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PLAN COMMISSION STAFF REPORT 

APPLICATION NO: REZ-01-2022 

HEARING DATE: January 9, 2023 NEXT HEARING DATE: February 13, 2023 

NEWSPAPER NOTICE 

PUBLISHED ON: 

December 17, 

2022 

NOTICES MAILED ON: December 21, 

2022 

SUBJECT: Change of Zoning  

LOCATION: 112 S Market St 

PETITIONER(S): Charles Edwards 

SUMMARY: Rezoning of the real estate from Residential to Business zoning 

district. Request for an addition of an address to the property. 

WAIVERS REQUESTED: None  

RECOMMENDATION: Recommend approval of Rezone to the Council with conditions 

Recommend approval of the Address Addition to the real estate 

by the Plan Commission with a condition. 

PREPARED BY Oksana Polhuy, Planning Administrator 

EXHIBITS Exhibit 1. Application 

Exhibit 2. Thorntown Comprehensive Plan. Proposed Land Use. 

  



THORNTOWN PLAN COMMISSION Staff Report. REZ-01-2022 

 Page 2 of 7 

PROCEDURE 

The application was filed on December 5, 2022 for a public hearing at the January 9, 2023 

Plan Commission meeting.  

The Plan Commission hears the evidence presented by Staff, petitioner/owner, and any 

individuals in the audience wishing to speak for or against the proposed project or to just 

ask questions. The Plan Commission then holds a discussion among themselves and makes 

a recommendation to the Common Council to either allow the request, deny the request, 

and/or amend the applicants’ proposal. The Plan Commission has the authority to modify 

the proposal and/or attach conditions to the recommendation. 

The Council then hears the proposal, including the Plan Commission’s recommendation at 

the Council meeting(s). At the final Council meeting, the proposal as presented in an 

Ordinance format is either adopted, denied, or modified by the Council. Prior to the public 

hearing before the Commission, a published legal notice is advertised in the newspapers 

and public hearing notices are sent to the surrounding property owners per the adopted 

Rules of Procedure and have satisfactorily been completed. 

Standards for Amendments per Thorntown Zoning Ordinance §152.11.D: 

The wisdom of amending the text of this Ordinance or the Zoning Map is a matter committed 

to the sound legislative discretion of the Town Council and is not controlled by any one 

standard. In making their determination, however, the Town Council should, in determining 

whether to adopt or deny, or to adopt some modification of the Plan Commission’s 

recommendation, pay reasonable regard to the following: 

1. Whether the proposed amendment is consistent with the goals, objectives, and 

policies of the Comprehensive Plan, as adopted and amended from time to time by 

the Town Council; 

2. Whether the proposed amendment is compatible with current conditions and the 

overall character of existing development in the immediate vicinity of the subject 

property; 

3. Whether the proposed amendment is the most desirable use for which the land in 

the subject property is adapted; 

4. Whether the proposed amendment will have an adverse effect on the value of 

properties throughout the jurisdiction; and 

5. Whether the proposed amendment reflects responsible standards for development 

and growth. 
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USEFUL TERMS AND DEFINITIONS 

REZONING. An amendment to a zoning map and/or text of a Zoning Ordinance. 

ZONING DISTRICT. A specific district within the jurisdiction which has uniform regulations 

governing the use, height, area, size, and intensity of use of buildings and land, and open 

spaces. 

COMMITMENT. A covenant concerning the use or development of a parcel of real property 

made in writing by the owner of that parcel, either voluntarily or by an order or request of the 

Plan Commission, the Board of Zoning Appeals, or the Town Council, pursuant to IC 36-7-4-

1015.  

COMPREHENSIVE PLAN. The complete plan, or any of its parts, for the development of the 

planning jurisdiction of the Town of Thorntown prepared by the Advisory Plan Commission of 

the town and adopted in accordance with I.C. 36-7-4-500. 

ABOUT PROJECT 

Location 

The subject site is comprised of two parcels addressed 112 S Market Street (see Figure 1). 

The property is zoned “Residential”. It is surrounded by properties zoned “Residential” and 

some properties nearby to the north and northeast are zoned “Business”.  

 

Zoning and Use Aerial Map 

Figure 1. Location and Zoning Map 
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Proposal 

The petitioner is requesting to rezone the property to a Business zoning district.  The 

applicant would like to use this property for a car sales business. In order to obtain the state 

license for conducting a car sales business, this property needs to meet a state requirement 

of being located in a Business zoning district. The Planning Administrator must sign off on 

the state license application form confirming that the zoning of the property allows a car 

dealership use to be present at the property. The current zoning of the property is 

“Residential” and does not allow a car dealership use. Due to this, the applicant is 

requesting rezoning of the property from a Residential zoning district to a Business zoning 

district. 

ANALYSIS 

Compatibility with Surrounding Area 

 USE ZONING ANALYSIS 

NORTH Institutional, Residential Residential Proposed office business 

use is compatible with the 

surrounding uses. 
EAST Residential, Business Residential 

SOUTH Residential Residential 

WEST Institutional Residential 

The subject property has been used for a law office use for a while. The applicant says that 

he will continue using a portion of the property for a car sales office use only. He buys and 

sells cars without having to store the cars at the lot (see his explanation in Exhibit 1. 

Application).  

Consistency with Thorntown’s 

Comprehensive Plan 

Consistency with the Future Land Uses. The 

Thorntown Comprehensive Plan's Future 

Land Use Map (see Exhibit 2 and Figure 2) 

designates the property for institutional use. 

