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BARTHOLOMEW COUNTY 
BOARD OF ZONING APPEALS 

(April 27, 2026 Meeting) 

STAFF REPORT 

Docket No. / Project Title: BZA-26-15 (Use Variance) / PAF Excavation & Dredging 

Staff: Melissa Begley 

Applicant: PAF Excavation & Dredging 

Property Size: 4.6 Acres  

Current Zoning: AG (Agriculture: General) 

Location: 7682 South 500 West, in Ohio Township 

Background Summary:  
The applicant has indicated that the proposed use variance is for the purpose of allowing a contractor’s office 
/ workshop, a location where equipment and materials are stored, in the AG (Agriculture: General) zoning 
district.  This use has been operating without receiving approval from the Board of Zoning Appeals and is 
currently in violation of the zoning ordinance.  

Preliminary Staff Recommendation: 
Denial, criteria #2, 3, 4, and 5 have not been met. 

Zoning Ordinance Considerations:  
District Intent: The intent of the AG (Agriculture: General) zoning district is as follows: to provide areas for a 
mixture of agriculture 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.  

Permitted Uses:  The following uses are permitted in the AG (Agriculture: General) zoning district. 
1. Farm
2. Single-Family Dwelling
3. Nature Preserve / Conservation Area

Permitted Locations:  The proposed use is permitted in the following zoning district(s): I2 (General 
Industrial), I3 (Industrial: Heavy) 

Current Property Information: 

Land Use: Construction contractor’s equipment and materials storage yard 

Site Features: Storage of equipment and aggregate materials 
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Flood Hazards: None 

Vehicle Access: 500 West (Local Road) 

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AG (Agriculture: General) Single Family Residential 

South: AG (Agriculture: General) Agriculture 

East: AP (Agricultural: Preferred) Single Family Residential, Woods 

West: AG (Agriculture: General) Agriculture  

 

Interdepartmental Review:  

County Engineer: They need to redefine the ditch that was filled in where the drive will no longer be 
located.  They will need to have something in place to keep the County Road 
cleaner than prior projects (mud and debris cannot be left on the roadway for the 
traveling public to drive through).  Drive location must be placed where the 
Highway Department had discussed previously with Mr. Percival.   

County Fire:  No issues regarding accessibility for emergency response vehicles as submitted. 

Code Enforcement: No comments provided.  

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

1. Goal 1: Preserve productive farmland and maintain the productive capacity for a strong county 
agricultural industry.  

2. Policy 1-D: Require appropriate buffers to allow the continued full use of adjoining farmland and to 
reduce conflicts between neighboring uses. 

3. Policy 1-J: Require development to take place in a manner that allows for preservation and 
conservation of farmland, open land and significant natural features. 

4. Policy 1-P: Encourage new or expanded development, both residential and non-residential, to be 
compact and to be served by public water, sewer and other needed infrastructure and services.  

5. Policy 1-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.  

6. Goal 22: Provide suitable locations for junk or scrap yards, salvage yards, and other unsightly uses. 
7. Policy 22-A: Require buffering to screen the view of unsightly uses. 
8. Policy 22-C: Establish minimum setback distance from all roads for junk, scrap and salvage yards 

and other similar uses.  
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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 proposes to use the property for outdoor storage of equipment, materials and 
aggregate for their excavating business. This site is proposed to only be used for storage and no 
structures will be constructed for an office or for indoor storage.  They also own the adjacent property 
to the west, but are not proposing to use it for outdoor storage. 

2. The applicant is proposing to construct a berm that is 6 feet in height and approximately 588 feet in 
length along the north property line to screen the use from the residential neighbor immediately to the 
north of the site. They are also proposing to install 15 evergreen trees, 5 feet in height, spaced 20 
feet on center along the north property line.  There is an existing tree line along the south property 
line and no natural or proposed buffering along the 500 West frontage.   

3. The road access to the property, 500 West, is a local county road and has approximately 18 feet of 
pavement width.   

4. The proposed use of the property is permitted in the I2 and I3 zoning districts.  Industrial zoning 
districts in the County jurisdiction are intended for use only in coordination with concentrations of 
other comparatively high density development where services can efficiently be provided.   

5. The nearest neighboring home is located directly to the north and is approximately 66 feet from the 
property line. This neighbor shares a 588 foot long property line with the proposed outdoor storage 
area.  There is also a home located across 500 West and is approximately 85 feet from the property 
line. 

 
Provisional Findings of Fact / Decision Criteria (Use Variance): 
The Board may approve a variance of use from the provisions of the zoning ordinance upon finding that each 
of the following is true.   
 
1. The approval will not be injurious to the public health, safety, morals, and general welfare of the 

community: 
 

Provisional Findings:  The business will generate additional traffic and noise to the area, however the 
County Highway Department and the County Fire Inspector do not have any concerns with the use.  This 
criterion has been met. 
 

2. The use and value of the area adjacent to the property included in the variance will not be affected 
in a substantially adverse manner: 

 
 Provisional Findings: The applicant is proposing a 6 foot tall berm and 15 evergreen trees along a portion 

of the north side of the property that will help obscure the materials and equipment from the neighbor 
immediately to the north.  No such screening is proposed to nearby neighbors across 500 West. All 
neighbors will likely be impacted by noise, dust, and the appearance of the property. The character of the 
property will be notably different from the current residential / agricultural character along 500 West.  This 
criterion has not been met. 

 
3. The need for the variance arises from some condition peculiar to the property involved: 
 

Provisional Findings: The subject property has been previously used for agriculture.  This property is not 
unique in any way nor does it present any peculiar characteristics or conditions that would justify the 
proposed use.  This criterion has not been met. 

