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Memorandum
To:

St. Joseph County Area Plan Commission

From: Christian Brown, Economic Development Specialist
Date:

August 4, 2022

RE:

Resolution 261-22 – Solar Project Economic Development Area

Members of the St. Joseph County Area Plan Commission:
The Division of Economic Development of the St. Joseph County Department of Infrastructure, Planning
and Growth, submit Resolution 261-22, seeking approval to declare an area in St. Joseph County as an
Economic Development Area (EDA) and approving an Economic Development Plan for Said Area. This
will be a single user/single use EDA specifically for Project Honeysuckle.
Project Honeysuckle is a 150 megawatt (MW) solar farm to be constructed on approximately 1,100 acres
of leased agriculturally zoned property in Olive Township. This project was introduced to economic
development staff in 2019 by Renewable Energy Systems (RES). In Fall of 2021, the project was sold in a
portfolio to Lightsource BP, a 50:50 joint venture with British Petroleum. Lightsource BP will be the
owner/operator of the facility, which will add to their current US portfolio of 2.8 gigawatts (GW) in
production, and a development pipeline of an additional 20 GW. Construction is anticipated to start in
Fall of 2022, lasting 12-18 months and creating 150-200 construction jobs, with a sizeable portion of
these to be union positions. The anticipated start of power generation is expected in early 2024.
The St. Joseph County Redevelopment Commission, County Council and Board of Commissioners
approved a Development Agreement in July of 2022 that governs all aspects of the project, from
construction to end of life, as well as the financial incentive to encourage the project to move forward.
The EDA and subsequent TIF allocation area described in the Economic Development Plan will be the
primary source of the incentive. The site is currently zoned Agricultural and the project will follow all
necessary regulations as stipulated in the St. Joseph County Solar Ordinance, including set-backs,
pollinator friendly plantings, and the inclusion of a decommissioning agreement. The site partially sits
within the “Reserve” Growth Area of the 2002 St. Joseph County Comprehensive Plan.
Economic Development staff respectfully request your approval of this resolution.
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RESOLUTION NO. 261-22
A RESOLUTION OF THE ST. JOSEPH COUNTY AREA PLAN
COMMISSION APPROVING A RESOLUTION OF THE
ST. JOSEPH COUNTY REDEVELOPMENT COMMISSION
DECLARING AN AREA IN ST. JOSEPH COUNTY, INDIANA,
AS AN ECONOMIC DEVELOPMENT AREA AND APPROVING AN
ECONOMIC DEVELOPMENT PLAN FOR SAID AREA

WHEREAS, the St. Joseph County Area Plan Commission (the “Area Plan
Commission”), is the body charged with the duty of developing a general plan of
development for St. Joseph County, Indiana (the “County”); and
WHEREAS, the St. Joseph County Redevelopment Commission (the
“Commission”), on August 9 2022, approved and adopted its Resolution No. 2022-09
entitled “RESOLUTION OF THE ST. JOSEPH COUNTY REDEVELOPMENT
COMMISSION DECLARING AN AREA IN ST. JOSEPH COUNTY, INDIANA, AS AN
ECONOMIC DEVELOPMENT AREA AND APPROVING AN ECONOMIC
DEVELOPMENT PLAN FOR SAID AREA” (the “Declaratory Resolution”); and
WHEREAS, the Declaratory Resolution designates and declares an economic
development area to be known as the “Solar Project Economic Development Area” (the
“Economic Development Area”), designates the entire Economic Development Area as an
allocation area pursuant to the provisions of I.C. 36-7-14, as amended (the “Act”), and adopts
an economic development plan for the Economic Development Area (the “Plan”); and
WHEREAS, the Commission has submitted said Declaratory Resolution and Plan to
the Area Plan Commission for approval pursuant to the provisions of the Act, which
Declaratory Resolution and Plan are attached hereto and made a part hereof; and
WHEREAS, pursuant to the provisions of the Act, the Area Plan Commission
desires to issue its written order approving the Declaratory Resolution and the Plan.
NOW, THEREFORE, BE IT RESOLVED by the St. Joseph County Area Plan
Commission as follows:
1.
The Declaratory Resolution and the Plan conform to the plan of
development for the County.
2.
respects.

The Declaratory Resolution and the Plan are hereby approved in all

3.
There are no residents of the Economic Development Area who will be
displaced by the economic development of the Economic Development Area.
4.
This Resolution hereby constitutes the written order of the Area Plan
Commission approving the Declaratory Resolution and the Plan pursuant to I.C. 36-7-1416.
5.
The Secretary of the Area Plan Commission is hereby directed to file a copy
of said Declaratory Resolution and the Plan with the minutes of this meeting.
6.
This Resolution shall be in full force and effect after its adoption by the
Area Plan Commission.
PASSED, ISSUED AND APPROVED by the St. Joseph County Area Plan
Commission this 16th day of August, 2022.
ST. JOSEPH COUNTY AREA PLAN
COMMISSION

President
ATTEST:
_____________________________
Secretary

DMS 23203602

Staff Report
APC #
Petitioner:
Location:
Jurisdiction:
Public Hearing Date:

8/5/22
R-261-22
Area Plan Commission
Olive Township
St. Joseph County
8/16/2022

Requested Action:
The petitioner is requesting approval of a resolution to declare an area of 1,100 acres in Olive
Township in St. Joseph County as an Economic Development Area (EDA). This EDA will be
solely used for a 150 megawatt (MW) solar farm also known as Project Honeysuckle.
Staff Comments:
Staff has reviewed the resolution to construct the solar farm. A solar farm at this location
reflects the County’s intent to facilitate and support solar energy production, as outlined
in Section 154.511 of the St. Joseph County Zoning Ordinance. St. Joseph County finds
that it is in the public interest to encourage the use and development of renewable energy
systems. The site is partially located within the “Reserve” Growth Area of the 2002 St.
Joseph County Comprehensive Plan.
The project will follow all Solar Energy System (SES) and Agriculture District standards
including setbacks, pollinator friendly plantings, and the inclusion of a decommissioning
agreement.
Recommendation:
Based on information available prior to the public hearing, staff recommends that this
resolution be approved.

APC# R-261-22
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Memorandum
To:

St. Joseph County Redevelopment Commission

From: Christian Brown, Economic Development Specialist
Date:

August 4, 2022

RE:

Resolution 2022-09 – Solar Project Economic Development Area

Members of the St. Joseph County Redevelopment Commission:
The Division of Economic Development of the St. Joseph County Department of Infrastructure, Planning
and Growth, submit Resolution 2022-09, seeking approval to declare an area in St. Joseph County as an
Economic Development Area (EDA) and approving an Economic Development Plan for Said Area. This
will be a single user/single use EDA specifically for Project Honeysuckle.
Project Honeysuckle is a 150 megawatt (MW) solar farm to be constructed on approximately 1,100 acres
of leased property in Olive Township. This project was introduced to economic development staff in
2019 by Renewable Energy Systems (RES). In Fall of 2021, the project was sold in a portfolio to
Lightsource BP, a 50:50 joint venture with British Petroleum. Lightsource BP will be the owner/operator
of the facility, which will add to their current US portfolio of 2.8 gigawatts (GW) in production, and a
development pipeline of an additional 20 GW. Construction is anticipated to start in Fall of 2022, lasting
12-18 months and creating 150-200 construction jobs, with a sizeable portion of these to be union
positions. The anticipated start of power generation is expected in early 2024.
The St. Joseph County Redevelopment Commission, County Council and Board of Commissioners
approved a Development Agreement in July of 2022 that governs all aspects of the project, from
construction to end of life, as well as the financial incentive to encourage the project to move forward.
The EDA and subsequent TIF allocation area described in the Economic Development Plan will be the
primary source of the incentive.
Economic Development staff respectfully request your approval of this resolution.
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RESOLUTION NO. 2022-09
RESOLUTION OF THE ST. JOSEPH COUNTY REDEVELOPMENT
COMMISSION DECLARING AN AREA IN ST. JOSEPH COUNTY,
INDIANA, AS AN ECONOMIC DEVELOPMENT AREA AND
APPROVING AN ECONOMIC DEVELOPMENT PLAN FOR SAID AREA
WHEREAS, the St. Joseph County Redevelopment Commission (the “Commission”), as
the governing body for the St. Joseph County Department of Redevelopment (the “Department”)
and the Redevelopment District (the “District”) of St. Joseph County, Indiana, pursuant to Indiana
Code 36-7-14, as amended (the “Act), has thoroughly studied that area of St. Joseph County,
Indiana (the “County”), as described on Exhibit A attached hereto and depicted on Exhibit B
attached hereto and designated as the “Solar Project Economic Development Area” (the
“Economic Development Area”); and;
WHEREAS, there has been presented to this meeting for consideration and approval of the
Commission an economic development plan (the “Plan”) for the Economic Development Area and
entitled “Solar Project Economic Development Area Economic Development Plan,” a copy of
which is attached hereto as Exhibit C ; and
WHEREAS, the Commission has caused to be prepared maps and plats showing the
boundaries of the Economic Development Area, the location of various parcels of property, streets,
alleys, and other features affecting the replatting, replanning, rezoning, or redevelopment of the
Economic Development Area, and the parts of the Economic Development Area that are to be
devoted to public ways, sewerage and other public purposes under the Plan; and
WHEREAS, the Commission has caused to be prepared estimates of the costs of the
development projects as set forth in the Plan; and
WHEREAS, the Plan and supporting data were reviewed and considered by the
Commission at this meeting; and
WHEREAS, Section 39 of the Act permits the creation of “allocation areas” to provide for
the allocation and distribution of property taxes for the purposes and in the manner provided in
said section; and
WHEREAS, Sections 41 and 43 of the Act have been created to permit the creation of
“economic development areas” and to provide that all of the rights, powers, privileges and
immunities that may be exercised by this Commission in a redevelopment area or urban renewal
area may be exercised in an economic development area, subject to the conditions set forth in the
Act; and
WHEREAS, IC 36-7-14-39.3 authorizes the Commission to designate a “designated
taxpayer,” if the Commission finds that (i) the designated taxpayer’s property in the allocation area
consists primarily of industrial, manufacturing, warehousing, research and development,
processing, distribution or transportation related projects or regulated amusement devices; and (ii)

the designated taxpayer’s property in the allocation area does not consist primarily of retail,
commercial or residential projects other than an amusement park or tourism industry project; and
WHEREAS, the Commission deems it advisable to apply the provisions of said Sections
39, 39.3, 41, and 43 of the Act to the Plan and financing of the Plan.
NOW, THEREFORE, BE IT RESOLVED by the St. Joseph County Redevelopment
Commission, as the governing body of the St. Joseph County Department of Redevelopment, as
follows:
The Recitals set forth above are incorporated herein and are approved as if set forth
herein.
The Plan for the Economic Development Area promotes significant opportunities
for the gainful employment of the citizens of the County, attracts major new business enterprises
to the County, may result in the retention or expansion of significant business enterprises existing
in the County, and meets other purposes of Sections 2.5, 41 and 43 of the Act, including without
limitation benefiting public health, safety and welfare, increasing the economic well-being of the
County and the State of Indiana (the “State”), and serving to protect and increase property values
in the County and the State.
The Plan for the Economic Development Area cannot be achieved by regulatory
processes or by the ordinary operation of private enterprise without resort to the powers allowed
under Sections 2.5, 41 and 43 of the Act because of the lack of local public improvements or other
similar conditions, including without limitation the costs of the projects contemplated by the Plan
and the necessity for requiring the proper use of land so as to best serve the interests of the County
and its citizens.
The public health and welfare will be benefited by accomplishment of the Plan for
the Economic Development Area.
The accomplishment of the Plan for the Economic Development Area will be a
public utility and benefit as measured by the attraction or retention of permanent jobs, an increase
in the property tax base, improved diversity of the economic base and other similar public benefits.
The Plan for the Economic Development Area conforms to other development and
redevelopment plans for the County.
The Plan is reasonable and appropriate when considered in relation to this
Resolution and the purposes of the Act.
In support of the findings and determinations set forth in Sections 1 through 7
above, the Commission hereby adopts the specific findings set forth in the Plan.
The Plan does not contemplate the acquisition of property as a part of the economic
development strategy, and the Commission does not at this time propose to acquire any specific
parcel of land or interests in land within the boundaries of the Economic Development Area. If
the Commission proposes to acquire specific parcels of land, the required procedures for amending
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the Plan under the Act will be followed, including notice by publication and to affected property
owners and a public hearing.
The Commission finds that no residents of the Economic Development Area will
be displaced by any project resulting from the Plan, and therefore finds that it does not need to
give consideration to transitional and permanent provisions for adequate housing for the residents.
The Plan is hereby in all respects approved. The secretary of the Commission is
hereby directed to file a certified copy of the Plan with the minutes of this meeting. The Economic
Development Area is hereby designated as an “economic development area” under Section 41 of
the Act.
The entire Economic Development Area is hereby designated as an “allocation
area” pursuant to Section 39 of the Act to be known as the “Solar Project Economic Development
Area Allocation Area” (the “Allocation Area”) for purposes of the allocation and distribution of
property taxes on real property for the purposes and in the manner provided by said Section, with
the related allocation fund to be known as the “Solar Project Economic Development Area
Allocation Fund.” The base assessment date for the Allocation Area shall be January 1, 2022. The
Commission hereby specifically finds and determines, based upon its review of the proposed
Economic Development Area and its reasonable expectations relating to expected growth of
assessed value in the Economic Development Area following the completion of local public
improvements as set forth in the Plan, that the adoption of the allocation provision as provided
herein will result in new property taxes in the Economic Development Area that would not have
been generated but for the adoption of the allocation provision. Any property taxes subsequently
levied by or for the benefit of any public body entitled to a distribution of property taxes on taxable
property in said allocation area shall be allocated and distributed as follows:
Except as otherwise provided in said Section 39, the proceeds of taxes attributable to the
lesser of the assessed value of the property for the assessment date with respect to which the
allocation and distribution is made, or the base assessed value, shall be allocated to and when
collected paid into the funds of the respective taxing units. Except as otherwise provided in said
Section 39, property tax proceeds in excess of those described in the previous sentence shall be
allocated to the District and when collected paid into an allocation fund for said allocation area
that may be used by the District to do one (1) or more of the things specified in Section 39(b)(3)
of the Act, as the same may be amended from time to time. Said allocation fund may not be used
for operating expenses of the Commission. This allocation provision shall expire twenty-five (25)
years from the date of issuance of debt secured by the allocated property taxes. The officers of the
Commission are hereby directed to make any and all required filings with the Indiana Department
of Local Government Finance and the St. Joseph County Auditor in connection with the creation
of the allocation area.
Except as otherwise provided in the Act, before June 15 of each year, the
Commission shall take the actions set forth in Section 39(b)(4) of the Act.
(a)

