County-City Building

Clty Of South Bend 227 W. Jefferson Blvd. 1400S

South Bend, IN 46601

PLAN COMMISSION 574 235 7627

www.southbendin.gov/zoning

AGENDA

Monday, May 16, 2022 - 4:00 P.M.
County-City Building
Fourth-Floor Council Chambers
www.tinyurl.com/southbendplancommission

PUBLIC HEARING:

A. REZONINGS

1. Location: 3400 NORTHSIDE BLVD PC#0095-22
Petitioner:  THE RIVER GARDENS LLC
Requested Action: Terminate Written Commitments associated with the
original rezoning in 2007 Request to table indefinitely

2. Location: NW CORNER OF CORBY BLVD AND HICKORY RD PC#0098-22
Petitioner: BENTON SQUARE LLC
Requested Action:
Rezoning: From NC Neighborhood Center to S2 Suburban Neighborhood 2
Variance(s): 1) from the minimum 25 ft. parking setback in the front yard to 15 ft.;
2) from the 200" maximum building width for a stacked flat to 270'; 3) from the 2 story
minimum building height to 1 story

B. MAJOR SUBDIVISIONS - None for consideration

C. TEXT AMENDMENTS - None for consideration

D. DEVELOPMENT PLANS — None for consideration

ITEMS NOT REQUIRING A PUBLIC HEARING:

A. MINOR SUBDIVISIONS — None for consideration

B. FINDINGS OF FACT - None for consideration

C. UPDATES FROM STAFF

D. MINUTES

E. ADJOURNMENT

Tim Corcoran Angela Smith Scott Ford
Planning Director Zoning Administrator Commission President


http://www.tinyurl.com/southbendplancommission




Staff Report — PC#0098-22 May 16, 2022

Property Information

Location: NW CORNER OF CORBY BLVD AND HICKORY RD
Owner: BENTON SQUARE LLC

Requested Action
Rezone from NC Neighborhood Center to S2 Suburban Neighborhood 2
Variance(s): 1) from the minimum 25 ft. parking setback in the front yard to 15 ft.
2) from the 200" maximum building width for a stacked flat to 270’
3) from the 2 story minimum building height to 1 story

Project Summary
The petitioner is requesting a rezoning to allow for a memaory care facility.

Location Map

Recommendation

Staff Recommendation: Based on the information available prior to the public hearing, the Staff
recommends to the Commission forward this petition to the Common Council with a favorable
recommendation. The Staff recommends the Commission approve the variances, as presented.
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Staff Report -PC#0098-22

Proposed Site Plan

%so_sﬁ \
g.g gu.!
aw [ v =t _

s v | us avomo s

SNOISIAZY

599 w/s/s
48 NIV o

2200164 ¥INMVH T

SC8568 N [ 8 ¢1]

ISY3 € JONVY ‘HLYON 8S dIHSNMOL ‘S NOLLD3S 40 M3LMVND LSYAHLNON 3HL 40 L¥vd
NVId HLIS AYVNINITHYd HONVIIVA ANV ONINOZHA

(M/4_,0°08) LIIYLS A€I0D

avod A¥OMOIH

(8/4 0708

co0 A o oozt

vozt 3 .ovsses s

i ||||||||
4 45 F010'LE 5
g onauns fois=3No a3sodous /7B
! \ 3 we
: R saa@a,i
- RS -]
00'GH ' “
w30

'VNVIONI ‘ALNNOO Hd3SOr °IS ‘dIHSNMOL 39V1¥0d ‘ON38 HLNOS 40 ALD

(M/49 ,0°08) FAINQ

T
s usoer

“ANOLS | OL LHOEH SNIQUNG WANININ ANOLS Z 3HL WOM3 Amn
100z 0L V1S GIRNIS ¥ ¥0J HIOM chqang WDV foz L Rodd (&
Li-5L 4

OVELIS ONITING QNVA-INON3 WNNININ ¥ OL QY0¥ ANOXOH SNOTV
OVBL3S ONIGTING GHVA-INONA Li~SZ WONININ 3¥IN03y Wodd (1
“1SIN0Y FONVIIVA

'ALMIOVS 3MYO ANOW3IN ¥ ¥04 MOTIV OL Z GOOHNOSHOIEN NVENNENS z-S
OL ¥3IN30 OOH¥OBHOEN-ON WON4 AL¥3dO¥d 3NOZ3¥ OL (1

11530034 ONNOZIY

“30NVNIGYO 3dVOSONY1 ON3E HINOS 40 ALO HUM A1dWOD OL 3uS “(6
"¥IM3IS ONV ¥31VM OMBNd OL G3L03NNOD 38 OL ONITTING ‘(8
“AMOLS-3NO S| ONIQTING Q3SOdO¥d “(

