
 
 

Valparaiso Board of Zoning Appeals 
Meeting Agenda 

Tuesday, May 20, 2025, 5:30 p.m. CST 
City Hall, 166 Lincolnway, Valparaiso, IN 46383 
Council Chambers 

1. Call to Order 

2. Pledge of Allegiance 

3. Roll Call and Declaration of a Quorum 

4. Consideration of Minutes of the previous meeting(s) 

 April 15, 2025 

5. Old Business and Matters Tabled  

VAR25-005 (Public Hearing) 
A petition filed by S & L Properties Thornapple LLC (Owner) c/o McCON 
Building Corporation and SAM. This variance request pertains to the 
development proposal of a Culver’s Restaurant at 852 Thornapple Way. 
The zoning classification is CG General Commercial. The petitioner 
requests the following variances from the Valparaiso Unified 
Development Ordinance (UDO): 

 From 11.502 to reduce the required maximum horizontal dimension 

and offsets to that shown per plan; and  

 From 11.506 to reduce the required fenestration to that shown per 

plan.  

6. New Business  

VAR25-007 (Public Hearing) 
A petition filed by Gordon Bailey (Owner). The petitioner requests the 
following variances from the Valparaiso Unified Development Ordinance 
(UDO): Table 2.302 to allow a privacy fence in the street side yard (per 
plan provided) at 1013 Elmhurst Avenue. The variance request 
incorporates three development standards variances – 6ft height, full 
opacity, and location. The zoning classification is NC60 Neighborhood 
Conservation.  

VAR25-008 (Public Hearing) 
A petition filed by Luke Land, LLC (Petitioner). This variance request 
pertains to the development proposal of Luke convenience store and fuel 
canopy at 1058 South State Road 2. The zoning classification is CG 
General Commercial. The petitioner requests the following variances from 
the Valparaiso Unified Development Ordinance (UDO): 

 9.403(B) to reduce minimum adjacent connection spacing from 

360’ to 348’ where the posted speed limit is 45mph;  

 11.502 to eliminate the maximum uninterrupted horizontal 

dimension and required offsets on the sides and back of the 

building;  

 11.503(A) to increase the maximum horizontal interval for 

architectural features on the primary façade from 12’ to 18’8”;  

 Table 11.506 to reduce the required transparency along the 

primary facade from 60% to 57.8%; and  
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 2.403(D)(2) / 2.552(B) to install fuel canopy fascia in “Luke Blue” 

to match the brand standard colors.  

7. Other Business 

8. Staff Items  

9. Adjournment   

Next scheduled meeting: Tuesday, June 17, 2025, 5:30 p.m. 
 
 
The agenda packet will be posted on the city’s website (Valpo.us) approximately one week 
prior to the meeting. Interested persons desiring to participate in the public hearing process for 
a petition on the agenda may attend in person or submit written comments (with name, 
address, and email address/telephone number) to the Planning Department prior to the 
hearing date (planningdepartment@valpo.us or City Hall address provided above). For 
questions about a petition or about the meeting in general, contact the Planning Department at 
planningdepartment@valpo.us, (219) 462-1161, or visit City Hall. The meeting will be 
livestreamed on the city’s website. A recording of the meeting will be posted on the city’s 
website, and meeting minutes will be posted on the city’s website once approved. 
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PETITION TO VALPARAISO BOARD OF ZONING APPEALS: 

This application is being submitted for (Check all that apply): 

 Use Variance 
 Development Standards Variance 
 Special Exception/Special Use 
 Relief to Administrative Decision 
 Conditional Use 
 Wireless Communications Facility 

 

 
SUBJECT PROPERTY INFORMATION TYPE OR PRINT IN INK 

Property Address: 
 

Subject property fronts on the      

side between (streets)    

&    
 

Zoning District:    

PETITIONER INFORMATION 

Applicant Name: 

Phone: 

Email: 

 
Address: 

PROPERTY OWNER INFORMATION 

Applicant Name: 

Phone: 

Email: 

 
Address: 

SECTIONS OF UDO FROM WHICH A VARIANCE, SPECIAL EXCEPTION OR ADMIN RELIEF IS SOUGHT: 

Article: Section: Paragraph: _Item:           

Article: Section: Paragraph: _Item:           

Article: Section: Paragraph: _Item:           

Article: Section: Paragraph: _Item:           

 
Article: Section: Paragraph: Item:           

