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STAFF REPORT 
 

EDINBURGH / BARTHOLOMEW / COLUMBUS  
JOINT DISTRICT PLAN COMMISSION 

(July 16, 2025 Meeting) 
 
Docket No. / Project Title: EBC/RZ-2025-001 (J Enterprises) 

Staff: Melissa Begley 

 
Applicant: J Enterprises, Inc. 

Property Size: 27,007 square feet (0.62 Acres) 

Current Zoning: I2c (Industrial: General with commitments) 

Proposed Zoning: CR (Commercial: Regional) 

Location: On the south side of Presidential Way, 355 feet west of the 
intersection of Presidential Way and Executive Drive, in German 
Township 

 
Background Summary: 
The applicant has indicated that the proposed rezoning is for the purpose of combining the property with 
the adjacent lot (currently zoned CR) and preparing it for future commercial uses. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application: None 
 
Preliminary Staff Recommendation: 
Approval, contingent upon the completion of a subdivision that separates the rezoning area from the 
remainder of Lot 16A so as to prevent multiple zoning districts from existing on that single lot. 
 
Plan Commission Options: 
In reviewing a request for rezoning the Plan Commission may (1) approve the request, (2) deny the 
request, or (3) continue the review to the next Plan Commission meeting. Any Plan Commission 
approval is subject to review and approval of the Joint District Council. 
 
Decision Criteria: 
Indiana law requires that the Plan Commission and Joint District Council pay reasonable regard to the 
following when considering a rezoning: 

The Comprehensive Plan. 
Preliminary Staff Comments: The Comprehensive Plan states that as long as water and sewer 
are available, this is an appropriate location for growth. This proposed rezoning is consistent with 
the Comprehensive Plan. 

The current conditions and the character of current structures and uses in each district. 
Preliminary Staff Comments: There is a mixture of commercial and industrial uses in the area, as 
well as vacant commercial and industrial lots.  The subject property has frontage along 
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Presidential Way, which is a local street. 

The most desirable use for which the land in each district is adapted. 
Preliminary Staff Comments: The most desirable use for this property is either industrial or 
commercial.  Both zoning districts and uses are present in the area.  This site has access to 
Edinburgh utilities and has good road access.  
 
The conservation of property values throughout the Joint District. 
Preliminary Staff Comments: The rezoning would not be expected to have a negative impact on 
property values throughout the jurisdiction. This area was intended for future industrial 
development due to the location of adjacent utilities, but could also easily accommodate a higher 
intensity commercial use for the same reason.  
 
Responsible growth and development. 
Preliminary Staff Comments: Commercial development in this area would be an appropriate 
progression between the industrial to the east and commercial to the west. The site has good 
access to local streets with a nearby high capacity road (US 31). 

 
 

Current Property Information: 

Land Use: Vacant 

Site Features: Grass 

Flood Hazards: No flood hazards exist on the property. 

Special Circumstances: 
(Airport Hazard Area, Wellfield 
Protection Area, etc.) 

No special circumstances exist on the property. 

Vehicle Access: Presidential Way  

 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: I2 (Industrial: General) 

CR (Commercial: Regional) 

Vacant industrial buildings (former Indiana 
Western Express) 

Antique Mall 

South: I2 (Industrial: General) 

CR (Commercial: Regional) 

Vacant land 

Holiday Inn Express Hotel, Commercial Strip 
Center, Mann’s Harley Davidson 

East: I2 (Industrial: General) Vacant industrial land, Tsune, Peer Foods 

West: CR (Commercial: Regional) Vacant commercial land, First Financial Bank, 
Diverse Staffing 
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Zoning District Summary (Existing / Proposed): 

 Existing Zoning: I2 Proposed Zoning: CR 

Zoning District Intent:  
To provide locations for general 
production, assembly, warehousing, 
research & development facilities, 
and similar land uses. This district is 
intended to accommodate most 
modern industrial production 
facilities and should be considered 
as appropriate for most general 
industrial developments and uses. 

 
To establish appropriate locations 
for a variety of businesses that 
either (1) serve a regional market or 
(2) require convenient access to 
high-volume transportation routes. 
This district should be limited to 
locations with access and 
infrastructure which is compatible 
with the needs of regional-serving 
businesses and facilities. This 
district should be focused at key 
intersections, rather than extended 
along corridors. 
 

 

Permitted Uses: Agriculture Uses 
• farm 

 
Communications / Utilities Uses* 
• communication service 

exchange 
• sewage treatment plant 
• utility substation 
• water tower 

 
Public / Semi-Public Uses 
• government facility (non-office) 
• parking lot / garage (as a 

primary use) 
• police, fire, or rescue station 

 
Park Uses 
• nature preserve / conservation 

area 
 
Commercial Uses 
• auto-oriented uses (medium 

scale) 
• builder's supply store 
• conference center 
• data processing / call center 

 
Industrial Uses 
• contractor's office / workshop 
• dry cleaners (commercial) 
• food & beverage production 
• general industrial production 
• light industrial assembly & 

