued to the March 23, 2022 hearing per
petitioner’s request.
Documents:
BZA-2068 KOH AND COURTNEY KNOX.PDF
2. BZA-2070 DESTINY PETERS-BLESSING BARN, LLC
Petitioners are requesting an extension of a previously approved special exception (BZA2015) to add a 20’ x 20’ outdoor eating area and a 707 sq ft gazebo to their agricultural
rental hall in an AW zone. Hours of operation will remain the same with events occurring
Friday through Sunday, 8am until midnight and office hours Monday through Thursday,
noon to 6pm. The property is located at 5350 S 900 E, Sheffield 22 (NE) 22-3 (UZO 3-2).

Vote Results 6-Yes and 0-No
Documents:
BZA-2070 DESTINY PETERS-BLESSING BARN, LLC.PDF
3. BZA-2071 GATHERING ACRES EVENT CENTER, LLC
Petitioners are requesting an extension of a previously approved special exception (BZA1984) to add storage, more kitchen space, and additional toilets to their agricultural rental
hall in an A zone. The hours of operation are 9am-10pm, Monday through Thursday, and
9am to midnight, Friday through Sunday. The property is located at 5074 E 550 S, Sheffield
19 (NW) 22-3 (UZO 3-2).

Vote Results 5-Yes and 1-No
Documents:
BZA-2071 GATHERING ACRES EVENT CENTER,LLC.PDF
IV. ADMINISTRATIVE MATTERS
V. ADJOURNMENT
In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990
("ADA"), the Area Plan Commission of Tippecanoe County will not discriminate against qualified
individuals with disabilities on the basis of disability in its services, programs, or activities. For
more information visit www.tippecanoe.in.gov/ada

AREA BOARD OF ZONING APPEALS OF TIPPECANOE COUNTY
MINUTES OF A PUBLIC HEARING

DATE ................................................................................................................................... January 26, 2022
TIME ................................................................................................................................................. 6:00 P.M.
PLACE............................................................................................................. COUNTY OFFICE BUILDING
20 N. 3RD STREET
LAFAYETTE, IN 47901
This meeting was held in-person, with no virtual option.
MEMBERS PRESENT
Steve Clevenger
Ed Butz
Jen Dekker
Frank Donaldson
Michelle Dennis

MEMBERS ABSENT
Gary Schroeder
Tom Andrew

STAFF PRESENT
Maureen McNamara
David Hittle
Jennifer Ewen
Eric Burns, Atty.
Amanda Esposito
Larry Aukerman

The Area Board of Zoning Appeals of Tippecanoe County public hearing was held in-person on the 26th
day of January 2022 at 6:00 P.M., pursuant to notice given and agenda posted as provided by law.
Attorney, Eric Burns, called the meeting to order at 6:00 PM.
Attorney, Eric Burns, called the roll to establish members present.

I.

ELECTION OF OFFICERS

Eric Burns stated the first item of business is the election of officers for 2022.
Eric opened the floor to nominations for the office of president.
Michelle Dennis moved to nominate Steve Clevenger for President.
Jen Dekker seconded.
Michelle Dennis moved that the nominations for President be closed.
Jen Dekker seconded, and the motion carried by voice vote.
Michelle Dennis moved to cast a unanimous ballot for Steve Clevenger for President.
Jen Dekker seconded, and the motion carried by voice vote.
Steve Clevenger was seated as President.
Steve Clevenger requested nominations for the office of Vice President.
Michelle Dennis moved that Gary Schroeder be nominated for Vice President.
Jen Dekker seconded.
Michelle Dennis moved that the nominations for Vice President be closed.
Jen Dekker seconded, and the motion carried by voice vote.

Michelle Dennis moved to cast a unanimous ballot for Gary Schroeder for Vice President.
Jen Dekker seconded, and the motion carried by unanimous voice vote.
Steve Clevenger requested nominations for Secretary.
Michelle Dennis moved that Eric Burns be nominated for Secretary.
Jen Dekker seconded.
Michelle Dennis moved that the nominations for Secretary be closed.
Jen Dekker seconded, and the motion carried by voice vote.
Michelle Dennis moved to cast a unanimous ballot for Eric Burns for Secretary.
Jen Dekker seconded, and the motion carried by unanimous voice vote.

II.

APPROVAL OF MINUTES

Michelle Dennis moved to approve the minutes from the December 01, 2021 BZA public hearing.
Jen Dekker seconded.
Steve Clevenger asked if there were any comments or corrections. There were none. The minutes, as
submitted, were approved by unanimous voice vote.

III.

NEW BUSINESS

None.

IV.

