
 

CITY OF LEBANON 
PLANNING AND ZONING DEPARTMENT 

 
CITY OF LEBANON PLAN COMMISSION 

STAFF REPORT 
JANUARY 6, 2025 PUBLIC HEARING 

 
 
A. Case Number: 
 
B. Applicant: 
 
C. Location: 
 
 
D. Acreage and 
Zoning: 
 
E. Adjacent Land Uses: 
 
 
 
 
 
F. Property History: 
 
 
 
 
 
 
G. Ordinance Process: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Docket # 24-53 
 
Drago Babich representing NewCold IN02 
 
The subject property is located at the approximate address of 1350 Middle 
Jamestown Road, Lebanon, IN 46052. 
 
The subject property contains 297 acres and is presently zoned Light 
Industrial (LI). 
 
North – Agricultural (Planned Regional Detention and Industrial Use) 
South – Agricultural 
West – Agricultural 
East – Agricultural 
 
 

Super Voluntary Annexation 
A petition for annexation was received for the subject property by the property 
owner in May 2024.  The annexation ordinance was adopted by the Lebanon 
Common Council on July 22, 2024 and became effective on August 26, 2024.  This is 
the first time a development petition has been filed for the subject property. 
 
 
Unified Development Ordinance Process for Development Plans 
Development plan approval shall be required for projects listed below and as 
otherwise required by the Unified Development Ordinance.  Improvement Location 
Permits and Building Permits shall not be issued until the conditions and 
requirements of this ordinance have been met. Development Plans shall be provided 
for: 
 

 All uses within commercial, industrial, downtown, and institutional zoning 
districts. 

 All uses within the Downtown, Recreation, Thoroughfare Overlay Districts. 
 Any multi-family residential use containing 7 or more units in a building. 
 All Planned Unit Developments. 

 
Lebanon Staff Determination: The project is located within the Light Industrial 
zoning district requiring Development Plan approval. 
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H. Action Requested: 
 
 
 
 
 
 
 
 
 
 
I. TAC Review: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Development Plan Approval 
The applicant is requesting Development Plan approval in order to construct a new 
1.6 million square foot cold storage facility over multiple phases on the subject 
property.  Phase 1 Sequence 1 will involve approximately 700,000 square feet and will 
include Frozen High Bay Storage and Dispatch, Chilled Storage and Dispatch, the 
Plant Office, and associated employee and truck parking.  All trucks will access the 
site from the existing NewCold facility to the north (there will be no truck entrance 
provided along Middle Jamestown Road), so traffic on Middle Jamestown Road will 
be limited to employee and visitor traffic.   
 
 
TECHNICAL ADVISORY COMMITTEE (TAC) REVIEW 
Development Plan Compliance with City of Lebanon Technical Advisory Committee 
(TAC) 
 
City of Lebanon Utilities 
 
Sewer and Water Division- Comments were as follows: 
1. Provide projected water and sewer usage estimates. 
2. While Lebanon Utilities’ Water System has a strong supply of water for current 

users and previously approved and allocated projects, the amount of allocatable 
water capacity is extremely limited.  This situation is anticipated to be temporary. 
Lebanon Utilities, in conjunction with the City of Lebanon, is working diligently to 
secure additional secondary water supply sourcing in order to continue to provide 
the level of service its current users have grown to expect. Presently, there is no 
exact timeframe for when or if an additional water supply can be made available.  

3. As part of Lebanon Utilities upcoming Wholesale Water Supply project, a 36-inch 
water transmission line is anticipated to be constructed along CR 200 South.  A 25-
foot permanent and 15-foot temporary easement is requested adjacent to the 
northern edge of the CR 200 South Right-of-Way to allow for construction.  
Compensatory Storage limits for stormwater may need to be adjusted to 
accommodate the easements.  Provisions may be considered for providing 
additional redundancy for the facility from the proposed transmission lines. 

 

 
 

Proposed 36-inch 
Water Transmission 
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4. Provide a minimum of 10 feet of horizontal separation between proposed water 
mains and proposed sanitary force mains. 

5. Ensure that water mains are located outside of the limits of proposed water quality 
basins. 

6. Ensure a fire hydrant is located within 100 feet of the FDC. 
 
Electrical Division- The subject property is located within the Boone REMC 
service territory. 
 
City of Lebanon Fire Department-The applicant will be required to supply a Knox 
Box for emergency access to the site.  Address numbers need to be placed on the 
street façade of the building and be 6-12” in size.   
 