However, there is no “Institutional” zoning 

district in Thorntown at the moment. The 

only non-residential zoning district is 

“Business”. So, the proposed use and 

zoning district is consistent with the 

Comprehensive Plan’s Proposed Land Use.  
Figure 2. Thorntown Comprehensive Plan. Proposed Uses. 
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Consistency with the Community Vision. The community vision states that Thorntown would 

like to be a sustainable town that can provide not only residential and recreational 

opportunities, but also attract various businesses while maintaining and preserving the 

aesthetics of the historical core of the town. Permitting this rezone would allow the applicant 

to keep his business location in town, which meets the community vision goal of being 

economically sustainable. 

Consistency with land use goals, objectives and policies. Permitting commercial uses has to 

be done in a way that protects more sensitive areas from the possible negative 

consequences of using the property for commercial uses. There are residential properties to 

the south and east of the subject site. While the applicant only plans to use the existing 

building on the property for his office and doesn’t propose or expect to store cars at the lot, 

staff still would like to propose two conditions to safeguard the surrounding residential uses 

from the possible consequences of permitting a car dealership lot use at this location. If car 

storage becomes necessary at this property, then 1) car storage shall happen within the 

property boundaries and not in the right-of-way, and 2) the storage area shall be improved at 

a minimum with gravel or ideally paving to avoid bringing dirt into the streets and protecting 

the soil of the site from contamination. Staff has seen an issue appear with some car lots in 

the past: some car lots (dealership or repair places) were overcrowded with too many cars 

and spillage of such storage occurred onto the streets. Requiring storage of the cars within 

the lot helps to maintain the same amount of parking spots available for the public to use 

when they need to access downtown amenities and businesses. Thus, these conditions 

ensure the overall welfare of Thorntown residents.   

Aesthetic consideration. A portion of the Comprehensive Plan is devoted to improving the 

visual look of the Main Street and to the ideas of preserving the historical character of the 

downtown properties including the subject site. It is located in the proposed “Commercial 

Historic” overlay district. The applicant is not planning on making any changes to the 

property, so its current look will be preserved.  

New Address 

Existing addresses on the west side of Market Street within the block: 108 S Market St., 112 

S Market St. Existing addresses on the east side of Market Street across from the block: 

109 S Market St., 111 S Market St.  

Proposed address: 110 S Market Street. A search for this address within Boone County 

hasn’t returned any results, so it would be a new unique address that fits the fabric of the 

rest of the addresses in the area. 
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CORRESPONDENCE 

As of this writing, staff has not received written or verbal statements regarding this project 

from residents. 

RECOMMENDATIONS (Change of Zoning Request)  

Staff recommends approval of application REZ-01-2022 because: 

1. The proposed business use meets the community vision goal of retaining economic 

activity within Thorntown and using existing properties (infill) for it; 

2. The proposed business use is compatible with the proposed institutional use for the 

subject site in the Future Land Use Map of the Comprehensive Plan; 

3. The proposed business use meets the land use objective in that it will retain its 

residential and historic look and serve as a buffer between the existing residential 

and commercial uses; and 

4. The proposed business use is compatible with the surrounding uses as proposed by 

the applicant and with the conditions proposed by staff to ensure future compatibility 

of the uses, preservation of property values, and responsible development. 

With the following conditions: 

a. Car storage shall happen within the property boundaries and not in the right-

of-way, and  

b. The car storage area shall be improved at a minimum with gravel or ideally 

paving to avoid bringing dirt into the streets and protecting the soil of the site 

from contamination. 

MOTION OPTIONS (Change of Zoning Request)  

1. Motion to forward a favorable recommendation to the Council for adoption of the 

Change of Zoning from Residential Zoning District to Business Zoning District for the 

subject real estate located at 112 S Market Street as per submitted application REZ-

01-2022, and with the following conditions of approval: 

a. Car storage shall happen within the property boundaries and not in the right-

of-way, and  

b. The car storage area shall be improved at a minimum with gravel or ideally 

paving to avoid bringing dirt into the streets and protecting the soil of the site 

from contamination. 
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2. Motion to forward an unfavorable recommendation to the Council for adoption of the 

Change of Zoning from Residential Zoning District to Business Zoning District for the 

subject real estate as per submitted application REZ-01-2022. (List reasons) 

3. Motion to continue the review of the application REZ-01-2022 until the next regular 

meeting on February 13, 2023.  

RECOMMENDATIONS (Addition of a New Address Request) 

Staff recommends approval of addition of a new address to the subject project upon 

approval of the Change of Zoning by the Town of Thorntown Council. 

MOTION OPTIONS (Addition of a New Address Request) 

1. Motion to approve the request for an addition of the address “110 S Market Street” 

to the subject property as per submitted application REZ-01-2022, and with the 

following conditions of approval: 

a. Address change shall happen upon approval of the Change of Zoning request 

by the Town of Thorntown Council. 

2. Motion to deny the request for an addition of the address “110 S Market Street” to 

the subject property as per submitted application REZ-01-2022. (List reasons) 

3. Motion to continue the review of the address change until the next regular meeting 

on February 13, 2023.  

Next Plan Commission meeting date(s): February 13, 2023. 



EXHIBIT 1. APPLICATION

REZ-01-2022

December 05, 2022

$525
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Map of Proposed Land Use : Thorntown
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