PUBLIC HEARING

Steve Clevenger read the meeting procedures.
Michelle Dennis moved that there be incorporated into the public hearing portion of each application to be
heard this evening and to become part of the evidence at such hearing, the Unified Zoning Ordinance, the
Unified Subdivision Ordinance, the Comprehensive Plan, the By-laws of the Area Board of Zoning Appeals,
the application and all documents filed therewith, the staff report and recommendation on the applications
to be heard this evening and responses from the checkpoint agencies. Jen Dekker seconded, and the
motion carried by unanimous voice vote.
Steve Clevenger noted BZA-2064 MARK YOUR SPACE, MICHAEL SOBEL has been withdrawn. Several
of the variances were denied at the last meeting, and the remaining variance has been withdrawn.

Michelle Dennis moved to hear and vote on BZA-2067 SCOTT AND LORI WILLIAMS. Jen Dekker
seconded.
BZA-2067 SCOTT AND LORI WILLIAMS:
Petitioners are requesting a variance to reduce a rear setback not along a street frontage to 19’
from the minimum required 25’ for the construction of a new deck with a roof structure in an A zone.
The property is located at 7131 US 231 S, Wea 32 (NW) 22-4 (UZO 2-24-8). Continued from the
December 2021 meeting because public notices were not paid for by petitioners, so they failed to
publish at least 10 days prior to the meeting.

APC staff Maureen McNamara presented the zoning map, site plan, and aerial photos. She stated they are
requesting to reduce a rear setback not along street frontage to 19 feet from the minimum required 25 feet
for the construction of a new deck with a roof structure in an A zone. The property is located at 7131 US
Highway 231 South, and the subject lot is zoned A (agricultural) as is all the surrounding property. There is
some floodplain here associated with the Little Wea Creek to the west and some R1 zoning to the north,
but predominantly, an agricultural zoned area. The subject lot in question currently has a two-story singlefamily home; as well as, they have constructed a new garage. Bordering to the north and south are also
some single-family residences, but the rest in the immediate area is a lot of undeveloped agricultural land.
US Highway 231 is classified as a primary arterial per the Thoroughfare Plan. The driveway will remain as
is, and it provides well over the required two parking spaces for a single-family home in the A zone. Septic
and well also serve the lot per the County Health Department and no complaints of failure to function have
been filed, so everything in that regard looks good. Some things that have slightly changed since the original
staff report in November; they have removed the non-conforming old garage, and they have created a new
one. The new garage is in conformance with all setbacks; there is no variance needed now for this new
garage, so they got rid of this old unconforming structure, but now they are here because they want to
construct a new deck roofed structure. This new structure will be 6 feet over the setback line thus the need
for the variance, so staff believes the petitioner’s desire for a larger deck and roofed structure does not
necessarily mean the ordinance is creating an unnecessary hardship; for example, stoops may extend up
to 4 feet into a minimum rear setback, so shrinking the size of the deck or removing the roof structure would
eliminate the need for the variance. However, staff does recognize that the house is over 100 years old
and, it was there well before the UZO, so that is something to consider as well. They want to put the deck
on the east side of the house, but considering that lot is so large, we also as staff considered could they
put it in another location or have it unroofed. When it comes to the ballot items, the Area Plan Commission
on November 17, 2021 determined that the variances requested are not use variances, and looking at the
tests, it is staff’s opinion regarding the variance request that granting these variances will not be injurious
to public health; neighboring will not be affected in any way; however, the terms of the zoning ordinance
are being applied to a situation that is not common to other properties. The house has been in this location
for over 100 years and predates UZO requirements, so the placement of the house near the back of the lot
creates a situation that could make it difficult to put any roofed structure where they are desiring to put it.
In the end, it was the last test that we could not find a hardship. A small, uncovered deck could be built, or
it could be put in another location, so because of that staff had to recommend denial for this.
Steve Clevenger called for the petitioner or the petitioner’s representative.
Scott Williams, 7131 US HWY 231 South, Lafayette, stated he understands everything Maureen has said.
The situation he would like to bring up is in the back of the house there is a concrete barrier, and that is the
flat area of the house, and that is where the natural property line is. The old structure was encroaching
extremely on the building’s setback line which we have removed that, so that brings us way more into
compliance than we were before. Since the house is so old on the original roof structure, there is a hump
in the roof. When we reroofed it years ago with our building permit, we had to put in new rafters and sister
them to the old rafters and that created a slight hump, so the new roof line would straighten that out; that is
one benefit for the house structurally. As far as trying to move the porch to the south side of the house, we
have our well on that side, so that would not be possible to do without drilling a new well and moving it.
Putting a back porch deck on there will help segue. There is the door on the back our kitchen is there, and
that will allow a nice area to go out with family and enjoy the outside; since we are right on US 231, it is
very noisy, and that is the only side of the property that you have any quiet. Also, with the new garage that
they added and with the new deck and the roofline, that would marry all that together and make it a straight
continuity for easy access to the back of the house.
Dan Harkelroad, North Creek Properties, PO Box 6972, Lafayette, stated the deck if we only go out 6 or 7
feet it becomes pretty narrow and becomes virtually just a walkway, but by making it 12 feet, they can put
their grill and furniture on it, and being away from the highway becomes very functional and a much nicer

