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APPLICATION NO: REZ-2023-04 

SUBJECT: Change of Zoning  

LOCATION: 0 S SR 13 (State parcel ID: 48-15-15-200-012.000-044) 

PROPERTY OWNER(S): CRPP, LLC 

PETITIONER(S): Roscoe Dorsey (CRPP, LLC) 

SUMMARY: Rezoning of the real estate from Agricultural to General Industrial 
zoning district.  

WAIVERS REQUESTED: None  

RECOMMENDATION: Recommend APPROVAL of Rezone to the Council with modifications 

PREPARED BY Oksana Polhuy, Planning Administrator 

EXHIBITS Exhibit 1. Vicinity Map 
Exhibit 2. Submittal 
Exhibit 3. Site Plan (plat format) 
Exhibit 4. Recommended Land Use Map 
Exhibit 5. Alternative Re-Zoning Map 
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PROCEDURE 

The application was filed on December 7, 2023, for a public hearing at the January 11, 2024 Plan 
Commission meeting.  

The Plan Commission hears the evidence presented by Staff, petitioner/owner, and any 
individuals in the audience wishing to speak for or against the proposed project or to just ask 
questions. The Plan Commission then holds a discussion among themselves and makes a 
recommendation to the Town Council to either allow the request, deny the request, and/or 
amend the applicants’ proposal. The Plan Commission has the authority to modify the proposal 
and/or attach conditions to the recommendation. 

The Council then hears the proposal, including the Plan Commission’s recommendation at the 
Council meeting(s). At the final Council meeting, the proposal as presented in an Ordinance 
format is either adopted, denied, or modified by the Council.  

STANDARDS FOR AMENDMENTS  

Per Lapel UDO, V1.8.6, in reviewing the rezoning petition, the Plan Commission and Town 
Council shall pay reasonable regard to the following: 

1. Whether the proposed amendment is consistent with the goals, objectives, and 
policies of the Comprehensive Plan; 

2. Whether the proposed amendment is compatible with current conditions and the 
overall character of uses in the immediate vicinity of the subject property; 

3. Whether the proposed amendment is the most desirable use for which the land in 
the subject property is adapted; 

4. Whether the proposed amendment will have an adverse effect on the value of 
properties throughout the jurisdiction; and 

5. Whether the proposed amendment reflects responsible standards for development 
and growth. 

CORRESPONDENCE 

As of this writing, staff hasn’t received any comments or questions from the public.  
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ABOUT PROJECT 

The subject site is located on the east side of SR 13, about 975 feet south of the intersection of 
SR 38 and SR 13. The 18.9-acre subject site is vacant, currently zoned Agricultural and is either 
vacant or used for farming (see Exhibits 1 and 2).  

The petitioner, Roscoe Dorsey on behalf of the property owner (CRPP, LLC), would like to rezone 
this property to General Industrial to use it for expanding Lapel Industrial Park to the north (see 
Exhibit 2. Submittal).  

The petitioner rezoned a 20-acre site to the south of the subject site in 2020 to General 
Industrial zoning district to develop it into Lapel Industrial Park, which was before the 
Comprehensive Plan was created. Lapel Industrial Park is meant to be an area split into several 
properties to be used for commercial and industrial uses. When the petitioner was going 
through the primary plat procedure in the spring and summer of 2023, he found out that the 
drain located close to the rezoned site that he was going to use for the existing project could not 
be used because it is a private drain (see Project Narrative in Exhibit 2). The petitioner found out 
during the drainage review from Madison County Drainage Board that there is a public drain 
nearby, but it is located closer to the site to the north of Lapel Industrial Park. To connect the 
existing public drain, the petitioner would have to cross this property to the north. The petitioner 
decided to purchase this property and request the town to rezone it to the General Industrial 
district. By that, Lapel Industrial Park project would grow from its current 20-acre size to an 
almost 38-acre project. The vision for the Park remains the same: split it into several lots, 2 acres 
or more in size, to be used by a variety of commercial/industrial businesses. 