The Commission hereby finds that:
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(i)
The taxes to be derived from the depreciable personal
property of Honeysuckle Solar, LLC, a Delaware limited liability company
(together with any successors, assigns or affiliates, the “Taxpayer”) in the
Allocation Area and all other depreciable property located and taxable on
the Taxpayer’s site of operations within the Allocation Area in excess of the
taxes attributable to the base assessed value of that personal property, are
needed to pay debt service or to provide security for bonds issued under
Section 25.1 of the Act, or to make payments or to provide security on leases
payable under Section 25.2 of the Act, in order to provide local public
improvements for the Allocation Area;
(ii)
The Taxpayer’s property in the Allocation Area consists
primarily of industrial, manufacturing, warehousing, research and
development, processing, distribution or transportation related projects or
regulated amusement devices and related improvements; and
(iii) The Taxpayer’s property in the Allocation Area does not
consist primarily of retail, commercial or residential projects other than an
amusement park or tourism industry project.
(b)
Pursuant to Section 39.3 of the Act, the Commission hereby designates as a
“designated taxpayer” the Taxpayer and its successors or assigns or any affiliate of the Taxpayer
and its successors or assigns. The Commission hereby modifies the definition of property taxes in
Section 39(a) of the Act and Section 12 of this Resolution for the purposes of including taxes
imposed under IC 6-1.1 on the depreciable personal property of the Taxpayer and all other
depreciable property located and taxable on the Taxpayer’s site of operations in the Allocation
Area. This allocation provision shall expire on the date that the allocation provisions of Section
12 expire.
The officers of the Commission are hereby directed to make any and all required
filings with the Indiana Department of Local Government Finance and the St. Joseph County
Auditor in connection with the creation of the Allocation Area.
The provisions of this Resolution shall be subject in all respects to the Act and any
amendments thereto.
Any member of the Commission is hereby authorized to take such actions as are
necessary to implement the purposes of this Resolution, and any such action taken prior to the date
hereof is hereby ratified and approved.
This Resolution, together with any supporting data and together with the Plan, shall
be submitted to the St. Joseph County Area Plan Commission (the “Plan Commission”) and the
Board of Commissioners of the County (the “County Commissioners”) as provided in the Act, and
if approved by the Plan Commission and the County Commissioners shall be submitted to a public
hearing and remonstrance as provided in the Act, after public notice all as required by the Act.
This Resolution shall take effect immediately upon its adoption by the Commission.
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Adopted the 9th day of August, 2022.
ST. JOSEPH COUNTY REDEVELOPMENT
COMMISSION

President

Vice President

Secretary

Member

Member
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I affirm, under penalties of perjury, that I have taken reasonable care to redact each Social
Security number in this document unless required by law and this document was prepared by Philip
J. Faccenda, Jr., Barnes & Thornburg LLP, 201 South Main Street, Suite 400, South Bend, IN
46601.

Philip J. Faccenda, Jr.
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EXHIBIT A
DESCRIPTION OF THE
ECONOMIC DEVELOPMENT AREA AND ALLOCATION AREA
Part of Sections 19, 20, 21, 29, and 30 of T38N, R1E described as follows:
Beginning at the E ¼ corner of Section 29, T38N, R1E; thence West along the east-west centerline
of said Section 29, 5302.16 feet to the west ¼ corner of said Section 29 and the east ¼ corner of
Section 30; thence West along the east-west centerline of Section 30, T38N, R1E, 5164.67 feet to
the west ¼ corner of said Section 30, being also the centerline of Spruce Road; thence West 20
feet more or less to the west right of way of Spruce Road; thence North along the west right of
way of Spruce Road, 2633.52 feet; thence East 20 feet more or less to the northwest corner of
Section 30; thence East along the north line of Section 30 and the south line of Section 19, T38N
R1E, 2494.74 feet; thence North 1298.06 feet; thence West 2509 feet more or less to the west right
of way of Spruce Road; thence North along the west right of way of Spruce Road, 1317.97 feet to
the East-West centerline of Section 24 T38N R1W; thence along the West line of Spruce in a
northwesterly direction 1315 feet more or less to the north line of parcel 012-1045-0586 projected
to the west line of said Spruce Road; thence East 400 feet more or less to the west line of Section
19 T38N R1E; thence North along the west line of said Section 19, 1316 feet more or less to the
Northwest corner of said Section 19; thence East along the north line of said Section 19, 3838.27
feet to the northwest corner of Lot 1 McCay’s Snowberry Road Minor; thence South along the
west line of said McCay’s Minor, 277 feet; thence East along the south line of said McCay’s Minor,
373.53 feet; thence North 277 feet along the east line of McCay’s Minor to the north line of Section
19; thence East along the north line of said Section 19, 949.04 feet to the northeast corner of said
Section 19 being also the northwest corner of Section 20, T38N, R1E; thence East along the north
line of said Section 20, 3144.75 feet; thence South 2329.07 feet; thence Southeasterly 437 feet
along an abandoned railroad to the north line of Darden Road; thence East along the north right of
way of Darden Road, 1868.70 feet to the east line of said Section 20, being also the west line of
Section 21, T38N, R1E; thence East along the north right of way of Darden Road, 2307.8 feet;
thence South 332 feet more or less; thence East 558.98 feet to the centerline of Grapevine Ditch;
thence southerly, 1001.4 feet along the centerline of said ditch; thence West 3097.0 feet to the east
right of way of Tamarack Road; thence South along the east right of way of Tamarack Road,
3951.36 feet; thence West 20 feet more or less to the place of beginning.
Excluding the following parcels:
Parcel 1
Part of the NE ¼ of Section 30, T38N, R1E, described as follows:
Commencing at the E ¼ corner of Section 30; thence along the East-West centerline of Section
30, S89-19-24W, 1320.08 feet to the SW corner of the east ½ of the NE ¼ of Section 30; thence
along the west line of the east ½ of said ¼ Section , N00-39-25W, 662.18 feet to the point of
beginning of this description; thence continuing along said west line, N00-39-25 W, 173.66 feet;
thence N89-19-24E, 195.49 feet; thence S00-39-25E, 173.66 feet; thence S89-19-24 W, 195.49
feet to the point of beginning.
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Parcel 2
Part of the NE ¼ of Section 30 T38N R1E described as follows:
Beginning at the SW corner of Cooreman’s Snowberry Road Minor Subdivision as recorded;
thence S00-39-25E, 217.8 feet; thence N89-19-24 E, 195.49 feet; thence N00-39-25W, 217.8 feet
to the SE corner of said Cooreman’s Minor; thence S89-19-24W, 195.49 feet to the point of
beginning.
Parcel 3
Part of the NW ¼ of Section 20 T38N R1E described as follows:
Beginning at a spike found on the east-west centerline of said Section 20, said spike being S9000-00W, 3971.85 feet west of the E ¼ corner of Section 20; thence N00-00-00E, 200 feet; thence
N90-00-00E, 150 feet; thence S00-00-00W, 200 feet; thence S90-00-00W, 150 feet to the point of
beginning.
Parcel 4
Part of the NW ¼ of Section 20 T38N R1E described as follows:
Commencing at a spike found on the east-west centerline of said Section 20, said spike being S9000-00W, 3971.85 feet west of the E ¼ corner of said Section 20; thence East along the east-west
centerline of said Section 20 150.00 feet to the point of beginning; thence N00-00-00E, 200.00
feet; thence N90-00-00E 25.00 feet; thence S00-00-00W, 200.00 feet; thence S90-00-00W, 25.00
feet to the point of beginning.
Parcel 5
Part of the SW ¼ of Section 20 T38N R1E described as follows:
Commencing at a spike found on the east-west centerline of said Section 20, said spike being S9000-00W, 3971.85 feet west of the E ¼ corner of Section 20; thence N90-00-00E along the eastwest centerline of said Section 20, 173.06 feet to the point of beginning; thence N90-00-00E along
the east-west centerline of said Section 20, 324.03 feet; thence S43-57-07W, 269.47 feet; thence
S00-00-00W, 30.00 feet; thence S90-00-00W, 137.00 feet; thence N00-00-00E, 224.00 feet to the
point of beginning.
Parcel 6
Part of the NW ¼ of the SW ¼ Section 20 T38N R1E described as follows:
Commencing at an iron stake at the E ¼ corner of said Section 20; thence N88-47-45W, along the
north line of the south half of Section 20, 4008.06 feet; thence S01-15-51W, 73.00 feet to the point
of beginning; thence N88-44-09W, 75.00 feet thence S01-15-51W, 75.00 feet; thence S88-44-09E,
75.00 feet; thence N01-15-15E, 75 feet to the point of beginning.
Parcel 7
Part of the NE ¼ of the SE ¼ of Section 19 T38N R1E described as follows:
Commencing at a ¾” iron pipe marking the E ¼ corner of said Section 19; thence N90-00-00W
along the east-west centerline of Section 19, 1320.20 feet to the NW corner of the NE ¼ of the SE
¼ being the point of beginning; thence S90-00-00E, 208.71 feet; thence N90-00-00W, 208.71 feet;
thence N01-46-47E, 208.71 feet to the point of beginning.
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EXHIBIT B
MAPS OF THE AREA
Maps:
SEE ATTACHED
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EXHIBIT C
ECONOMIC DEVELOPMENT PLAN
ST. JOSEPH COUNTY REDEVELOPMENT COMMISSION
SOLAR PROJECT ECONOMIC DEVELOPMENT AREA
ECONOMIC DEVELOPMENT PLAN

Purpose and Introduction
The St. Joseph County Redevelopment Commission (the “Commission”), the governing
body of the St. Joseph County Department of Redevelopment and the Redevelopment District (the
“District”) of St. Joseph County, Indiana (the “County”), proposes to designate and declare an
economic development area within the County to be known as the “Solar Project Economic
Development Area” (the “Area”). This document is the plan for the Area (the “Plan”), provided
that this Plan may be amended in the future as provided in Indiana Code § 36-7-14, as amended
from time to time (the “Act”) and in this Plan.
Pursuant to Sections 15, 16 and 41 of the Act, the Plan must be approved by the
Commission, the Area Plan Commission of St. Joseph County, the Board of Commissioners of the
County and the County Council of the County. As part of this approval process, the Commission
will hold a public hearing on the Plan as required under Section 17 of the Act, before confirming
(or modifying and confirming) the designation of the Area and the approval of the Plan.
The Commission also proposes that pursuant to the provisions of Section 39 of the Act, the
Area shall constitute a tax increment financing “allocation area” for purposes of the Act. Such
allocation area shall be designated as the “Solar Project Economic Development Area Allocation
Area” (hereinafter referred to as the “Allocation Area”) for purposes of distribution and allocation
of taxes on real property, and depreciable personal property of designated taxpayers, in the
Allocation Area.

Project Objectives
The purposes of the Plan are to benefit the public health, safety, morals and welfare of the
citizens of the County; increase the economic well-being of the County and the State of Indiana;
and serve to protect and increase property values in the County and the State of Indiana. The Plan
is designed to promote significant opportunities for the gainful employment of citizens of the
County, attract major new business enterprises to the County, retain and expand existing
significant business enterprises in the County, provide for local public improvements in the Area,
retain permanent jobs, and increase the property tax base.
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Description of Area
The Area is generally located east of Spruce Road, west of Tamarack Road, south of Old
Chicago Trail and north of US Highway 20. A list of the parcels within the Area and maps of the
Area are attached to this Plan as Exhibit A and Exhibit B hereto.

Project Description
The project consists generally of the acquisition, construction, installation and equipping
of a new utility-scale solar farm for electricity generation to be owned and operated by
Honeysuckle Solar, LLC (collectively, the “Project”), which will be in the Area and developed at
an estimated cost of One Hundred Sixty-Four Million Seventy-Six Dollars ($164,676,000). The
Area will be a single use/single user economic development area and is being established to
support the Project.
Acquisition List
In connection with the accomplishment of the Plan, the Commission has no present plans
to acquire any interests in real property. In the event the Commission determines to acquire
interests in real property in the future, it shall follow procedures set forth in Section 19 of the Act.
The Commission may not exercise the power of eminent domain in an economic development
area.

Estimate of the Cost of Acquisition
Because the Commission does not intend to acquire property for the Project, the
Commission will not incur any costs of acquisition.

Disposal of Property
The Redevelopment Commission may dispose of any real property acquired in the future
by sale or lease to the public pursuant to procedures set forth in Section 22 of the Act.