place to be. This does not impede on anyone for miles to the east, north, or south. It would make a lot of
sense for them to tie the back of the house together with this nice deck.
Steve Clevenger asked if anyone wished to speak in favor or in opposition of this petition. There was no
response.
Steve Clevenger asked if the Board had any questions or comments. There were none.
Steve Clevenger called for a vote on a ballot.
Attorney Eric Burns collected the ballots and noted the Board voted 5-Yes to 0-No to grant Variance #1.
Variance #1

Yes-Vote
Steve Clevenger
Frank Donaldson
Jen Dekker
Ed Butz
Michelle Dennis

No-Vote

Steve Clevenger noted the Variance has been granted for BZA-2067.

Michelle Dennis moved to hear and vote on BZA-2069 WABASH LOFTS, LLC. Jen Dekker seconded.
BZA-2069 WABASH LOFTS, LLC:
Petitioners are requesting a variance to allow 357 on-site parking spaces instead of 480 on-site
parking spaces for the Wabash Lofts apartments in an R3 zone. The property is located at 3680
Paramount Dr. West Lafayette, Wabash 2 (NE) 23-5 (Lot 7 in Paramount-Lakeshore Subdivision
Phase one, Section 5) (UZO 4-6-3).
APC staff David Hittle presented the zoning map, site plan, and aerial photos. This has to do with property
off of Sagamore Parkway and a little west of Morehouse Road in West Lafayette. This is a single-issue
case. We are asking for one variance, and there is only one component to the variance. The subject site is
a little under 11 acres, and it is zoned R3 for multi-family development, and the petitioner does in fact
propose to develop an apartment complex with eight buildings total, 240 units. Generally, along Sagamore
Parkway, you have commercial activity fronting the road, and then one layer back, you have multi-family
residential, and behind that, you have single-family residential. It is kind of a stepped down of intensity. The
lot is unimproved here. This is the initial site plan that was provided. The petitioner did provide a new site
plan this morning which is one that should be voted on. The difference is the original proposed 357 parking
spaces, and the new one proposes 378 parking spaces, so an increase of 21. The ordinance requires, in
this case, 480 parking spaces, and that is due to the metric requirement of two spaces per unit in West
Lafayette. Our role here as staff with the BZA especially, is to advocate for the zoning ordinance which is
intended to provide for the public good, and we do that, but sometimes it can be counter productive to do
that uncritically and blindly though. This is one of those instances. Our ordinance requires over parking to
a substantial extent, and that is something that we are going to be overhauling. That is one of our front
burner goals for 2022, so looking at this matter with nuance, we would like to see not having to put in a lot
of unneeded paved surface; the public would be better served, and the petitioner would be better served.
What we indicated in the staff report is what we thought would be an agreeable middle ground, and that
would be to meet the metric that is required of Lafayette. They have had their own parking standard for a
long time. It is a little bit more relaxed than the APC’s parking standard; in that for this case, they would
need 1.75 parking spaces per unit rather than two parking spaces per unit which would take the requirement
for this particular development down to 376, so we indicated in the staff report that if they would meet that
requirement that would represent a good win-win compromise for everybody, and with this new site plan,

they did meet that, so 376 required, and 378 provided. With all that, we are comfortable with what is being
presented tonight and recommend support for this variance request. He offered to answer any questions.
Steve Clevenger asked Eric Burns if we need a motion to amend this.
Eric Burns responded yes, and he asked if on the report is there going to be an amendment or how would
you propose getting the record as straight as it could be.
David Hittle responded it is in the staff report. The language says if they change it, then we will support it,
so the staff report already contemplates that. He stated the minutes reflect the fact that these changes have
taken place.
Maureen McNamara stated the petitioner submitted an updated petition today with the new numbers with
Chris’s signature on each number being changed, so that perhaps may work as well.
Eric Burns responded okay.
Michelle Dennis moved to modify the request for BZA-2069 WABASH LOFTS, LLC to be for 378 parking
spaces instead of 357 parking spaces. Jen Dekker seconded.
Steve Clevenger noted the request is now for 378 parking spaces.
Steve Clevenger called for the petitioner or the petitioner’s representative.
Chris Shelmon, Gutwein Law, 250 Main Street, Lafayette, stated this is the Ridge Group’s second project
in the area. The first project was Two 30 One Flats along the new US 231 in West Lafayette. This project
is very near to West Lafayette but just outside in the county in a weird wrapped around area which then
leads us in the two per unit parking standard, and that doesn’t reflect the size of the units. This project is
comprised of studios, one and two bedrooms, and 73 percent of which are studios and one bedroom. That
is a stark contrast to the student-housing oriented facilities around it. Campus Suites and Baywater are all
three and four bedroom stacked developments. These are not like that; they are geared at a different
market. As Mr. Hittle suggested, the Lafayette standard accounts for the size of the unit, so 1.5 for the one
bedroom and studio, and 1.75 for the two bedrooms. We do slightly exceed that; we would also note that
this project provides for more parking than was provided to Two 30 One Flats. In a developer’s experience,
this will more than meet the need posed by the site. He offered to answer any questions. He stated he
appreciates the staff’s input on this project and respectfully requests approval.
Steve Clevenger asked if anyone wished to speak in favor or in opposition of this petition. There was no
response.
Steve Clevenger asked if the Board had any questions or comments. There were none.
Steve Clevenger called for a vote on a ballot.

