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BARTHOLOMEW COUNTY 
BOARD OF ZONING APPEALS  

(July 24, 2023 Meeting) 

STAFF REPORT 

Docket No. / Project Title: BCU-2023-005 (450 North Brewing & Spirits) 

Staff: Andres Nieto 

Applicant: 450 North Spirits 

Property Size: +/- 19.31 acres 

Zoning: AP (Agriculture: Preferred) 

Location: 8111 East 450 North, in Flatrock Township 

Background Summary:  
The applicant has indicated that the proposed conditional use will allow the expansion of an agri-business 
facility to build a 40-foot by 80-foot accessory structure (barrel storage building). This barrel storage building 
will be located on the eastern side of the property, apart from the dining/beverage area, and will not be open 
to customers but for employees only. 

Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:  Is the scale of this 
expansion of an agri-business appropriate in the context of the AP (Agriculture: Preferred) zoning district?  

Preliminary Staff Recommendation: 
Approval, all criteria are met subject to (1) the condition that the applicant demonstrate compliance with all 
applicable drainage-related requirements prior to the issuance of a zoning compliance certificate for the 
project and the start of any construction and (2) the commitment that any lighting, signage, dumpster 
screening, and other new site features installed in association with the new building meet the applicable 
requirements for commercial zoning districts. 

Zoning District Intent:  
The intent of the AP (Agriculture: Preferred) zoning district is as follows: To provide an area suitable for 
agriculture and agriculture-related uses, while limiting non-agricultural development in areas with minimal, 
incompatible infrastructure. 

Current Property Information: 

Land Use: Simmons Winery, 450 North Brewing Company,  450 North Restaurant, 
Annual Corn Maze and Beerfest 

Site Features: 
Three buildings, a restaurant and brewery building, a former banquet 
facility (now storage), an open shelter, garden area, paved and un-paved 
parking, Martin Holder legal drain  
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Flood Hazards: N/A 

Vehicle Access: 450 North (Collector) 

425 East (Local) 

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AP (Agriculture: Preferred) Agriculture 

South: AP (Agriculture: Preferred) Single-family residential 

East: AP (Agriculture: Preferred) Agriculture 

West: AP (Agriculture: Preferred) Agriculture, Single-family residential 

 

Interdepartmental Review: 

County Engineer: I have no issues with the request.  But they are already complaining about the 
drainage and the additional hard surface of the new building will only make it 
worst.  It won’t be much worst, since this new building is insignificant compared to 
the total large drainage area. 

Code Enforcement: Code Enforcement does not have any issues with this proposal. State and local 
approvals are required as well as a building permit and inspections. 

County Fire 
Inspector.: 

No issues with this request. 

Bartholomew County 
Health Dept.: 

We have not received any applications for the proposed barn on the property. 

 
History of this Location: 
The Board of Zoning Appeals granted the applicants conditional use approval to operate a farm market and 
winery on the site in 1999 (B/CU-99-03). There have been expansions approved in 2003, 2005, 2007, 2011, 
2013, 2014, 2018, and 2019 (B/CU-03-01, B/CU-03-08, B/CU-05-05, B/CU-07-02, B/CU-11-02, B/CU-13-03, 
B/CU-14-12, B/CU-18-01, B/CU-19-06, B/CU-19-11, B/CU-2020-006, B/CU-2021-006, B/CU-2022-010). The 
expansions are explained below:  

1. B/CU-03-01: Expansion of existing agri-business use to allow expansion of a banquet hall and wine 
cellar. 

2. B/CU-03-08: A request to amend a previously approved conditional use permit to allow the reduction 
of the number of required parking spaces.  

3. B/CU-05-05: Expansion of existing agri-business use to allow a banquet hall and increase existing 
freezer storage space. 

4. B/CU-07-02: Expansion of existing agri-business use to allow a 56-foot by 64-foot accessory structure 
to provide storage to the existing winery and banquet hall.   
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5. B/CU-11-02: A request for the addition of a brewery. 
6. B/CU-13-03: A request for an 884 square foot storage addition and a multi-use freestanding sign. 
7. B/CU-14-12: A request for the addition of a new warehouse to the winery. 
8. B/CU-18-01: A request for an 8,192 square foot restaurant, tasting room, and brewery facility as well 

as approval for a corn maze and beer festival.  The approval included the following conditions: 
a. The existing grape vines shall be preserved between the proposed building and 425 East. 
b. The dumpster on site shall be enclosed as required by Zoning Ordinance Section 6.1(C)(2). 
c. The lighting on the existing pole located along 450 North on the north side of the property 

shall be replaced with 90 degree cut off fixtures.  All lighting on the new building shall be 90-
degree cut-off fixtures.  