Article: Section: Paragraph: Item:           

Article: Section: Paragraph: Item:           

Article: Section: Paragraph: Item:            

For Office Use Only: 

Petition #:                                                   

Application Type:                                    

Application Filing Fee:                                        

Date Filed:  /  /    

Meeting: /  /    

wmartin
Text Box
11.500                  11.502                        B                  1

11.500                  11.506                        A
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LEGAL DESCRIPTION OF SUBJECT PROPERTY: (OR EXHIBIT NO. ) 

 

DESCRIPTION OF PROPOSED PROJECT: (OR EXHIBIT NO. ) 
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Variance from Development Standards 
Petitioner’s Proposed Findings of Fact 

(Please use fillable pdf, print neatly, or attach printed document.) 
 

Petitioner submits that: 
 

A. The proposed variance from the Development Standards will not be injurious to the public health, safety, 

morals, and general welfare of the community because: 

 

B. The use and value of the area adjacent to the property included in the proposed variance will not be 

affected in a substantially adverse manner because: 

 

C. The strict application of the terms of the zoning ordinance will result in practical difficulties in the use of the 

property included in the proposed variance because: 

The petitioner carries the burden of proving to the Board of Zoning Appeals the existence of each and every 
one of the elements listed above. 
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Know what's below.
before you dig.Call

R

GRAPHIC SCALE

LEGEND
PROPERTY BOUNDARY

PLANTING COUNT AND SPECIES
DESCRIPTION

WASHED LANDSCAPE STONE (RIVER ROCK)
MULCH, ±2" MIN. SIZE

LANDSCAPE PLAN NOTES

1. MULCH TO BE DARK BROWN, FINELY SHREDDED HARDWOOD. INSTALL 3" THICK MINIMUM.
2. ALL PLANTING BEDS TO HAVE MULCH OVER ENTIRE BED.
3. ALL PLANTING BEDS TO BE AMENDED WITH 6" OF COMPOST OVER THE ENTIRE BED.
4. ALL PLANTING BEDS TO HAVE STEEL EDGING, WITH UNIFORM LINES AND CURVES UNLESS OTHERWISE NOTED OR WITHIN CURB LINE.
5. ANY AREAS DISTURBED DUE TO CONSTRUCTION WILL BE RE-SEEDED WITH TURF GRASS UNLESS NOTED OTHERWISE ON THE PLANS.
6. BUILDING FOOTPRINTS BASED ON OWNER PROVIDED INFORMATION. ENGINEER AND LANDSCAPE ARCHITECT ASSUMES NO LIABILITY

ASSOCIATED WITH CHANGE IN BUILDING FOOTPRINTS.  SURVEYOR SHALL CONFIRM WITH OWNER BUILDING FOOTPRINTS PRIOR TO FIELD
STAKING.

7. FOR LIST OF PLANT TYPES, SIZES, SPECIFICATIONS, ETC. SEE SHEET L2.0.
8. FOR LIST OF SEED MIXES, SEE SHEET L2.0.

PLANT PROTECTION NOTES

1. PRIOR TO THE COMMENCEMENT OF GRADING OR CONSTRUCTION, INSTALL HIGHLY VISIBLE (ORANGE) CONSTRUCTION FENCING, OR
OTHER APPROVED IDENTIFICATION METHOD, AT LEAST THREE (3) FEET OUTSIDE THE DRIP LINE OF THE TREES OR AS NOTED ON PLAN.

2. AVOID INJURING ROOTS WHEN INSTALLING ANCHORING POSTS FOR FENCING.
3. POST SIGNS CLEARLY IDENTIFYING THE PLANT PROTECTION ZONE.
4. EXISTING TREES NOTED TO REMAIN, SHALL NOT BE REMOVED, UNLESS APPROVAL FROM THE CITY OF VALPARAISO IS GIVEN.