Attorney Eric Burns collected the ballots and noted the Board voted 5-Yes to 0-No to grant Variance #1.
Variance #1

Yes-Vote
Steve Clevenger
Frank Donaldson
Jen Dekker
Ed Butz
Michelle Dennis

No-Vote

Steve Clevenger noted the Variance has been granted for BZA-2069.

V.

ADMINISTRATIVE MATTERS

None.

VI.

ADJOURNMENT

Steve Clevenger stated unless any member has an objection the chair will order the findings of each
member casting a vote for the majority decision of the Board to be the collective findings of the Board in
support of the decision of the Board. Hearing none, it is so ordered.
Michelle Dennis moved for adjournment.
The meeting adjourned at 6:31 PM.

Respectfully submitted,
Jennifer Ewen
Recording Secretary

Reviewed by,

David Hittle
Executive Director

BZA-2068
KOH AND COURTNEY KNOX
(Special Exception)

STAFF REPORT
November 24, 2021

BZA-2068
KOH AND COURTNEY KNOX
Special Exception
Staff Report
November 24, 2021

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioners are requesting a special exception to permit an agricultural rental hall in the
AW zone with a maximum capacity of 295 people. The proposed hours of operation are
Monday through Thursday 8:00 AM to midnight and Friday through Sunday 8:00 AM to
2:00 AM with all outdoor activities ceasing at midnight. The property is located at 5124
Jackson Hwy, Shelby 08 (NE) 23-5.
AREA ZONING PATTERNS:
The site is zoned AW, Agricultural Wooded as is land adjacent to the north, northwest
and south. Flood Plain zoning associated with an unnamed tributary to Indian Creek lines
the western property edge; adjacent to the east, land is zoned Agricultural. There has
not been any recent BZA variances or special exceptions in the area.
AREA LAND USE PATTERNS:
The site plan submitted by petitioner is bare bones and not very descriptive. Notes
include “existing barn to be part of new structure” and “new barn to be similar in size to
existing barn” are shown at the far north end of the site. Another existing barn is also
along the north property line, an “existing guest house” and a proposed 79 space parking
area have also been included. An “outdoor area” has been shown between the two
existing barns. This area, per County GIS, is approximately 440’ from the back of the
nearest house on Thimbleweed Lane to the northeast. One of the petitioners also owns
a house immediately to the west of the site in question.
Trees border the site to the north and east and partially along the west property line. It
appears the majority of the 12-acre site has been in crop production; the petition states it
was at one time a horse farm.
TRAFFIC AND TRANSPORTATION:
The proposed agricultural rental hall is reached by a 750’ long existing private drive from
Jackson Highway, classified as a rural secondary arterial by the adopted County
Thoroughfare Plan. A note on the site plan states petitioners’ plans to “expand [the] drive
to 20’ wide.” Also, “light poles” are indicated in two areas along the private drive. A
commercial drive permit from the County Highway Department would be required prior to
the building permit issuance. Based on a quick review of the site plan, an email from
County Highway states that petitioners “would need to show that the existing drive
location would satisfy intersection sight distance for the operating speed on Jackson
ksl | g:\apc\staff reports\bza\2000\bza-2068 knox ag rental hall.docx | Koh and Courtney Knox | Special Exception | November
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Highway. Auxiliary lanes and larger taper sizes may be required and will be determined
during the plan review and permitting process based on traffic data.”
Parking requirements for an agricultural rental hall are 1 space per 4 patrons to the
maximum capacity of the facility. Since the petition states that the maximum capacity
would be 295 persons, a total of 74 parking spaces would be required; the site plan shows
79 spaces which would exceed the UZO requirement. Parking lots in the AW zone do
not need to be paved; however, the accessible parking spaces would need to be hard
surfaced.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
IDEM approval will be necessary for the well on site. The use also requires a commercial
septic system that must be approved by the Indiana State Board of Health prior to the
County Health Department’s issuance of a permit. The site plan does not show any
proposed drainage structures on site. An approval from the County Drainage Board is
also required before an occupancy permit can be issued.
STAFF COMMENTS:
Petitioners are proposing to use the site for “events such as weddings, parties, and
gatherings.” The petition further states that, “We will be demolishing a large barn structure
and rebuilding it for the use of said events. There is also a house on the property that will
be offered as a rental if the renter so chooses. We will also have an outdoor space
available adjacent to [the] barn if renters would like to remain outdoors.”
While an agricultural rental hall is permitted by special exception in the AW zone, the
zone does not permit an eating and/or drinking establishment (restaurant or bar). For this
reason, the UZO places a limit on food/drink service associated with this use. There
cannot be any preparation of food on site, all food must be brought on site by a licensed
caterer.
Traffic generated by this use per the petition would include: “staff and employee vehicles,
renters or clients…event guest(s), catering services, and delivery services. Our operating
capacity would not exceed 295 persons.” LED outdoor lighting is proposed “along the
driveway and through the parking lot.” No lighting on any of the buildings has been shown
or mentioned in the petition and the parking lot lighting has not been shown on the site
plan. Sources of noise include, “announcement speakers and sound system for events.”
The petition further states that, “outdoor noise and lights [would] cease by midnight.” The
hours of operation, Monday through Thursday from 8am to midnight; Friday through
Sunday from 8am to 2am is excessive in comparison to other special exceptions for
agricultural rental halls.
At its meeting on the 17th of November, the Area Plan Commission voted that granting
this request would not substantially adversely affect the Comprehensive Plan.
Regarding the ballot items:
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1.

