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Docket #26-15 
 
City of Lebanon Utilities 
 
The subject property is located at 799 W Chicago Street, Lebanon, IN 46052. 
 
The subject property is zoned Institutional (IN) and comprised of 1.1 acres.   
 
 

September 8, 2025 Common Council Approval 
The Lebanon Common Council adopted an ordinance vacating old alley rights-of-
way that traversed through the subject site, which is the city’s water treatment plant.  
The rights-of-way are not currently used and have never been used as active alleys 
and cross through existing structures.   
 

September 8, 2025 Common Council Approval 
The Lebanon Common Council adopted an ordinance rezoning the subject site 
from Residential (R4) to Institutional (IN).  While the water treatment plants exists 
as a legally existing non-conforming use, it was determined to rezone the site to IN 
to ensure the use was permitted by right before the anticipated improvements 
moved forward.     
 
 
This is the first time the requested Development Standard Variance has appeared 
before the City of Lebanon Board of Zoning Appeals. The subject property is 
currently undeveloped save for the two billboard signs along Interstate 65.  The 
easternmost sign is a back-to-back single-stacked billboard that is approximately 22 
feet tall and each sign face (2 total) is 320 square feet (10 feet tall and 32 feet wide).  
The westernmost sign is a back-to-back double-stacked billboard that is 
approximately 30 feet tall and each sign face (4 total) is 320 square feet (10 feet tall 
and 32 feet wide). 
 
 
Variance Background  
The City of Lebanon Utilities is currently undergoing significant expansion at all 
existing facilities and is proposing improvements at the Chicago Street water 
treatment plant that include a new administration and garage building.  Due to 
existing site limitations and setback requirements associated with the IN zoning 
district, there are no solutions to siting the new administration building without 
requesting relief from the front and side setback requirements.   
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Variance Request(s): 
 
 
 
 
 
 
 
 
Variance Evaluation: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Applicant Request: Development Standard Variance Request  
 
Variance Request #1 – Front and Side Building Setbacks 
UDO Section 2.5.C 
Variance requested to allow the construction of an administrative and garage 
building with reduced front building setbacks (15 feet) on Chicago Street and side 
building setbacks (10 feet) along the eastern property line.   
 
 
Evaluation of Variance(s) 
Statutory Authority of BZA for Reviewing Variances.   
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. 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 
Relief from the front and side building setback requirements will not be injurious to 
the public health, safety, morals, and general welfare of the community.  The 
proposed location will still be setback from each property line to ensure to impact to 
the local 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. 
 
Staff Analysis 
The use and value of the area adjacent to the property included in the variance will 
not be affected in a substantially adverse manner.  While the proposed setbacks are 
reduced from those required in the IN zoning district, the building is still setback 
further from Chicago Street than any adjacent residential structure and is 
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Staff Recommendation: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

approximately 60 feet away from the neighboring residential structure to the east.  
The proposed setbacks are consistent with other structures in the neighborhood. 
 
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 Unified Development Ordinance will result 
in practical difficulties in the use of the property.  The front and side building 
setbacks required within the IN zoning district would significantly limit the amount 
of buildable area on the site when coupled with the floodplain area and existing 
water treatment plant structures.  The proposed setbacks are consistent with existing 
structures in the surrounding area. 
 
 
Staff Recommendation: 
The City of Lebanon Planning Staff recommends approval of the Development 
Standards Variance request to permit relief from the front and side building setback 
requirements of the UDO subject to the following condition: 
 

1. That the applicant install building base landscaping on the north and east 
sides of the proposed building where feasible to soften the impact of the 
reduced setbacks on adjacent neighbors.   

 
 
 
 
 
 
 


