
CITY OF LEBANON 
APPLICATION FOR VARIANCE 

STATEMENT OF INTENT 
 
I       Docket  # _____________ 

This application and all accompanying information must be completed and filed in the City of Lebanon  
Planning &Zoning Office not less than 15 days prior to the regular meeting of the City Board of Zoning Appeals. 

 
1. Applicant: Bill Conley (Boone REMC)     Phone # (765) 483-3347 

 
Address 1207 Indianapolis Avenue, Lebanon, IN  46052 
 
E-Mail Address: bconley@bremc.com 

 
2. Property Owner Boone County Rural Electric Membership Corp. Phone # (765) 483-3347 

 
Address 1207 Indianapolis Avenue, Lebanon, IN  46052 
 
E-Mail Address: bconley@bremc.com 

 
3. Applicants agent, attorney or other contact (if any): 

 
Name Jason L. Spain, HWC Engineering, Inc.____________ Phone # (219) 730-8722 

 
Address 135 N Pennsylvania St., Suite #2800, Indianapolis, IN  46204 
 
E-Mail Address: jspain@hwcengineering.com 

 
4. Subject Property: 

Street or road #/ address of subject property: 1207 Indianapolis Avenue 
 
Zoning Classification of Property: GB – General Business District 
 
Legal Description of property (attach sheet) See attached Sheet C0.2 
 
Size of property (dimensions and /or acreage): 16.069 Acres 

 
Current use of property: Utility 

 
Comprehensive Plan Designation: Industrial 
 

5. Requested Variance (provide a detailed description of variances requested): See attached. 
 

6. Site Survey: Attach a survey of the property drawn to scale showing the dimensions of the 
property, all required setbacks, and the size and location of all existing and proposed buildings 
and other improvements, including but not limited to those involving the requested variance. 
 

I affirm that the information contained in the application and its supplements is true and correct. 
 
Date _9/16/2024___________ Signature ____________________________________________ 
 
 

 



VARIANCE FROM DEVELOPMENT STANDARDS 
 

REQUESTED VARIANCE 
  
 

1. The petitioner is requesting a variance for UDO Chapter 5.3.C.2 to exceed the maximum 
height of fence by 2 feet to a 6-foot-high fence. Boone REMC provides reliability for critical 
infrastructure within Boone County and securing the campus is of utmost priority.  Lowering 
the fence to meet zoning code requirements would compromise security of the facility and  
associated infrastructure as well as the highly valuable materials needed to be stored 
outside in the yard area. 

 
2. The petitioner is requesting a variance for UDO Chapter 2.11.I.2 to remove the requirement 

of 50% masonry materials from the façade. Many of the buildings on site are utilitarian in 
nature and use masonry, while not traditional brick masonry, as a structural element and/or 
to protect the building façade where it could come into contact with vehicles and materials 
on site. The use of larger scale concrete masonry units also makes the buildings more 
resilient over time. These buildings, by function, also have a high percentage of large 
openings (from overhead doors) in the project. Leaving us with less area for traditional 
masonry which isn’t easily supported over large openings. 

 
 



VARIANCE FROM DEVELOPMENT STANDARDS 
 

PROPOSED FINDINGS OF FACT 
 

  Pursuant to state statue and the Lebanon Unified Development Ordinance, the Board of 
Zoning Appeals must find that each of the following conditions is satisfied in order to grant a variance 
from the development standards in the Ordinance.  It is your burden to demonstrate that each of 
these factors is satisfied.  In the space provided, please indicate how you believe the facts or 
circumstances in your case satisfy each factor. 
Attach additional sheets if needed.   
 

1. The approval will not be injurious to the public health, safety, morals, and general 
welfare of the community.  

 
The proposed 6-foot fence will not pose any threat to public health, safety, morals, or 
the general welfare of the community. It will not create any nuisances, hazards, or 
obstructions. The increased height of the fence provides additional safety and security 
from materials and equipment stored on the site. 

 
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. 
 

The construction of a 6-foot fence will not materially affect the use and value of adjacent 
properties. It will not block sunlight, create noise pollution, or affect the neighboring 
properties in any adverse way. The height of the fence, due to its transparent nature, 
will not change the visibility into the site. 
 

3. The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property.  
 
Strictly adhering to the Unified Development Ordinance's requirement for a 4-foot fence 
would create practical difficulties, leaving Boone REMC with an unsecure site, thus 
increasing the likelihood of disruptions in their business which could have a negative 
effect on Boone County’s critical electrical infrastructure. This unique nature of the use 
and need for reliability within the transmission grid for Boone County creates the 
practical difficulty with an unsecure site.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 
 

VARIANCE FROM DEVELOPMENT STANDARDS 
 

PROPOSED FINDINGS OF FACT 
 

  Pursuant to state statue and the Lebanon Unified Development Ordinance, the Board of 
Zoning Appeals must find that each of the following conditions is satisfied in order to grant a variance 
from the development standards in the Ordinance.  It is your burden to demonstrate that each of 
these factors is satisfied.  In the space provided, please indicate how you believe the facts or 
circumstances in your case satisfy each factor. 
Attach additional sheets if needed.   
 