City of Lebanon Engineer – Comments/questions are as follows: 

1. General Comments: 
a. All sheets must be certified by a registered professional engineer 

licensed to practice in the State of Indiana. 
b. Satisfactorily address all comments provided by Lebanon Utilities, 

Police, Fire, Street, Stormwater, and Planning departments, in 
addition to requirements of other authorities having juris diction, 
such as:   the Boone County Surveyor, the Indiana Department of 
Environmental Management, the Indiana Department of Natural 
Resources, the Indiana Department of Transportation, etc. 

c. Ensure compliance with requirements set forth by Lebanon 
Utilities and their reviewing consultants.  

d. Submit required calculations and satisfactorily address all storm 
water runoff, detention, storm sewer, and storm water quality 
comments provided by Kerry Daily of Christopher Burke 
Engineering Limited (CBBEL) pursuant to the City of Lebanon 
Stormwater Control Ordinance. Ensure compliance with the 
requirements of the City of Lebanon Stormwater Control 
Ordinance and Design Standards. Ensure compliance with the 
requirements of the City of Lebanon MS4 Department. Ensure 
compliance with any prior approved drainage master plan for the 
site. 

e. Provide traffic impact study to confirm required entry and offsites 
road and intersection improvements and modifications. The Study 
shall consider existing and proposed future Newcold related 
impacts as well as analysis of the following adjacent intersections: 
i. Middle Jamestown Road and CR 200 S 

ii. Middle Jamestown Road and SR 39 
iii. CR 200S and SR 39 

2. All Sheets: 
a. Add a note to all appropriate sheets which states the following:  

All work within the right-of-way shall meet current City of Lebanon 
Construction Standards.  
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b. Add a note to all appropriate sheets which states the following: 
The contractor/developer shall protect existing right-of-way 
infrastructure and be responsible for restoration, as necessary. 

c. Provide Reference to City of Lebanon Standards, where applicable. 
d. Ensure compliance with the requirements of the City of Lebanon 

Stormwater Control Ordinance and Design Standards as outlined 
by CBBEL.  

e. Ensure compliance with requirements set forth by Lebanon 
Utilities and their reviewing consultants. 

f. Ensure compliance with the requirements of the City of Lebanon 
MS4 Department. 

3. All plan and profiles: 
a. Indicate Structural backfill for all trenches located within 5’ of all 

rights-of-way.  
b. Notes shall be placed that indicate all structural material to be 

compacted in 6” lifts. 
c. Indicate conduit and utility crossing locations, size, depth, and 

material.  
d. Provide structural backfill between all conduit, storm sewer, water 

main, and sanitary sewer crossings. 
 

4. Sheet C000 – COVER SHEET: 
a. “APPROVED FOR CONSTRUCTION” stamp, shall be added, when 

appropriate, as follows: 
 
_________________________________________________________________ 

APPROVED FOR CONSTRUCTION 
_________________________________________________________________ 

 
Release For Construction Date:  __________________________ 
  
Preconstruction Conference Date:  ________________________ 
  
By:________________________________Date:______________ 
       Kevin Krulik PE PS AICP, City Engineer 

 
_________________________________________________________________ 

           City of Lebanon, IN            
_________________________________________________________________ 
 
 
_________________________________________________________________ 

APPROVED City of LEBANON UTILITIES 
_________________________________________________________________ 
 

By:________________________________Date:______________ 
       Ryan C. Ottinger, Water & Wastewater Operations Manager 
 

By:________________________________Date:______________ 

       Jeffrey L. Greeno, Electric Operations Manager 
_____________________________________________________ 
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          REVISIONS 

DATE COMMENTS 
  
  
  
  
  

 
5. Sheet C-001 – GENERAL NOTES  

a. No comment at this time. 
6. Sheet C-100 – OVERALL EXISTING CONDITIONS & DEMOLITION PLAN: 

a. See comment 7 below. 
7. Sheet C-101-115 – OVERALL EXISTING CONDITIONS & DEMOLITION PLAN: 

b. Include demolition needed for entry improvements, as well as 
Middle Jamestown Road and CR 200 S widening, see site plan 
notes. Existing pavement on Middle Jamestown Road and CR 200 S 
to be sawcut in areas of widening. If offsite transportation related 
improvements are warranted, as described, in comment 1.e., add 
additional sheets as needed. 

c. Include demolition needed for Sanitary Ditch and ditch crossing 
improvements. 

