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BOARD OF ZONING APPEALS
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Case Numbert:
Applicant:
Location:

Acreage and Zoning

Property History:

Variance Request(s):

Docket #26-2
Frank Knez on behalf of Knez Properties, LLC
The subject property is located at 1301 S Meridian Street, Lebanon, Indiana 46052.

The subject property is zoned Residential (R4) and is comprised of approximately
0.48 acres. The subject lot configuration is 160 feet wide by 128 feet in depth.

History of Property:

This is the first time the requested Variance of Use has appeared before the City of
Lebanon Board of Zoning Appeals. The property contains a non-residential
building formerly used as a church, a small accessory building, and associated
parking.

Applicant Request: Variance of Use Request

Variance Request — Medical Office or Clinic Use (Outpatient Pediatric
Therapy) in the Residential (R4) Zoning District
UDO Section 3.2

The applicant is the owner of K1ds Count Therapy, a company that provides
outpatient therapy services to children including speech, occupational, physical,
mental health, and ABA therapy. The applicant is proposing to convert the subject
property, the former church building, for child therapy services. The facility will be
open weekdays from 8 am to 6 pm serving 18 children with autism and roughly 100-
150 children for one hour per week visits for speech, occupational, physical, or
mental health therapy. To serve this anticipated capacity, the applicant expects to
create 25-30 new jobs in the community.

Staff Evaluation — Because the subject property is zoned for residential uses, the
existing church facility is considered a legally existing non-conforming use. The
UDO indicates any change in use on the property must comply with the regulations
of the zoning district, meaning future uses must be residential in nature. While the
applicant is changing the use of the property, because the structure is non-residential
in nature, the proposal is not out of line given the historic use of the property. For
this reason, Staff recommended the applicant apply for a Variance of Use to allow
the conversion of the property for the pediatric therapy use.




City of Lebanon
Board of Zoning Appeals
January 5, 2026

Variance Evaluation:

Evaluation of Variance(s)

Statutory Authority of BZA for Reviewing Variances.

Pursuant to State Statute 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 of use. Per Indiana Code (IC) 36-7-4-918.4; No variance
in the application of the provisions of the ordinance shall be made by the Board
relating to buildings, land or premises now existing or to be constructed, unless after
a public hearing, the Board shall find, in writing that the variance of use listed above
has been reviewed based on the following five (5) statutory criteria:

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

Criteria-2 The use and value of the area adjacent to the property included in
the variance will not be affected in a substantial adverse manner.

Criteria-3 The need for the variance arises from some condition peculiar to
the property involved.

Criteria-4 The strict application of the terms of the zoning ordinance will
constitute an unnecessary hardship if applied to the property for which the
variance is sought.

Criteria-5 The approval does not interfere substantially with the City of
Lebanon Comprehensive Plan.

Staff Evaluation of Variance of Use

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

Staftf Analysis

The variance of use to permit an outpatient pediatric therapy use on the subject
property will not be injurious to the public health, safety, morals, and general welfare
of the community.

Criteria-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.

Staftf Analysis

The requested use variance would not affect the use and value of the area adjacent
to the property included in the variance in a substantially adverse manner. The
property was constructed for and historically used as a church use, meaning there
are both residential and low-impact non-residential uses in this neighborhood. The
proposed clinic use will not cause any further impacts than was already present with
previous uses of the subject property.
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Staff Recommendation:

Criteria-3 The need for the variance arises from some condition peculiar to
the property involved.

Staftf Analysis

The subject property is zoned for residential uses but contains a non-residential
structure and has historically been used for church uses. The property as it exists
today could not be easily used for permitted residential use without significant
changes.

Criteria-4 The strict application of the terms of the zoning ordinance will
constitute an unnecessary hardship if applied to the property for which the
variance is sought.

Because the subject property contains a non-residential structure and has historically
been used for a church use, it would take significant investment in redevelopment in
order to use the property for permitted residential uses. The existing building could
not be used for its intended purpose given a strict application of the UDO.

Criteria-5 The approval does not interfere substantially with the City of
Lebanon Comprehensive Plan.

The City of Lebanon Comprehensive Plan designates this property for residential
uses, but the proposed use is low-impact and does not substantially interfere with
the plan. The proposed use would utilize the non-residential property and building
for its intended purpose.

Staff Recommendation:

The City of Lebanon Planning Staff recommends approval of the Variance of Use
request to permit a Medical Office or Clinic use (Outpatient Pediatric Therapy)
within the R4 Residential Zoning District.

1. That the approval of the Variance of Use is limited to those Outpatient
Pediatric Therapy uses proposed by the applicant. Any change in use or
increase in the intensity of the use by the current or any subsequent owners
will require review and approval by the City of Lebanon Board of Zoning
Appeals.
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