
Boone County Area Plan Commission (APC)
Minutes of the September 3, 2025, Meeting

The Boone County Area Plan Commission met in regular session at 7:00 PM on Wednesday, September 3, 2025, in the Connie Lamar Meeting Room located on the main floor of the Boone County Annex Building at 116 W. Washington Street, Room 105, Lebanon, IN 46052 with the following personnel in attendance:

Members Attending: Matt Johnson, John Merson, Carol Cunningham, Commissioner Donnie Lawson, Tad Braner, Dustin Plunkett and Jay Schaumberg 

Members Absent: None

Staff Attending: Deborah Luzier (Area Plan Director), Ashley Elliott (Administrative Assistant) and Bob Clutter (Attorney for the Boone County BZA and APC)

YouTube Link to Meeting – Did not for, so no live stream of meeting


DETERMINATION OF QUORUM AND PLEDGE OF ALLEGIANCE

John Merson opened the meeting at 7:06pm by leading the Pledge of Allegiance.                      Introductions followed.
	
Determination of Quorum: 7 of 7 members present.

Approval of the Agenda:
None at this time.


APPROVAL OF MINUTES FOR: 

Approval of Minutes for May 7, 2025:
Carol Cunningham made a motion to approve the minutes from May 7, 2025, meeting.
Dustin Plunkett seconded the motion.  Motion carried 7-0.
 
Approval of Minutes for May 21, 2025 (Special Meeting):
Carol Cunningham made a motion to continue the minutes from May 21, 2025, special meeting.
Dustin Plunkett seconded the motion.  Motion carried 7-0.

Approval of Minutes for July 2, 2025:
Tad Braner made a motion to continue the minutes from July 2, 2025, meeting.
Dustin Plunkett seconded the motion.  Motion carried 7-0.
Approval of Minutes for August 6, 2025:
Carol Cunningham made a motion to approve the minutes from August 6, 2025, meeting.
Dustin Plunkett seconded the motion.  Motion carried 7-0.



CONTINUED PETITION ITEMS

1. 25WO-7M-091 Elizabeth Carpenter; Minor Residential Subdivision in the Agricultural (AG) District. Continued to confirm drainage outlet.

2. 25SC-7M-120 Lawrence Cammarata; Minor Residential Subdivision in the Agricultural (AG) District. Continued to confirm drainage outlet.

3. 25JE-7M-145 William Riegel/Attorney Michael Andreoli; Minor Residential Subdivision in the Agricultural (AG) District. Continued to confirm drainage outlet.

4. 25WA-16-143 Irving Materials/Attorney Kent Frandsen; Zone Map Change. Continued to resolve compliance with Ordinance requirements.

___________________________________________________________________

IN THE MATTER OF OLD BUSINESS

None at this time.
______________________________________________________________________________

IN THE MATTER OF NEW BUSINESS

1. 25JE-7M-141 John Harrison: Minor Residential Subdivision in the Agricultural (AG) District.

Deborah Luzier read the staff report.
John Harrison came forward on behalf of this petition.

Public Comments:
Surveyor Jim Swift came forward and wanted to ask if the Harrison’s can wait until the property is in their name before going forward on signing the plat to be recorded.  Attorney Bob Clutter and Deborah Luzier were fine with that.
Carol Cunningham stated things were worked out during TAC and there is an open drain the John will be crossing with his driveway, if he chooses to go that route and we would just need to make sure the crossing structure is big enough to pass the flow of no obstructions. 
Jay Schaumberg had no issues, but was curious as to why we are inquiring lot 3 to be labeled “Not for Residential Development”?  Deborah Luzier responded it could be built in the future, but they would need to come back for approval.

Motion:

Commissioner Donnie Lawson made a motion to approve 25JE-7M-141.  Jay Schaumberg seconded the motion.  Motion carried 7-0.