Statutory Findings
The Plan for the Area meets the following required findings under Section 41(b) of the Act:
1. The Plan for the Area promotes significant opportunities for the gainful employment
of the citizens of the County, attracts major new business enterprises to the County,
retains or expands a significant business enterprise existing in the County, or meets
other purposes of Sections 2.5, 41 and 43 of the Act.
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Implementing the Plan and constructing the Project will create economic
development, job growth, and will increase the tax base of the County.
2. The Plan for the Area cannot be achieved by regulatory processes or by the ordinary
operation of private enterprise without resort to the powers allowed under Sections
2.5, 41 and 43 of the Act because of a lack of local public improvements, the
existence of improvements or conditions that lower the value of the land below that of
nearby land, multiple ownership of land, or other similar conditions.
The use of tax increment financing from the Allocation Area is necessary to
construct the various elements of the utility-scale solar project that comprise the
Project.
3. The public health and welfare will be benefited by accomplishment of the Plan for the
Area.
Implementing the Plan and constructing the Project will create economic
development, job growth, and will increase the tax base of the County.
4. The accomplishment of the Plan for the Area will be a public utility and benefit as
measured by the attraction or retention of permanent jobs, an increase in the property
tax base, improved diversity of the economic base, or other similar public benefits.
As noted above, the Project will bring new jobs to the County and will increase the
tax base of the County. The Plan will improve the diversity of the economic base
of the County and spur development in the Area.
5. The Plan for the Area conforms to other development and redevelopment plans for
the County.
The Plan conforms to the goals of the other development and redevelopment plans
for the County in that it is designed to enhance the economic well-being of the
County and its citizens.

Amendment of the Plan
This Plan may be amended by following the procedures described in Section 17.5 of the
Act.
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EXHIBIT A
LIST OF PARCELS

012-1058-0761
012-1058-0765
012-1058-076301
012-1058-0767
012-1020-023301
012-1063-0821
012-1063-082101
012-1063-0822
012-1062-080401
012-1063-082302
012-1058-0757
012-1058-0762
012-1058-076001
012-1058-076002
012-1059-077101
012-1059-0779
012-1059-0780
012-1060-078603
012-1063-0820
012-1062-0807
012-1059-078301
012-1045-0586

71-02-19-200-002.000-017
71-02-19-400-002.000-017
71-02-19-400-003.000-017
71-02-19-400-004.000-017
71-02-19-400-008.000-017
71-02-30-200-001.000-017
71-02-30-200-004.000-017
71-02-30-400-001.000-017
71-02-29-100-001.000-017
71-02-30-200-002.000-017
71-02-19-100-001.000-017
71-02-19-300-001.000-017
71-02-19-200-001.000-017
71-02-20-100-004.000-017
71-02-20-100-002.000-017
71-02-20-400-001.000-017
71-02-20-400-002.000-017
71-02-21-300-001.000-017
71-02-30-100-001.000-017
71-02-29-200-001.000-017
71-02-28-100-006.000-017
71-01-24-276-001.000-017
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EXHIBIT B
MAPS OF THE AREA
Maps:
SEE ATTACHED
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DMS 23203957
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IEC: INDIANA ENTERPRISE CENTER OVERLAY
154.318 INTENT AND APPLICABILITY.
(A) Intent. The IEC: Indiana Enterprise Center Overlay District is established to promote and
support the types of development envisioned for the area, which include a broad manufacturing
base, commercial and industrial opportunities, agricultural uses, open space and conservation
uses, while setting higher aesthetic standards.
(B) Applicability.
(1) Mapping. A private property owner is not eligible to request the IEC Overlay. Only the
Area Plan Commission or the Board of County Commissioners may initiate an
application to apply the IEC Overlay to a given property.
(2) Development Activity. The provisions of the IEC Overlay shall apply when the following
activities take place within the IEC Overlay:
(a)

New Development. New development or change in use

(b) Increase in Intensity. Increase in gross floor area or impervious surface by
25 percent or more, cumulatively over a five-year period.
154.319 LAND USE STANDARDS.
(A) Land Use Permissions. Table 154.319-1, Permitted Uses, below, sets forth the use permissions
for the IEC Overlay. The uses identified in Table 154.319-1 are defined in Section 154.329,
Definitions, and are regulated as follows:
(1) “P” means the use is permitted by right and is not subject to further review.
(2) “P*” means the use is permitted by-right subject to approval by the Zoning Administrator
if the use is compliant with the standards of this Overlay and subsection 154.319 €, Use
Specific Standards, below.
(3) “S” means the use requires a public hearing and special use approval subject to the
standards established in subsections 154.319 (D), Performance Standards, and 154.319
(F), Special Use Standards, below.
(B) Prohibited Uses. The following uses are prohibited in the IEC Overlay and shall not be
interpreted as being allowed within the district:
(1) Slaughterhouse.
(2) Sewage Treatment Plants.
(3) All Heavy Industrial Uses.
(4) Mining and/or Processing of Sand, Gravel or Other Aggregate.
(5) Junkyards And Salvage Yard.
(6) Metal and Metal Scrap Shredder Operation.
(7) Sanitary Landfill or Solid or Liquid Waste Disposal Facility.

(C) Unlisted or Functionally Similar Uses.
(1) Authorization of Proposed Use. If a proposed use is not specified in Table 154.319-1,
Permitted Uses, and the Zoning Administrator has made a determination that the use is
either a subcategory of a permitted
(2) If Not Authorized Then Prohibited. If the Zoning Administrator determines that a
proposed use is not a subcategory of, or functionally similar to, a permitted or special use,
then the use is a prohibited use.
(3) Decision Criteria. In addition to the standards in paragraph (D), Performance Standards,
below, the following criteria shall be evaluated by the Zoning Administrator, or at the
Zoning Administrator’s discretion, the Area Planning Commission, in deciding whether a
proposed use is a subcategory of, or is functionally comparable to, a permitted or special
use:
(a)

Parking demand;

(b) Average daily and peak hour trip generation (all vehicles);
(c)

Impervious surface;

(d) Solid waste generation;
(e)

Potentially hazardous conditions, such as projectiles leaving the site;

(f)

Use and storage of hazardous materials;

(g) Character of buildings and structures;
(h) Nature of impacts of operation; and
(i)

Hours of operation.

Table 154.319-1, Permitted Uses
Use Category

Specific Uses

Use
Permission

Agricultural Uses

Agriculture And
Animal Services

Agriculture, including the Principal Dwelling Unit
Agriculture Seed Sales
Greenhouses, Wholesale and Retail

P
P
P

Kennel
Veterinary Clinic and Hospital
Commercial, Civic, And Institutional Uses
Automotive Accessory Store
Automobile Service and Gas Station
Automotive And Heavy
Automobile Laundries and Car Wash
Equipment Sales and
Garage For Storage, Repair, And Servicing of Motor or
Services
Recreational Vehicles
Motor Vehicle Sales
Medical Clinic or Hospital
Civic and Institutional
Fire Station
Uses
Police Station

P
P

Entertainment (Indoor)

S

Convention Halls and Meeting Halls

S
S
S
S
S
P
P
P

Table 154.319-1, Permitted Uses
Use Category

Offices
Parks and Open Areas
Passenger Terminal
Restaurant

Retail, Repair, Sales,
and Service

Utilities

Specific Uses

Use
Permission

Distillery, Brewery or Winery

P

Offices, Business and Professional
All Parks and Open Areas, Private or Public.
Air, Railroad, And Water Freight Terminal
Bus Station, Bus Terminal, Bus Garage, or Bus Lot
Restaurant

P
P
S
P
P

Recreational Vehicle Sales, Rentals, Parts, And Storage
Building Material Sales
Manufactured Home or Trailer Sales, Rentals, Parts, And
Storage
Electric Power Generating Facility, Public,
Electric Substation or Distribution Center
Gas Regulator Station
Telephone Exchange, Telephone Transmission Equipment
Building, or Microwave Relay Tower
Utility Service Station, Electric, Gas, Telephone, and Water
Waterworks, Reservoir, Pumping Station, Filtration Plant,
and Sewage Treatment Plant, Public
Radar Installation or Tower
Radio And Television Studio, Station, or Tower
Wireless Telecommunication Facility
Electric Power Generating Facility, Private
Electric Power Generating Facility, Public

P
P
P
P
P
P
P
P
P
P
P
P*
S
P*

Industrial Uses

Manufacturing

Any Establishment Engaged in Production, Assembly,
Disassembly, Cleaning, Servicing, Research, Testing,
Repair, or Storage of Materials, Goods, or Products
Automobile Testing Grounds
Appliances, Manufacturing, and Assembly
Contractor Yard and Office
Data Center
Distribution Facilities and Truck Terminal
Flex Industrial
Highway Maintenance Shop and Yard
Manufacturing Retailer

P
S
P
P
P
P
P
P
P

Table 154.319-1, Permitted Uses
Use Category

Specific Uses

Warehousing and
Freight Movement
Waste-Related Service

Use
Permission

Railroad Switching and Classification Yard

S

Recycling Drop-Off Center

P

Recycling Processing Center

S

Renewable Energy System
Solar Energy System– Parking Lot Canopy

P*
P*

Accessory Uses
Utilities

(D) Performance Standards. All Permitted and Special Uses set forth in Table 154.139-1,
Permitted Uses, shall conform with the standards in this subsection. Where these regulations
conflict with other regulations, the more stringent regulation shall apply.
(1) Noise.
(a)

Maximum Noise Level. No use shall exceed the noise level as regulated in §130.03
Industrial Zoned Property, of the Saint Joseph County Code of Ordinances.

(b) Exceptions. The following are exceptions from the standards of this Section:
(i)

Noises emanating from construction activities between the hours of 7:00 a.m.
and 7:00 p.m. that are temporary in nature.

(ii) Noise emanating from a site that is occasional and/or temporary in nature, such
as a lawn and landscaping maintenance, and loading and unloading, that takes
place between the hours of 7:00 a.m. and 7:00 p.m.
(iii) Emergency warning devices and equipment operated in conjunction with
emergency situation, including the routine testing of such warning devices
during daytime hours.
(c)

Sound Level Measurement. Sound level measurements shall be made with a
properly calibrated sound level meter using the A-weighting filter network in
accordance and conformance with noise measurement standards based on the
referenced sound pressure, promulgated by the American National Standard
Institute and Testing Procedures (ANSI). The sound level measurement shall be
taken at the point and where practical not less than five feet above ground level, but
in no event less than three feet above ground level. A minimum of three readings
shall be taken at two-minute intervals.

(2) Vibration.
(a)

Generally. No land use shall produce vibration that exceeds the limits set out by this
Section.

(b) Exceptions. This Section does not apply to vibration generated by:

(i)

Noises emanating from construction activities between the hours of 7:00 a.m.
and 7:00 p.m. that are temporary in nature.

(ii) Transient noises from moving vehicles, such as trucks and automobiles or
trains.
(c)

Standards. The standards of the Vibration Standards Table, below, shall be met,
except as provided in Subsection b., above.
Table 154.319-3, Vibrations Standards Table1
Adjoining Zoning District
Frequency in Cycles Per
Nonresidential
Impact
Residential
Industrial
Second
or Mixed Use
Vibration2
Less than 10
10 – 19
20 – 29
30 – 39
40 – 49
50 or more

0.0004
0.0002
0.0001
0.0001
0.0001
0.0001

0.0002
0.0011
0.0006
0.0004
0.0003
0.0002

0.0039
0.0022
0.0011
0.0007
0.0005
0.0002

0.0098
0.0055
0.0028
0.0018
0.0013
0.0010

Table Notes:
1. Vibrations that do not exceed 60 per minute may be twice this value.
2. Vibrations occurring no more than eight times in a 24-hour period with a maximum separation of
one minute.

(d) Measurement. An operator trained to measure vibrations shall make all such
measurements and shall submit and certify them with the County.
(3) Air Quality.
(a)

Generally. Air quality shall be maintained according to State and Federal standards.
Demonstration of compliance shall be provided as required by this Section.

(b) Emissions. Applicants for the approval of uses that will emit air pollutants that are
subject to regulation pursuant to the federal Clean Air Act shall demonstrate
compliance with that law.
(c)

Control of Wind-Blown Dust. Landowners shall control wind-blown dust.

(4) Glare.
(a)

Glare from Use. Glare from any process (such as or similar to arc welding or
acetylene torch cutting), which emits harmful ultraviolet rays shall be performed in
such manner as not to be seen from any point beyond the property line, and as not to
create a public nuisance or hazard along lot lines or street rights-of-way.

(b) Glare from Buildings and Structures. Buildings and structures (including signs)
shall be designed and oriented to avoid glare that materially interfere with the safe
operation of streets.
(5) Toxic Substances.
(a)

Toxic substances, such as asbestos, beryllium compounds, vinyl chlorides, and
benzol, and any others added to the toxics list of the U.S. Environmental Protection
Agency, shall be handled in accordance with U.S. Environmental Protection
Agency standards.

(b) In cases where the standards for the State of Indiana and federal standards differ, the
more stringent standards shall prevail.

(c)

In cases where no EPA or state standard exists the toxic substances shall be handled
using best practices.

(6) Electromagnetic Interference. Electromagnetic interference from any operation of any
use in any district shall not adversely affect the operation of any equipment located off
the lot on which such interference originates.
(E) Use Specific Standards. This subsection sets out the development standards for uses permitted
as primary uses within the IEC Overlay subject to approval by the Zoning Administrator (those
signified by P* in the table above).
(1) All Uses.
(a)

Performance Standards. All uses in the IEC Overlay shall comply with the
performance standards established in 154.073, Performance Standards, and the
noise control standards for industrial zoned properties in Section 130.03 of the
County Code of Ordinances.