Section 3.1 of the Unified Zoning Ordinance DOES authorize a special exception
for an agricultural rental hall in an AW zone.

And it is staff’s opinion that:
2.

3.

4.

The requirements and development standards for the requested use as prescribed
by the Unified Zoning Ordinance WILL be met. There is sufficient parking shown
on the site plan to meet UZO standards. There is also sufficient area for the
proposed buildings to meet setback requirements. Lot coverage and vegetative
coverage percentages can be met.
Granting the special exception WILL NOT subvert the general purposes served by
the Ordinance but only if the necessary approvals are received. Plans may need
to be altered based on the review of these plans. Petitioners do not have state
building approval, State Board of Health approval for a commercial septic system,
County Highway, County Surveyor approval, etc. With these approvals, an
agricultural rental hall operating in a responsible manner would not injure the
public’s health, safety and well-being.
If petitioner modifies their petition per staff’s recommendations below, granting the
special exception WILL NOT materially and permanently injure other property or
uses in the same district and vicinity because of:
a. Traffic generation: With drive improvements required by County Highway, the
drive should handle the proposed traffic. The parking lot meets UZO standards;
b. Placement of outdoor lighting: LED lighting is proposed along the driveway but
more information on light location is necessary;
c. Noise production: The petition states that “outdoor noise” (amplified music?)
would end by midnight. Staff is recommending a condition consistent with other
agricultural rental halls that prohibit amplified music outside of the structure.
This reduces noise intrusions to neighboring residences.
d. Hours of operation: 8am until midnight during the week and 8am to 2am Friday
through Sunday is excessive. Staff is recommending a condition consistent
with other halls that limits hours of operation to 10:30pm Sunday through
Thursday and until midnight Friday and Saturday.

STAFF RECOMMENDATION:
Denial as submitted, or Approval, but only with the following commitments and conditions:
Commitments:
1. Limit the number of attendees to 295 people;
2. All amplified music must take place inside of the structure; only nonamplified music
shall be permitted in the outside event area.
Conditions:
1. Change the hours of operation to 8am to 10:30pm Sunday through Thursday and
8am to midnight Fridays and Saturdays;
2. Approval from the County Highway Department for a commercial driveway;
3. Approval from the County Building Commissioner for building design approval and
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permit coordination;
4. Approval from the Indiana State Department of Health and the Tippecanoe County
Health Department for an on-site sewage disposal system; and
5. Approval from the Tippecanoe County Surveyor’s Office for onsite drainage.
6. Submit a revised site plan to show the locations of the proposed lighting along the
drive, parking lot and on the buildings and to dimension the buildings and their
setbacks. Any revisions to the site plan needed because of any of the above
approvals must also be submitted.

