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BARTHOLOMEW COUNTY 
BOARD OF ZONING APPEALS 

 (Updated - March 25, 2014 Meeting) 
 

STAFF REPORT 
 

Docket No. / Project Title: B/CU-14-01 (White Creek Acres) 

Staff: Melissa Begley 
 

Applicant: Bruce & Juli Bartells 

Property Size: 42.33 Acres  

Zoning: AG (Agriculture: General)  

Location: 6130 W. 930 S., in Jackson Township 
 
Those items underlined represent new information added to this updated staff report.  This information is 
based on the applicant’s revised application and items submitted to staff after the February 25, 2014 meeting. 
 
Background Summary:   
The applicant has indicated that the proposed conditional use will allow a home based business (a wedding 
reception venue) in the AG (Agriculture: General) zoning district. 
 
Preliminary Staff Recommendation: 
Denial, criteria 1, 3 and 4 have not been met. 
 
Zoning District Intent:   
The intent of the AG (Agriculture: General Rural) zoning district is as follows: The AG zoning district is 
intended to provide areas for a mixture of agricultural and residential land uses.  This mixture is intended to 
support the long-term viability of agricultural operations, while also allowing increased non-agricultural 
development in areas adjacent to developed infrastructure.  This district should be used to provide unique, 
rural housing options and the future ability to extend urban infrastructure. 
 

Current Property Information: 

Land Use: Large lot single family residential 

Site Features: 2 single family residences, barn, detached garage, cultivated field, pond 

Flood Hazards: There is an area of 100-year floodway fringe located on the north side of 
the property.   

Vehicle Access: 930 South (Collector) 
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Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AG (Agriculture: General) Woods, farm fields 

South: AG (Agriculture: General) Farm fields 

East: AG (Agriculture: General) Single family residential, farm fields 

West: AG (Agriculture: General) Large lot single family residential 

 

Interdepartmental Review: 

County Highway: 
Yes there are sight visibility issues.  Assuming that all exiting traffic is using the 
west fork in the drive, which is how they have it signed, because the east fork is 
terrible. 
  
The west drive has issues as well.  Stopping where an exiting driver can make a 
left turn, the drive is situated just east of the crest of the hill creating a blind area 
where approaching vehicles disappear briefly.  An oncoming vehicle is visible for 
approximately 100 feet then disappears for 310’ then reappears again 160’ before 
reaching the drive.  This probably isn’t a problem for people familiar with it, since 
they know to wait a second to make sure no one is in the blind area, but for this 
type of business, where most of the traffic will be guests and not familiar with the 
situation, it could create problems. 
  
If the exiting vehicle moves all the way to the west side of the drive, the visibility 
improves tremendously, but the angle to the road makes it impossible to turn left 
for most vehicles.  If the drive could be realigned, so that drivers could exit at the 
west edge of the drive, but be square with the road it would be ok.  I realize that 
there may be property line and terrain issues with this solution. 
  
As far as the volume of traffic, I don’t see this business creating enough traffic to 
create any traffic issues

Code Enforcement: Gene will need to be contacted to do an inspection of the barn. There will be 
building and fire code issues that need to be addressed. Some of the issues 
Gene will look at include construction type and size of the building, occupant load 
which he can determine, required number and location of exits, lighted exit signs 
and emergency lighting, fire extinguishers and etc. All issues will need to be 
resolved before approval can be given from Gene for this use. 

Update: Gene Weaver has performed a site inspection of the barn and made 
several recommendations to meet fire code. 
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Health Department: 
The health department has on file the records of on-site sewage system installed 
for the house located at 6130 W 930 S. However, this department does not have 
record of the on-site sewage system for the structure labeled “Bride’s Cottage”.  
Since this would be for commercial use, the Indiana State Department of Health 
would be responsible for sizing and siting the on-site sewage system. This 
department does not regulate port-o-lets, including how many would be needed, 
how many would be needed for each sex, and handicap accessibility. There are 
no local health regulations against the use of port-o-lets in this situation. 
  
Upon review of the documents, this department’s biggest concern is the on-site 
sewage system serving the “Bride’s Cottage” for which we have no records. The 
on-site sewage system installed for the house is not large enough to 
accommodate 225 people.

 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. The applicants have indicated that they would like to operate a wedding reception event venue on the 
property.  The property would be available from May 15 to October 31 and the hours of operation 
would be 7 am to 12 am.  The maximum number of guests is 225. 

2. The Zoning Ordinance requires 1 parking space for every 3 persons by seating capacity in the largest 
assembly area.  With 225 guests, this would require 75 on-site parking spaces.   

