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61 North Green Street 
Brownsburg IN  46112 

317.852.1128 Town of Brownsburg 
Board of Zoning Appeals 
Project Synopsis 
TO: Board of Zoning Appeals; Tricia Leminger 

FROM: Todd A. Barker, AICP 

DATE: September 28, 2011 

RE: CASE # BZDV-9-11-1086/ 2011-08BZA  

GENERAL INFORMATION: 

APPLICANT:    GSW/ Apex Electric and Sign Co INC 

STATUS OF APPLICATION:   Pending action before the Board of Zoning Appeals 

REQUESTED ACTION:   Development Standards Variance 

DATE OF APPLICATION:   September 28, 2011 

PURPOSE: To exceed the maximum number of signs permitted on a lot. 

ORDINANCE: §155.297(B)(3) of the Brownsburg Zoning Ordinance, entitled 
“Regulations by district classification” 

PROPERTY ADDRESS:   21 W. Main Street 

PARCEL ID:    32-07-11-305-024.000-016 

EXISTING ZONING:     C-3 

UTILITIES: 
WATER:  Town of Brownsburg 
SANITARY: Town of Brownsburg 
STORMWATER: Town of Brownsburg 

EXISTING SURROUNDING ZONING: 
NORTH:  C-3 
SOUTH:  C-3 
EAST:  C-3 
WEST:  C-3 

EXISTING USES: 
NORTH:  Commerical 
SOUTH:  Commercial 
EAST:  Commercial 
WEST:  Commercial 

NEIGHBORHOOD CHARACTERISTICS: This property is in the heart of Brownsburg's downtown as one of the 
four properties that is located at the intersection of Green Street / SR 
267 and Main Street / US 136. Downtown is currently a mixed use 
district including commercial, industrial, residential, and 
institutional/governmental uses. Brownsburg's traditional core 
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downtown is the area surrounding the intersection of Green Street / SR 
267 and Main Street / US 136although the physical appearance of this 
area has changed in the last fifteen years with the loss of two buildings 
that included early 20th century architecture and site layout. Even with 
change of physical appearance as the iconic center of Brownsburg the 
intersection of Green Street / SR 267 and Main Street / US 136 remains 
the "center" of Town. 

TOTAL PARCEL SIZE:    1.07 Acres 

COMPREHENSIVE PLAN DESIGNATION: The Future Land Use map in the Brownsburg 2020 Comprehensive Plan 
recommends this area for Office/Commercial development. 

THOROUGHFARE PLAN: Green Street / SR 267 and Main Street / US 136 are listed as Primary 
Arterial in Town of Brownsburg 2020 Thoroughfare Plan. 

GREENWAYS MASTER PLAN: These stretches of Green Street / SR 267 and Main Street / US 136 are 
recommended to be an Urban Trail Corridor. 

PUBLIC NOTICE: Hendricks County Flyer November 19, 2011 

PUBLIC HEARING DATES: December 12, 2011 - 7 p.m. 

PUBLIC COMMENTS: No written comments received as of December 5, 2011. 

STATUTORY REQUIREMENTS/ FACTORS TO BE CONSIDERED: 

The requirements for issuing a Developments Standards Variance are outlined in the zoning ordinance and by Indiana Code §36-7-4-
918.5. It is the responsibility of the petitioner to provide evidence that proves their request complies with the three points listed below. 

DEVELOPMENTS STANDARDS VARIANCE 

Variances of use from the terms of this Ordinance may be approved only upon a determination in writing that the following apply: 

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

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. 

4. The strict application of the terms of this Ordinance will constitute an unusual and unnecessary hardship if applied to the property for 
which the variance is sought. 

 

PREVIOUS ACTIONS ON-SITE: 
1. 1998-15P Site Development Plan Approval for CVS 

PREVIOUS ACTION- SURROUNDING AREA: 
1. 1999-23P Walgreens Replat 
2. 2001-15P Walgreens Replat 

SUPPLEMENTARY DOCUMENTATION INSERT: 
 APPLICATION        EXHIBIT - A 
 DETAILED STATEMENT OF REASON      EXHIBIT - B 
 PROPOSED SIGNS & LAYOUT       EXHIBIT - C 
 ZONING MAP        EXHIBIT - D 
 AERIAL INSERTS        EXHIBIT - E 
 SITE PHOTOS         EXHIBIT - F 
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EXHIBIT – A 
APPLICATION 

 

 