(#) PLNT

LANDSCAPE REQUIREMENTS
FROM THE VALPARAISO UNIFIED DEVELOPMENT ORDINANCE

PARKING LOT LANDSCAPING (67 SPACES)
· 1 LARGE TREE PER 8 SPACES = 8 TREES REQUIRED; 8 PROVIDED
· 1 SHRUB, PERENNIAL, OR ORNAMENTAL GRASS PER 4 SPACES = 16 REQUIRED, 16 PROVIDED

ON LOT LANDSCAPING (1.8 ACRES)
· 9 LARGE TREES PER ACRE = 16 REQUIRED; 3 EXISTING ON SITE, 13 PROVIDED
· 18 SMALL TREES PER ACRE = 32 REQUIRED; 32 PROVIDED
· 50 SHRUBS, PERENNIALS, OR ORNAMENTAL GRASSES PER ACRE = 90 REQUIRED, 90 PROVIDED

CLASS 'B' BUFFERYARD AT SIGNATURE CORRIDOR, 15FT WIDTH @ 270 LF
· 2 LARGE TREES PER 100FT = 6 TREES REQUIRED; 3 EXISTING ON SITE, 3 PROVIDED
· 4 SMALL TREES PER 100FT = 11 TREES REQUIRED; 11 PROVIDED
· 34 SHRUBS, PERENNIALS, OR ORNAMENTAL GRASSES PER 100FT = 92 REQUIRED; 92 PROVIDED

TURF GRASS SOD
KENTUCKY BLUEGRASS

AutoCAD SHX Text
22"

AutoCAD SHX Text
15"

AutoCAD SHX Text
48"

AutoCAD SHX Text
60"

AutoCAD SHX Text
72"

AutoCAD SHX Text
30"

AutoCAD SHX Text
CIM-LAND, LLC ST. ID #64-09-26- 102-007.000-004 DOC. NO. 2011-016844

AutoCAD SHX Text
COTTERS COVE CONDOMINIUM ASSOCIATION ST. ID #64-09-26- ID #64-09-26- 102-006.000-003 DOC. NO. 92-23856NO. 92-23856

AutoCAD SHX Text
O

AutoCAD SHX Text
C

AutoCAD SHX Text
O

AutoCAD SHX Text
C

AutoCAD SHX Text
O

AutoCAD SHX Text
C

AutoCAD SHX Text
1" =

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
20'



3 X WIDTH OF ROOTBALL

OPTION A OR B
ATTACH GUY WIRE AND HOSE
ABOVE FIRST BRANCH.
(NOT NECESSARY IN URBAN
AREAS) (TO BE REMOVED AFTER 1
YEAR)

OPTION A
3 STAKES @ 120° APART
(TO BE REMOVED AFTER 1 YEAR)

WRAP ONLY THIN BARK TREES IN
FALL & WINTER PLANTINGS ONLY.
WRAP FROM BOTTOM TO TOP.

2-3" MULCH LAYER, 5' DIAMETER
UNLESS SHOWN OTHERWISE ON
PLANS. KEEP MULCH AWAY FROM
ROOT FLARE.

4" SAUCER AROUND PLANTING PIT
ONLY WHEN WATERING REQUIRED

FINISH GRADE

SCARIFY SIDES OF HOLE

UNDISTURBED
SUBGRADE BASE

OPTION B
USE 2"x 4" STAKES DRIVEN

BELOW GRADE. 3 STAKES @
120° APART (TO BE REMOVED

AFTER 1 YEAR)

ROOT FLARE TO BE 1-2" ABOVE
FINISHED GRADE.  ROOT FLARE

TO BE DETERMINED PRIOR TO
PLACEMENT.

ALL WIRE, TWINE & NAILS
SECURING BURLAP, & ALL

BURLAP ON TOP & SIDES OF
ROOTBALL SHALL BE REMOVED.

(GIRDLING ROOTS ALSO TO BE
REMOVED)

BACKFILL WITH EXCAVATED SOIL

OPTION A
STAKE TO BE 18" BELOW PIT IN

UNDISTURBED SUBGRADE
(SET 120° APART)

(TO BE REMOVED AFTER 1 YEAR)

PROPOSED TREE. SEE PLANS
FOR SPECIES AND

LOCATIONSSYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CAL HT

LARGE MATURING - DECIDOUS (>25`)

AC SP 2 ACER SACCHARUM 'APOLLO' COLUMNAR SUGAR MAPLE B & B 2.5" MIN.

BE NI 3 BETULA NIGRA RIVER BIRCH SINGLE TRUNK B & B 2.5" MIN.

CE OI 2 CELTIS OCCIDENTALIS COMMON HACKBERRY B & B 2.5" MIN.

CL LU 3 CLADRASTIS LUTEA AMERICAN YELLOWWOOD B & B 2.5" MIN.