Note: A special exception approval ceases to be valid if the use is not established within
one year of the date that the special exception was granted.
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BZA-2070
DESTINY PETERS-BLESSING BARN, LLC
(special exception extension)

STAFF REPORT
February 17, 2022

BZA-2070
DESTINY PETERS, BLESSING BARN, LLC
Special Exception
Staff Report
February 17, 2022

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, who is also the owner, is requesting a new special exception to authorize a
small expansion of a previously approved agricultural rental hall (BZA-2015, approved
May 2019). The expansion includes the addition of a gazebo structure measuring 30 feet
in diameter but will not change the 90-person capacity for the site. (This 90 person limit
was established by recorded commitment under the previou s special exception.) Hours
of operation will remain the same with events occurring Friday through Sunday, 8am until
midnight and office hours Monday through Thursday, noon to 6pm. The site is located
on the west side of CR 900 E about ½ mile south of th e Wyandotte Road/CR 500 N
intersection, commonly known as 5350 S 900 E, Sheffield 22 (SE) 22-3.
AREA ZONING PATTERNS:
The site, along with land adjoining to the north, west and south, is zoned AW, Agricultural
Wooded. Land east across CR 900 E is zoned A, Agricultural. There have been no
recent rezones or other BZA activity in the vicinity.
AREA LAND USE PATTERNS:
This land was originally used as a church retreat and was later changed to an agricultural
rental hall with the special exception approval in 2019 (BZA-2015). The front portion of
this tract appears to be in row crop production and the back portion is grassed and
wooded with the main building and parking lot for the rental hall, called The Blessing Barn.
The area surrounding the site is a combination of farm fields, woods and large-lot
residential homes.
TRAFFIC AND TRANSPORTATION:
CR 900 East, the property’s only road frontage, is classified as a rural secondary arterial,
per the adopted Thoroughfare Plan. The driveway has been upgraded to accommodate
the commercial traffic. Parking for this use is based on one space per 4 occupants. With
a maximum capacity of 90 people, 23 spaces are required. The site plan shows 53
parking spaces which provides for the required overflow parking.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
The site has an on-site commercial septic system designed for a 90-person maximum
capacity. No changes to this occupancy number or septic system are proposed.
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STAFF COMMENTS:
The originally approved site plan from 2019 includes an area labeled as “outside area”
where outside activities may occur in the area between the building and the parking lot.
Petitioners want to install a roofed shelter in this area that is currently in grass. After a
conversation with the Building Commissioner, petitioner was advised that this would be
considered an expansion of the use and a second special exception would be needed.
The proposal includes a 30’ diameter shelter utilizing the top of a grain bin. The shelter
is purpose-built for this use and will require a building release from the State Building
Commission as well as a local permit from the Tippecanoe County Building
Commissioner.
The hours of operation and allowed occupancy of 90 persons will not change. A
commitment was recorded after the first special exception limiting the occupancy which
is still in effect.
Lighting will remain as originally approved with lighting fixtures on either end of the
building pointed downward. Food and drink will be provided only from on off-site caterer.
At its meeting on February 16, 2022 the Area Plan Commission voted that granting this
request would not substantially adversely affect the Comprehensive Plan.
Regarding the ballot items:
1.

Section 3.1 of the Unified Zoning Ordinance DOES authorize the special exception
for an agricultural rental hall in the Agricultural Wooded zoning district.

And it is staff’s opinion that:
2.

3.

4.

The requirements and development standards for the requested use as prescribed
by the Unified Zoning Ordinance WILL be met. Parking requirements as well as
greenspace, lot coverage and setbacks will be met.
Granting the special exception WILL NOT subvert the general purposes served by
the Ordinance provided that the grain bin shelter structure will meet all applicable
state and local building codes (condition #1).
Granting the special exception WILL NOT materially and permanently injure other
property or uses in the same district and vicinity because of:
a. Traffic generation: A commercial driveway was installed with the original
approval and no changes are anticipated. By recorded commitment, the rental
hall has a maximum capacity of 90 people and surrounding roads can handle
the traffic generated by this use.
b. Placement of outdoor lighting: Existing lighting approved with BZA-2015 is
consistent with agricultural buildings in the area and will not change.
c. Noise production: All music will end by 10:30 pm. A recorded commitment for
this property states that all amplified mu sic must take place inside the structure
and only non-amplified music can take place outside the event area (condition
#2).
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d. Hours of operation: The hours of operation will remain unchanged with events
occurring Friday through Sunday, 8am until midnight. Office hours will be
Monday through Thursday, noon to 6pm.
STAFF RECOMMENDATION:
Approval, subject to the following conditions:
Conditions
1. The grain bin shelter shall meet all applicable state and local building codes.
2. Continued compliance with the recorded commitment dated February 26, 2020,
Document 202020003375 (which limits capacity to 90 persons and requires
amplified music to only take place inside the structure and that only non -amplified
music is permitted outside the building.