 
4. The strict application of the terms of the zoning ordinance will constitute an unnecessary 

hardship if applied to the property for which the variance is sought:  
 
 Provisional Findings: The subject property is suitable for continued farming, and / or as a residence. The 

application of the Zoning Ordinance will not impose any hardship on the use of the property.  This 
criterion has not been met. 
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5. The approval does not interfere substantially with the comprehensive plan:  
 
 Provisional Findings: Granting this variance will interfere with the Comprehensive Plan, which 

recommends the preservation of farmland, the screening of unsightly uses, and the expansion of value-
added agricultural businesses that do not detract from the character of the county. This criterion has not 
been met. 

 
Board of Zoning Appeals Options: 
In reviewing a request for a use variance 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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MEMORANDUM 
 
 
 
TO:   County Board of Zoning Appeals 
 
FROM: Melissa Begley 
 
DATE: April 24, 2026 
 
RE: PAF Excavating Use Variance (Case #BZA-26-15) 
 
 
Please see the attached materials that were provided by the applicant.  These were provided after 
revised filing deadline and is not in the staff report.   
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March 17, 2026 

 

VIA EMAIL 

Melissa Begley 

Planning Department  

123 Washington Street 
Columbus, Indiana 47201 

mbegley@columbus.in.gov 

 

 Re:  BZA-26-15 (PAF Excavation & Dredging 7682 S. 500 W., Columbus, Indiana, 47201) 
 

Dear Ms. Begley,  

 
I represent Sheryl Moore regarding the use variance application submitted by PAF Excavation & 

Dredging (“PAF”) for the property located at 7682 S. 500 W., Columbus, Indiana (“the Property”).  Ms. 

Moore owns and resides at the property immediately adjacent to the Property, sharing a property line 
of approximately 580 feet. 

 

PAF has been conducting operations at the Property since March of 2020.  Because of this, Ms. Moore 

can speak to how the Property has actually been used by PAF and how the use of the Property as a 
dumpsite has impacted her property.  Ms. Moore respectfully requests the Board consider the 

following points: 

 
PAFS’S INTENDED USE 

PAF has indicated that the Property would be used for “light industrial support,” involving the short-

term storage of equipment between jobs and the stockpiling of aggregate and topsoil.  However, PAF 

is not using the Property in this manner.  Instead, PAF has been excavating on the site and has used 

the Property as a dumping ground, resulting in frequent dump truck traffic.  PAF also regularly uses 

heavy equipment on the Property to move material.  Additionally, Ms. Moore has witnessed the 

stockpiling of trash and debris on the Property.  Contrary to PAF’s assertions, these activities are not 
consistent with agricultural use.   
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ADVERSE IMPACT ON MOORE’S PROPERTY 
PAF suggests that adjacent properties will not be impacted by its “occasional land disturbance” and 

short-term equipment storage.  However, because PAF is already operating its business on the 

Property, the impact on adjacent property owners is not speculative.  PAF’s operations have created 

noise, odors, and visual disturbances and impacted drainage.   
  

• Noise.  PAF is conducting operations on a regular and ongoing basis.  The noise created by this 

activity, whether in the form of persistent backup warnings, diesel engines, or the clanging of 
dump trucks, regularly interferes with Ms. Moore’s enjoyment of her property and can be heard 

from inside her home.  PAF’s proposed hours of operation would effectively allow PAF to 

operate all day, every day, except Sunday.   

 

• Odor.  PAF has used the Property to dump materials from other locations, including material 

dredged from local lakes, which resulted in noxious odors and an influx of animals, like turtles 

and snakes, onto Ms. Moore’s property. 
 

• Visual.  PAF has attempted to conceal its operations by building a large dirt wall along the 

property line immediately adjacent to Ms. Moore’s driveway.  Now, in addition to heavy 

equipment and piles of debris, Ms. Moore is forced to look at the dirt wall that does not 
adequately obstruct PAF’s activities.   

 

• Drainage.  PAF’s activities have changed the drainage patterns, resulting in an influx of standing 

water on Ms. Moore’s property. 
 

• Road Damage.  The use of heavy equipment on the county roads has caused increased 

deterioration, resulting in additional wear and tear to Ms. Moore’s vehicles. 

 
PAF’s operations have already negatively impacted Ms. Moore’s enjoyment of her property.  This has 

also reduced the monetary value of her property, which was once adjacent to a farm field and is now 

an active dumpsite.   
 

OWNER INVITED HARDSHIP 

PAF provides several reasons why it wants to use the property for its excavating and dumping activities 
but provides no explanation as to why the Property is uniquely suited for this use.  In fact, PAF 

describes most agriculturally zoned properties in the area.   

 

Moreover, although PAF points to the small parcel size as a justification for its request, the Property 
was purchased by the current owners in 2024, and they were well aware of the size of the parcel and 

the current zoning classification when the Property was acquired.  The Property owners’ choice to 

purchase the Property is not a basis for approving the variance request.  In fact, the small parcel size 
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is a reason to deny the request, because the parcel is not large enough to permit PAF’s operations on 
some but not all of the Property. 

 

CONCLUSION 

Because of PAF’s existing use of the Property as a dumpsite, the Board does not have to speculate as 
to the manner in which the Property will be used or its impact on adjacent property owners.  Ms. Moore 

respectfully requests the Board deny the use variance application. 

 
 

Sincerely, 

 

 

 

Ann C. Coriden 
 

Enclosures 
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