FA ST 2 FAGUS SYLVATICA 'TRI-COLOR' TRI-COLOR BEECH B & B 2.5" MIN.

GI BA 2 GINKGO BILOBA 'AUTUMN GOLD' AUTUMN GOLD GINKGO TREE B & B 2.5" MIN.

GL TS 4 GLEDITSIA TRIACANTHOS VAR. INERMIS 'SKYCOLE' SKYCOLE HONEY LOCUST B & B 2.5" MIN.

GY DE 3 GYMNOCLADUS DIOICA 'ESPRESSO' SEEDLESS ESPRESSO KENTUCKY COFFEETREE B & B 2.5" MIN.

QU MA 2 QUERCUS MACROCARPA BURR OAK B & B 2.5" MIN.

TI CO 2 TILIA CORDATA LITTLELEAF LINDEN B & B 2.5" MIN.

25 SUBTOTAL:

SMALL MATURING - DECIDOUS (<25`)

AM LA 6 AMELANCHIER LAEVIS ALLEGHENY SERVICEBERRY B & B 1.5" MIN.

CA CA 3 CARPINUS CAROLINIANA AMERICAN HORNBEAM B & B 1.5" MIN.

CE CM 7 CERCIS CANADENSIS EASTERN REDBUD B & B 1.5" MIN.

CO AL 4 CORNUS ALTERNIFOLIA PAGODA DOGWOOD B & B 1.5" MIN.

CO FL 8 CORNUS FLORIDA FLOWERING DOGWOOD B & B 1.5" MIN.

CR CI 9 CRATAEGUS CRUS-GALLI INERMIS THORNLESS COCKSPUR HAWTHORN B & B 1.5" MIN.

OS VI 5 OSTRYA VIRGINIANA AMERICAN HOPHORNBEAM B & B 1.5" MIN.

42 SUBTOTAL:

SHRUBS

AR AR 13 ARONIA ARBUTIFOLIA RED CHOKEBERRY CONT. 24" MIN.

AR ME 8 ARONIA MELANOCARPA BLACK CHOKEBERRY CONT. 24" MIN.

HY QU 21 HYDRANGEA QUERCIFOLIA OAKLEAF HYDRANGEA CONT. 24" MIN.

JU SB 15 JUNIPERUS SQUAMATA 'BLUE STAR' BLUE STAR JUNIPER CONT. 18" MIN.

JU VG 31 JUNIPERUS VIRGINIANA "GREY OWL" GREY OWL JUNIPER CONT. 24" MIN.

JU PF 3 JUNIPERUS X PFITZERIANA `SEA GREEN' PFITZER JUNIPER CONT. 30" MIN.

MY PE 76 MYRICA PENSYLVANICA NORTHERN BAYBERRY CONT. 24" MIN.

PA VS 32 PANICUM VIRGATUM 'SHENANDOAH' SHENANDOAH SWITCH GRASS CONT. 18" MIN.

SP AL 56 SPIRAEA ALBA MEADOWSWEET CONT. 18" MIN.

VI DE 17 VIBURNUM DENTATUM ARROWWOOD VIBURNUM CONT. 24" MIN.

272 SUBTOTAL:

GROUND COVERS
NE FW 42 NEPETA X FAASSENII 'WALKER'S LOW' WALKER'S LOW CATMINT PLUG 24-30"

42 SUBTOTAL:

PLANT SCHEDULE

OPTION A OR B
ATTACH GUY WIRE AND HOSE
ABOVE FIRST BRANCH.
(TO BE REMOVED AFTER 1 YEAR)

OPTION A
3 STAKES @ 120° APART
(TO BE REMOVED AFTER 1 YEAR)

WRAP ONLY THIIN BARK TREES IN
FALL & WINTER PLANTINGS ONLY.
WRAP FROM BOTTOM TO TOP.
2-3" MULCH LAYER, 5' DIAMETER
UNLESS SHOWN OTHERWISE ON
PLANS. KEEP MULCH AWAY FROM
ROOT FLARE.

