WHITLEY COUNTY BOARD OF ZONING APPEALS

STAFF REPORT
23-W-SE-21 SPECIAL EXCEPTION SEPTEMBER 26, 2023
3W Holdings, LLC AGENDA ITEM: 10
2520 W. Lincolnway
SUMMARY OF PROPOSAL

Current zoning: GC, General Commercial
Property area: 1.817 acres

The petitioner, owner of the subject property, is requesting special exception approval for a Light
Manufacturing use. The property is located at 2520 W. Lincolnway in Section 25 of Richland Township. The
subject property has been improved with a business and residence since at least the 1940s.

As proposed, the site would be cleared and a warehouse, office, and manufacturing facility be constructed
for the petitioner’s two subsidiary businesses. One business, WET Environmental Engineering, provides
services to wastewater plants and seems to be a minor occupant of the proposed facility. The other
business, W3 Technologies, is a distributes, repackages, and manufactures wastewater treatment products,
septic and pond treatments, and agricultural additives. It seems that W3 would occupy the majority of the
facility. Approximately 3,000 sq. ft. of the 15,000 sq. ft. building would be used specifically for

- manufacturing of the treatment products.

The petitioner has stated that the number of employees on this site would not exceed ten; currently, the
three owners are the only employees. Hours of operation would be roughly 7AM to 5PM. A truck dock
would be at the southern end of the proposed building. Specific site details, such as parking, are still being
refined and will be subject of a Development Plan review prior to construction. If variances are found to be
necessary, they would be brought back to the Board.

The special exception request is to permit the manufacturing component of this proposal. The
warehouse/wholesale business and office components are permitted uses of the GC district and are not the
subject of this special exception request. As such, the proposed facility could proceed with Development
Plan review and construction with the limitation that manufacturing would not occur. This may be
important when contemplating the possible reuse of the building.

REVIEW CRITERIA

Indiana Code §36-7-4-918.2 and Section 10.9(A) of the Zoning Code authorize the Board to review special
exceptions and state the criteria listed below upon which the Board must base its review. Staff’s
comments/proposed findings of fact under each criterion.

1. The special exception shall not involve any elements or cause any condition that may be
dangerous, injurious, or noxious to any other property or persons, and shall comply with the
performance standards;

The proposed manufacturing use produces biological treatment additives. It could be possible that
mismanagement of the process could result in a spill that would need to be addressed before
contamination of water could occur. A properly implemented response plan should avoid injurious
effects should that ever happen.

On a regular basis, a maintained septic system should contain and treat any water pollution that
may come from this use. The proposal will need to comply with Health Department regulations.



Noise from the manufacturing use may be an issue if noise-generating equipment, such as pumps,
condensers, etc,, is installed outside, especially given the proximity to a residence across 250 West.
If such equipment is installed inside, there should be little noticeable noise.

Other performance standards appear to be met or not applicable.

The special exception shall be sited, or oriented and landscaped to produce a harmonious
relationship of building and grounds to adjacent buildings and properties;

The proposed arrangement of the building and parking will be evaluated in detail during
Development Plan review. Based on the submitted sketch design, it is suggested that placement of
landscaping along the north property line, and along the west and east building sides, would
enhance the harmony of the building with the adjacent residential and agricultural properties.

The special exception shall produce a total visual impression and environment that is
consistent with the environment of the neighborhood;

The proposed use would be within a modern commercial building, It is expected that the building
probably will have an appearance that is inconsistent with the residential uses in the vicinity,
although it may be comparable to larger agricultural buildings. In any case, the building would be
permissible under the GC zoning if it did not include light manufacturing, so the impact of the
requested special exception on the appearance is minimal if any.

The special exception shall organize vehicular access and parking to minimize traffic
congestion in the neighborhood; and

Similarly, the proposed facility could be constructed as a permltted warehouse without need for a
special exception; the light manufacturing use would not change the parking or access proposed or
needed. That said, the property is tight due to the triangular shape, but there should be sufficient
area to maneuver without causing congestion on the adjacent roads. Specific details on the amount
and configuration of parking on the site will be reviewed as part of a Development Plan. The
petitioner’s submitted intent of a maximum of 10 employees would be an additional check on the
potential congestion on the site.

The special exception shall preserve the purpose of this Ordinance, as stated in Section 1.4.
The proposed use is a listed special exception use of the GC district. Small-scale and agriculture-
related businesses are anticipated secondary uses of the Agricultural-Rural character type. Because
this has been a commercial property for many years, it does not seem that the proposal would be
out of the anticipated character for the area.

SUGGESTED CONDITIONS
If the Board moves to grant the special exception, the following are suggested conditions of the approval:

1.

v W

The Special Exception for a light manufacturing use is granted for the applicant and is non-
transferable without Board approval.

The Special Exception is granted as presented.

Operation will not extend beyond business hours of 7:00 am to 5:00 pm.

There will be no more than ten employees on-site.

Landscaping shall be installed along the north property line in accordance with the Buffer Yard
Standards of Section 5.6(BY-01)(A).



6. Foundation landscaping consisting of shrubs and/or flowers, or an equivalent, shall be installed
along the east and west sides of the building, subject to review and approval as part of the
Development Plan.

7. Two septic sites are to be determined and approved by the Health Department prior to issuance of
a building permit for a primary structure.

8. Any outdoor lighting be oriented and shielded to prevent light spillage and/or glare onto
surrounding properties.

9. Any signage will conform to the requirements of the code.

Date report prepared: 09/21/2023
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