(2) Electric Power Generating Facilities, Public.
(a)

Nonrenewable power generation facilities and all associated building and structures
(including outdoor storage and/or operations) shall not be located within 200 feet of
any property line;

(b) Renewable energy systems shall be subject to the standards established in §§
154.505 to 154.516.
(3) Wireless Telecommunication Facilities. Wireless telecommunication facilities shall be
established per the requirements of § 154.457(C)(1)(a).
(F) Special Use Standards. This subsection sets out the criteria to be used in deciding the
appropriateness of a special use and the application of standards or conditions for such
uses. The standards of this subsection apply to all special uses set out in Permitted Use table in
A, above.
(1) All Uses. In review of Special Use Permit applications, the Area Board of Zoning
Appeals, and the County Council shall utilize the provisions for approval established in
154.563, with the additional performance standards as below:
(2) Electric Power Generating Facilities, Private.
(a)

Nonrenewable power generation facilities and all associated building and structures
(including outdoor storage and/or operations) shall not be located within 200 feet of
any property line;

(b) Renewable energy systems shall be subject to the standards established in §§
154.505 to 154.516.
(G) Accessory Uses. Accessory uses in the IEC Overlay shall be permitted according to the
requirements of § 154.070. The following accessory uses shall also be permitted and be
incidental to and on the same lot as a permitted principal use:
(a)

Renewable Energy Systems. Renewable energy systems shall be permitted as an
accessory uses subject to the requirements of §§ 154.505 through 154.51.

(b) Solar – Parking Lot Canopy. A solar energy system (SES) serving as a parking lot
canopy shall include a supporting framework that is placed on, or anchored in, the
ground and that is independent of any building or other structure, which is used in a
parking lot or the top story of a parking structure to shade vehicles parked in such
lot or structure. The following standards shall apply:
(i)

Size. The system shall not exceed 50 percent of the principal building footprint
or 50% of the parking area, whichever is greater.

(ii) Maximum Height. The height of the framework shall not exceed 15 feet so as
to provide clearance for vehicle parking.
(iii) Clearance. The minimum clearance at the lowest point of the framework shall
be seven and a half feet.
(iv) Location. The SES parking lot canopy shall be permitted in the interior side or
rear yard only.
(v) Screening. All SES parking lot canopy structures shall be screened from
abutting residential properties.
(vi) Signage. No signage shall be permitted upon the parking lot canopy except for
required manufacturing plates or safety labeling.
(c)

Child Care Center. A child care center shall be permitted as an accessory use
provided that:
(i)

There is no outside evidence of the child care center on the property other than
an outdoor play area; and

(ii) The child care center shall only be for children of employees of the principal
use.
(H) Temporary Uses. Temporary uses in the IEC Overlay shall meet the requirements of § 154.071,
Temporary Uses, Buildings and Structures.

154.320 DIMENSIONAL AND DESIGN STANDARDS
(A) Lot Standards and Building Placement. Table 154.320-1, Lot Standards and Building
Placement, establish the dimensional standards and how they apply to all buildings and
structures within the IEC Overlay.
Table 154.320-1, Lot Standards and Building Placement
Lot Standards
A

Minimum Lot Area (feet)

N/A

B

Minimum Lot Width (feet)

100

--

Maximum Lot Coverage

75%

--

Min Open Space

20%

Building Setbacks
C

Minimum Front Setback (feet)

50

Table 154.320-1, Lot Standards and Building Placement
D

Minimum Interior Setback (feet)

251/502/1003

E

Minimum Exterior (Streetside) Setback (feet)

251/502/503

F

Minimum Rear Setback (feet)

251/502/1003

G Maximum Height (feet)

604

Parking Setbacks
H Street Right-of-Way (feet)

20

I

15

Side and Rear Property Lines

Table Notes:
1. Applies when abutting an industrial district.
2. Applies when abutting a business/commercial district.
3. Applies when abutting an agricultural or residential district.
4. Required setbacks are shown for a maximum height of 60 feet. For every one foot of height above the 60foot maximum, each of the required front, side and rear yard setbacks are increased by two feet. The
increased setback shall only apply to the specific buildings or portions of buildings which exceed 60 feet
in height.

(B) Parking Access and Location.

(1) Parking Access.
(a)

Primary Access. Parking access on lots that abut principal streets shall be accessed
by a single curb cut on the street frontage. Lots with a width greater than 200 feet
may be permitted a second curb cut or as permitted by the County Engineer.

(b) Corner Lots. Parking access on lots that abut intersections of streets of different
classifications shall take access from the street of lesser classification.
(2) Parking Location.
(a)

Location. Parking shall be permitted within the front, rear, and side building
setbacks. Only a maximum of 25 percent of the required parking may be located
within the front and exterior (streetside) building setback.

(b) Parking Setback. Parking shall not be located within the parking setback areas as set
forth in Table 154.320-1, Lot Standards and Building Placement, above.
(C) Building Orientation.
(1) Primary street-facing. The primary building entrance and façade shall face the primary
street.
(2) Street-facing side or rear elevations. For lots with multiple street frontages, the building
shall address both adjoining streets through orientation, design detail, materials and major
opening(s).
(3) Impact. Buildings and other facilities shall be located to minimize the development
impact on existing natural areas;
(4) Energy efficiency. Where possible based on lot configuration and site design constraints,
buildings shall be orientated with the longest wall within 30 degrees of true south and
designed to be energy efficient through passive solar design.

Figure 1 154.320-2, Passive Solar Access Illustration

Figure Note:
Buildings oriented within 30 degrees east of true south will benefit from the morning sun. Those buildings
oriented west of south benefit from the afternoon sun which can help delay the evening heating period.

(5) Seasonal considerations. Seasonal change shall be considered and buildings shall be
designed for snow storage on site. Consider locating snow storage optimally for sunlight
and melt impact.
(D) Access and Circulation.
(1) Generally. Developments that include out-parcels shall be arranged in a manner that
groups buildings together so as to frame the site and its edges and distinguish its points of
ingress and egress.
(2) Vehicle access and circulation.
(a)

All vehicular access ways, service areas and parking areas shall be designed to
enable vehicles to enter and leave in forward gear.

(b) Vehicle access locations and circulation pattern shall minimize conflict with
pedestrians and bicycles.
(3) Pedestrian access.
(a)

Sidewalks shall be installed to provide clear, identifiable and safe pedestrian
walkways throughout the site that can connect to other walkways. This may include
regional pathways, sidewalks, or parking lot connections.

(b) Building form shall use architectural features to establish visually distinct pedestrian
access points. This includes the provision of legible pedestrian access points from
the rear car parking areas to the rear entrance points of the building and distinctive
entry doors and canopies to the street elevations.
(E) Building Design.
(1) Articulation. All street-facing facades shall not exceed 60 horizontal feet without
including at least two of the following elements:
(a)

Windows and doors;

(b) Recesses (e.g., deck, patio, courtyard, entrance or similar feature) that have a
minimum depth of six feet and run horizontally for a minimum length of 6 feet;
(c)

Horizontal articulation establishing a defined base, middle and top (e.g., cornices,
belt courses);

(d) Vertical articulation in the form of offsets or bays with a minimum depth of one
foot;
(e)

Offsets or breaks in roof elevation of two feet or greater in height; or
(f) Other articulation techniques approved by the Zoning Administrator.

(2) Permitted building materials. Brick, stone, and metal are the preferred building materials.
The following are permitted building materials:
Figure 154.320-3, Permitted Building Materials
A
B

Masonry Materials
Modular brick
Modular stone

Photo Examples

Figure 154.320-3, Permitted Building Materials

C

Architectural cast or
precast concrete
(detailed)

D

Architectural
reinforced concrete
(glass fiber, fiber)

E

Cement board siding

F

Terra cotta

G

Cast stone

H

Architectural concrete
masonry unit

I

Prefabricated brick

A

B

C

D

E

F

G

H

I

Metal Materials
J

Metal panels

K

Metal accents

L

Composite wall panels

J

Glass Materials
M

Photo Examples
K

L

Photo Examples
N

M Glass curtain walls

N

Glass accents

(3) Prohibited building materials. Building materials shall not include EIFS or vinyl.

(F) Street frontage glazing. Buildings shall be designed to have glazing to the street frontage,
where practical, to promote surveillance of the street or open space.
(G) Primary entrances. Primary building entrances shall be designed to be clearly identifiable, and
shall include a sheltering element such as a canopy, awning, arcade, or portico. If a building
includes more than one principal entrance (e.g., multi-tenant or large building), each individual
entrance shall be identified with an architectural treatment.
(H) Fencing.
(1) General fence standards. Fencing shall be:
(a)

Designed to a minimum standard of rail-less chain link or steel mesh incorporating
black colored PVC coating with black gates, posts and fittings; and

(b) Visually permeable to ensure passive surveillance opportunities.
(2) Front boundary fencing. Fencing located along the front lot boundary shall be:
(a)

Black powder coated Garrison or Palisade fencing; and

(b) A maximum height of eight feet.
(3) Fencing Behind Building. Fencing located behind the building line shall be generally
consistent with the front boundary fencing.
Figure 154.323-1, Foundational Landscaping Example

154.321 COMMON OPEN SPACE
(A) Generally. Industrial development sites in the IEC Overlay shall be designed to include
common open spaces and amenities for the enjoyment of employees and the public in a manner
that supports the resource values of the open space in terms of its protecting ecological
resources (e.g., water quality, energy efficiency, habitat, water quality enhancement, etc.),
scenic view protection, recreational value, and buffering value.
(B) Minimum Area. A minimum of 20 percent of the zoning lot shall be open space.
(C) Visibility. Courtyards and other common open space, internal to buildings or groups of
buildings, shall be as visible as possible to and from the street, and provide a “transition”
between the street and private areas near the building or courtyard.
(D) Uses and Structures Permitted in Common Open Space.

(1) Shared-use paths and active recreational trails;
(2) Water features (e.g. ponds, waterfalls, etc.);
(3) Facilities used for active recreational purposes, such as pools, playgrounds, tennis courts,
jogging trails, ball fields, and clubhouses;
(4) Up to 75 percent of land area occupied by stormwater management devices when treated
as a site amenity;
(5) Gardens, community gardens, and roof gardens; or
(6) Benches, gazebos, and similar structures for passive recreational purposes;
(E) Lands Not Eligible as Required Common Open Space. The following areas shall not be allowed
to be qualify as minimum common open space set-aside areas:
(1) Street rights-of-way or private access easements, including sidewalks located within
those rights-of-way or easements;
(2) Open parking areas and driveways;
(3) Land covered by structures, unless designated for active recreational uses;
(4) Designated outdoor storage areas;
(5) Stormwater ponds not located and designed as a site amenity (e.g., with low fencing,
vegetative landscaping, gentle slopes, fountain or other visible water circulation device,
and pedestrian access or seating); and
(6) Parking lot interior landscape planting islands.
(F) Enhancement of Open Space/Open Space Corridors. The design of common open space shall
be organized to create integrated systems that connect with dedicated school lands, parklands,
other open spaces, or public lands or trails within the subject property or on adjoining property.
(G) Stormwater Management Devices. Land area occupied by stormwater management designed in
accordance with the requirements of 154.327, Stormwater Management, below, including
retention and detention ponds and bioretention areas (filters or rain gardens) may be treated as
an open space site amenity if the area includes at least one of the following or a combination of
the following:
(1) Access and pedestrian elements, such as paths and benches, that support passive
recreation uses.
(2) Gentle slopes, vegetative landscaping, fountains, or water visible water circulation
devices, and visually-attractive low fencing or other elements that make stormwater
management a site amenity.
154.322 PARKING AND LOADING
In addition to the regulations contained in Sub-Chapter Off-Street Parking Regulations (see Sections
154.415 through 154.423) and Sub-Chapter Off-Street Loading Regulations (see Section 154.435
through 154.442), the following provisions shall apply to the IEC Overlay:
(A) Parking Standards.

(1) Number of spaces required. All industrial uses shall provide one parking space per
employee, or one per 1,500 square feet of gross floor area, whichever is less. Vehicle
parking for all other uses shall be provided in accordance with Section 154.420,
Minimum Number of Required Off-Street Parking Spaces.
(2) Paving material. The parking lot is to consist of a sealed finish such as asphalt, paving
material or concrete.
(3) Photometric plans. Photometric plans must be developed for all parking lots to ensure
industrial standards are met.
(4) Landscaping. Break up parking areas with soft and/or hard landscaping. Consider
stormwater management, snow storage and pedestrian and vehicular circulation.
Landscaping shall at least meet the standards of Section 154.323
(B) Loading Standards.
(1) Design. Loading areas shall be designed to accommodate vehicular maneuvering on site,
including allowances for reversing so that vehicles can leave in forward gear and shall not
prohibit on-site vehicular circulation.
(2) Screening. Loading areas shall be screened from view of the primary and secondary
streets. As an alternative the loading area may include design features to maintain a highquality presentation to the streetscape, including the use of colors and materials consistent
with the broader building design to the satisfaction of the County.
(C) Snow Storage.
(1) Provision. Snow storage areas shall be provided on-site.
(2) Obstructions. Snow shall be stored in a manner that does not restrict access, circulation,
or sightlines for pedestrians or vehicles at driveways, sidewalks, or other access points.
Required off-street parking and loading spaces, driveways, access aisles, and walkways
shall not be used for snow storage.
(3) Storage in Landscape Areas. Landscape areas shall not be used for snow storage unless
designed for that purpose, with non-compacted soils, adequate area for snow piles, and
plantings selected for salt tolerance and durability.
(4) Off-Site Snow Storage. If snow storage cannot be accommodated on-site, snow may be
stored off-site, as proposed by the owner to the Zoning Administrator with sufficient
detail to ensure adequate parking during snow events.
154.323 LANDSCAPING AND SCREENING
In addition to the regulations contained in Sub-Chapter Landscape Regulations (see Sections 154.330
through 154.335), the following provisions shall apply to the IEC Overlay:
(A) Landscaping.
(1) Landscape Intent Plan. A Landscape Intent Plan is to be provided as a component of a
development application to outline the proposed on-site landscaping.
(2) Minimum Landscaping Area. A minimum of 5 percent of the total lot area is to be
allocated for landscaping purposes, which may include the following to meet
requirement:
(a)

Existing trees;

(b) Native species as identified by the Indiana Wildlife Federation (IWF) and/or Indiana
Native Plant Society (INPS);
(c)

Riparian buffers of at least 75 feet from the edge of the embankment; and

(d) The minimum landscaping strip provided along all street frontages.
(3) Minimum Plantings for Landscaping Area.
(a)

Trees. One shade or evergreen tree or three ornamental trees shall be planted per
1,000 square feet of the landscaping area.