4" SAUCER AROUND PLANTING
PIT ONLY WHEN WATERING
REQUIRED

OPTION B
USE 2"x 4" STAKES DRIVEN

BELOW GRADE. 3 STAKES @ 120°
APART

(TO BE REMOVED AFTER 1 YEAR)

ROOT FLARE TO BE 1-2" ABOVE
FINISHED GRADE. ROOT FLARE
TO BE DETERMINED PRIOR TO

PLACEMENT.
ALL WIRE, TWINE & NAILS

SECURING BURLAP, & ALL BURLAP
ON TOP & SIDES OF ROOTBALL

SHALL BE REMOVED. (GIRDLING
ROOTS ALSO TO BE REMOVED)

PROPOSED TREE. SEE PLANS
FOR SPECIES AND LOCATIONS

BACKFILL WITH EXCAVATED SOIL

OPTION A
STAKE TO BE 1'-6" BELOW PIT IN

UNDISTURBED SUBGRADE
(SET 120° APART)

(TO BE REMOVED AFTER 1 YEAR)

UNDISTURBED
SUBGRADE
BASE

FINISH GRADE

SCARIFY SIDES OF HOLE

3 X WIDTH OF ROOTBALL

2XROOTBALL

ROOT FLARE TO BE 1-2"
ABOVE FINISHED GRADE.
ROOT FLARE TO BE
DETERMINED PRIOR TO
PLACEMENT

UNDISTURBED
SUBGRADE BASE.

FINISH GRADE. 2-3" MULCH LAYER.
KEEP MULCH AWAY
FROM ROOT FLARE.

1'-0"

1'
-0

"

TYPICAL DRIFT OF
(TEN) 10 PLUGS @
1'-0" O.C.

MAX. 2" MULCH -
SHREDDED
HARDWOOD MULCH
LAYER AS SPECIFIED

FINISH GRADE

2X CONT.

ENTIRE PLANTING BED
SPACING PER

PLANT SCHEDULE

SET TOP OF
ROOTBALL

FLUSH WITH
FINISH

GRADE

BACKFILL
WITH

EXCAVATED
SOIL AND

FIRM INTO
PLACE.

UNDISTURBED SOIL

01

02

04

03

SHADE TREE PLANTING DETAIL 
SCALE: 1/4" = 1'-0" 

ORNAMENTAL TREE PLANTING DETAIL 
SCALE: 1/4" = 1'-0" 

SHRUB PLANTING DETAIL 
SCALE: 1/4" = 1'-0" 

PERENNIAL & ORNAMENTAL GRASS PLANTING DETAIL 
SCALE: 1/2" = 1'-0" 

LANDSCAPE CONSTRUCTION NOTES 

1. IN CASE OF DISCREPANCIES BETWEEN THE PLAN AND THE PLANT LIST, THE PLAN SHALL DICTATE.
2. NO SUBSTITUTIONS OF PLANT MATERIALS WILL BE ALLOWED.  IF PLANTS ARE NOT AVAILABLE, THE

CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT PRIOR TO BID IN WRITING. ALL PLANTS SHALL BE
INSPECTED AND TAGGED WITH PROJECT I.D. AT NURSERY OR CONTRACTORS OPERATIONS PRIOR TO
MOVING TO JOB SITE.  PLANTS MAY BE INSPECTED AND APPROVED OR REJECTED ON THE JOB SITE BY THE
LANDSCAPE ARCHITECT.

3. ALL PLANTS SHALL MEET OR EXCEED THE LATEST EDITION OF AMERICAN STANDARDS FOR NURSERY
STOCK, AS SET FORTH BY AMERICAN NATIONAL STANDARDS INSTITUTE (ANSI).

4. PLANTS AND ALL OTHER MATERIALS TO BE STORED ON SITE WILL BE PLACED WHERE THEY WILL NOT
CONFLICT WITH CONSTRUCTION OPERATIONS AND AS DIRECTED BY THE LANDSCAPE ARCHITECT.

5. ALL LANDSCAPE PLANTINGS SHALL BE GUARANTEED BY THE LANDSCAPE CONTRACTOR FOR A PERIOD OF
ONE YEAR FOLLOWING FINAL INSPECTION BY LANDSCAPE ARCHITECT. AT THE END OF THIS PERIOD, PLANT
MATERIAL TERMED DEAD OR UNSATISFACTORY BY THE LANDSCAPE ARCHITECT SHALL BE REPLACED AT
NO ADDITIONAL CHARGE BY THE CONTRACTOR.

6. THE LANDSCAPE CONTRACTOR SHALL OBTAIN AND PAY FOR ALL PERMITS AND FEES THAT MAY BE
REQUIRED FOR THEIR PORTION OF WORK.