ANALYSIS 

Compatibility with Surrounding Area 

The subject site is zoned “Agricultural” and is “vacant land” per tax use records. The surrounding 
zoning and uses are displayed in Figure 1.  

Figure 1. Surrounding zoning and uses 
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Analysis of the Impact on Surrounding Uses. Given that most of the land around the subject site 
is vacant land or used for agricultural purposes, an addition of the industrial and commercial 
uses will not be creating a negative impact on the surrounding uses. Some of the features like a 
landscape buffer would create a visual buffer with the surrounding non-industrial zoning districts 
the north (church) and to the west (residential) and east that are zoned Agricultural. The 
currently proposed plan in a plat format (Exhibit 3) shows that there would be a 50-f-t-wide 
landscape buffer, which is typically required of General/Light Industrial zoning district if it 
borders a non-industrial zoning district.  

Consistency with Lapel Comprehensive Plan 

Consistency with the Proposed Land Uses in CP 

The Lapel Comprehensive Plan's Proposed Land Use Map (see Exhibit 4) designates the property 
for Light Industrial use, which somewhat matches the character of the proposal. The requested 
General Industrial zoning district is not shown on the map of recommended uses at all, and the 
recommended Light Industrial is the closest recommended use to the General Industrial zoning 
district. 

Consistency with the community vision, land use goals, objectives, and policies. In the survey 
conducted for the Comprehensive Plan 2021, the community supported growth and 
diversification of commercial and industrial activities south of State Road 38, which is where the 
site is located. However, in the light of the review of the recent petition for LKQ for a rezone 
across the street from the subject site, the community input and the input from some 
Commissioners, Council and BZA members, it became clear that the General Industrial zoning 
district along SR 13, a visible corridor, may not always be desirable in this area. Due to that, staff 
would like to propose some additional thoughts to clarify the community vision as well as 
propose an alternative rezone solution.  

It was noted during the public hearings for LKQ’s petition that while the community was okay 
with some industrial and commercial uses along SR 13 and south of SR 38, the industrial use was 
still not the most popular among the people according to the survey results recorded in the 
Comprehensive Plan’s Appendix. It was noted that the examples of the industrial uses given in 
the survey were the kinds that do not have outdoor storage. In Lapel, the Light Industrial district 
would match this character, and that’s the recommended use for the subject site. 

The General Industrial district permits outdoor storage, while other zoning districts, like Light 
Industrial or Commercial 1 do not. On one hand, that means that the community may not 
support General Industrial right along SR 13 based on the mentioned survey and corresponding 
proposed use map. On the other hand, many commercial and light industrial uses need some 
sort of outdoor storage. For example, landscaping, fencing, and other contractor’s companies 
sometimes need space for seasonal inventory that doesn’t fit in a warehouse, like patio stones, 
fencing material, and so on. Some contractors’ businesses need space for storing equipment 
used for work that is too bulky or weirdly sized to be parked in a typical parking spot or be 
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moved into a building and is typically stored outdoors in the storage areas. These are examples 
of businesses that aren’t as “dirty” as the ones that could be permitted in the General Industrial 
district. They could fit into light industrial or commercial districts IF outdoor storage was allowed 
there. Since outdoor storage is allowed only in the General Industrial zoning district, it forces the 
petitioners to apply for this district even if they’d need maybe 10-20% of their lot for storage and 
they wouldn’t be the polluting heavy kinds of business. 

Other communities typically permit outdoor storage in several zoning districts as an accessory 
use to the primary use and solve the concern with “visibility” of storage by requiring the storage 
to be behind the front facades of the buildings or in rear yards. They also have screening 
standards like requiring an opaque fence of a certain height around the perimeter of the storage 
area. Some communities may also limit the amount of area to be used for outdoor storage in 
various districts (e.g., 20 % of the lot), which helps regulate the amount of land developed with 
buildings (better for tax revenue) as opposed to undeveloped storage areas (typically gravel 
yards that may not provide much, if any, tax revenue).  

A few Lapel’s zoning standards relevant to screening / storage: 

• Lapel has a 50-ft-wide landscape buffer standard for lots in Light/General Industrial 
districts if they border a non-industrial district, whether there is outdoor storage or not. 
The petitioner shows this buffer on the site plan (Exhibit 3). 