Communications / Utilities Uses* 
• communication service 

exchange 
• utility substation 
• water tower 

 
Public / Semi-Public Uses 
• clinic 
• community center 
• day-care center (adult or child) 
• government office 
• hospital 
• museum 
• parking lot / garage (as a 

primary use) 
• police, fire, or rescue station 
• post office 
• trade or business school 
• worship facility 

 
Park Uses 
• nature preserve / conservation 

area 
• park / playground 

 
Commercial Uses 
• auto-oriented uses (small scale) 
• auto-oriented uses (medium 

scale) 
• auto-oriented uses (large scale) 
• auto rental (includes truck, RV, 

etc.) 
• builder's supply store 
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distribution 
• light industrial processing & 
• distribution 
• mini-warehouse self-storage 

facility 
• research & development facility 
• truck freight terminal 
• warehouse & distribution facility 

• data processing / call center 
• equipment rental 
• farm equipment sales & service 
• health spa 
• hotel / motel 
• instructional center 
• liquor store 
• microbrewery / artisan distillery 
• office uses 
• personal service uses 
• recreation uses (small scale) 
• recreation uses (medium scale) 
• restaurant 
• retail uses (small scale) 
• retail uses (medium scale) 
• retail uses (large scale) 

 
Industrial Uses 
• wholesale facility 

 

Water and Sewer Service: Required   Required  

Lot and/or Density 
Requirements: 

1 acre 15,000 sq. ft. 

Setbacks Required: 
 

Side Yard Setback: 
• Primary Structure: 20 feet 
• Accessory Structure: 20 feet 

Rear Yard Setback: 
• Primary Structure: 20 feet 
• Accessory Structure: 20 feet 

Front Yard Setback: 
• Arterial Street or Road: 50 feet 
• Collector Street or Road: 35 feet 
• Local Street or Road: 25 feet  

Side Yard Setback: 
• Primary Structure: 10 feet 
• Accessory Structure: 10 feet 

Rear Yard Setback: 
• Primary Structure: 10 feet 
• Accessory Structure: 10 feet 

Front Yard Setback: 
• Arterial Street: 10 feet 
• Collector Street: 10 feet 
• Local Street: 10 feet  
 

Height Restrictions: Primary Structure:  
50 feet 

Accessory Structure: 
40 feet 

Primary Structure:  
No maximum 

Accessory Structure: 
25 feet 

Floor Area Requirements: NA   NA   
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Primary Permanent Signs: 2 wall signs per street frontage up to 
15% of the front wall area or 350 
square feet maximum allowance 

1 freestanding sign per street 
frontage up to 75 square feet in area 
and 10 feet in height 

3 wall signs per street frontage up to 
15% of the front wall area or 350 
square feet maximum allowance 

1 freestanding sign per street 
frontage up to 150 square feet in 
area and 25 feet in height 

 

Interdepartmental Review:  

County Highway: County Highway has no objections. 

County Fire: No comments received. 

Eastern 
Bartholomew Water: No comments received. 

Driftwood Utilities No comments received. 

Town of Edinburgh: No comments received. 

 
Comprehensive Plan Consideration(s):  
The following Comprehensive Plan goal(s) apply to this application:   

1. Encourage the compact, orderly and compatible use of land in providing for the projected needs 
of residential, industrial and commercial developments. 

2. Encourage the growth of a diversified economic base for the community. 
3. Ensure that commercial and industrial developments are served by major roads and utilities. 

 
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 are proposing to subdivide 27,007 square feet from the current lot (Market Place 

Industrial Park Lot 16A) and intend to combine it with the 1.3 acre parcel to the west (Lot 11A).   
2. The property gains access from Presidential Way, which is a local road, but the site is in close proximity 

to a high capacity road (US 31).   
3. In 2016, the 14.33 acre parcel (for which the subject property is a part) was rezoned from C3 (Shopping 

Center District) to I2 (Industrial District) for a potential expansion of the existing Columbus Container 
facility.  That expansion has not happened at this time.  There were commitments that were included as 
part of the approval and include the following: 
a. A Type A landscape buffer consistent with Section 8.2(D) of the Columbus & Bartholomew County 

Zoning Ordinance of current adoption shall be provided along that portion of the subject property's 
west property line shared with Lots 11A and 10B of the Market Place Industrial Park Section 12 
(current undeveloped and occupied by the Holiday Inn Express). Further, a Type B landscape 
buffer consistent with Section 8.2(E) of the Columbus & Bartholomew County Zoning Ordinance 
of current adoption shall be provided along the remaining portion of the subject property's west and 
south property lines, except for that area adjacent to the existing detention pond so long as it 
remains. The buffers shall be installed at the time the subject property is developed. 



 
Page 6 of 6 

 

b. There shall be no access, other than emergency access, to the subject property from Market 
Place Drive.  

c. At the time the property is developed and/or subsequently redeveloped, further developed etc. the 
developer shall provide monitoring wells meeting the specifications and subject to the approval of 
the Eastern Bartholomew Water Corporation. 

4. The subject property is located in a developed area, just north of the I-65 interchange. A majority of 
the properties to the north of the site are currently industrial, whereas the majority of the properties to 
the south and west of the site are commercial uses.  
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