C-3 

C-3 C-3 C-3 C-3 

32-07-11-305-024.000-016 
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EXHIBIT – A 
APPLICATION continued 
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EXHIBIT – B 
DETAILED STATEMENT OF REASONS 
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EXHIBIT – B 
DETAILED STATEMENT OF REASONS continued 
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EXHIBIT – B 
DETAILED STATEMENT OF REASONS continued 
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EXHIBIT - C 
PROPOSED SIGNS & LAYOUT 
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EXHIBIT - C 
PROPOSED SIGNS & LAYOUT continued 
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EXHIBIT - C 
PROPOSED SIGNS & LAYOUT continued 

 

 
  



 

Project Synopsis 2011         Page 11 of 15 

EXHIBIT - D 
ZONING MAP 
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EXHIBIT - E 
AERIAL 
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EXHIBIT - F 
SITE PHOTOS 

 
 
 

 
North elevation along Main Street/US 136 

 

 

 
East elevation along Green Street/SR 267 
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STAFF ANALYSIS: 

1. This property was originally developed as a CVS Pharmacy in 1998 prior to the existing sign standards. As a result, the signage 
onsite today could not be installed on an identical facility. To have the identical signage multiple variances would need to be 
approved by the Board of Zoning Appeals (e.g. the maximum number of signs, the maximum sign area, type of freestanding 
signage, and the number of freestanding signs). 

2. An inventory of the existing onsite signage includes upwards of ten (10) signs on this lot. Some of the signs identified by the 
petitioner are not regulated signs under our zoning ordinance however, on the graphic below, we have utilized the petitioners 
numbering system from Exhibit – ‘C’ to identify the locations of the existing and proposed signs. The aerial photo below 
identifies the eight (8) signs the petitioner mentioned in their application and also includes the two (2) freestanding signs 
onsite (the pole sign on Main Street #9, and monument sign on Green Street #10). 

 

3. Section 155.295(G)(12) of the zoning ordinance exempts window signs from permits, therefore window signs do not  count 
towards the number of signs or square footage of signs onsite. As a result, signs 4 and 8 (identified in Exhibit – ‘C’ Proposed 
Signs & Layout) and the illuminated “Open 24-Hours” signs, and “Beverage, Beauty, Photo, Pharmacy etc.” signs (as seen in 
Exhibit – ‘F’ Site Photos) are not counted towards any of the sign standard requirements. 

4. Based on a review of the submitted information the following is proposed for each of the eight (8) signs identified by the 
petitioner: 

a. Sign #1 – this sign is a change from non-illuminated to illuminated 

b. Sign #2 – is replacing an existing non-illuminated 24-Hours sign with an illuminated Minute Clinic sign 

c. Sign #3 – no change is proposed 

d. Sign #4 – window sign is not regulated in terms of the number of or area of the sign 

e. Sign #5 – no change is proposed 

f. Sign #6 – is replacing an existing non-illuminated 24-Hours sign with an illuminated Minute Clinic sign 

g. Sign #7 – this sign is a change from non-illuminated to illuminated 

h. Sign#8 – window sign is not regulated in terms of the number of and/or area of the sign 

5. The petitioner is requesting a Development Standard Variance from §155.297(B)(3) of the zoning ordinance, which states: 

a. There shall be no more than three (3) signs located on any lot. 

6. If approved as submitted, this lot will have a total of eight (8) signs that are regulated by the zoning ordinance: six (6) wall signs 
and two (2) freestanding signs. 

1 
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7. In the petitioners application they state the “practical difficulty will arise with the restrictions of this zoning ordinance as they 
[CVS] will not be able to maintain the identity of their parent company in “CVS” and also receive recognition needed to grow 
and expand the new business[.]” It is the staff’s opinion that the justification for this request should include an explanation 
from the petitioner as to why other alternatives have been investigated, and,that attempts of investigating alternatives such 
as reducing the existing CVS sign area to allow for additional signs is not an acceptable means of advertising both businesses 
(i.e. CVS and Minute Clinic). 

 

RECOMMENDATIONS: 

Based on the analysis of the submitted information by the petitioner, the Development Standard Variance sections of the Zoning 
Ordinance, and my comments above, it is my opinion that this request has NOT SATISFIED the requirements for the approval of a 
Development Standard Variance in accordance with the Zoning Ordinance and State Statute. 

 
STAFF CONTACT: 

NAME: Todd A. Barker, AICP    Jonathan K. Blake 

TITLE: Director of Planning     Planning Technician 

PHONE: 317-852-1128     317-852-1128 

EMAIL: tbarker@brownsburg.org    jblake@brownsburg.org 
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