
 
 
 
 
 
 
 

CITY OF FRANKLIN 

DEPARTMENT OF PLANNING & ENGINEERING 

70 E. MONROE STREET  ›  FRANKLIN, INDIANA 46131  ›  877.736.3631  ›  FAX 317.736.5310  ›  www.franklin.in.gov/planning 

BZA Staff Report 

To: Board of Zoning Appeals Members 

From: Alex Getchell, Associate Planner 

Date: February 20, 2015 

Re: Case ZB 2015-06 (SE) | Creekside Church of Christ | 600 Banta Street 

REQUEST: 

Case ZB 2015-06 (SE)…Creekside Church of Christ.  A request for a special exception from the City of 

Franklin Zoning Ordinance, Article 3, Chapter 18 to allow a church or other place of worship, in the MXC: 

Mixed-use, Community Center zoning district and GW-OL: Gateway Overlay district.  The property is 

located at 600 Banta Street. 

PURPOSE OF STANDARD: 

The “MXC”, Mixed Use: Community Center zoning district is intended to provide locations for a variety 

of small-to-midsized businesses and institutional facilities that serve the entire Franklin-area community.  

This district should be used alone and in combination with other zoning districts to create areas for 

community shopping, entertainment, services, and public gatherings. 

CONSIDERATIONS: 

Proposed Use 

1. Creekside Church of Christ is proposing to relocate their Church facility, from 550 E. Jefferson Street, to 

600 Banta Street. Creekside Church of Christ is proposing to locate in the eastern-most tenant space in the 

building currently occupied by Franklin Insurance Agency, Porter Paints, and the Thrift Shop.  

2. Petitioner has indicated there would be two events during the week when their congregation would meet 

on-site:  Tuesday evenings from 7pm to 8pm, and Sunday afternoons from 2pm to 4pm.  

3. According to the petitioner, there would be a large congregation area and five small classrooms, with a 

maximum capacity of 98 people. Petitioners have indicated, with their floor plan [Figure 1], that the 

entire space is approximately 1,800 sq. ft. in size. 

Church as a Special Exception 

4. Churches and other places of worship are listed as a special exception in the following zoning districts:  

RSN (Residential, Suburban Neighborhood), RS1, 2, & 3 (Residential, Suburban One, Two, and Three), 

RTN (Residential, Traditional Neighborhood), RT1, 2, & 3 (Residential, Traditional One, Two, and Three), 

RM (Residential, Multi-Family), RMH (Residential, Manufactured Home Park), MXN (Mixed-use, 

Neighborhood Center), MXC (Mixed-use, Community Center), and MXR (Mixed-use, Regional Center).  

5. Churches and other places of worship are listed as a permitted use in the following zoning districts:  

A (Agricultural), RR (Residential, Rural), MXD (Mixed-use: Downtown Center), and IN (Institutional). 
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Parking Standards 

6. According to Article 7.10 of the Zoning Ordinance, Any use which is nonconforming in the zoning 

district in which it is located or is permitted by special exception or variance shall provide parking 

which is consistent with the use and the standards for the zoning district in which the use is permitted 

by this Ordinance. In no case shall the number of parking spaces required for non-conforming uses or 

those permitted by special exception or variance be solely based on the standards for the district in 

which they are located. The Board of Zoning Appeals shall specify the number of parking spaces for 

all uses permitted by special exception or variance consistent with the intent of this Chapter. 

7. According to Article 7.10 of the Zoning Ordinance, one (1) off-street parking space is required… 

a. for every employee on the largest shift; 

b. for every three (3) seats in a church or other place of worship; 

8. Therefore, according to Article 7.10, Creekside Church of Christ would be required to provide: 

a. one (1) employee parking space; and 

b. thirty-three (33) parking spaces for the 98 chair capacity; 

c. For a total of 34 required parking spaces. 

9. The existing facility has forty-nine (49) paved and striped parking spaces immediately adjacent and 

south of the subject multi-tenant facility [Figure 2]. 

10. According to Article 7.10 of the Zoning Ordinance, two or more uses for which the normal hours of 

operation do not substantially overlap may share parking either on or off-site (example:  a church may 

share its parking lot with a business, or with apartments located on upper-floors of adjacent businesses).  

11. All off-site and shared parking space arrangements are subject to the approval of the Planning Director. 

Approvals shall be based on the determination that the use of off-site and/or shared parking will not 

provide hardships for pedestrians, will not result in potentiality hazardous traffic conditions, and will 

provide an adequate number of parking spaces for the uses involved.  The parking needs of possible 

future uses of the property shall also be considered by the Planning Director. 

12. Staff does not anticipate a substantial overlap in hours of operation for the proposed church (Tuesday 

evenings from 7pm to 8pm, and Sunday afternoons from 2pm to 4pm) and the hours of operation for the 

existing Insurance Agency and Porter Paint store.  