8. Sheet C200 – OVERALL SITE PLAN: 
d. Widening along Middle Jamestown Road and CR 200 S adjacent to 

project limits shall be done in a manner that ensures the through 
lanes and any additional turn lanes are each at a minimum width 
of 11’ each, exclusive of curbing and striping.   

e. All widening shall incorporate right-of-way pavement cross 
sections for Commercial Collector and Secondary Arterial Streets, 
per City of Lebanon Standards: 

 
4. On Chemically Modified Soil per City Standards for 
Pavement Construction 4. 

f. Existing Middle Jamestown Road and CR 200 S adjacent to the 
project site is to be milled to a depth of 2” and resurfaced. 
Additionally, any areas of pavement failure will require full depth 
reconstruction, per City Standards. 

g. Dedicate right-of-way along Middle Jamestown Road and CR 200 S 
to encompass proposed and existing road improvements serving 
vehicular and pedestrian traffic, per thoroughfare plan, adopted 
8/14/2017, or as noted herein. This may require secondary plating 
or right-of-way dedication documents (deeds), and a dedication 
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and acceptance with the Board of Public Works and Safety.  
Minimum ½ width rights-of-way are as follows: 

i. Middle Jamestown Road - Major Collector: 40.00 feet (half 
width) 

ii. CR 200 S - Major Collector: 40.00 feet (half width) 
h. 10’ Multi use paths will be required for pedestrian and bicycle 

connections along all street frontages. Connections from the site 
to the adjacent multi-use path system are required. On site Bicycle 
Parking is required.  

9. Sheet C201-C207 and C-214-C215 – SITE PLAN: 
i. Correct Key Map to indicate C-214 and C-215 
j. See comment 8. 

10. Sheet C300 – OVERALL GRADING PLAN: 
a. No comment at this time. 

11. Sheet C301-C315 – GRADING PLAN: 
k. Revise grading accordingly to account for road widening and path 

systems per comment 8. 
12. Sheet C320 – OVERALL EROSION & SEDIMENT CONTROL PHASE 1 PLAN: 

a. Revise accordingly to account for road widening and path systems 
in addition to floodplain and floodway related improvements, per 
prior comments. 

13. Sheet C321-C335 –EROSION & SEDIMENT CONTROL PHASE 1 PLAN: 
a. Revise accordingly to account for road widening and path systems 

in addition to floodplain and floodway related improvements, per 
prior comments. 

14. Sheet C340 – OVERALL EROSION & SEDIMENT CONTROL PHASE 2 PLAN: 
a. Revise accordingly to account for road widening and path systems 

in addition to floodplain and floodway related improvements, per 
prior comments. 

15. Sheet C341-C355 –EROSION & SEDIMENT CONTROL PHASE 2 PLAN: 
a. Revise accordingly to account for road widening and path systems 

in addition to floodplain and floodway related improvements, per 
prior comments. 

16. Sheet C380 – EROSION CONTROL DETAILS: 
a. No comment at this time. 

17. Sheet C309 – EROSION CONTROL DETAILS: 
18. Sheet C400 – OVERALL UTILITY PLAN: 

a. No comment at this time. 
19. Sheet C401-C415 – UTILITY PLAN: 

a. Ensure compliance with the Boone County Surveyor’s office 
related to the proposed ditch crossing. 

b. The following revised stormwater standard may apply: 
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20. Sheet C420 – STORM STRUCTURE TABLES: 

a. No comment at this time. 
21. Sheet C601-C608 – LANDSCAPE PLAN: 

a. Ensure proper sight distance triangles are preserved at the 
entrance. 

i. Please note that current UDO requirements do not 
create a safe or sufficient design in compliance with the 
State’s standard of care for intersection design. It has 
been determined that the current UDO incorrectly stated 
that the triangle should be measured from the 
centerline-centerline intersection. This is improper, and 
I would argue that the triangle should be calculated 
based on the R/W line-R/W line intersection. The City of 
Lebanon is working to create a UDO text amendment, 
but in the meantime, I would ask that you voluntarily 
adjust sight triangles and the landscape plans 
accordingly. 

b. Ensure compliance with Planning Department. 
22. Sheet C700-C708 – LIGHTING PLAN: 

a. Sheet C708 appears to be corrupted. 
b. Ensure compliance with Planning Department. 

23. Sheet C801 – DETAILS: 
a. Please remove any detail that is in conflict or duplicative of details 

provided in the current City of Lebanon Standard Details. 
24. Sheets 01-23 of 23 of City of Lebanon, Indiana – Lebanon Standards 
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a. No comment at this time. 
25. Provide MAINTENANCE OF TRAFFIC PLAN 

a. in compliance with MUTCD for the construction of the proposed 
right-of-way and entrance improvements.  

