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TOWN COUNCIL STAFF REPORT 

APPLICATION NO: REZ-01-2023 

HEARING DATE: December 11, 2023 COUNCIL REVIEW 
DATE: 

December 18, 2023 

NEWSPAPER NOTICE 
PUBLISHED ON: 

November 18, 2023 NOTICES MAILED ON: November 15, 2023 

SUBJECT: Change of Zoning  

LOCATION: 1213, 1215, & 1217 W Main Street 

PETITIONER(S): John Strong, Stalcop Metal Forming 

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

WAIVERS REQUESTED: None  

RECOMMENDATION: Approve  

PREPARED BY Oksana Polhuy, Planning Administrator 

EXHIBITS Exhibit 1. Application 
Exhibit 2. Thorntown Comprehensive Plan. Proposed Land Use. 
Exhibit 3. Concept Site Plan 
Exhibit 4. PC Certificate 
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PROCEDURE 
The partial application was filed on October 5, 2023 and the full applications submitted on 
November 8, 2023 (Exhibit 1). A public hearing of the application was heard at the 
December 11, 2023 Plan Commission meeting.  

The Plan Commission heard 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 held a discussion among themselves and sent a 
favorable recommendation to the Council (Exhibit 4).  

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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ABOUT PROJECT 
Location 

The subject site is comprised of five parcels addressed 1213, 1215, & 1217 W Main Street 
(see Figure 1). The property is zoned “Residential”. It is surrounded by properties zoned 
“Residential”.  

 

Proposal 

The petitioner is requesting to rezone the property to a Business zoning district. This 
property has been used for commercial/industrial business, Stalcop, for many years. Per 
property card, the original two buildings were constructed in 1970s. However, it is zoned 
Residential. The existing industrial use is legal non-conforming. 

Stalcop would like to add to an existing building on site (see site plan in Exhibit 3). Per 
Thorntown Code of Ordinance §152.08.C.2, a legal non-conforming use “may not be 
enlarged or increased nor extended to occupy a greater area of land than was occupied at 
the effective date of adoption or amendment of this Ordinance”. In order for the business to 
build an addition, the zoning needs to be changed into the correct district, which would be 
“Business”. Due to this, the applicant is requesting rezoning of the property from the 
Residential to the Business zoning district. 

ANALYSIS 
Compatibility with Surrounding Area 

 USE ZONING ANALYSIS 
NORTH Commercial, Residential Residential 
EAST Residential, Vacant Residential 

Current Zoning Aerial View 

Figure 1. Location and Zoning Map 
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SOUTH Residential, Institutional, 
Vacant 

Residential Proposed light industrial use 
is compatible with the 
surrounding uses. WEST Commercial, Residential, 

Institutional, Vacant 
Residential 

A variety of uses surround the subject site: anything from vacant to commercial (see table 
above and Figure 2 below). The proposed addition is to the south of the building on the 
eastern parcel addressed 1215 W Main Street (see Exhibit 3). This addition would be close 
to the parcels that are currently vacant to the east or commercial to the west. 

Consistency with Thorntown’s Comprehensive Plan 

Consistency with the Future Land Uses. The subject property has been used for a light 
industrial use since 1970s. The Comprehensive Plan includes this light industrial use on the 
map and calls it out as such on the recommended future land use map (Exhibit 2 and Figure 
2 below), confirming that the vision for this property is to remain light industrial in nature. 
So, the proposed use and zoning district is consistent with the Comprehensive Plan’s 
Proposed Land Use.  

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. Permitting this rezone would allow the applicant to keep his business location 
in town, which meets the community vision goal of being economically sustainable. 

 

 

Zoning and Use 

 

Proposed Future Land Use Map 

 

Figure 2. Current surrounding uses and the CP Future Land Use Map 
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CORRESPONDENCE 
As of this writing, staff has not received written or verbal statements regarding this project 
from residents. 

PUBLIC HEARING COMMENT 
The concerns came from the residents of Salem’s Landing residential subdivision that are 
located to the south of the subject site and abut a vacant parcel (State ID: 06-13-34-000-
001.001-015). An easement for accessing town’s water tower supposedly exists on that 
parcel between the residents and the Stalcop. 

Their main concern is that if the rezone happens and allows for more construction, the 
industrial use and traffic and noise associated with it will intensify and become more 
frequent. The residents discussed a possibility of Stalcop installing some sort of a landscape 
buffer between them and Stalcop along that vacant parcel. 

Plan Commissioners discussed the idea of a buffer as well. However, because it isn’t clear 
where town’s water tower access easement is and what can and cannot encroach in it 
(including landscaping), it wasn’t clear how much of a buffer one may request without 
interfering with this easement. Also, since the business existed at this property since late 
1960s and early 1970s before the residential subdivision was built, it should have been 
clear to the people who purchase property by the business that expansion may happen. Due 
to that, the Plan Commissioners haven’t created any additional commitments or requests for 
the buffer and sent a favorable recommendation for a rezone. 

RECOMMENDATIONS (Change of Zoning Request)  
Staff recommends approval of application REZ-01-2023 because: 

1. The proposed business zoning district meets the community vision goal of retaining 
economic activity within Thorntown and using existing properties (infill) for it; 

2. The proposed business zoning district is compatible with the proposed light industrial 
use for the subject site in the Future Land Use Map of the Comprehensive Plan; 

3. The proposed business zoning district is the most desirable at this location with the 
proposed continuance of the light industrial use for the subject site; 

4. The proposed business zoning district will retain its current use on the existing 
parcels where people would expect to see it without creating negative impact on the 
property values throughout the jurisdiction; and 

5. The proposed business use is compatible with the surrounding uses as proposed by 
the applicant, and is responsible growth by not adding to the growth and staying 
within the current site. 
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MOTION OPTIONS (Change of Zoning Request)  
1. Motion to approve the Change of Zoning petition from Residential to Business Zoning 

District for the subject real estate located at 1213, 1215, & 1217 Main Street as per 
submitted application REZ-01-2023. 

2. Motion to deny the Change of Zoning petition from Residential to Business Zoning 
District for the subject real estate located at 1213, 1215, & 1217 Main Street as per 
submitted application REZ-01-2023. (List reasons) 

3. Motion to continue the review of the application REZ-01-2023 until the next regular 
meeting on January 8, 2024.  



EXHIBIT 1









































Thorntown Comprehensive  Plan (Final):  July 12, 2010 61Exhibit 15

Map of Proposed Land Use : Thorntown
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