9. B/CU-19-06 & B/DS-19-07: A request to allow a new wall sign and a development standards variance 
to allow for the wall sign to be 250 square feet. The conditional use was approved and the variance 
request was withdrawn at the meeting.  

10. B/CU-19-11: A request to remove a condition from the 2018 conditional use approval to retain grape 
vines along the west side of the new restaurant.  The request was approved and the following new 
condition was added: The existing landscaping along the west side of the property along the length of 
the new restaurant building shall be retained. Additionally, landscaping consistent with a Type B 
landscape buffer shall be installed along the west side of the property north of the existing 
landscaping to screen the parking lot. 

11. B/CU-2020-006: A request to allow the construction of a new 144 foot by 64 foot (9,200 square foot) 
brewing storage building addition on the site, directly to the south of the restaurant and a new drive 
entrance off of 425 East.   

12. B/CU-2021-006: A request to allow a kennel (dog grooming) in a portion of the former restaurant 
space of Simmons Winery/450 North, approximately 1,535 square feet. 

13. B/CU-2022-010: A request to allow the expansion of an agri-business facility for a new distillery and a 
5,460 square foot building addition. 

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

1. The applicant is proposing to build a +/- 3,200 square foot (40 ft. by 80 ft.) warehouse for barrel 
storage. This building will not include any space for tours or other eating/drinking uses for customers 
– it will exclusively be used for storage and will have employee access only. 

2. This building addition will be on the eastern side of the subject property. This side of the property has 
an existing, separate access drive to 450 North with a large gravel parking lot. The building addition is 
proposed to be built adjacent to and south of this parking lot. 

3. Access onto the site will not change.  The property gains access from 450 North, which is identified 
as a collector road.  Collector roads are designed to carry a relatively high volume of traffic.  The 
County Highway Department has indicated they do not have any traffic-related objections with the 
proposal.   

4. The applicant has stated that the dog kennel/grooming portion of the business (approved in 2021) 
has been placed on hold, as well as the tasting room expansion project approved as a conditional use 
in 2022 (BCU-2022-010). The only project moving forward at this time is this storage building. 
Although the applicant has “placed these projects on hold”, it is important to note that these approvals 
run with the property and should be considered as part of the development of this property. 

5. There are approximately 33,632 square feet of buildings on the subject property currently. If 
approved, the subject property will have development potential (based on previously approved 
expansions) to increase this existing built condition by at least 8,660 square feet – over a 25% 
increase from its current condition. 

6. Although the applicant has previously indicated that corn grown on the property will be used for the 
distillery, the growth of the “corn maze/beer festival” on-site has made it unclear how much of the 
agriculture field is still being used for distilling/brewing and how much is being cut for the festival. 

7. No new/additional signage is included in this request. 
8. There will be a total of 51 parking spaces in front of the main restaurant/bar, approximately 21 parking 

spaces on the backside of the restaurant/bar, approximately 9 parking spaces on the east side of the 
proposed distillery and adjacent to the former banquet facility, for a total of 81 paved parking spaces 
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on site.  This does not include the gravel area adjacent to the proposed structure, which can 
accommodate approximately 60 parking spaces. 

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

1. Policy 1-K: Protect neighboring farmland from increased water runoff (both surface and subsurface), 
night lighting, sun-blocking interference, trespassing or anything else which might interfere with 
existing or potential farm operations. 

2. Policy I-Q: Promote development of businesses such as value-added agricultural industries that 
enhance agriculture and agribusiness while protecting the character and environmental quality of the 
county. 