3. Guests would be able to rent a 4,600 square foot barn, the upper barn, near the front of the property.  
They would also be able to rent a 1,200 square foot single family dwelling, also known as the bride’s 
cottage.  The other single family dwelling is the owner’s private residence and would not be available 
for rent. 

4. The closest residential property is located west of the subject property and the house sits 
approximately 230 feet from the barn on the applicant’s property.  This same neighbor also shares 
part of the drive with the applicant.  The drive entrance is approximately 65 feet from the house of the 
adjoining property owner.  The applicants have stated that they would install a privacy fence on their 
property along the length of the adjoining property owner’s house to mitigate headlights from cars 
exiting the property.  They would additionally add sound proofing materials to the west side of the 
barn to mitigate noise.  The applicants have noted that music played in the barn will be on the east 
end of the barn.   

5. The property is accessed from 930 South, where there is a forked entrance, partly shared with an 
adjoining property owner.  Guests would enter the site using the east fork and guests would exit the 
site, according to the signage, on the west fork.  The County Highway Department has indicated that 
there are sight visibility issues with both drives, the east fork being worse.  The applicants have stated 
that they will provide a “flag man” at the exit for every event.  The “flag man” would have unobstructed 
views and would be able to signal cars to exit the site safely.   

6. The guests would have access to the “bride’s cottage” for restroom use.  Two port-o-lets and a wash 
station would also be on site for the guests.  The “bride’s cottage” and private residence share a 
residential septic system.   

7. The applicant has used the definition of an agri-tourism business to describe their operation.  An Agri-
tourism industry is defined as: An accessory use to a farm that provides entertainment, education, 
and/or recreation for the public. An agri-tourism facility shall involve primarily those events and 
activities that directly relate to the on-site agricultural operations. Examples of agri-tourism facilities 
include a crop maze, farm tours, a petting zoo of farm animals, hay rides, harvest festivals, ranch 
vacation facility, etc. In no instance shall an agri-tourism facility be interpreted as including camping, 
ATV or dirt bike facilities, archery or gun clubs, or any other facilities that make commercial use of 
rural property that is unrelated to the on-site agricultural production.  In the AG (Agriculture; General) 
zoning district, an agri-tourism facility is permitted through the Conditional Use process.  Based on 
the information provided by the applicant, a wedding reception event venue would not be directly 
related to the agricultural operations of the site, therefore is not an agri-tourism business.  
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8. The applicant has stated that the White Creek Acres wedding reception venue is similar to nearby 
churches and clubs.  Businesses such as churches and private clubs, are places of assembly and 
would be permitted (without any special permissions) to hold wedding events.  The events are related 
to the primary business and would be considered an accessory use to the property.  Churches and 
private clubs are permitted through the conditional use process in the AG (Agriculture: General) 
zoning districts.  Through this process these locations were vetted as to impacts on surrounding 
property owners, traffic safety, etc. 

9. Section 6.6(Part 2)(B) of the Zoning Ordinance lists 9 requirements for a home-based business. If 
one or more of those requirements is not met, conditional use approval is required to operate the 
business. Five of the requirements for a home-based business have been met.  The petitioners will 
not meet the 4 following requirements:  

a) Effects of Operations:  There shall be no equipment or process used in the home-based 
business that creates noise, vibration, glare, smoke, fumes, odors, or electrical interference 
that is detectable, without the aid of instruments, at the property line.  The barn will be used 
for wedding receptions that will have music that could create noise beyond the property line.   

b) Employees:  The home based business may not involve the onsite employment of any 
persons, or regular (on a weekly basis) on-site gathering of any employees, other than those 
residing at the location of the home occupation.  The petitioners will have a parking attendant 
and uniformed security guard.  In addition, although not employed by the applicant, 
employees for caterers, flowers, music, photographers, party supplies, etc., will be on-site for 
many of the events.   

c) Parking & Business Vehicles:  The home based business shall not involve regular (on a 
weekly basis) on-site customers, employees, meetings, or other events that necessitate the 
installation of any off-street parking spaces in addition to those required by this Ordinance for 
the dwelling unit.  The petitioners are required to provide 75 parking spaces on-site, which 
will require the petitioners to install a gravel parking area to accommodate the required 
parking 

d) Business Area:  The home-based business shall be located within the dwelling and/or an 
accessory building, but shall not exceed a total area equal to 500 square feet or 20% of the 
total floor area of the dwelling, whichever is less.  The petitioners will be utilizing both the 
barn and the “bride’s cottage” for their home based business.  These accessory structures 
exceed 500 square feet. 

