AREA PLAN COMMISSION MINUTES

JANUARY 3, 2008


ROLL CALL




Harry Baumgartner, Sr.
Joe Langel





Deborah Charleston

Jerome Markley





Angie Dial


John Schuhmacher




Jarrod Hahn


Mark Shaffer




Finley Lane










Michael Lautzenheiser, Jr., Secretary

The January 3, 2008 meeting of the Area Plan Commission was called to order at 7:30 p.m. by 2007 Vice President, Mark Shaffer. Roll call was answered by 9 members; Bill Horan and Mike Morrissey were absent.

Minutes from the November meeting were approved 9-0 with a motion by Joe Langel seconded by Jarrod Hahn.

ELECTION OF OFFICERS FOR 2008:

Mark Shaffer said at this time officers and appointments for 2008 will be made. The results of the nominations and voting are as follows:

President: Bill Horan

Vice-President: Mark Shaffer

Secretary: Michael Lautzenheiser, Jr.

Appointment to the BZA: Joe Langel

Budget Committee: Bill Horan, Finley Lane and Mark Shaffer

Plat Committee: Jarrod Hahn, Bill Horan, Joe Langel, Michael Lautzenheiser, Jr. and Mike Morrissey with alternates for his position when appropriate.

Mayor Ted Ellis requesting approval for a TIF (tax increment financial) District.

Mayor Ellis gave a presentation explaining the intricate features of a TIF District that the City of Bluffton is working to establish. The purpose of bringing it before the Area Plan Commission is to verify that it would be in compliance with the Wells County Comprehensive Plan as required by the State of Indiana Statutes.

Mayor Ellis said this tool is often used in many other locations in the state and up until this point it didn’t seem that it was something Bluffton needed to do. The time has come that the growth on the west edge of Bluffton is exceeding the cities ability to raise revenue. 

The assessed values in the designated TIF District are frozen at the March 1, 2007 value. Then any increases in assessed value are channeled into the Bluffton Redevelopment Commission. By law this commission must spend those funds in that district for infrastructure or something that will be a direct benefit of that district. 

Mayor Ellis said as far as the taxpayer goes, they will not be affected by or even notice anything has changed. The city, county, townships, schools and solid waste district will continue to receive tax money based on the base line assessment. 

The first year that any money could possibly be realized for this fund would be 2011 as all the property that is being designated to be in the TIF District has all previously been given tax abatements. The properties will then in accordance with tax abatement procedures have 10% of their tax obligation increased each year until the end of their abatement period.

The Redevelopment Commission can at any time disband the TIF District, the only thing that could prevent them from disbanding at will is if they have issued a bond and are bound by bond covenant.

The law requires that they have the consent of the Area Plan Commission then it goes back to the City Redevelopment Commission they must approve it and then it will go to the City Council who must have a public hearing before final approval. 

Mike Rowe, Director of Economic Development stated that both Marion and Gas City have implemented TIF districts that enabled them to aid in infrastructure and attract large projects like the Dollar General distribution warehouse, a Wal-Mart distribution center and an ethanol plant in Marion. He added that as the mayor mentioned many counties in Indiana have utilized TIF districts and nationwide there are 30 states that have TIF districts as an economic development tool. Having this in place will enhance the ability for Wells County to compete with other states or counties in attracting new business.

A motion was made by Joe Langel to give APC approval for the establishment of a TIF district and Jarrod Hahn seconded the motion, the motion carried 9-0.

DIRECTOR COMMENTS: 

The ordinance amendments are being reviewed by Kent Kiracofe and should be ready to be adopted by the APC at the February meeting.

Mike gave a presentation of each section to be amended and explanation as to if the amendment was necessary due to Indiana Code requirements, public input or to be compatible with the Comprehensive Plan. The amended ordinance will clarify some existing rules as well as add regulations for CAFO operations and change some procedures for divisions of property and bring the Subdivision Control Ordinance up to par with current development standards.

Amendments with the greatest changes follow:

· The composition of the 5-member plat committee to review development plans, major subdivisions. This board will approve new divisions of property, additions or combining parcels. 

· Ponds will be brought before the plat committee as well to eliminate the errors that are being made for property line setbacks. 

· Projects that require bonding to be in place will require the signatures of the local legislative body and the plan commission.

· The Plan Commission Director or attorney for the Plan Commission for APC and plat committee petitions will prepare Findings of Fact. The petitions brought before the Board of Zoning Appeals will continue to have the Findings of Fact document prepared by the petitioner’s attorney. In addition it will be required for petitioners to submit a letter addressing how their particular project is in compliance with the Zoning Ordinance, this is what the Findings of Fact will be based upon.

· Violations are to be investigated by the Director and the APC representative of that district and a letter signed by both will be sent as first notification to the property owner. The time element of waiting until the plan commission meets and then the risk of public broadcast before the property owner has been notified will then be eliminated and violations can be addressed in a more timely manner.

· A-1 (agriculture) district will increase from 1 ½ acre to 2-acre minimum lot size.
· Sign ordinance changes address size of sign and setbacks to be met in each zoning district. What is advertised on a sign cannot be regulated as on premise or off premise signs had been, it was determined that violates freedom of speech rights.
· CAFO regulations and performance standards, an example that an odor from an operation will cross lot lines, a rule that odor cannot cross lot lines is not enforceable and if a CAFO operation is in compliance with the rules that have been established for a CAFO then it could not be said the operation is not in compliance with the performance standards of the ordinance. CAFO operations will have three sets of criteria to be met in order to obtain a local structure permit, they will have to meet the setbacks as spelled out pending their location in relationship to existing homes, churches, schools etc. A development plan will be filed and subject to review for approval and a point system has been compiled and the proposed CAFO will need to score a minimum number to points. Additionally if a variance would be requested points will be subtracted.
·  There could be legislation by the state in the future that will make this obsolete, but it was determined this should fill the gap and have some rules for the pending CAFO operations.
· Development Plan regulations were looked at to add language that would be clear for petitioners on what exactly must be included for filing petitions and to enhance information for the petitioner as to what the APC must have provided in order to receive an approval. 

· Flood Plain regulations are as simple as adopting what DNR has set for flood plain management. 

· Subdivision Control Ordinance will strictly follow Indiana Code and procedures for plat review and public hearings and adopting Findings for all major or minor subdivisions this document has been incorporated into the Zoning Ordinance rather than a separate document or book as it had been previously. Two of several items being revisited were the lengths and lot frontage for cul-de-sacs and the requirement for more than one ingress/egress to a subdivision and the availability of connecting to other streets. Street signs are to be installed in the beginning of the development phase rather than after many of the homes are completed. This will accommodate 911 services that receive calls while homes are just in the building stages.

· Definitions – terms used for tracts, parcels, lots etc. are clearly defined. Sell-off rights have been defined with a table or chart for number splits that can be allowed based on acreage and road frontage. Language was added to accommodate splits and addition-to and existing legal description combines.  A recital will be required to be added to the deed and be recorded for an addition to and combines.

· Storm water standards have been incorporated to address the rule that you may not release water from your property at a greater rate post development than pre-development.  The ordinance was written to address detention ponds and how they outlet to county drains, storm sewers, etc. The bottom line is that a drainage plan and calculations will be required for projects to insure that neighboring properties will not be affected by development.

· Survey standards have been established.

The January 3, 2008, meeting adjourned at 9:30 p.m.








__________________________________








William Horan, President

ATTEST: _______________________________

                  Michael Lautzenheiser Jr., Secretary
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