Note: A special exception approval ceases to be valid if the use is not established within
one year of the date that the special exception was granted.
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BZA-2071
GATHERING ACRES EVENT CENTER, LLC
(special exception extension)

STAFF REPORT
February 17, 2022

BZA - 2071
GATHERING ACRES EVENT CENTER, LLC
Special Exception
Staff Report
February 17, 2022

REQUEST MADE, PROPOSED USE, LOCATION:
Petitioner, Gathering Acres Event Center, LLC, is requesting an extension of a previously
approved special exception (BZA-1984) to add storage rooms, a kitchen for caterers,
additional toilets, a coatroom, a front foyer, and to expand the bride/groom suites at their
Agricultural Rental Hall in an A zone. The hours of operation would remain the same:
9am-10pm, Monday through Thursday, and 9am to midnight, Friday through Sunday. The
10.8-acre tract is located on CR 550 South just east of CR 500 East, more specifically at
5074 E 550 S, Sheffield 19 (NW) 22-3.
Petitioner states capacity will not change as they still plan to have events with no more
than 297 people and do not wish to expand the main hall area. Instead, they wish to give
more space to the smaller rooms that supplement the main hall area. For this reason,
staff is recommending a commitment limiting capacity to no more than 300 people.
AREA ZONING PATTERNS:
The subject property and all the surrounding properties within ½ mile are zoned A,
Agricultural. I3 zoning is located about ½ mile to the northwest and represents the
southern extent of the industrial expansion area of Lafayette. There have been no recent
rezones or other BZA cases in the immediate vicinity.
IDNR has recently revised their 100-yr floodplain boundaries in this area so this property
does have flooding potential. However, Tippecanoe County’s Flood Plain (FP) zoning
boundaries have not been updated to reflect this information.
AREA LAND USE PATTERNS:
On site currently is petitioner’s home with accessory pole barn and inground pool, various
small sheds, unroofed gazebo with swings, and the main agricultural rental hall with a 30’
x 40’ covered outdoor patio area. There is also a small drainage pond near the southeast
corner of the site. A row of mature evergreen trees is located along the south and east
property lines. A row of evergreen trees and a fence are on the adjacent property to the
north. Petitioners no longer provide childcare services on site as they did at the time of
the previous special exception.
Agricultural fields surround this site to the north and east. Draft parcelizations have been
filed to create eight 5-acre parcels directly to the north. This would mean 8 potential new
homesteads adjacent to the subject site. A large pond is located about 300 feet north of
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petitioners’ land. A handful of other single-family homes can be found in the vicinity to
the south and west.
TRAFFIC AND TRANSPORTATION:
The site is located along CR 550 South just east of CR 500 East. Both roads are classified
as rural local roads in the adopted Thoroughfare Plan.
The driveway was approved previously by the County Highway Department. With this
new addition, County Highway will need to do an additional review of the driveway
entrance.
The parking standard for this use is based on maximum occupancy. Originally, the
building was designed for 297 occupants so 75 spaces were required per the UZO’s
parking group 30 (1 space per 4 occupants). With an occupancy of 300, the parking
requirement would remain the same. The site plan shows a total of 135 spaces in gravel
which well exceeds this requirement and accounts for the required overflow parking.
ENVIRONMENTAL AND UTILITY CONSIDERATIONS:
The site is currently served by well and commercial septic system. The County Health
Department issued the commercial septic permit based on a review by the state on
September 17, 2018.
STAFF COMMENTS:
Petitioners are seeking a special exception to expand their agricultural rental hall on their
10.8-acre homesite. Per the submitted site plan, petitioner is proposing to:
1. Expand the restrooms,
2. Add a kitchen for caterers,
3. Expand both the bride and groom rooms,
4. Expand the front foyer with a new double entrance and coat room and
5. Add additional storage rooms.
The total expansion will add 2,304 sq. ft to the agricultural rental hall. As expected with
any expansion, the driveway access, drainage, and septic all need to be reassessed by
the County Highway Department, County Surveyor, and County Health Department. Staff
believes it is also important to note that in addition to the proposed expansion to the
agricultural rental hall, a draft parcelization has been filed to create 2 parcels from the
10.8-acre tract. Petitioners have indicated they plan to have an additional homestead on
the proposed 2-acre parcel. Even though this will be separate from the operations of the
agricultural rental hall, the existence of a new dwelling should be considered when
reviewing access, drainage, and sewer.
Since the original special exception was granted in 2018, petitioners have added a
covered roof structure to a 30’ x 40’ patio area on the north side of the agricultural rental
hall without permission from the Area Plan Commission or Building Commission. It is used
as an outdoor seating area for events and has been up for longer than one year making
it a permanent structure. Staff recommends that if petitioner chooses to keep the
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structure, they will need to receive the proper permit from the Building Commission. They
have included the structure in the site plan for this special exception request.
The hours of operation will remain the same for the agricultural rental hall: 9am-10pm,
Monday through Thursday, and 9am to midnight, Friday through Sunday. Staff is in favor
of the earlier closing time on weekdays, especially with homes located across the street
and the potential new homes to the north.
The previous special exception had a commitment stating, “There shall be no amplified
music or other sound system outside of the agricultural rental hall”. Assuming petitioner
upholds this commitment, the expansion should not cause any additional noise. Petitioner
also stated, “the request will mute the noise coming from the doors opening/closing by
adding a second set of doors…adding wall space to the 2 sides closest to the neighbors
will provide a sound cushion.” Staff merits petitioner’s effort to mitigate noise with the
proposed additions.
According to the site plan, nine 9-foot-tall driveway light poles with LED lighting are used
along the driveway and do not cause any disruption to surrounding properties.
Additionally, three light poles with a 3500-lumen output are used in the parking lot, with
all fixtures pointed downward to mitigate light trespass. It is staff’s opinion that there is
appropriate lighting and will not need to be adjusted with the proposed expansion.
Because only one primary use building is permitted per lot or tract, the office for the rental
hall is located in the house, which maintains the house as the primary use building onsite.
This site is located on land zoned Agricultural, which does not permit an eating and/or
drinking establishment (restaurant). For this reason, the zoning ordinance places a limit
on food service. There cannot be any preparation of food and as such, all food must be
brought on site by a licensed caterer. Signage on the subject site includes two 25 sq. ft
fascia signs and an 18-sq. ft. freestanding sign totaling 68 sq. ft of signage. All signage
has been permitted by the County’s Building Commission and is in compliance with the
UZO.
At its meeting on February 16, 2022 the Area Plan Commission voted that granting this
request would not substantially adversely affect the Comprehensive Plan.
Regarding the ballot items:
1.