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as General Rural District.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:   

1. Goal 3:  Maintain rural neighborhoods, establish appropriate new neighborhoods, and revitalize 
existing rural towns and villages. 

2. Goal 4:  Create stable residential neighborhoods that are safe, healthy, socially satisfying and retain 
their economic value.   

3. Policy 5-A:  Establish criteria for location of recreational, public and institutional uses such as 
churches, schools, cemeteries, community centers, fire stations, campgrounds, and private 
recreational facilities in Bartholomew County.  These criteria should take into account the potential 
impact of each use on traffic patterns, utilities, infrastructure, and the enjoyment of surrounding 
properties.   

4. Policy 18-O: Encourage rural-related businesses of a scale appropriate to their surroundings, such 
as agriculture products and services stores, seasonal produce markets, hobby and craft stores, 
wineries, greenhouses, small engine repair.  Where these types of businesses are of a suitable scale 
and in appropriate rural locations, encourage them as home-based businesses.   

 
Provisional Findings of Fact/Decision Criteria 
Section 12.4(D) of the Zoning Ordinance permits the Board of Zoning Appeals to allow conditional uses that 
meet the criteria listed below.  The Board may impose reasonable conditions as part of an approval. 
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1. The proposal will not be injurious to the public health, safety, and general welfare of the 
community. 
  

 Provisional Findings:  The subject property has access onto 930 South which is classified as a 
collector and can accommodate the increased traffic from the proposed use.  The location of the 
forked entrance drive does have visibility issues.  The east fork is located just past the crest of a 
hill and drivers cannot see oncoming traffic from the west.  The west fork has visibility issues as 
well, although slightly less than the east fork.  In addition, the west fork creates an awkward 
angle for drivers turning left onto 930 South, creating a public safety issue.  The use of a “flag 
man” could help mitigate these issues but would not be enforceable. With the venue being 
available between 7 a.m. and 12 a.m. it is unlikely that the “flag man” would be present on site to 
direct traffic during that entire time, particularly during set-up for events. The effectiveness of a 
“flag man” would also likely decline after dark,  This criterion has not been met. 
 

2. The development of the property will be consistent with the intent of the development 
standards established by the Zoning Ordinance for similar uses. 
 

 Provisional Findings:  The property is zoned AG (Agriculture: General) and the applicant will be 
utilizing the existing buildings on the property.  The existing drive on the property is paved and 
an additional gravel parking area will be created to meet the parking lot requirement.  Gravel 
parking is permitted in agricultural zoning districts.  This criterion has been met. 
 

3. Granting the conditional use will not be contrary to the general purposes served by the 
Zoning Ordinance, and will not permanently injure other property or uses in the same 
zoning district and vicinity. 
 

 Provisional Findings:  This area is rural in nature with farm fields and scattered residential 
dwellings.  The barn to be utilized for events is located less than 250 feet from the adjoinoing 
property owner.  Music and other noise would create nuisance noise for the adjoining property 
owner.  The adjoining property owner’s house is approximately 65 feet from the drive that is 
shared with the applicant.  There will be increased noise as cars enter and exit the site and car 
headlights will be shining onto the adjoining property at night.  The applicants have proposed 
fencing along the residence of the adjoining property and sound proofing to the barn to help 
mitigate noise and car lights from events being held onsite, however the overall impact of the 
increased traffic, people onsite, utilization and location of the barn, particularly when maximized 
with 225 guests, will negatively impact the adjoining property.  This criterion has not been met. 
 

4. The proposed use will be consistent with the character of the zoning district in which it is 
located and the recommendations of the Comprehensive Plan. 
 

 Provisional Findings:  This property is 42 acres is size and is zoned AG (Agriculture: General) 
which allows for single family residential and agriculture types of uses.  The property will 
continue to be utilized as a single family residence and the remaining property will still continue 
to be agriculture.  The wedding reception venue will not change the character of the property, 
however Policy 18-O of the Comprehensive Plan encourages rural-related businesses of a scale 
appropriate to their surroundings and where these types of businesses are of a suitable scale 
and in appropriate rural locations, encourage them as home-based businesses.  Due to the 
close proximity of the barn to the adjoining property owner’s house and the shared drive, this is 
not an appropriate location.  This criterion has not been met. 
 

 
Board of Zoning Appeals Options: 
In reviewing a request for conditional use the Board may (1) approve the petition as proposed, (2) approve 
the petition with conditions, (3) continue the petition to a future meeting of the Board, or (4) deny the petition 
(with or without prejudice).  Failure to achieve a quorum or lack of a positive vote on a motion results in an 
automatic continuance to the next regularly scheduled meeting.   






















































































































