• Outdoor storage, permitted as an accessory use in the General Industrial zoning district, 
isn’t allowed to be in any required setback (60-ft front, 40/60-ft side, or 40/60-ft rear). 
There are no specific requirements for screening the storage area itself, so the landscape 
buffer mentioned above would be the screening method. 

Staff’s Alternative Rezone Proposal 

Since there is no plan to amend Lapel’s UDO outdoor storage standards any time soon, staff 
proposes an alternative solution displayed in Exhibit 5: Light Industrial zoning district along SR 
13, the residential and the church uses, and General Industrial on the rest of the site. This way, 
the uses permitted close to SR 13 and existing non-industrial uses won’t have outdoor storage, 
but businesses that need outdoor storage space could do it deeper in the site. This could satisfy 
the community’s vision in the Comprehensive Plan, create a use buffer between the residential 
and institutional uses and heavy industrial uses by providing for uses to be conducted completely 
indoors, while also allowing some room for businesses that need outdoor storage.  

How could such a proposed arrangement look in real life?  

Figure 2 shows examples of Stony Creek Industrial Park in Noblesville along SR 37 and a 
commercial/industrial park in Fishers along SR 37. The subject site is 0.25-miles wide, and the 
chosen examples have the same width. These examples can give us real-life examples of what 
the industrial uses could look like from the state road if they are located a certain distance away 
from the road.  
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Both examples have commercial / light industrial uses abutting the state road and are about 300-
ft-wide or more. The petition shows a parcel (lot 4) abutting SR 13 to be about 300-ft-wide. 
When you drive on the state road 37 by the commercial/industrial uses in Noblesville and 
Fishers, one typically doesn’t see what’s behind them. However, there are quite a few of uses 
with outdoor storage located “behind” this initial row of commercial/light industrial uses without 
(or with little) outdoor storage. So, driving along state road 37, one wouldn’t know that the uses 
with the outdoor storage are located there because the distance, buildings, and some 
landscaping of the uses right along SR 37 blocks the view. 

Staff’s proposal to have a portion of the subject site zoned Light Industrial would create this 
effect of blocking the view of the businesses that need outdoor storage. 

  

 

 

 

Figure 2. Comparison of existing industrial areas along state roads in the nearby communities to the subject site 
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RECOMMENDATION   
Staff recommends APPROVAL of application REZ-2023-04 with staff’s modification to the zoning 
map displayed in Exhibit 5 to rezone a portion of the site to Light Industrial and another to 
General Industrial because: 

1. The proposed zoning district with staff’s proposed modification is consistent with the 
policies of the Comprehensive Plan; 

2. The proposed use and zoning district is compatible with the surrounding uses in the 
immediate vicinity; 

3. The subject site is located in a place that is suitable for a Light and General Industrial 
zoning districts to be within the planning jurisdiction of Lapel; 

4. Keeping industrial uses close to the state roads and highways is a good way to keep the 
industrial traffic away from the residential core of the town, which preserves the 
property values throughout the jurisdiction; and 

5. The proposed location of the zoning district would use the state road infrastructure and 
some utility infrastructure governed by non-Lapel utilities, which decreases the need to 
use Lapel’s public resources.  

MOTION OPTIONS (Change of Zoning Request)  

1. Motion to forward a favorable recommendation to the Council for adoption of the 
Change of Zoning from Agricultural to General Industrial Zoning District for the subject 
real estate as per submitted application REZ-2023-04. 

OR 

2. Motion to forward a favorable recommendation to the Council for adoption of the 
Change of Zoning from Agricultural to Light and General Industrial Zoning Districts per 
staff’s proposed map in Exhibit 5 of the staff report for the subject real estate as per 
submitted application REZ-2023-04. 