1. The approval will not be injurious to the public health, safety, morals, and general 
welfare of the community.  

 
The lack of masonry as required by code, due to the increased design aesthetic and 
quality of the remaining materials, will not be injurious to the public health, safety, 
morals and general welfare of the community.  The buildings are being built for a 50+ 
year lifespan and would be common with masonry construction. 

 
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. 
 

The buildings’ design aesthetic is at or above that of all the surrounding properties, 
without meeting the required masonry percentages, and largely above that of any 
property along that stretch of Indianapolis Ave.  With the current design aesthetic, we 
are confident the use and value of the area adjacent to the property included in the 
variance will not be affected in a substantially adverse manner.  Many of the adjacent 
buildings use CMU as well, either as their primary building material or as an accent 
wainscot. 
 

3. The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property.  
 
Strictly adhering to the masonry requirement puts traditional masonry on portions of our 
buildings that will be subjected to increased abuse due to the nature of the work within 
the site.  This abuse will cause degradation of the traditional masonry products and limit 
the resiliency of the buildings.  The current masonry utilized, or other materials utilized 
in lieu of masonry, are intended to keep the building looking good and functional for the 
next 50+ years. 
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GRAPHIC SCALE
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Call 811 or 800-382-5544 Before you Dig!

BENCHMARK INFORMATION:

DRW:  AM/DW |  CHK:  JS

2021-096
AUGUST 30, 2024

OVERALL EXISTING
CONDITIONS PLAN

KEY MAP

C0.2

Land Description
Boone REMC - Master Plan
A part of the Northeast Quarter of Section 6, Township 18 North, Range 1 East, Center Township, Boone County, Indiana
being more particularly described as follows:

COMMENCING at the Northwest corner of the East Half of said Northeast Quarter; thence South 89 degrees 54 minutes 10
seconds West along the North line of said Northeast Quarter a distance of 160.26 feet to the POINT OF BEGINNING;
thence continuing South 89 degrees 54 minutes 10 seconds West along the North line of said Northeast Quarter a distance
of 20.91 feet; thence South 04 degrees 34 minutes 50 seconds East a distance of 91.26 feet to the Northwest corner of a
tract of land described in Instrument Number 201600004747 and recorded in the Office of the Recorder for Boone County,
Indiana; thence South 60 degrees 01 minutes 10 seconds East along an the Northeasterly line of said tract and an extension
thereof a distance of 201.39 feet to the Northeast corner of a tract of land described in Deed Record 181, Page 118 in said
Recorder's Office; thence South 00 degrees 09 minutes 59 seconds East along the East line of said tract and an extension
thereof a distance of 214.09 feet to the North corner of a tract of land described in Instrument Number 201200012921 in
said Recorder's Office (the next two (2) calls along the Northeasterly and Southeasterly lines of said tract); (1) thence South
34 degrees 40 minutes 45 seconds East a distance of 165.40 feet; (2) thence South 55 degrees 19 minutes 15 seconds West a
distance of 156.64 feet to the Northeasterly right-of-way of Indianapolis Avenue as shown in Instrument Number
201500007630 in said Recorder's Office; thence South 34 degrees 40 minutes 45 seconds East along said right-of-way a
distance of 414.39 feet to the West corner of a tract of land described in Instrument Number 20200013008 in said
Recorder's Office (the next five (5) calls along the Northwesterly, Northeasterly, and Southeasterly lines of said tract); (1)
thence North 55 degrees 05 minutes 02 seconds East a distance of 266.72 feet; (2) thence South 34 degrees 54 minutes 53
seconds East a distance of 60.00 feet; (3) thence South 55 degrees 04 minutes 40 seconds West a distance of 30.55 feet; (4)
thence South 35 degrees 13 minutes 20 seconds East a distance of 200.00 feet (5) thence South 54 degrees 46 minutes 42
seconds West a distance of 237.72 feet to the Northeasterly right-of-way of Indianapolis Avenue as shown in said
Instrument Number 201500007630 (the net three (3) calls along said Northeasterly right-of-way); (1) thence South 35
degrees 01 minutes 33 seconds East a distance of 134.79 feet; (2) thence South 40 degrees 44 minutes 11 seconds East a
distance of 40.39 feet; (3) thence South 34 degrees 59 minutes 00 seconds East a distance of 25.09 feet to the Northwest
corner of a tract of land described in Instrument Number 201500005968 in said Recorder's Office; thence North 54 degrees
52 minutes 35 seconds East along the Northwesterly line of said tract a distance of 947.63 feet to the Southwesterly line of
a tract of land described in Instrument Number 2005012044 in said Recorder's Office, also being a former railroad
right-of-way line; thence North 60 degrees 15 minutes 51 seconds West along the Southwesterly line of said tract a distance
of 1617.89 feet to the POINT OF BEGINNING, containing 16.069 acres, more or less.
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UTILITY CONTACT INFORMATION:

MATCH LINE MATCH LINE

DELV Design Studio, LLC.
1411 Roosevelt Ave Suite 302
Indianapolis, IN 46201
(317) 296-7400
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Jason L. Spain