3. Policy 3-HG: Require appropriate buffer areas between different land uses. 
4. Goal 4: Create stable residential neighborhoods that are safe, healthy, socially satisfying and retain 

their economic value. 
5. Policy 4-F: Encourage neighborhood business areas that are compatible with their surroundings, 

properly buffered and appropriately located. 
6. Policy 4-K: Require appropriate landscaping, particularly trees, on lots and in public areas. 
7. Goal 6: Ensure wise and efficient use of limited and non-renewable resources including but not 

limited to capital and land. 
8. Policy 6-N: Ensure that new development does not lower the level of service nor place an excessive 

burden on current residents. 
9. Goal 13: Preserve and enhance the beauty of Bartholomew County. 
10. Policy 13-B: Require new businesses and industries to add landscaping around their building and 

parking lots to enhance their appearance, and encourage existing businesses and industries to do so. 
11. Goal 16: Ensure that new development has adequate utility services. 
12. Goal 17: Ensure the safe, efficient movement of traffic. 
13. Goal 18: Promote economic growth in the county by encouraging the location and expansion of 

businesses and industries that are compatible with their surroundings and provided with adequate 
services. 

14. 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. 

15. GOAL 19: Maintain and enhance the attractiveness of Bartholomew County by preventing sign 
clutter, oversized and garnish signs while recognizing the need for local businesses to advertise their 
goods and services. 

. 
 
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. 
 
1. The proposal will not be injurious to the public health, safety, and general welfare of the 

community. 
  
Provisional Findings:  The proposed expansion will not impede sight visibility along 450 North and will 
meet all required building standards. If the applicant complies with the applicable storm water 
requirements, this criterion has 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. 
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Provisional Findings:  The building expansion will meet all required building setback and related 
standards of the AP (Agriculture: Preferred) zoning district.  The applicant has not provided information 
regarding any new lighting or other features of the project. If any lighting, dumpster screening and other 
similar new features of the project comply with the standards applicable to commercial 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: The proposed building addition will not limit the ability of nearby property owners to 
continue using their properties as they currently do. Further, 450 North is a collector capable and 
intended to accommodate comparatively higher volumes of traffic. This criterion has 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:  The use is compatible with the agricultural character of the zoning district in which it 
is located. The expanding use meets comprehensive plan goals for encouraging value-added agricultural 
businesses. This criterion has 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.   
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City of Columbus - Bartholomew County Planning Department 

Conditional Use Application 

Submit applications and materials by e-mail to planning@columbus.in.gov. If questions, please call: 812.376.2550. 
Submittal instructions available at https://www.columbus.in.gov/planning/applicat1ons-forms/. 

To be Completed by the Planning Department 

Pre-submittal Meeting on (date): ________ by (initials): _______ _ 

Application Received on (date): ________ by (initials): _______ _ 

Jurisdiction: D Columbus D Bartholomew County D Joint District

Hearing Procedure: D Board of Zoning Appeals D Hearing Officer

Docket No.: ____________ Zoning District: _____ _ 

Property Owner Name (from GIS): ____________________ _

To be Completed by the Applicants 

- - - - -- - - - - -· -· --- -

Please contact the Department at 812.376.2550 at least 1 week prior to the applicable Board of Zoning 
Appeals application deadline to schedule a review meeting. The Department cannot guarantee a timely review meeting 
if contacted less than 1 week prior to the deadline and is not responsible for any missed deadline that may result. 

Representative/ Notification Information: 
The contractor, surveyor, attorney, or other person authorized to act on behalf of the project owner (or the project owner ;f no other 
representative will be used) and to vi all corresponden regarding this application should be directed. 

Representative Person's Name: _l,...L.Jl�-v_D�-�-)..s:.....,_i.:..M�...L(J�/J---=-:::r· ------1-------------­

Representative' s Company Name: -1-�:::::..._f:.J. �o.Lrz:=-· .:.....I :...:I f:.__�8.....!Vi'........:ieW::..=:..::::....!\C::!.J.��/D'=--l-----1.�=---,L....ll.....1-t::L.�H'.....!....__�s.���'�rz':::...J_, :: 
JI I£:,, l/�N, b .:cA

I
l/7,:;.o 3Mailing Address: 

(number) (street) (city) (state) (zip) 

Phone No.:�}- J ?J-tl/L? E-mail Address: �.l-"'1,.-=,JJ...�.L.!4-��'�""
.,l:.I....I..J

A,.CL..a...J........L.VJL:...Ll\�..:...:/-_.!..,�c�·o�-4--___ _
All correspondance will be by e-mail unless another method has been agreed upon by the tanning Department . 

• 

Project Information: 
The home owner, business, institution, etc. that is making the request- NOT the contractor, surveyor, or other representative (see above). If 
the project owner will be representing themselves, their information should be entered above and "same as above" may be entered below. 