3. Motion to forward an unfavorable recommendation to the Council for adoption of the 
Change of Zoning from Agricultural to General Industrial Zoning District for the subject 
real estate as per submitted application REZ-2023-04 because… (List reasons, findings of 
fact) 

4. Motion to continue the review of the application REZ-2023-04 until the next regular 
meeting on February 8, 2024.  

Next Plan Commission meeting date(s): February 8, 2024. 
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Lapel Industrial Park 

Project Narra�ve 

The Lapel Industrial Park is a proposal to provide both commercial lots as well as needed space 
for businesses that require outdoor storage areas. The Lapel Industrial Park was first imagined as a place 
to move our growing business, Dorsey Excava�ng, Inc. It became clear to us that there was limited access 
for small businesses who need office space, warehouse space, outdoor equipment storage, and material 
storage. We discovered and purchased the first 20 acres off State Road 13 and State Road 38. We 
determined that this would be too much space for us, which prompted our team to come up with the 
idea of developing the land to provide an opportunity for others like us. We believed that this loca�on 
and what we were planning to do matched the town’s plan and goals for this area, and with that the 
Lapel Industrial Park was born. 

A�er all the comprehensive work seemed to be completed to begin with construc�on, we ran 
into a snag with the Madison County drainage board. There was a drain that crosses State Road 13 that 
we thought was an INDOT drain. As it turns out this was a private drain, and we would be unable to �e 
into it. We had to go back to the planning phase, and while this was a major snag, we s�ll believed that 
this was the loca�on we wanted to call home within the Town of Lapel. We decided to purchase the 18 
plus acres adjacent to the previously purchased property to obtain access to the public drain. 

This is where we currently stand with the Lapel Industrial Park project. We are here to get the 
newly acquired 18 plus acres of property zoned general industrial to match what is currently zoned.  

 

Project Narra�ve.  

 As it currently stands, the Lapel Industrial Park is an approximately 40-acre development 
located on State Road 13, just south of State Road 38. The property is currently bordered by State Road 
13 as well as Country Road 875 West. It is currently designed to have an entrance on State Road 13 as 
well as two streets with an entrance/exit on Country Road 875 West. There are 3 blocks set up for future 
lots that could be divided in the future with 4 lots planned. There is also roughly a 7.5-acre pond that 
borders the church as well as exis�ng residences. We wanted the reten�on pond to be placed here so 
that we could provide a buffer area for the exis�ng residences and church. The plan is to have the lots 
adjacent to State Road 13 be used for commercial space with the lots in the interior of the project being 
used for businesses that require outdoor storage. The south 20 acres has already been zoned “General-
Industrial”. We here seeking the roughly north 20 acres to be zoned the same. The project includes City 
Streets, Drainage, Curbs, Sidewalks, Water, Sewer & other U�li�es. 
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FALL CREEK REGIONAL WASTE DISTRICT
P.O. Box 59 . 9378 S. 650 West . Pendloton, lndlana 46064-0059 ' 1765\ 77a-7544 ' www.lc.wd.com

Mr. Brent White
Project Manager - Deboy Land Development
PO Box 25
Noblesville, IN 46061

Via Email: baw@deboyland.com

Re: Fall Creek Regional Waste District
Lapel Industrial Park
Rezone Parcel ID: 48-l 5- I 5-200-01 2.000-044
Wilt Serve Request

Dear Sir or Madam:

Please accept this letter as Fall Creek Regional Waste District's response conceming your
request regarding new sewer service to the above referenced property. The District operates a
regional sewer district under Indiana law, and is the sanitary sewer service provider for southem
Madison County. The above referenced property is within the District's service territory.

As a matter of policy, the District does not provide commitments conceming sewer service
to specific properties unless and until the developer or property owner enters into an applicable
service agreement. The District allocates capacity in its sewer system to individuat properties
pursuant to individual service agreements. Developers will need to meet with the District's
Development committee to help identifr service needs, feasibility, timing, fees, and the location
for likely connection in the event of service. Any connections to sewer are subject to project
review, determinations ofusage and flows, execution ofa service agreement in a form required by
the District, payment offees and charges, approval ofplans and specification for utility facilities,
compliance with applicable rules, regulations, and ordinances, etc. The property owner or
developer will also be responsible for the cost of extending utility facitities to and on the site.
Nothing herein shall constitute a guamntee of capacity or service to your parcel or any other
property, nor does this letter create any enforceable rights or interests.