2. 25CP-19-169 Declaratory Resolution that RDC’s Economic Development Plan complies with the Comprehensive Plan.
Resolution

Attorney Bob Clutter explained that about a year ago the Redevelopment Commission established an allocation area, which is also known as a TIF area for the 47 Commons Development.  When they adopted the Resolution, they only included in the allocation area.  The area that the Merritt’s had under their control at that point, which was about 200 acres.
When the RDC does that, they first adopt a Declaratory Resolution then it comes to the Plan Commission to determine if it fits with the development of the County.  Then to the County Commissioners for their approval, then it goes back to the RDC for a public hearing and if it passes a Confirmatory Resolution then the TIF area is formally adopted.  
The Merritt’s went through the Plan Commission then decided to withdraw their petition and then they refiled a new PUD, which it included some additional acreage going over to 350 West, which that was not originally included in the Declaratory Resolution of the RDC.  So, when that revised PUD went through the Plan Commission and was sent to the Commissioners with a favorable recommendation and the Commissioners adopted it.  So, it is a part of our Zoning Ordinance now.  The PUD includes the additional acreage the Merritt’s have purchased or have under contract going over to 350 West.  It’s probably an additional 100-120 acres that wasn’t included in the original Declaratory Resolution.  If the RDC decides they want to issue TIF bonds on that they need to include that additional land and that’s what this is.  At the RDC meeting in July they adopted a new Declaratory Resolution to add to the additional land.  The next step is for the APC board’s approval, then go to the Commissioners and then back to the RDC.        

**Members
Tad Braner asked if the paperwork that was presented tonight was provided to the public?  Bob Clutter responded by saying “Yes it was”.
A few of the members mentioned that they didn’t like getting the Declaratory Resolution the morning of meeting and felt they didn’t have time to review it.

Public Comments:
None.


Motion:

Commissioner Donnie Lawson made a motion to approve 25CP-19-169.  Dustin Plunkett seconded the motion.  Motion carried 6-1.  John Merson opposed the motion.

3. 25ZO-16-168 Zoning Ordinance and Fee Schedule Amendments 
(Note, Ord 4 – Flag Lots needs further discussion)
Deborah Luzier explained each Amendments individually.

a. Ord 1 - Administrative process for considering single-family residential uses in the AG district.
                     Ord 1 - Administrative process for considering single-family residential uses in the AG district.

Jay Schaumberg asked about in item 4 about the 40-foot setback, you used the term “active agricultural uses” and thinks we should make that more specific.  Deborah Luzier responded we can have a definition for that and usually she’s looking for signs of crop land and is it a pasture lot.
Carol Cunningham mentioned she is in favor, but the reason it was put in place is for the public or surrounding property owners to have some input, because maybe TAC doesn’t catch something.  She also asked Bob Clutter if in TAC someone says no to the item, then what would they do?  Bob Clutter responded that it should go in front of the BZA, but the problem from a legal standpoint because if someone can show compliance with everything per the Zoning Ordinance.  Then you don’t have any discretion to deny it, but TAC is the gatekeeper.  Carol Cunningham then asked since this is a public meeting we should ask if anyone has any comments, because we did receive a letter in remonstration of this.  Then Deborah Luzier read the letter out loud.     
Carol Cunningham made a motion to approve Ordinance 1 with the subject of some language changes.  Commissioner Donnie Lawson seconded the motion.  Motion carried 7-0.



b. Ord 2 - Standards and process for allowing accessory dwelling units.
                      Ord 2 - Standards and process for allowing accessory dwelling units.

Deborah Luzier explained her preparation with this Ordinance so there was some constructive language to work with.
                    
                     **Members
 Board members had questions and discussions with Deborah Luzier.

**Public Comments:
 Brian Daggy came forward and mentioned this is a coming thing and encourages 
  the board to move forward with this. 

                   Motion:

Carol Cunningham made a motion to approve 25ZO-16-168 Ordinance with the cleanups that Deborah Luzier has.  Tad Braner seconded the motion.  
Motion carried 7-0.

c. Ord 3 - Standards for PUDs.
                      Ord 3 - Standards for PUDs

Deborah Luzier went over the current Standards for a PUDs and thought there was some justifications that could be made and clarifying the process.

**Members 
    Tad Braner asked what does other counties do?  Deborah Luzier responded with 
    that is a good question, and she was trying to think of other Ordinances she’s 
    done for other counties.  She mentioned some counties don’t want a minimum 
    acreage and some do along with other types of specifications.

**Public Comments:
     Attorney Kent Frandsen came forward and stated he does not have any issues 
     with putting a limit on a PUD, but a minimum of 100 acres seems like a lot when it 
     comes to a PUD, because there are other developments going on in smaller sites.  
     He stated he is not opposed to cleaning things up and making things better, but 
     just questioned the 100-acre minimum.  
     Joel Woody came forward and asked some questions on a specific part of the 
     Standards for PUDs presented with questions on how it reads.  Deborah Luzier
     responded to his questions.
   