26. Provide copy of Indiana Department of Natural Resources (IDNR) CSGP 
Notice of Intent (NOI) to Scott Calvert, MS4 Coordinator. Weekly City 
inspections of Stormwater BMPs are required throughout construction. 
Inspection fees will be $50 per month from permit issuance till a Notice of 
Termination (NOT) is filed. Fees shall be paid at the time of Improvement 
Location Permit (ILP) issuance based on the proposed anticipated 
construction schedule. 

27. Please note that all proposed buildings will be subject to Road Impacts 
fees at the time of permitting. Please fill out and return the Road Impact 
Fee Request form (attached). Road impact fees are due at the time 
building permits are issued. 

 
City of Lebanon Planning Staff Review- 
 
1.Plan of Operation:  
The applicant is requesting Development Plan approval in order to construct a new 
1.6 million square foot cold storage facility over multiple phases on the subject 
property.  Phase 1 Sequence 1 will involve approximately 700,000 square feet and will 
include Frozen High Bay Storage and Dispatch, Chilled Storage and Dispatch, the 
Plant Office, and associated employee and truck parking.  All trucks will access the 
site from the existing NewCold facility to the north (there will be no truck entrance 
provided along Middle Jamestown Road), so traffic on Middle Jamestown Road will 
be limited to employee and visitor traffic.   
 
 
2.Development Standards- 
The submitted civil drawings have demonstrated compliance with the following 
standards required for the Light Industrial (LI) Zoning District.  
 

UDO Development Standards-Light Industrial District 
Required Provided 
Minimum Lot Size = 5 Acres Subject Lot = 297 acres 
Minimum Lot Width = 200 Feet 2800 Feet 
Minimum Lot Frontage = 150 Feet 2800 Feet 
Front Setback = 50 Feet plus 2 Feet 
for each foot the building exceeds the 
max building height of 50 Feet (226 
Feet) 

270 Feet 

Side Setback = 25 Feet plus 2 Feet 
for each foot the building exceeds the 
max building height of 50 Feet (201 
Feet) 

South - 201 Feet 
North – Approx. 245 Feet 
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Maximum Height = 50 Feet – Up to 
150 Feet is permitted with 
modifications to minimum setbacks 

138 Feet 
 

 
 
3. Parking Approval:  
 
UDO Maximum Parking 
Requirement 
0.55 spaces per 1000 square feet 
gross floor area (1391 spaces) 

Provided On-Site 
TOTAL = 1259 spaces 
 

 
 
4.Lighting Approval:  
The applicant has submitted a lighting plan that meets all standards applicable to the 
subject property.  However, it is unclear from the plans the proposed light pole 
height that is being proposed in the parking areas.  The applicant will need to clarify 
the proposed pole heights do not exceed the maximum of 30 feet in industrial 
districts.   
 
 
5.Landscaping/Bufferyard Approval: 
In review of the submitted landscaping plan, the applicant has provided a plan that 
meets all applicable requirements within the LI zoning district. 
 
 
6.Signage Plan: 
The applicant has provided building elevations that generally depict locations of wall 
signs but has not provided a comprehensive sign package as it is still being developed.  
A complete sign package will need to be submitted to Staff for review and approval 
prior to the installation of any signs. 
 
 
7. Architectural Review: 
The applicant has submitted architectural renderings that adhere to the requirements 
of the UDO.  Staff has determined the building design proposed a cohesive design 
consistent with the architectural style of the building.     
 
 
 
 
 
 
 
 
 
 
 
 
 



City of Lebanon  
Plan Commission 

January 6, 2025 

Page | 10  
 

J: Staff 
Recommendation: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Staff Recommendation: 
In review of the submitted Development Plan as presented, Lebanon Planning Staff 
finds compliance with the Unified Development Requirements for the subject site. 
Lebanon Plan Commission recommends approval of the subject development plan 
contingent on the following condition: 
 

1) TAC Comments: 
The applicant adequately addresses any remaining City of Lebanon Technical 
Advisory Committee comments prior to application for any building permits 
or site improvements. 

2) Stormwater Approval: 
The applicant receives formal drainage approval from the City of Lebanon 
Board of Public Works and Boone County Surveyor prior to application for 
any building permits or site improvements. 

3) Lighting Plan: 
The applicant confirm the light pole height does not exceed the maximum 
permitted height of 30 feet. 

4) Signage Plan: 
The applicant provide a signage plan that adheres to all applicable UDO 
standards prior to installation of any signage. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