(b) Shrubs. Six shrubs shall be planted per 1,000 square feet of the landscaping area.
(c)

Groundcover. All groundcover requirements shall be compliant with the standards
established in Sec. 145.331.E, Groundcover. All required grasses or natural
vegetation shall be planted or preserved with native vegetation to the maximum
extent practicable.

(4) Foundation Landscaping. On front and corner building facades over 35 feet in width,
there shall be a minimum of one shrub per five feet of façade, and one ornamental tree
per 15 feet, planted directly adjacent to the façade. All other requirements of Section
154.333, Foundation Landscaping, shall apply.

Figure 154.323-1, Foundational Landscaping Example

(5) Minimum Plantings for Car Parking Areas. Trees shall be planted within uncovered car
parking areas at the rate of 1 per 4 car parking spaces.
(6) Planting Pattern and Species.
(a)

Native species shall be used for planting (see 154.323.7.c, below).

(b) Trees and shrubs shall be grouped into clusters to promote growth and enhance
visual landscape.
(7) Conserve Existing Natural Features.
(a)

Generally. The Zoning Administrator may require an alternate landscape plan
following the requirements of 154.339 as a means to conserve existing natural
features.

(b) Conservation of Natural Features. Development site shall be designed to the
maximum extent practicable so that existing natural features, native plants and
existing trees, wetlands, hedgerows, and natural drainage patterns are protected,
extended, or enhanced;
(c)

Native Species. The use of native species for landscaping applications is
encouraged. As an incentive to use native species, the numerical landscaping
requirements may be reduced by 10% if exclusively native species are used in the
landscaping plan. For purposes of this ordinance, native species may be species
suitable for the northwest Indiana climate as identified by the Indiana Wildlife
Federation (IWF) and Indiana Native Plant Society (INPS).

(d) Building Location. Locate buildings and other facilities to minimize the
development impact on existing natural areas to the maximum extent practicable;
(8) Rainwater Runoff. On-site storm water management of rainwater from buildings and
impervious areas shall direct run-off to natural pervious areas to the maximum extent
possible Direct rainwater runoff from buildings and hardstand areas to the landscaped
areas.
(9) Irrigation. To ensure landscaping is successful, landscaped areas should be irrigated with
an appropriate reticulated watering system. Land owners shall:
(a)

Install a low flow trickle irrigation system; and

(b) Install a programmable water controller/timer system.
(10) Water Management. The design of landscaping should take account of the approved
Local Water Management Strategy and Urban Water Management Plan.
(B) Screening.
(1) Screening from Adjacent Residential Areas. Landscaped screening walls shall be added as
buffers for any and all non-residential developments that are positioned adjacent to
residential areas.
(2) Landscaping Abutting Residential Districts.
(a)

Generally. All new development within the Overlay shall provide a landscape buffer
adjacent to residential districts or uses planting the Type 2 landscape buffer
regulated in Table 154-1, Landscaping Abutting Residential Districts or Residential
Uses, with the following additional requirements:
(i)

Width. The width of the landscape area shall be a minimum of 25 feet.

(ii) Plantings. In addition to the requirement Table 154-1 (e.g., four evergreen
trees per 30 feet), the landscape area shall include at least 3 large deciduous
trees and at least 25 shrubs (evergreen and deciduous) per 100 linear feet.
(b) Location. Landscape buffer areas shall be established on individual lots or parcels.
Lots separated by public street right-of-way are not considered adjoining.

(c)

Exemptions. No bufferyard is required for that portion of a parcel proposed for
development that adjoins a permanent resource feature, such as a water body, river
or stream, natural drainage channel, wetland or riparian area, wooded area, or a
public park, except as necessary to meet Article [Repealed] 10-7-1, Floodplain
Regulations, and Article [Repealed] 10-7-2, Floodway Regulations.

(3) Mechanical Equipment Screening. All mechanical equipment associated with the heating
and cooling, venting, electrical, or other mechanical functions of the building shall not be
visible from adjacent buildings or public right-of-way. As illustrated in Figure 154.323-1,
Mechanical Screening Examples, below, equipment may be screened by one of the
following methods and standards:
(a)

Roof-Mounted Equipment. Mechanical equipment shall be fully screened from
ground level views from all adjacent property and rights-of-way by:
(i)

Parapet walls, which shall include cornice treatments that are of adequate
height to fully screen the equipment (a slope of one foot rise per 25 feet of run
shall be used to determine if the wall is of adequate height); or

(ii) Screening walls of adequate height to fully screen the equipment, which use
materials and colors that match or are consistent with the design of the
principal building; or
(iii) Sloped roof systems or other architectural elements of adequate height to fully
screen the equipment from all adjacent property and rights-of-way.
(b) Wall-Mounted Equipment. Mechanical equipment that is mounted on a building
wall that is within public view shall be enclosed, screened by opaque fencing and
landscaping, or painted to match the building façade.
(c)

Ground-Mounted Equipment. Mechanical equipment and meters shall be screened
from public view by building wall extensions, opaque fencing, structural enclosure,
or landscaping. Hedges and screen walls that are used to screen mechanical systems
shall be maintained at a height that is at least one foot higher than the equipment.
Wall extensions, opaque fencing, and structural enclosures shall use materials and
colors that match or are consistent with the design and materials of the principal
building.

Figure 154.323-2, Mechanical Screening Examples

Figure Notes:
A = Roof-Mounted Mechanical Screening; B = Ground-Mounted Mechanical Screening

154.318 SIGNAGE AND WAYFINDING.
In addition to the regulations contained in Sub-Chapter Sign Regulations (see Sections 154.370 through
154.380), the following provisions shall apply to the IEC Overlay:
(A) Signage.
(1) Lighting. Signage may be internally or externally lit provided that this does not have a
detrimental impact on abutting sites or on the safety of the abutting road network.
(2) Landscaping. All permitted freestanding signage shall include a landscaped planting area
at the base of the sign. The planting area shall be a minimum of 32 square feet and consist
of a raised border of at least eight inches in height from the natural grade and constructed
of landscape timbers, brick, stone, or rock. The planting area shall be filled with mulch or
a ground cover and planted with low-growing perennials or shrubs.
(B) Master Sign Program. A master sign plan allows the applicant to implement a unified
presentation of signage throughout parcels proposed for development, as well as the flexibility
to provide for unique environments.
(1) Standards. The standards and permissions of master sign program shall be as follows:
(a)

Generally. Subject to compliance with a master sign program that is approved
according to the flexibility criteria set out in this Articles, signs that are proposed as
part of a master sign program may deviate from the standards of Section 154.370,
Sign Regulations, in terms of the:
(i)

Types and numbers of signs allowed;

(ii) Maximum sign area; and
(iii) Materials and illumination standards (including electronic message centers).
(2) Prohibited Signs and Sign Elements. Prohibited signs and sign elements as prohibited in
Sec. 154.374 are not eligible for inclusion in a master sign program.
(3) Architectural Theme. All signs shall be architecturally integrated into or complimentary
to the design of the buildings and character of the site, and shall use similar and
coordinated design features, materials, and colors. The master sign program shall
establish an integrated architectural vocabulary and cohesive theme for the parcel(s)
proposed for development.

(4) Conditions of Approval. The Zoning Administrator, Area Plan Commission, or County
Council, as applicable, may impose reasonable conditions on the master sign program
relating to the design, materials, locations, placements or orientations, and sign
specifications that are not related to the content of the signs or the viewpoints of the sign
users, in order to ensure continuing compliance with the standards of this Overlay,
Sections 154.370 through 154.380, and the approved master sign program.
(C) Wayfinding.
(1) Generally. Wayfinding signage shall be incidental signs displayed for directional or
destination information.
(2) Design Characteristics.
(a)

Wayfinding signage shall be non-illuminated and non-animated signs.

(b) Wayfinding signage shall use simple, clear, consistent and informative wayfinding
and signage for all modes of transportation.
(c)

Wayfinding signage shall be related in form, proportion, scale, color, materials, and
lettering style throughout the site.

(d) Wayfinding signage shall use consistent mounting with coordinated mounting
locations consistent with architectural features of the principal buildings on the site.
Coordinate signage throughout the area wherever possible, along streets or site
entrances, buildings, and wayfinding elements.
(3) Dimensions. The maximum cumulative sign area for wayfinding signs shall be 80 square
feet.
(4) Maximum Height. The maximum height of any wayfinding sign shall be 10 feet.
(5) Property Setback. Wayfinding signs shall have a setback from the property line a
minimum of 10 feet.
(6) Spacing. All freestanding wayfinding signs shall be spaced a minimum of 10 feet
between signs.

Figure 154.324-1, Wayfinding Examples

154.319 EXTERNAL LIGHTING.
In addition to the regulations contained in Sub-Chapter Lighting Regulations (see Sections 154.350
through 154.355), the following provisions shall apply to the IEC Overlay:
(A) Prohibited lighting. Beacons, search lights, blinking lights, flashing or changing intensity lights
are prohibited.
(B) Directed away from adjacent buildings and roads. Lighting must be directed away from
adjacent buildings and any public roads.
(C) Security lighting. Security lighting shall be confined to entrances and pedestrian areas and must
not project onto any public road.
(D) Parking areas, pedestrian routes, and entrances.
(1) All car parking areas, pedestrian routes and entrances shall be well lit.
(2) Parking area lighting shall have a greater height than pedestrian area lighting, and be
focused downwards.
(3) Bollard lighting and pavement inset lighting is encouraged for pedestrian pathways.
154.320 STORAGE AREAS AND WASTE MANAGEMENT.
(A) Storage Areas.
(1) Identified and secured. Storage of raw materials held on site shall be clearly identified
and secured with tarps.
(2) Outdoor Storage.
(a)

Outdoor storage of goods is not permitted forward of the building line.

(b) Outdoor storage areas shall be:
(i)

Delineated in accordance with the approval of the County; and

(ii) Screened from view of the primary or secondary street in the manner
approved.
(B) Waste Management.
(1) Location. Waste receptacles may be provided within the interior of a building where
sufficient space is identified as a component of a development application;
(2) Screening.
(a)

Where visible from the primary or secondary street an external waste receptacle
enclosure must include screening to a minimum 5 feet in height sufficient that the
bins are not visible from the primary or secondary street;

(b) Waste and recycling storage points are to be screened by solid fencing or
landscaping to ensure they are not visible from public streets; and,
154.321 STORMWATER MANAGEMENT.
(A) Design. Design of stormwater management on site shall be in accordance with the approved
Drainage Board (source: www.sjcindiana.com/1651/Drainage-Board).

(B) Treatment. Stormwater quality treatment for runoff shall to be addressed using the appropriate
treatment train approach that provides bio-retention areas or suitable alternative retention
measures as appropriate for the site geotechnical conditions and individual lot use.
(C) Detention. Onsite landscaping and potentially car park areas or other open spaces within lots
can be used for the detention of stormwater.
154.322 SUSTAINABILITY
The provisions of this subsection establish a flexible incentive to encourage conservation of natural
resources, increased energy efficiency, and use of sustainable practices for development within the
Overlay.
(A) Sustainability Points System. Developments in the overlay must earn at least___points by
adopting a combination the Sustainability Practices provided in the following table. An
applicant may earn additional points r to obtain the incentives listed in paragraph C, below.
Table 154.328-1, Sustainability Points System
Sustainability Practice
Alternative Energy and Energy Conservation
Inclusion of all of the following:
• Use of only Energy Star qualified central heating and air conditioning systems throughout
the structure;
• Use of only solar or tankless water heating systems throughout the structure; and
• Roof eaves or overhangs of three feet or more on southern or western elevations.
Fifty percent or more of energy generated on-site by solar panels
Provision of skylights in an amount necessary to ensure natural lighting is provided to at least
15 percent of the operating spaces in the structure
Use of a white roof or roofing materials with a minimum reflectivity rating of 60 percent or
more
Provision of at least one enclosed recycling station per building suitable for storage and
collection of recyclables generated on-site
Transportation
Provide a minimum of five percent of required automobile parking spaces that are signed and
reserved for hybrid/electric vehicles in preferred locations near the primary building entrance
Inclusion of underground parking or parking structures sufficient to accommodate 51 percent
or more of the off-street parking requirements
Provide an electric vehicle charging station that is made available to those using the building
Include showering and dressing facilities in nonresidential developments for employees using
alternative forms of transportation
Vegetation
Retain at least 20 percent of existing tree canopy of trees above 8" diameter at breast height
Limit turf grass to 40 percent of the landscaped area.
Plant or maintain a minimum at least 50 percent of required landscape areas in native species
Water Conservation
Design all areas required to be landscaped in accordance with this Overlay as an integrated
system to meet on-site stormwater quality requirements for the lot through incorporation of
low-impact development design principles and use of best management practices for on-site
stormwater management. These areas shall use vegetated pervious surfaces or other measures
such as permeable pavements to infiltrate the capture of water volume on-site. Piped
connections from roofs and downspouts and other impervious areas to storm drains are
prohibited. Piped conveyances on lots must discharge to pervious areas.
The use of low-impact development techniques, including but not limited to grass buffers and
swales, bioretention (rain garden or porous landscape detention, sand filters, and permeable
pavement systems), to meet stormwater management requirements of the County.