                     Motion:

            Tad Braner made a motion to continue 25ZO-16-168 Ordinance 3.   
            John Merson seconded the motion.  Motion carried 7-0.



d. Ord 5 - Town of Advance only: Reducing minimum single-family home sizes
                     Ord 5 - Town of Advance only: Reducing minimum single-family home sizes

Deborah Luzier went over the changes for the Town of Advance Ordinance.

                     **Members: 
    A couple members asked about the minimum and maximum sizes of the 
    single-family homes.
    Carol Cunningham asked if we send it on and go in front of Advance can they 
    modify it?  Deborah Luzier responded that they can.

                      **Public Comments:
    None.

                    Motion:
                                    
Commissioner Donnie Lawson made a motion to approve 25ZO-16-168 Ordinance 5.  Dustin Plunkett seconded the motion.  Motion carried 7-0.
** Before going on to the Fee Schedule Deborah Luzier wanted to talk about Ordinance 4 – Flag 
Lots are missing and she found a page in the Zoning Ordinance that has all the residential use requirements and there is an image of a flag lot, but it doesn’t talk about flag lots.  When she searched the Ordinance for flag lots the image didn’t show up, but it does talk about the front of the home has to be oriented and cannot be oriented toward the back of another home, so she wondered if this would take care of the issues, we’ve had with flag lots without calling it a flag lot.  She wants to search for this further.   



e. Ord 6 - Fee Schedule. 
                      Ord 6 - Fee Schedule

Deborah Luzier went over amending the fee schedule, BZA fees and APC fees
and her first request is to pull them out of the Zoning Ordinance and adopt them as a separate fee schedule by the County Commissioners so that when we need to amend the fees, we can simply amend the fee schedule and not have to worry about republishing the whole Zoning Ordinance. 

                     **Members: 
     A couple questions brought up on how the fees worked on each itemized 
     category.

                     **Public Comments:
    Jim Swift came forward and is speaking on behalf of his clients stated that this 
    seems crazy and are you guys in the business of making profit and justification on 
    why do you need to charge the public so much.  
    Tad Braner responded that this hasn’t changed since he’s sat on this board for 17 
    years and that the cost of everything has gone up and that we tried to go in with 
    what the surrounding areas were doing as well as covering our costs.  
    Carol Cunningham then responded to Tad that Jim’s referring to the BZA and APC 
    fees and not the other fees.  She also stated she did have concerns with some of 
    the BZA and APC fees that jumped.
    Commissioner Donnie Lawson noted that raising these fees has the potential to 
    save on tax dollars.


                    Motion:

Tad Braner made a motion to approve 25ZO-16-168 Ordinance 6 with Deborah’s changes.  Matt Johnson seconded the motion.  Motion carried 6-1.  Carol Cunningham opposed the motion.




f. Public Comment on draft Ordinances.
                     Public Comment on draft ordinances

                    John Merson stated we’ve already handled the public comments on draft 
                    Ordinances.



VIOLATION REPORT

None at this time.



ADMINISTRATIVE MATTERS

1. Discussion of Inter-local agreement providing planning and/or building inspection   
services to municipalities in Boone County. 
      Board members discussed questions and concerns going forward with this, but decided 
      on further discussion.      
             
       2.   Discussion of Regulating Flag Lots. 
            Deborah Luzier already discussed what she found on Flag Lots between Ordinance 5 and 
            Ordinance 6 above.

      3.   HWC Engineering on Comprehensive Plan.
             John Merson brought up HWC and how they are doing with steps going forward on the 
            Comprehensive Plan.  He stated he had personally emailed them and received no 
            response.  Deborah Luzier responded that she has been communicating with Adam from 
            HWC every other week on updates, what are we working on and what are we doing next.
            She has asked Adam with HWC to go ahead and start a monthly work report  
            communicating/involving the board members.
            John Merson stated the number one concern for everybody right now is the 
            renewable Ordinance and doesn’t feel we’re making forward progress.
            Deborah Luzier responded that workshops/presentations will be set up for the 
            renewable Ordinance.

______________________________________________________________________________           
       
ADJOURNMENT

With no further business, Commissioner Donnie Lawson made a motion to adjourn at 9:10pm.  
Dustin Plunkett seconded the motion. Motion carried 7-0.
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