00°004 809'¥9L  WIOL

30VdS N3O
GAVA 313ONOD
NINVA LIVHASY
* SONIGING

<@ac

39W¥3A00 ONV1 (9

ONINOZ 0350d0¥d (S
ONINOZ ONUSIX3 “(¥
35N ONY1 0350d0¥d (€
* 35N ONVI ONUSIX3 (2
us 40 39vAHOV ‘(1
VIVO 3US GaVINgVL

“YNVIONI ‘AINNOO Hd3SOP IS 4O ¥30003Y 3HL 40
301440 ML NI SS9¥5Z0 ¥IBWNN ININNOOQ SV ZOOZ ‘LZ TNdY NO G30H003¥
“NOISINGENS ¥ONIW GNOD3S ANOXOIH NO Y¥vd NOGAYD 40 € Q33NN 101

iNOWLJI¥OS3Q TvOT1

/

Page 2 of 5

SOUTH BEND PLAN COMMISSION



Staff Report -PC#0098-22 5/16/2022

Land Uses and Zoning:
On site: A vacant lot zoned NC Neighborhood Center
North:  To the north, is a medical office complex zoned NC Neighborhood Center
East: To the east, across Hickory Rd., are offices in the City of Mishawaka
South: To the south, across Corby Blvd., are single family homes zoned S1 Suburban
Neighborhood 1
West:  To the west, are single family homes zoned S1 Suburban Neighborhood 1
District Intent:
The S2 District is established to provide for, maintain, and enhance suburban neighborhoods or
primarily apartment complexes or houses grouped together outside of the City's core.
Site Plan Description:
The proposed site plan shows a 37,000 sq. ft. residential care facility with associated parking and
all landscaping is provided per the current Zoning Ordinance.
Zoning and Land Use History and Trends:
Prior to the mid 1990s, a single family home occupied the property. During the mid 1990s the
home was torn down and the first of the small scale retail developed north of the property. During
the early 2000s, the surrounding area developed into the small scale retail and office
development as it stands today. The property has been a vacant lot since the mid 1990s.
Traffic and Transportation Considerations:
Hickory is a 4 lane road with a stoplight as it intersects with Corby Blvd. Corby is a 2 lane road
with no curb or sidewalk in this area.

Agency Comments

Agency Comments:
The petitioner will need to work with Engineering to address drainage and improvements along
the road way.

Criteria for Decision Making

Rezoning

Per State Law, the Plan Commission and Common Council shall pay reasonable regard to:
1. Comprehensive Plan:
Policy Plan:
The proposal is consistent with City Plan (2006) Policy H1.4 Encourage the development of a
vary of housing types and care choices for seniors and disabled persons.
Land Use Plan:
The Future Land Use Plan shows this area as commercial (office and retail.)
Plan Implementation/Other Plans:
There are no other plans for the area.
2. Current Conditions and Character:
The properties along Hickory Rd. are a mix of one-story office buildings and single family
residential. Most of the office buildings are designed with a residential character.
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3. Most Desirable Use:
The most desirable use for the properties is a low impact office, retail or institutional use that is
compatible with adjacent residential.
4. Conservation of Property Values:
Down zoning the property to S2 Suburban Neighborhood 2 for a low density institutional use
should help protect the use and value of the adjacent S1 Suburban Neighborhood 1 properties.
5. Responsible Development and Growth:
It is responsible development and growth to allow the vacant parcel to develop as a low impact
multifamily institutional use.

Variance(s)
The petitioner is seeking the following variance(s):
1) from the minimum 25 ft. parking setback in the front yard to 15 ft.
2) from the 200" maximum building width for a stacked flat to 270’
3) from the 2 story minimum building height to 1 story
State statutes and the Zoning Ordinance require that certain standards must be met before a
variance can be approved. The standards and their justifications are as follows:
(1) The approval will not be injurious to the public health, safety, morals and general
welfare of the community.
The approval of the variances should not be injurious to the public health, safety or general
welfare of the community. The proposed design is consistent with the character of the area.
(2) The use and value of the area adjacent to the property included in the variance will not
be affected in a substantially adverse manner.
The use and value of the adjacent properties should not be adversely impacted by the
development. The variances allow the building to be closer to Hickory and be designed in a
residential character compatible with the area.
(3) The strict application of the terms of this Chapter would result in practical difficulties
in the use of the property.
Strict application of the Ordinance would require the residential facility be located closer to the
single-family properties to the west. The Ordinance is designed for traditional suburban
multifamily development. It does not anticipate this type of development.
(4) The variance granted is the minimum necessary.
The parking is shown with a 15' parking setback, which is appropriate to the area and the
minimum necessary to properly lay out the site. The variance for the building length is minimal
and the one-story design is appropriate for the area.
(5) The variance granted does not correct a hardship caused by a former or current owner
of the property.
The proposed variances are primarily due to the fact that the use is more institutional in nature.
This type of use is allowed with the district proposed. Granting the variances will not correct a
hardship caused by the former or current owners.

Analysis & Recommendation

Commitments: There are no commitments proposed for this property.
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Analysis: Rezoning the property the S2 Suburban Neighborhood 2 will allow for the development of a
parcel that has been vacant for approx. 25 years. The S2 District is designed for suburban style
multifamily, which will serve as a buffer between the office and retail uses on the east side of
Hickory and the single-family residential to the west.

Recommendation: Based on the information available prior to the public hearing, the Staff

recommends to the Commission forward this petition to the Common Council with a favorable
recommendation. The Staff recommends the Commission approve the variances, as presented.
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