Section 3.1 of the Unified Zoning Ordinance DOES authorize the special exception
for an Agricultural Rental Hall (SIC 799) in the Agricultural zoning district.

And it is staff’s opinion that:
2.

The requirements and development standards for the requested use as prescribed
by the Unified Zoning Ordinance WILL be met. Parking, vegetative coverage, lot
coverage, signage and building setbacks will all meet the UZO requirements.
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3.

4.

Granting the special exception WILL NOT subvert the general purposes served by
the Ordinance. This request would not harm the public health, safety, or inhibit the
general welfare of the community.
Granting the special exception WILL NOT materially and permanently injure other
property or uses in the same district and vicinity because of:
a. Traffic generation: While the operation will be open 7 days per week, the bulk
of traffic is on the weekends. The site is located on two paved county roads
whose traffic counts are considered very low. The proposed expansion should
not affect traffic.
b. Placement of outdoor lighting: Existing light poles serve the driveway entrance
and parking area. The parking area is lit by three Tipmont light poles producing
3500 lumens. Lighting will be directed downward and will help mitigate any
light trespass to neighboring properties. The proposed expansion should not
affect current lighting.
c. Noise production: Noise associated with vehicles coming and going will be the
main source of noise production. Music from events will occur only inside the
insulated and climate-controlled building, assuming petitioner adheres to the
existing commitment, “There shall be no amplified music or other sound system
outside of the agricultural rental hall.” Petitioner also plans to further mitigate
noise with the proposed double set of doors at the entrance and proposed
additional internal walls. Thus, the expansion should not increase noise
production.
d. Hours of operation: 9am-10pm, Monday through Thursday, and 9am to
midnight, Friday through Sunday. Staff merits the earlier closing time during
the weekdays.

STAFF RECOMMENDATION:
Approval, subject to the following commitment and conditions:
Commitment:
1. Limit the number of attendees to 300 people.
Conditions:
1. Continued compliance with the recorded commitment dated September 14, 2018,
Document 201818017565, which states, “There shall be no amplified music or other
sound system outside of the agricultural rental hall” and “the office for the agricultural
rental hall shall be located inside the residence”.
2. An updated site plan that shows the entire property as well as all missing elements
including the following: signage, the inground pool, dimensions for unroofed gazebo
with swings area, dimensions for the outdoor ceremony space, details regarding
number of parking along the east and west of the ag. rental hall, and the new total
capacity per the states review of the expansion.
3. An approved building permit for the roofed 30’ x 40’ patio structure from the County
Building Commission or remove the roofed patio structure.
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4. Approval from the County Surveyor’s Office for onsite drainage.
5. Approval from the County Highway Department for a commercial driveway.
6. Approval from the County Health Department regarding the septic system.
Note: A special exception approval ceases to be valid if the use is not established (open
for business) within one year of the date that the special exception was granted.
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