Points Earned

1

1
1
1
1

1
1
1
1
1
1
1

1

1

Table 154.328-1, Sustainability Points System
Sustainability Practice
Configuration of the principal structure's roof so that at least 50 percent of the roof is a "green"
roof that can support plantings and capture and hold rain water
All showerheads and handheld showers achieve 2.0 gallons per minute or less
All lavatory faucets flow rate is 1.5 gallons per minute or less at 60 pounds per square inch
All toilets are 1.28 gallons per flush or less
All toilets have dual activated flushing

Points Earned
1
1
1
1
1

(B) Determination. Upon review of a site plan, where sustainability incentives are sought, a
sustainability plan that clearly depicts each of the proposed practices as provided above in
paragraph A above shall be submitted for which compliance with the minimum requirements
necessary to earn incentives will be confirmed.
(C) Points Accumulation.
(1) Accumulation of 10 points from the Sustainability Points System, above, shall allow the
applicant to utilize all of the incentives listed in paragraph D, below.
(2) Accumulation of seven to nine points from the Sustainability Points System, above, shall
allow the applicant to utilize three of the incentives listed in paragraph D, below.
(3) Accumulation of four to six points from the Sustainability Points System, above, shall
allow the applicant to utilize two of the incentives listed in paragraph D, below.
(4) Accumulation of one to four points from the Sustainability Points System, above, shall
allow the applicant to utilize one of the incentives listed in paragraph D, below.
(D) Sustainability Incentives.
(1) An increase in the maximum allowable height by up to one story or 10 feet beyond the
maximum allowed, subject to approval of the Zoning Administrator and in compliance
with the Building Code adopted by the County.
(2) A modification to the off-street parking requirements resulting in a reduction from the
minimum requirements by 15 percent.
(3) An increase in the maximum allowable sign area or maximum height for a wall or
freestanding sign by 10 percent.
(4) A deduction in required landscaping area by 10 percent.
154.323 DEFINITIONS.
Unless specifically defined below, words or phrases used in this ordinance shall be interpreted so as to
give them the meaning they have in common usage and to give this ordinance its most reasonable
application. In addition to the definitions contained in Section 154.636, Definitions, the following
definitions shall apply to the IEC Overlay.
AGRICULTURE. Any use that supports agricultural pursuits, including: farming; dairying;
pasturage; apiculture; horticulture; floriculture; viticulture; truck gardening; and animal husbandry. Does
not include confined feeding operations.
AGRICULTURE AND ANIMAL SERVICES. A use category primarily related to the raising of
animals and crops and the secondary enterprises associated with agricultural production.

AGRICULTURE SEED SALES. Facility supporting the sale of agriculture seeds as a primary
use.
APPLIANCES, MANUFACTURING, AND ASSEMBLY. Any use that supports the
manufacturing and/or assembly of manufacturing of parts for appliance and electronic devices.
.
ASPHALT PRODUCING AND PROCESSING FACILITIES. Use specializing in the
production and processing of asphalt.
AUTOMOTIVE ACCESSORY STORES. Retail use that focuses primarily on the sale of
accessories for cars, trucks, and other automobiles.
AUTOMOTIVE AND HEAVY EQUIPMENT SALES AND SERVICES. A use category
involving direct sales of and service to passenger vehicles, light and medium trucks, and other consumer
motor vehicles such as motorcycles, boats, and recreational vehicles.
AUTOMOBILE SERVICE AND GAS STATIONS. A building, lot, structure, or facility having
pumps and storage tanks where fuel, gasoline, oil or other similar products are dispensed, sold or offered
for sale at retail only. Vehicle repair service is minor and incidental and shall include accessory uses such
as car washes and food marts.
AUTOMOBILE TESTING GROUNDS. Land and ancillary buildings to support the services
associated with automobile testing, including race tracks and vehicle storage yards and facilities.
BANK MACHINES AND ATMS. Automated teller machines and other machines with a primary
purpose of dispensing monetary notes and providing digital services to support banking.
BREWING, DISTILLATION OF LIQUOR. A facility or series of buildings involved in the
production, distillation, and/or distribution of alcohol.
BUILDING AND/OR CONTRACTOR MATERIALS STORAGE YARDS. Land and buildings
used to store contractor materials.
BUILDING MATERIAL SALES. Facility supporting the sale of building materials.
CHILD CARE CENTER. Any institution or place with or without a stated educational purpose,
where three or more children six years of age or younger, who are not of common parentage and who are
apart from their parent or guardian, are cared for during all or part of the day.
CIVIC AND INSTITUTIONAL USES. A use category involving uses of a public, nonprofit, or
charitable nature providing social activities, governmental and medical services, training, or counseling to
the general public on a regular basis, without a residential component.
common use of the residents of the project area.

CONSTRUCTION COMPANIES. Facility supporting the use of a construction company or
supplier, including: general contractors; masonry; painting; boilermakers; carpenters; and other skilled
trades.
CONSTRUCTION EQUIPMENT, HEAVY DUTY, SALES, AND SERVICE. Land and
buildings used store, maintain, and service construction equipment, including retail sales.
CONTRACTORS YARDS AND OFFICES. Uses that support the primary operations of a
construction contractor.
DATA CENTER. a location housing one or more large computer systems and related equipment,
concerned with building, maintaining, or processing data and providing other data processing services.
DISTRIBUTION FACILITIES AND TRUCK TERMINALS. Any use that supports the
logistics, warehousing, and transportation requirements of a distribution facility or lot for trucking.
ELECTRIC TRANSMISSION AND DISTRIBUTION AND RELAY STATION. Any use that
supports the transmission and distribution of electricity, including electric relay stations.
ELECTRIC POWER GENERATING PLANTS. A power plant the purpose of which is to
generate electric power for sale on the wholesale power market.
ENTERTAINMENT (INDOOR). A use category generally involving commercial uses, varying
in size, providing daily or regularly scheduled recreation-oriented activities in an indoor setting.
FLEX INDUSTRIAL. A commercial/industrial use specializing in the manufacturing, assembly
or processing of industrial, business or consumer goods; usually from basic finished inputs such as metal,
stone, glass, plastic, or rubber. Contractors and building maintenance services and similar uses perform
services off-site. Few customers, especially the general public, come to the site. This use may incorporate
uses such as, but are not limited to, the fabrication or assembly of prefabricated parts, bottling or canning,
building or development contractors, and food processing. This definition also includes other uses that the
Zoning Administrator or their designee interprets to be functionally similar to a land use in this permitted
use.
FOOD PRODUCTS, PACKAGING AND SECONDARY PROCESSING. Facility supporting
the packaging and secondary processing of foods initially processed off premises.
FOUNDRIES. A workshop or factory for casting metal.
GARAGES FOR STORAGE, REPAIR, AND SERVICING OF MOTOR VEHICLES.
(1) GARAGE, PUBLIC. Any building where automotive vehicles are painted, repaired,
rebuilt, reconstructed, or stored for compensation.
(2) GARAGE, STORAGE. A building or premises used for housing only of motor vehicles
pursuant to previous arrangements and not by transients; and where no equipment or
parts are sold and vehicles are not rebuilt, serviced, repaired, hired, or sold, except that
fuel, grease, or oil may be dispensed within the building to vehicles stored therein.

GREENHOUSES, WHOLESALE, AND RETAIL. A commercial business that specializes in the
wholesale or retail sale of plants and horticultural products.
HEAVY EQUIPMENT, STORAGE. Any facility constructed to support the storage of heavy
equipment and machinery.
HEAVY TRUCKS AND HEAVY TRAILERS SALES, SERVICE, AND STORAGE. Land and
buildings used for the storage, maintenance, servicing, and/or retail sales of heavy trucks and heavy
trailers.
HELIPORTS AND HELIPADS. Land and rooftop clearance provided for the taking off and
landing of helicopters.
HIGHWAY MAINTENANCE SHOPS AND YARDS. Land and buildings used to store and
maintain vehicles and materials used for highway maintenance.
HOSPITALS. Facility supporting the primary operations associated with the medical needs of
patients, including surgery, in-patient, and/or out-patient care.
KENNELS. Any premise or portions thereof on which animals are maintained, boarded, bred, or
cared for, in return for remuneration, or are kept for the purpose of sale.
MANUFACTURING. A use category consisting of uses engaged in the manufacturing, assembly
or processing of industrial, business or consumer goods, usually from basic finished inputs such as metal,
stone, glass, plastic or rubber with few customers, especially the general public, coming to the site, and
consisting of the following specific uses.
(1)
(2)
(3)
(4)

ASPHALT. Use specializing in the production of asphalt.
BICYCLES AND PARTS. Use specializing in the production of bicycles and parts.
BIOLOGICAL PRODUCTS. Use specializing in the production of biological products.
BIOPHARMACEUTICALS AND MEDICINE. Use specializing in the production of
biopharmaceuticals and products legally approved for medicinal purposes.
(5) BOILER TANK. Use specializing in the production of boiler tanks.
(6) CANS. Use specializing in the production of cans, including cans manufactured for food
production.
(7) CARPETS AND RUGS. Use specializing in the production of carpets and rugs.
(8) CERAMIC AND CLAY PRODUCTS. Use specializing in the production of ceramic and
clay products.
(9) CHEMICALS, GASES, ACIDS, AND/OR POISONS. Use specializing in the production
of chemicals, gases, acids, and/or poisons.
(10) CLOCKS AND WATCHES. Use specializing in the production of clocks and watches.
(11) CONCRETE PRODUCTS AND/OR BRICKS. Use specializing in the production of
concrete products and/or bricks.
(12) CONSTRUCTION EQUIPMENT AND MACHINERY. Use specializing in the
production of construction equipment and machinery.
(13) CONTAINERS. Use specializing in the production of containers.
(14) COSMETICS. Use specializing in the production of cosmetics.

(15) CUTLERY. Use specializing in the production of cutlery, including silverware, knives,
and other products intended primarily for use in home or commercial kitchens.
(16) DAIRY PRODUCTS. Use specializing in the production of dairy products.
(17) DYES, PAINT, AND/OR PIGMENTS. Use specializing in the production of dyes, paint,
and/or pigments.
(18) ELECTRICAL/ELECTRONICS REPAIR. Use specializing in the production of
electrical equipment and the repair of electronics.
(19) ELECTRIC MATERIALS AND MOTORS. Use specializing in the production of
electric materials and motors.
(20) ENGINES OR TURBINES. Use specializing in the production of engines and/or
turbines for automobiles, airplanes, or other heavy machinery.
(21) FARM EQUIPMENT OR MACHINERY. Use specializing in the production of farm
equipment or machinery.
(22) FIREWORKS. Use specializing in the production of fireworks.
(23) FOOD AND BEVERAGES. Use specializing in the production of food and beverages.
(24) FURNITURE. Use specializing in the production of furniture.
(25) GLUE. Use specializing in the production of glue.
(26) INK. Use specializing in the production of ink.
(27) LACQUER. Use specializing in the production of lacquer.
(28) MALT PRODUCTS. Use specializing in the production of malt products.
(29) MILK AND DAIRY PRODUCTS. Use specializing in the production of milk and dairy
products.
(30) NUTS, RIVETS, AND WASHERS. Use specializing in the production of nuts, rivets,
and washers.
(31) PAPER PRODUCTS. Use specializing in the production of paper products.
(32) PLASTIC PRODUCTS. Use specializing in the production of plastic products.
(33) PROSTHETICS. Use specializing in the production of prosthetics.
(34) RAILROAD EQUIPMENT. Use specializing in the production of railroad equipment.
(35) RESINS. Use specializing in the production of resins.
(36) RUBBER PRODUCTS. Use specializing in the production of rubber products.
(37) TAR. Use specializing in the production of tar.
(38) TEXTILES. Use specializing in the production of textiles.
MEDICAL CLINICS. Facility that supports specialized care or secondary care to a primary
hospital.
MICRO-MANUFACTURING. Use specializing in the retail or business-to-business production of
artisan goods that are produced in small quantities using small hand tools or light machinery
including, but not limited to, 3-D printers or computer numerical control routers.
MILLINERY SHOP AND MILLWORK. Use specializing in the production of woodwork
produced in a mill.

MINING OPERATIONS AND PROCESSING OF SAND, GRAVEL, OR OTHER
AGGREGATE. Use specializing in the processing of sand, gravel, and other aggregate from
mining operations.
MOTOR VEHICLE SALES. Use specializing in the sale of automobiles, not including
recreational vehicles (RVs).
OFFICES. A use category uses conducted in an office setting and generally focusing on business,
professional, or financial services.
OFFICES, BUSINESS, AND PROFESSIONAL. A building or campus of buildings with the
primary use of offices for businesses and professional services. Secondary uses of small cafes and
restaurants may support these office uses.
OIL REFINERIES. Use specializing in the refining, processing, and distribution of oil.
PARKING LOTS. Land used for parking vehicles, including pay-to-park facilities.
PARKS AND OPEN AREAS. A use category focusing on natural areas consisting mostly of
vegetation, passive or active outdoor recreation areas, or community gardens, and having few
structures.
PASSENGER TERMINAL. A use category involving uses providing facilities for the takeoff and
landing of airplanes and helicopters, and terminals for taxi, rail, or bus service.
.
PRIVATE PARK – PASSIVE. An open space improved with passive features, including but not
limited to: park benches; picnic tables; gazebos; recreational trails; etc. and maintained for the
continued use and enjoyment of area residents. Maintained for the continued use and enjoyment of
area residents.
PRIVATE PARK – PASSIVE. An open space improved with passive features, including but not
limited to: park benches; picnic tables; gazebos; recreational trails; etc. and maintained for the
continued use and enjoyment of area residents. Maintained for the continued use and enjoyment of
area residents;
PUBLIC PARK – ACTIVE. An open space improved with passive features, including but not
limited to: park benches; picnic tables; gazebos; recreational trails; etc. and maintained for the
continued use and enjoyment of area residents;
PUBLIC PARK – PASSIVE. An open space improved with passive features, including but limited
to: park benches, picnic tables; gazebos; and recreational trails;
PUBLIC UTILITY AND SERVICE USES. Any of the following:
(1) Bus stations, bus terminals, bus garages, and bus lots;
(2) Electric substations and distribution centers;
(3) Fire stations;

(4)
(5)
(6)
(7)
(8)
(9)

Gas regulator stations;
Police stations;
Railroad passenger stations;
Telephone exchanges, telephone transmission buildings, and microwave relay towers;
Utility service stations, electric, gas, telephone, and water; and,
Waterworks, reservoirs, pumping stations, and filtrations plants, and sewage treatment
plants.