Comprehensive Plan 

13. The 2013 Franklin Comprehensive Plan, Land Use Plan, identifies this area as Community Activity 

Center.  “Community activity centers area intended as areas of mixed land uses that provide gathering 

places and goods and services for the entire community.  Community activity centers may include 

churches, schools, community parks, grocery stores, gas stations, shopping centers, offices, banks and 

restaurants.  Community activity centers may also include residences located on the upper floors of 

otherwise commercial buildings.  Community activity centers are generally located along major streets 

and at prominent intersections where they are readily accessible by people from throughout the 

community.” 

Zoning Ordinance  

14. According to Article 2.5: A special exception or variance ceases to be authorized and is expired if the 

obtaining of an Improvement Location Permit, or the execution of the approval has not been completed 

within 1 year of the date the variance or special exception is granted. The variance or special exception 

shall also expire if the approved construction has not been completed and approved by the Planning 

Director as being consistent with all written commitments or conditions, the requirements of this 

Ordinance, and all applicable permits within 2 years of the date the approval is granted. 
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15. According to Article 11.4:  Unless otherwise specified by the Board, special exception approvals shall be 

limited to, and run with the applicant at the location specified in the application. The Board may also limit 

special exceptions to a specific time period and a specific use. Special Exceptions shall also be invalid if 

(1) the property conforms with the Ordinance as written, or (2) the special exception approval is 

terminated (consistent with Section 2.5(L)). 

16. According to Article 11.4:  A use authorized as a special exception may not be expanded, extended, or 

enlarged unless reauthorized by the Board under the procedures set forth in this Article for granting a 

special exception. 

17. Surrounding Zoning:    Surrounding Land Use: 

North: IN, Institutional    North:  Franklin Community Middle School 

South: MXC, Mixed-use, Community Center South:  Floral Shop 

East: IN, Institutional    East: Franklin Community Middle School Parking 

West: MXC, Mixed-use, Community Center West:  Multi-tenant Commercial 

CRITERIA FOR DECISIONS: 

(**The petitioner will need to address the Criteria for Decisions in their presentation**) 

In taking action on all special exception and variance requests, the Board of Zoning Appeals shall use the 

following decision criteria, consistent with the requirements of the Indiana Code.  The Board may grant a 

special exception and a variance from development standards and limitations of this Ordinance if, after a 

public hearing, it makes findings of facts in writing (consistent with IC 36-7-4-918.5) that: 

DECISION CRITERIA – SPECIAL EXCEPTION 

1. General Welfare: The approval (will or will not) be injurious to the public health, safety, morals, 

and general welfare of the community. 

Staff Finding: 

Staff finds the approval of the special exception will not be injurious to the public health, safety, or general 

welfare of the community, as there will be adequate parking available, not only for the proposed use, but for 

the other businesses located in the same multi-tenant building.  

2. Development Standards: The requirements and development standards for the requested use as 

prescribed by the Zoning Ordinance (will or will not) be met. 

Staff Finding: 

The proposal will meet the development standards, as this is an existing facility and the petitioner will be 

sharing parking spaces with other businesses in the same facility.  Due to the operating hours of the proposed 

church and those of the other tenants, there will be minimal, if any, overlap in demand for parking spaces. 

3. Ordinance Intent: Granting the special exception (will or will not) be contrary to the general 

purposes served by the Zoning Ordinance, and (will or will not) permanently injure other property 

or uses in the same zoning district and vicinity. 

Staff Finding: 

According to the district intent, the MXC: Mixed-use, Community Center is “intended to provide locations 

for a variety of small-to-midsized businesses and institutional facilities that serve the entire Franklin-area 

community.”  Therefore, staff finds that approval of the proposed institutional (church) use will not be 

contrary to the general purposes of the zoning ordinance and will not permanently injure other properties in 

the general vicinity.   

4. Comprehensive Plan: The granting of the variance (does or does not) interfere substantially with 

the Comprehensive Plan. 

Staff Finding: 

Staff further finds, that the granting of the special exception will not substantially interfere with the 

Comprehensive Plan. The area is identified as Community Activity Center in the Comprehensive Plan; 

churches are specifically listed as a desirable use under this future land use classification.  
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Please Note:  The City of Franklin Board of Zoning Appeals may impose reasonable conditions as part of its approval. 

 

STAFF RECOMMENDATION – SPECIAL EXCEPTION 

Based on the written findings above, staff recommends approval with the following conditions: 

1. An application shall be submitted to and shall receive approval from the Division of Fire & Building 

Safety Plan Review Branch of the Indiana Department of Homeland Security for the change of use, and 

the structure shall meet all building code requirements for the change of use. 

2. Where applicable, Improvement Location Permit(s) shall be obtained prior to construction/renovation.  
 

Figure 1: 
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Figure 2: 

 

 