Sincerely,
Jerry D Ketly

w
\--''
)o

Assi stant GeneralrManager
Fall Creek Regional Waste District

C
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 PT. OF THE NORTHWEST 1/4, SECTION 15, TWP. 18 NORTH, RG. 6 EAST,

2ND P.M., GREEN TWP., MADISON COUNTY, INDIANA
TOTAL ACREAGE:  39.20 ACRES ±
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	REZ-2023-04
	APPLICATION NO:
	Change of Zoning 
	SUBJECT:
	0 S SR 13 (State parcel ID: 48-15-15-200-012.000-044)
	LOCATION:
	CRPP, LLC
	PROPERTY OWNER(S):
	Roscoe Dorsey (CRPP, LLC)
	PETITIONER(S):
	Rezoning of the real estate from Agricultural to General Industrial zoning district. 
	SUMMARY:
	None 
	WAIVERS REQUESTED:
	Recommend APPROVAL of Rezone to the Council with modifications
	RECOMMENDATION:
	Oksana Polhuy, Planning Administrator
	PREPARED BY
	Exhibit 1. Vicinity Map
	EXHIBITS
	Exhibit 2. Submittal
	Exhibit 3. Site Plan (plat format)
	Exhibit 4. Recommended Land Use Map
	Exhibit 5. Alternative Re-Zoning Map
	PROCEDURE
	The application was filed on December 7, 2023, for a public hearing at the January 11, 2024 Plan Commission meeting.
	The Plan Commission hears the evidence presented by Staff, petitioner/owner, and any individuals in the audience wishing to speak for or against the proposed project or to just ask questions. The Plan Commission then holds a discussion among themselve...
	The Council then hears the proposal, including the Plan Commission’s recommendation at the Council meeting(s). At the final Council meeting, the proposal as presented in an Ordinance format is either adopted, denied, or modified by the Council.
	STANDARDS FOR AMENDMENTS
	Per Lapel UDO, V1.8.6, in reviewing the rezoning petition, the Plan Commission and Town Council shall pay reasonable regard to the following:
	1. Whether the proposed amendment is consistent with the goals, objectives, and policies of the Comprehensive Plan;
	2. Whether the proposed amendment is compatible with current conditions and the overall character of uses in the immediate vicinity of the subject property;
	3. Whether the proposed amendment is the most desirable use for which the land in the subject property is adapted;
	4. Whether the proposed amendment will have an adverse effect on the value of properties throughout the jurisdiction; and
	5. Whether the proposed amendment reflects responsible standards for development and growth.
	CORRESPONDENCE
	As of this writing, staff hasn’t received any comments or questions from the public.
	ABOUT PROJECT
	The subject site is located on the east side of SR 13, about 975 feet south of the intersection of SR 38 and SR 13. The 18.9-acre subject site is vacant, currently zoned Agricultural and is either vacant or used for farming (see Exhibits 1 and 2).
	The petitioner, Roscoe Dorsey on behalf of the property owner (CRPP, LLC), would like to rezone this property to General Industrial to use it for expanding Lapel Industrial Park to the north (see Exhibit 2. Submittal).
	The petitioner rezoned a 20-acre site to the south of the subject site in 2020 to General Industrial zoning district to develop it into Lapel Industrial Park, which was before the Comprehensive Plan was created. Lapel Industrial Park is meant to be an...
	ANALYSIS
	Compatibility with Surrounding Area

	The subject site is zoned “Agricultural” and is “vacant land” per tax use records. The surrounding zoning and uses are displayed in Figure 1.
	Figure 1. Surrounding zoning and uses
	Analysis of the Impact on Surrounding Uses. Given that most of the land around the subject site is vacant land or used for agricultural purposes, an addition of the industrial and commercial uses will not be creating a negative impact on the surroundi...
	Consistency with Lapel Comprehensive Plan

