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Case Numbert:
Applicant:
Location:

Acreage and Zoning

Property History:

Variance Request(s):

Docket #26-13
Andrew Claxton for America’s Home Place
The subject property is located at 203 Birchwood Drive, Lebanon, Indiana 46052.

The subject property is zoned General Business (GB), is within the Thoroughfare
Overlay District, and is comprised of approximately 3.13 acres.

June 2, 2025 Board of Zoning Appeals Approval
Variance Request — Billboard Sign
Variance approved to permit the removal of two existing billboard sign structures
with a single billboard sign that is 42 feet 6 inches tall and includes four sign faces,
each that are 10 feet 6 inches tall by 36 feet wide.

Lebanon Planning Staff Determination: This is the first time the requested
Development Standard Variance has appeared before the City of Lebanon Board of
Zoning Appeals. The applicant, America’s Home Place, is a custom on-your-lot
home builder that is interested in establishing a presence in the Indianapolis market.
They presented the intent to develop the subject property as a series of model
homes with a sales office. Because the site is located within the Thoroughfare
Overlay District due to its adjacency to 1-65, the overlay buffer and landscape
plantings are required. The billboard sign that was approved and constructed in
2025 includes a recorded “visibility easement” along the interstate that limits the
ability to plant trees that would block the billboard and thus limits the options to
meet the buffer planting requirements. The applicant is able to provide the required
landscape plantings, but they need to be clustered at the west and east ends of the
property rather than planted regularly along the buffer as the UDO requires.
Because of this planting restriction due to the visibility easement, the applicant is
requested a variance to provide relief from the Thoroughfare Overlay District
corridor buffer planting requirements to allow the proposed alternative planting
plan.

Applicant Request: Development Standard Variance Request

Variance Request #1 — Thoroughfare Overlay District Landscape Corridor
Buffer

UDO Section 2.11.].2

The UDO requires a landscape area at least 30-feet wide adjacent to the interstate
planted with at least 6 trees and 15 large shrubs every 100 linear feet of buffer. The
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Variance Evaluation:

applicant is proposing to provide the buffer width and the required plantings, but
the visibility easement restriction requires the tree plantings to be clustered at the
west and east ends of the property rather than planted regularly along the buffer.

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 from the development standards in the Ordinance. Per
Indiana Code (IC) 36-7-4-918.5; 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 each of development standard variances listed above has been reviewed
based on the following (3) 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 strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property.

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

Staff Analysis

The relief from the corridor buffer planting requirement will not be injurious to the
public health, safety, morals, and general welfare of the community. The planting
plan will include all the required plants but spaced in an alternative manner to allow
for the billboard visibility easement. The planting plan will also not obstruct
visibility for pedestrians or drivers on the interstate or local streets.

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.

Staff Analysis

The requested variance for relief from the corridor buffer planting plan requirement
will not affect the use and value of the area adjacent to the property in an adverse
manner. The applicant is providing all the landscape plant materials as required
along with additional plantings around the homes, parking lot, and along Birchwood
Drive. Itis anticipated the plan will provide aesthetic enhancement to the area and
will not have any adverse impacts.
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Staff Recommendation:

Criteria -3 The strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property.

Staff Analysis

The strict application of the terms of the UDO will result in practical difficulties in
the use of the property. Due to the planting restrictions associated with the recorded
visibility easement for the existing billboard, there is not an obvious planting
solution that meets the requirements of the UDO without infringing on the
easement. The applicant has proposed an alternate solution that still meets the
requirements for number of plants but proposes them in alternate locations to avoid
the easement. This alternate plan that also include landscaping around the homes,
parking lot, and along Birchwood Drive will meet the intent of the ordinance but in
an alternative manner.

Staff Recommendation:

The City of Lebanon Planning Staff recommends approval of the Development
Standards Variance request to permit relief from the Thoroughfare Overlay District
Landscape Corridor Buffer planting requirements of the Unified Development
Ordinance.
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