Home Owner, Business, Institution, Etc. Name: --1-�:;...=..-4-_.:;_J...:..R--=-T...:..H_,:.__�_.,_;_f....L...L.�_;_I:_::....__ ____________ _ 
Business, Institution, Etc. Contact Person Name: ___ l.,L-...___;_\_0_.---"'.::-�S_'

.....;.
l
..;__
.M

_.:,.._
/l�l c)._,<l_....__ _____________ _

Mailing Address: JJ{ f, lf-gJJ, 
(number) (street) 

u u tJ
I

(city) (state) 

Phone No.?/;J-,??/-- 6l/l 3 E-m ai I Address: �IC:..:--=-.::=---t....:.�.:......::5"::::....:..., �· :...i..:./I M___:_:<.J=-...:l:...111..:::::5��U,..Jt:..LI,.....L:+-!....l ..::���l------

Property/ Location Information: 

Property Address: .......::g,:=;....�'--=-'_.::::..f--=-,,,,,__.j�.c.__------�=---:...-V.,:_/n�.--V--,,i:.. __________ _ 
(number) (street) (city) 

QI General Location (if no address has been assigned provide a street comer, subdivision lot number, etc.):

Updated 7 30 2022 
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Conditional Use Requested: 

I am requesting a conditional use per Section __________ of the Zoning Ordinance to allow the property to be 
used for the following (as defined by the zoning ordinance): 

s 

Pie se describe the proposed use fu her: 

o f- C. 

Conditional Use Criteria: 

The Columbus & Bartholomew County Zoning Ordinance establishes specific criteria that each must be met in order for a 
conditional use to be approved. Describe how the conditional use requested meets each of the following criteria. 

1. The approval of the conditional use will not be injurious to the public health, safety, and general welfare of the
community. For example: What harm could come from approving the conditional use? Would it create any public safety
issues? Why or why not?

{ • ,, I"'\ -

2. The development of the property will be consistent with the intent of the development standards established by the
Zoning Ordinance for similar uses. For example: Will the conditional use be able to meet minimum building setbacks,
parking standards, and other requirements? If not, are variances being sought to address those items?

Y u •� ,re �1 
� • be J f-

3. Granting the conditional use will not be contrary to the general purposes served by the Zoning Ordinance, and will
not perrr1anently injure other property or uses in the same zoning district and vicinity. For example: The property is
zoned ________ . Are there risks that the conditional use will cause harm to the neighbors ability to use and
enjoy their property? Is there reason to believe that the conditional use will cause harm to neighboring property values?

I 

.,,., V /J 
) . e 

4. The conditional use will be consistent with the character of the zoning district in which it is located and the
recommendations of the Comprehensive Plan. Will the conditional use change the character of the area? Will it involve
a building, operation, or features that are significantly different than what is common to the zoning district? If the property is
located 1n the jurisdiction of the City of Columbus visit https //www columbL1s 1n.gov/plann1ng/compreher1s1ve-pla11�. If the
property 1s 1n the Jurisdiction of Bartholomew County visit https //www col um bus 1n gov/plann111g/cor11preher1s1ve-
R·cJr .... evr 1pre, 1sr,s1 ✓c countr'. plans/. Include statements or concepts that support the request. 

tJooe ,, 

Updated 7 30 2022 
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Representative's Signature I Acknowledgement: 
in and with this application is completely true and correct to the best of my knowledge and belief. 

n��• ��bh3 
(
�

sentative's Signature) (Date)/ / 

� 1 0 s I frl M O.A,./ S
(Representative's Printed Name) 

Property Owner's Signature: 
The owner DOES NOT include a tenant or contract buyer. Applications submitted without the property owner's signature will not be processed. 

I authorize the filing of this application and will allow the Planning Department staff to enter this property for the purpose of 
analyzing this request. I understand that a public notice sign may be placed and remain on the property until the processing of 

,�::rr� s-u {, 1z 3
(P�rty Owne71 Signature) (Date) / I 

'\Jfti.J ·cX �IM tvl clAJ..S 
(Property Owner's Printed Name) 

Signer's Ownership Role or Representation: 

If the person signing as the property owner is not specifically listed as such in the records of Bartholomew County, please indicate their 
relationship to that officially listed person, role in that corporation or entity, etc. below. 

(Signer's Ownership Role or Representation) 

Updated 7 30 2022 
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