	Consistency with the Proposed Land Uses in CP
	The Lapel Comprehensive Plan's Proposed Land Use Map (see Exhibit 4) designates the property for Light Industrial use, which somewhat matches the character of the proposal. The requested General Industrial zoning district is not shown on the map of re...
	Consistency with the community vision, land use goals, objectives, and policies. In the survey conducted for the Comprehensive Plan 2021, the community supported growth and diversification of commercial and industrial activities south of State Road 38...
	It was noted during the public hearings for LKQ’s petition that while the community was okay with some industrial and commercial uses along SR 13 and south of SR 38, the industrial use was still not the most popular among the people according to the s...
	The General Industrial district permits outdoor storage, while other zoning districts, like Light Industrial or Commercial 1 do not. On one hand, that means that the community may not support General Industrial right along SR 13 based on the mentioned...
	Other communities typically permit outdoor storage in several zoning districts as an accessory use to the primary use and solve the concern with “visibility” of storage by requiring the storage to be behind the front facades of the buildings or in rea...
	A few Lapel’s zoning standards relevant to screening / storage:
	 Lapel has a 50-ft-wide landscape buffer standard for lots in Light/General Industrial districts if they border a non-industrial district, whether there is outdoor storage or not. The petitioner shows this buffer on the site plan (Exhibit 3).
	 Outdoor storage, permitted as an accessory use in the General Industrial zoning district, isn’t allowed to be in any required setback (60-ft front, 40/60-ft side, or 40/60-ft rear). There are no specific requirements for screening the storage area i...
	Staff’s Alternative Rezone Proposal
	Since there is no plan to amend Lapel’s UDO outdoor storage standards any time soon, staff proposes an alternative solution displayed in Exhibit 5: Light Industrial zoning district along SR 13, the residential and the church uses, and General Industri...
	How could such a proposed arrangement look in real life?
	Figure 2 shows examples of Stony Creek Industrial Park in Noblesville along SR 37 and a commercial/industrial park in Fishers along SR 37. The subject site is 0.25-miles wide, and the chosen examples have the same width. These examples can give us rea...
	Both examples have commercial / light industrial uses abutting the state road and are about 300-ft-wide or more. The petition shows a parcel (lot 4) abutting SR 13 to be about 300-ft-wide. When you drive on the state road 37 by the commercial/industri...
	Staff’s proposal to have a portion of the subject site zoned Light Industrial would create this effect of blocking the view of the businesses that need outdoor storage.
	Figure 2. Comparison of existing industrial areas along state roads in the nearby communities to the subject site
	RECOMMENDATION
	Staff recommends APPROVAL of application REZ-2023-04 with staff’s modification to the zoning map displayed in Exhibit 5 to rezone a portion of the site to Light Industrial and another to General Industrial because:

	1. The proposed zoning district with staff’s proposed modification is consistent with the policies of the Comprehensive Plan;
	2. The proposed use and zoning district is compatible with the surrounding uses in the immediate vicinity;
	3. The subject site is located in a place that is suitable for a Light and General Industrial zoning districts to be within the planning jurisdiction of Lapel;
	4. Keeping industrial uses close to the state roads and highways is a good way to keep the industrial traffic away from the residential core of the town, which preserves the property values throughout the jurisdiction; and
	5. The proposed location of the zoning district would use the state road infrastructure and some utility infrastructure governed by non-Lapel utilities, which decreases the need to use Lapel’s public resources.
	MOTION OPTIONS (Change of Zoning Request)
	1. Motion to forward a favorable recommendation to the Council for adoption of the Change of Zoning from Agricultural to General Industrial Zoning District for the subject real estate as per submitted application REZ-2023-04.
	OR
	2. Motion to forward a favorable recommendation to the Council for adoption of the Change of Zoning from Agricultural to Light and General Industrial Zoning Districts per staff’s proposed map in Exhibit 5 of the staff report for the subject real estat...
	3. Motion to forward an unfavorable recommendation to the Council for adoption of the Change of Zoning from Agricultural to General Industrial Zoning District for the subject real estate as per submitted application REZ-2023-04 because… (List reasons,...
	4. Motion to continue the review of the application REZ-2023-04 until the next regular meeting on February 8, 2024.
	Next Plan Commission meeting date(s): February 8, 2024.