RADAR INSTALLATIONS AND TOWERS. A building or improvement that supports radar
equipment or towers that support radar equipment.
RADIO AND TELEVISION STUDIOS, STATIONS, AND TOWERS. Facility supporting the
primary operations associated with radio and televisions production, including studios, offices, stations,
towers, and related equipment.
RAILROADS. Use that supports the transportation of railcars, including crossing gates and
additional right-of-way necessary to support safe passage of railcars.
RAILROAD SWITCHING YARDS. Land and buildings used to store trains and allow trains to
reverse and/or switch tracks.
RECREATIONAL VEHICLE (RV) SALES, RENTALS, PARTS, AND STORAGE. Land and
buildings used in the storage, rental, and/or sale of recreational vehicles (RVs), including retail sales of
parts.
RECREATIONAL VEHICLE (RV). A vehicular-type portable structure without permanent
foundation that can be towed, hauled or driven and primarily designed as a temporary living
accommodation for recreational, camping and travel use, including, but not limited to: travel trailers,
truck campers, camping trailers, self-propelled motor homes; personal watercrafts; and, boats.
RECYCLING DROP-OFF CENTERS. A facility open to the public, where household
recyclables are collected for transfer to a processing center or markets. Recyclables include glass, plastic,
newspapers, other paper products, cans, cardboard, Styrofoam and other types of plastic, but shall not
include hazardous waste or substances, motor oils, and fuels. May also include a facility for the collection
of used clothing and household goods.
RELIGIOUS USES. A building or portion thereof used to conduct religious services on a regular
RESOURCE EXTRACTION. a use category characterized by activities that extract minerals and other
solids and liquids from land on which the use is established.
Restaurants. A USE CATEGORY INVOLVING ESTABLISHMENTS THAT PREPARE AND
SELL FOOD AND BEVERAGES FOR ON-PREMISES OR OFF-PREMISES CONSUMPTION
AND CONSISTING OF THE FOLLOWING SPECIFIC USES.
(1) RESTAURANT, DRIVE IN. Any family restaurant or fast food restaurant designed to
permit or facilitate the serving of food or beverages directly to, or permitted to be
consumed by patrons in or on motor vehicles parking or stopped on the premises.

(2) RESTAURANT, DRIVE-THROUGH. Any family restaurant or fast food restaurant
designed to permit or facilitate the serving of food or beverages directly to patrons in or
on motor vehicles at a drive-through facility.
(3) RESTAURANT, FAMILY. Any establishment whose main business function is the retail
sale of food for consumption on the premises, and which does not have on the premises
an area from which minors are excluded pursuant to I.C. 7.1-5-7-9, 7.1-5-7-10 and 7.1-57-11 or pursuant to any policy of the establishment.
(4) RESTAURANT, FAMILY WITH LOUNGE. Any family restaurant which has on the
premises an area constituting not more than 25% of the gross floor area from which
minors are excluded pursuant to I.C. 7.1-5-7-9, 7.1-5-7-10 and 7.1-5-7-11 or pursuant to
any policy of the establishment.
(5) RESTAURANT, FAST FOOD. An establishment whose principal business is the sale of
pre-prepared or rapidly prepared food directly to the customer in a ready-to-consume
state for consumption either within the restaurant building, on-premise or off-premise.
RETAIL REPAIR, SALES, AND SERVICE. A use category consisting of companies or
individuals involved in the sale, lease, or rental of new or used products, or providing personal services or
repair services to the general public.
SAWMILLS. Use that supports the cutting of logs into lumber, including the storage, processing,
and transportation of logs and other wood products.
TRAILERS. A vehicle, house car, camp car, or any portable or mobile vehicle on wheels, skids,
rollers, or blocks, either self-propelled or by any other means, which is used or designed to be used for
dwelling, lodging, commercial or agricultural purposes
TRAILER SALES, RENTALS, PARTS AND STORAGE. Land and buildings used in the
storage, rental, and/or sale of trailers, including retail sales of parts.
UTILITIES. A use category consisting of public or private infrastructure serving a limited area
or the general community with or without on-site personnel.
VETERINARY CLINIC AND HOSPITALS. A medical facility, including an animal hospital,
for the treatment of animals.
WAREHOUSING AND FREIGHT MOVEMENT. A use category consisting of uses involved
in the storage or movement of goods for themselves or other firms. Goods are generally delivered to other
firms or the final consumer with little on-site sales activity to customers.
WASTE-RELATED SERVICE. A use category characterized by uses receiving solid or liquid
wastes from others for transfer to another location and uses that collect sanitary wastes or that
manufacture or produce goods or energy from the composting of organic material.
WIND ENERGY FACILITY. An electricity generating facility consisting of (1) one or more
commercially-rated wind turbines under common ownership or operating control, and whose main
purpose is to supply electricity to off-site customer(s), and includes but is not limited to substations, MET

Towers, cables/wires and operations and maintenance buildings accessory to such facility. Also known as
a Wind Farm or Wind Power Plant.”
WINERY. Facility specializing in the production, processing, and distribution of wine, including
on-site retail sale of wine and wine-related products.
WIRELESS TELECOMMUNICATION FACILITIES. Any facility constructed by or
constructed for use by a licensed wireless telecommunication service provider and which consists of the
equipment and structures involved in the receiving and transmitting of electromagnetic waves associated
with wireless telecommunication services.
WIRELESS TELECOMMUNICATIONS FACILITIES. Any facility constructed by or
constructed for use by a licensed wireless telecommunication service provider and which consists of the
equipment and structures involved in the receiving and transmitting of electromagnetic waves associated
with wireless telecommunication services. New telecommunications towers and associated equipment or
buildings.
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County Engineer
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Executive Dir. of Area Plan Commission
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Executive Director’s Report
August 2022
I.

Planning Staff Update

Carl Brown-Grimm, our newest Planner, started July 25, 2022. He joins Shawn Klein and Kylie Abrams,
our other Planners on staff.
II. Comprehensive Plan Update
Approximately 150 people attended the Comprehensive Plan Summit at IUSB on July 27, 2022.
Volunteer sign-ups for the eight Working Groups are strong. The deadline to sign-up is August 15, 2022.
Interested persons can sign up at the following link: https://www.surveymonkey.com/r/plansjc-workinggroup-sign-up. The eight Working Groups include:
•
•
•
•
•
•
•
•

Farmland Preservation
Environmental Stewardship
Utilities
Transportation
Quality of Life/Place
Housing and Neighborhoods
Government and Policy
Economic Development

III. Code Enforcement Update
Joe Lauck is our newest Code Enforcement Inspector. He joins Steve Szaday and Chad Hooten. The new
territories and current statistics for the program can be found at: https://sjcgisstjocogis.hub.arcgis.com/apps/code-violations-/explore.
IV. Rezoning Withdrawn
APC 2975-22 – 12000 Cleveland Rd. (St. Joe Farm) has been withdrawn by the petitioner. The petitioners
would like to resubmit their proposal after they are able to provide more details on the plans.

PLANNING & ZONING | PUBLIC WORKS | SURVEYOR | DRAINAGE | ENVIRONMENTAL | ECONOMIC DEVELOPMENT
227 W. Jefferson Blvd. | 7th & 11th Fl. | South Bend, IN 46601
P: (574) 235-7800 | F: (574) 235-5057

THE AREA PLAN COMMISSION OF
ST. JOSEPH COUNTY, INDIANA
MINUTES
July 19, 2022
3:30 p.m.
MEMBERS PRESENT:

Council Chambers, 4th Floor
County-City Building, South Bend, IN
MEMBERS ABSENT:

Adam DeVon
Elizabeth J. McCombs
Brittni Gendron
Robert Hawley
John R. McNamara, P.E., L.S.
James D. Moffitt
Dr. Jerry Thacker
Ben Webb
Emily Lauren Evers (Non-Voting Advisory)

ALSO PRESENT:
Shawn Klein
Kylie Abrams
Brandie Ecker, Counsel
Shelley Marker

PUBLIC HEARING - 3:30 P.M.
Adam Devon: Called meeting to order at 3:33 p.m.
1. REZONINGS:
A) A proposed ordinance of ST JOE FARM LIMITED LIABILITY COMPANY to zone
from A: Agricultural District to R: Single Family District, property located at 12000
CLEVELAND ROAD (on the south side of Cleveland Road on both the east and west
sides of Bittersweet Road, County Parcel ID: 006-1023-0306), St. Joseph County - APC#
2975-22.
(Audio Position: 0:01:46.7)
After due consideration, the following action was taken:
Upon a motion by Ben Webb, being seconded by Dr. Jerry Thacker and carried 6-1, a
proposed ordinance of ST JOE FARM LIMITED LIABILITY COMPANY to zone from
A: Agricultural District to R: Single Family District, property located at 12000
CLEVELAND ROAD (on the south side of Cleveland Road on both the east and west
sides of Bittersweet Road, County Parcel ID: 006-1023-0306), St. Joseph County is
TABLED.
Adam DeVon
John McNamara
Dr Jerry Thacker
Brittani Gendron

Aye
Nay
Aye
Aye

Robert Hawley
James Moffitt
Ben Webb

Aye
Aye
Aye

2. TEXT AMENDMENTS:
A) A proposed ordinance amending Title XV, Land Usage, Chapter 153, Subdivisions, of
the St. Joseph County Code, Section 153.050 to exempt parcel divisions of properties
owned by public utilities or to be acquired by public utilities from subdivision
compliance - APC# 2980-22.
(Audio Position: 02:52.5)
SHAWN KLEIN: This ordinance proposes to explicitly exempt public utilities from compliance
with the St. Joseph County Subdivision Control Ordinance, thereby allowing public utilities to
acquire portions of existing parcels without a formal subdivision. Utilities regularly purchase
small portions of parcels rather than securing easements. Many jurisdictions exempt public
utilities from subdivision ordinance compliance, and it is very likely that Indiana case law
already exempts public utilities from local subdivision regulations. The new parcels acquired by
the public utility through these splits will not be developable for any other purposes based on the
terms of the Zoning Ordinance. Therefore, an exemption from subdivision compliance will not
threaten orderly development in the County.
Based on the information available prior to the public hearing, the staff recommends that the
petition be sent to the County Council with a FAVORABLE recommendation. The text
amendment will be beneficial to all parties involved. It will allow the utility to avoid the time and
expense resulting from lot area and frontage variances and subdivisions. There is no public
interested to be served by requiring a subdivision, as the terms of the Zoning Ordinance will not
allow any development on these parcel fragments other than those associated with utility service.
If subdivisions are required for public utilities to acquire a portion of an existing parcel, the
variances required for subdivision approval could allow other types of development on the
resulting lots which may not have the frontage or area to ensure that this development is
appropriate.
IN FAVOR
There was no one present to speak in favor of this petition.
REMONSTRANCE
There was no one present to speak in remonstrance of this petition.
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After due consideration, the following action was taken:
Upon a motion by John R. McNamara, P.E., L.S., being seconded by Robert Hawley and
unanimously carried 7-0, a proposed ordinance amending Title XV, Land Usage, Chapter
153, Subdivisions, of the St. Joseph County Code, Section 153.050 to exempt parcel
divisions of properties owned by public utilities or to be acquired by public utilities from
subdivision compliance, is sent to the County Council with a FAVORABLE
recommendation. The text amendment will be beneficial to all parties involved. It will
allow the utility to avoid the time and expense resulting from lot area and frontage
variances and subdivisions. There is no public interested to be served by requiring a
subdivision, as the terms of the Zoning Ordinance will not allow any development on
these parcel fragments other than those associated with utility service. If subdivisions are
required for public utilities to acquire a portion of an existing parcel, the variances
required for subdivision approval could allow other types of development on the resulting
lots which may not have the frontage or area to ensure that this development is
appropriate.
Adam DeVon
John McNamara
Dr Jerry Thacker
Brittani Gendron

Aye
Aye
Aye
Aye

Robert Hawley
James Moffitt
Ben Webb

Aye
Aye
Aye

3. COMPREHENSIVE PLANS
A) Comprehensive Plan for the incorporated Town of North Liberty - APC# R-260-22
(Audio Position: 0:06:42.1)
Shawn Klein: Abonmarche has been working with the Town of North Liberty to develop their
new Comprehensive Plan and Mike Huber from Abonmarche here to make a presentation.
PETITIONER

(Audio position: 0:07:46.8)

Mike Huber, Abonmarche Consultants, Inc., 315 W. Jefferson Blvd., South Bend, IN: We have
been fortunate enough to work with Town of North Liberty over the last year to update their
2015 Comprehensive Plan right before they were named a Stellar Community. To guide a lot of
their stellar investments.
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I want to hit a couple of highlights and not go over the whole plan. Mostly I want to concentrate
on areas of land use concern that might come from the Area Plan Commission. In terms of
rezoning or items like that.
Our task was to update the plan that was originally completed in 2015. There were items in there
that hadn’t been fully accomplished or the Town thought was still important. We left those in,
but we did significantly update a lot of census data and growth projections. To give you a little
understanding all of those are the plan element themes that were addressed in the Plan. Looked
at analysis of that and created goals and objectives and action steps for those themes.
Guiding the process with us was the Steering Committee from the Town. There was nice
representation from both the Town Council and the Chamber of Commerce, Merchants
Association, and the Town as well. A little bit of summary in terms of Public Engagement.
During the Plan, you can see we were pretty extensive in number of Public Engagement
activities that we tried to implement. Wish we were a little bit more successful in these, but it
wasn’t for a lack of trying, there were a number of outreach activities. As we look at who did
participate in the process there was strong representation from the Town residents that were
involved. We felt really good that we were able to capture the feelings of the Town residents
and the development process.
The Process was organized around four phases. Discovery is where we did the bulk of our
research. Our existing condition analysis, contact analysis and have some outreach engagement
to the community in form a three public surveys. One around parks, one around community
character and one around housing development.
The Visioning and Framework went back out to the community to confirm the vision that the
community had established in original Comprehensive Plan to see if any refinement was needed.
We also went out to confirm their overall growth objectives terms of how much they wanted to
grow, how fast and what still feels like the Town of North Liberty. The Framework is where we
pulled all of those planning element themes together and looked at the goals and action steps.
Addressing items that might need to be looked at in the Future Land Use Plan. Visioning and
Framework both include community workshops as a way to get additional community support.
The last section is where we created the draft plan and presentedf it twice to the Town Council.
One a rough draft and one that was a final draft that was given out last night. Our intent is after
you approve today we will take the final back to them on August 01, 2022, when they have their
Council meeting to be formally adopted by the Town Council.
The Vision that was identified in the previous plan really highlighted a number of things that
were their core values. That is quality of life, small town character, family values, quality
education, near South Bend and Potato Creek State Park. They want to maintain their unique
identity where people love to live, work, play and worship and as North Liberty grows will stive
to preserve the traits that are valued by the residents and visitors alike. Really tried to take that
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out to the community to make sure that is still resonated. As you can see by the chart on the
right, 88% agreed to the vision as it was stated.
We wanted to make sure as we make adjustments to uses and land use plan, we are reinforcing
all those items and values that were identified and stated so well in the vision statement.
The growth milestones that the Community and Steering Committee came back with. These are
increases and totals by 2041 they would like to have about a population of 2,500. That feels
comfortable to them and will get them about a total of 1,000 housing units. As we look at the
future land use and the strategies for growth for the Town, we are keeping those milestones in
mind. What does that mean on an annual basis and how do we go about attracting that level of
future growth?
When we looked at land use as well, we identified a few key findings/objectives. The first one is
recognizing that North Liberty has that sense of safety and quality education and those smalltown values that is really well suited and set up to be attractive for future growth for families.
That families will want to live there and to capture the benefits of living in a high-quality school
district. Understanding that families will be attractive there we wanted to make sure we were not
just so focused on just one market. When looking a future residential development we wanted to
broaden the appeal to make sure that we are appealing to people in all life stages. Including
young professionals, empty nesters, and seniors. It is attractive, but how do we make sure we
have strategies that don’t just limit to one segment and broaden that appeal to reach those growth
objectives.
There was significant amount of investment by the Town in the downtown as part of the Stellar
and it is a healthy environment downtown. Maintaining that health and environment for the
downtown is integral also in attracting and retaining not just resident and visitors to Potato State
Park. That is a big significant opportunity for the Town there are about 600,000 visitors to the
park each year. They recognize that, that is a significant strategy as we found out during the
development of this plan. The DNR will be building a new inn there, about 110 rooms.
Additional visitors that might be attractive to the downtown of North Liberty.
Looking at the Town and future growth we felt there was enough and sufficient undeveloped
areas within the Town. That they really need to try and focus growth in those undeveloped areas
and try and maintain any future growth within the Town. Don’t get distracted by having
development occur outside the Town or adjacent to Town limits. Really try to develop those
growth strategies that do maintain if it is housing or how we find space to accommodate
additional commercial and future expansion of the Town center boundaries to allow some
expansion of commercial businesses in the Town center. Really focusing inside the Town to
build it out because there is plenty of opportunities.
With the new inn at Potato Creek, the State has also reached out to the Town and will be running
new utilities, sewer, and water from the Town to Potato Creek State Park to help upgrade the
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system that currently serves the park but also better serve the inn. Recognizing that is going to
happen, we also understand that will drive the pressure on the east side of town along SR4. How
do we manage any future development out there if it is appropriate for commercial or
residential? We don’t want to take away from or do anything that will negatively impact the
strength of downtown. Being cognizant of that and as we talk about a little bit later, that is one
of the core areas where I think you guys and the Town will really have to be on the same page.
In terms of a lot of that is out in the county now. It is an incremental approach for the Town to
potentially annex out there. As those pressures happen and development pressures happen, I
think being sure that you guys are on the same page in terms of understanding what the Town
has established is their vision out there and helping support that through decision that are made
by this body.
Protecting the rural character of growth policies, balancing development with conserving
agricultural natural resources. We heard from the public and from the Steering Committee that is
one of the things that people are attracted to about North Liberty is that rural landscape,
wetlands, natural conservatory areas immediately around town limits. Might also, limit some
development but how do we protect those and how do we maintain that those natural landscapes
that make the area really attractive. That future growth policies should really look at requiring
development to utilize municipal water and sewer as much as possible.
In the development of the plan we came up with four primary land use goals. They were hinted
at in the key objectives. The first one is to make sure development happens with in existing
town limits. Second one is using the Land Use Map to direct growth in identified areas. As you
can see in this gray map, we highlighted in the shaded areas, those are areas that the Town has
deemed might be suitable for expansion areas for the Town if they’re going to grow outside
limits. It is not a lot of land, but they have identified these are the areas if we are going to grow
outside the Town limits.
Land Use Goal 3 really speaks to that conserving green space and agricultural land uses. The
fourth one is an important one as it relates to the relationship between the Town and this body.
That is making sure there is consistency between plans and ordinances related to land use. This
Land Use Plan the Town Zoning Ordinance, Future Land Use Plan of the County and the County
Zoning Ordinance are making sure we have consistency between all of those documents and
polices to make sure the goals of this plan can be achieved.
This is an overview (referring to the slide on the screen with the document) of the Land Use Plan
and the list of the land use classifications on the right. It is primarily residential around the town
neighborhoods. If we have new commercial, it is along the SR23 corridor. The purple is the
Town Center which we have expanded that Town Center zone a little bit.
As we moved out towards Potato Creek, we have identified a couple of new land use
classifications. In the development of this plan we have recognize some of these pressures and
created three new land use classifications for this. In order to meet the housing unit goal the
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Town currently only has a low density and high density residential. We thought we might want
to look at ways we can incorporate utilizing the sewer and water and the smaller lots. Some of
the low density residential the lots sizes suite themselves to moderate density. We are looking at
those infilled lots or opportunities in the traditional buildout areas inside of the city. We are
looking at kind instituting this moderate density residential. Which is four to eight dwelling
units, maybe two family or attached town house, nothing super dense. Something that will allow
some flexibility in there to get more density in the Town Center where it makes sense.
Recognizing that this allows them to build on and meet the density goals and growth goals within
the vacant spaces, within the town, provide them that flexibility. This will require either
allowing some rezoning of some of the single family, R1-Single Family district lots. Or going
back in an revising the zoning district classification and the Ordinance to allow some attached
townhouses. Currently duplex and single family, are both allowed in single family but I think
duplex is probably special exception.
(Audio position: 0:21:20.3)
We looked at the mixed density residential which we feel is more appropriate. In particular
(referring to the Future Land Use Map on the screen) the real white yellow in the center. These
are some large lot areas that maybe make sense from a larger development parcel standpoint.
We want to have this mix density residential classification to allow a plan development to go in
that might accommodate some high and middle density and single family all within the same
kind of development. That should be allowed with in their R2-Single Family district looking at
the Zoning Ordinance. Wanted to call out that classification that something that speaks to
allowing developers to have that flexibility in larger master plan development tracks.
The one is Mixed Use, that is what we really kind of envision along with the mixed density
residential as we push out from the Town east towards Potato Creek. This allows to meet some
of the goals but hopefully create this at density that brings in roof tops to support what kinds of
commercial that might go out there. Keep it at a scale or level that doesn’t compete with
downtown.
Looking at some action steps for each of the land use goals. I wanted to highlight the areas
where I think it is important because we will have to work with you on these. As we look at
Prioritizing Development Within the Existing Town Limits. This is about that infill, so how we
identify those areas that are appropriate for infill and how do we work with realtors and property
owners to make sure people are aware that it is there and there are buildable lots. This one works
hand in hand with Housing Bill Number Two which is promoting North Liberty as a community
of choice for residents. That gets back to the broadening not just families, but who all do we
want to attract to live here.
(Audio position: 0:23:25.7)
As we are looking at new projects and new proposal projects that there is coordination between
the Town and Area Planning staff on things that are happening on the outside of the area. So we
are aware of them and know what is going on as it relates to being able to try find ways to get
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them to inside the Town limits instead of outside. The same approach with residential,
commercial, and industrial development ,and make sure they build on the inside, infill.
Looking at the second land use goal Directing Growth in Identified Areas. The Town has an
existing agreement for utilities and services and requiring waiver of right to remonstrance for
annexations that happen when they can’t be annexed if it is outside the areas of contiguity. Want
to make sure you have this future land use map and vision as well as future owners and property
owners around the annexation areas. To help guide those future decisions. And specifically we
called out any industrial section the current industrial park is full and need to look at where
potentially have some industrial expansions inside the Town.
The third goal is about protecting the green spaces and the agricultural land uses. We did adopt
the previous land use plan, did not adopt the County’s Agricultural Zone as a way to guide
growth around the Town. We think that is an effective tool to utilize the existing Agricultural
Zoning that exists and also the rules and regulations that come along with that guide in future
development. As a way to keep it insure and the consistency of the agricultural look around the
Town. Making sure that we provide opportunities for mixed residential land use. Outside of
Town are ways to make sure we are getting the densities that we want to see happen and help
support the growth goals as well.
Looking for areas of new recreational opportunities to conserve natural resources and open space
that is parks and items outside. Looking at reinforcing the businesses compliments the smallTown character of North Liberty. We want to preserve that community character and maybe
provide incentives and permissions to new businesses by having them come downtown. Or at
least have them compliment the small town character.
Making sure the Land Use Map is considered by you guys when reviewing development
applications out in those natural and agricultural areas.
The last one is the consistency piece, making sure that these policies are integrated into all land
related ordinances that is the Town’s Zoning Ordinances, County’s Comprehensive Use Plan the
items you look at to guide your decisions.
We talked about a couple of areas where in the residential piece, some of the Ordinances might
need to have some revisions made and or potentially rezonings. We want the polices and the
goals to be reflected here to help inform those decisions both at the Town level and the County
level. There is room for better coordination and corporation between the Town and Area
Planning staff. When we look at how local officials are notified of projects that could impact the
Town or are not consistent with the Future Land Use Map. Just making sure that level of
communication is there.
By you adopting this and having this available to you. that you will actually use this when
making decisions that come before you.
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I know Ben was a great participant in our process as a Town Council member. I don’t know if
you have anything you want to add at this point or not Ben? Appreciate your consideration of
this and we spent a decent amount of time working with them and feel confident and comfortable
that we got the Town and the town resident’s feelings and thoughts in terms of what they want to
see happen that is reflected in this plan.
Appreciate you adopting this, and we can take it back out to the Town Council.
IN FAVOR
There was no one present to speak in favor of this petition.
REMONSTRANCE
There was no one present to speak in remonstrance of this petition.
After due consideration, the following action was taken:
Upon a motion by John R. McNamara, P.E., L.S., being seconded by Robert Hawley and
unanimously carried 7-0, the Area Plan Commission approves the North Liberty
Comprehensive Plan and certifies the Plan to the North Liberty Town Council.
Adam DeVon
John McNamara
Dr Jerry Thacker
Brittani Gendron

Aye
Aye
Aye
Aye

Robert Hawley
James Moffitt
Ben Webb

Aye
Aye
Aye

ITEMS NOT REQUIRING A PUBLIC HEARING
1. Miscellaneous:
No items to review.
2. Executive Director's Report:

(Audio position: 0:29:48.4)

Adam DeVon: Is there a Director’s report or anything else to review?
Shawn Klein: I don’t have anything from Abby.
3. Minutes:
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Upon a motion by John McNamara, P.E., L.S., being seconded by Dr. Jerry Thacker and
unanimously carried 7-0, to approve the minutes from June 21, 2022, Area Plan Commission
meeting.
Adam DeVon
John McNamara
Dr Jerry Thacker
Brittani Gendron

Aye
Aye
Aye
Aye

4. Adjournment:

Robert Hawley
James Moffitt
Ben Webb

Aye
Aye
Aye

(Audio positon: 0:30:23.6)

Upon a motion by John McNamara, P.E., L.S., being seconded by Dr. Jerry Thacker and
unanimously carried 7-0, Area Plan Commission meeting adjourned at 4:00 p.m.
Adam DeVon
John McNamara
Dr Jerry Thacker
Brittani Gendron

Aye
Aye
Aye
Aye

Robert Hawley
James Moffitt
Ben Webb

Aye
Aye
Aye

________________________________
Adam DeVon,
President of the Commission
________________________________
Abby Wiles,
Secretary of the Commission
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