7. LANDSCAPE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT IN WRITING PRIOR TO BID DATE OF
ANY PLANTS THEY FEEL MAY NOT SURVIVE IN LOCATIONS NOTED ON PLANS.

8. BACKFILL FOR TREE PLANTING SHALL BE NATIVE SOIL FROM TREE PIT AND INCORPORATE A 5-10-5
ANALYSIS SLOW-RELEASE FERTILIZER AT APPROVED RATES.

9. AN APPROVED PRE-EMERGENT HERBICIDE SHALL BE APPLIED IN ALL PLANTING BEDS AT A RATE SPECIFIED
BY MANUFACTURER FOR EACH PLANT VARIETY.

10. TREE STAKING IS NOT REQUIRED AS PART OF INITIAL PLANTING.  HOWEVER, STAKING WILL BE REQUIRED
TO MAINTAIN ANY TREES WHICH BECOME OUT OF PLUMB.

11. ALL LAWN AREAS SHALL BE 100% KENTUCKY BLUEGRASS SOD. LAWN AREAS SHALL BE FERTILIZED WITH A
12-12-12 STARTER FERTILIZER PRIOR TO LAYING SOD

12. LANDSCAPE CONTRACTOR IS TO COORDINATE ALL WORK WITH OTHER TRADES TO MINIMIZE RISK OF
DAMAGE TO SITE UTILITIES.

13. PRIOR TO THE INSTALLATION OF LANDSCAPING, LANDSCAPE CONTRACTOR MUST SCHEDULE A
PRE-CONSTRUCTION MEETING WITH THE CONSTRUCTION MANAGER, AND ANY OTHER AFFECTED PARTY TO
DISCUSS PROPER SEPARATIONS FROM UTILITIES.

14. A MINIMUM OF TEN (10) FOOT HORIZONTAL DISTANCE FROM LATERALS OR ANY OTHER SANITARY OR
STORM SEWER FACILITIES (AS MEASURED FROM THE DRIP LINE OF THE MATURE TREE TO THE CENTER OF
SEWER FACILITIES) MUST BE MAINTAINED. ANY TREES OR LANDSCAPING PLACED WITHIN EASEMENTS OR
RIGHTS-OF-WAY ARE AT RISK OF BEING DAMAGED OR REMOVED WITHOUT THE OBLIGATION OF
REPLACEMENT.
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11.502  BUILDING DIMENSIONS

11.506  TRANSPARENCY
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SHELVES ABOVE

14
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SOLID SURFACE
WALL CAP

DINING

KITCHEN

DISHWASH

DRY GOODS

PREP AREA

CUST. ORDER
105

102

CUST. SVC.

110

111

DRINKS & CONDIMENTS

SUNDAE BAR

REMOVABLE
BOTTOM SHELF

REMOVABLE
BOTTOM SHELF

NON-REMOVABLE
BOTTOM SHELF

NO BOTTOM
SHELF

REMOVABLE
BOTTOM SHELF

NON-REMOVABLE
BOTTOM SHELF
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9 COOKER / WARMERS
12 WASTE OIL RECOVERY SYSTEM
15 BAG-IN-BOX SYSTEM
17 TRASH CANS / CART
18 BUN RACKS
33 CHEMICAL DISPENSING SYSTEM
36 MICROWAVE OVEN
43 BUN TOASTER
55 WRAP PAPER HOLDERS
56 HEATED BUN WARMER
63 TRIPLE CUSTARD MACHINE
69 ASTRO BLENDERS
70 MILKSHAKE MACHINE
72 HEATED SYRUP DISPENSERS
73 LIQUID TOPPING DISPENSERS
84 COFFEE MAKER
85 POWER WASHER - NOT INCLUDED
86 MENU BOARD / SIGNAGE PACKAGE
87 WAFFLE CONE DISPENSER
89            FOOD LABEL MARKER
91 CASH REGISTER / POS SYSTEM
96 ICE AND SODA DISPENSER
97 CARBONATOR

98 ICED TEA BREWER / DISPENSER
103 ICE AND SODA DISPENSER
104 CARBONATOR
105 SELF SERVICE LID DISPENSER
111 STRAW DISPENSERS
112 CONDIMENT PANS
118 MONITOR BRACKETS

10 KETCHUP VOL PAK DISPENSER
13 WASHER / DRYER
19 HAND SINK
22 PRE-RINSE SPRAY ASSEMBLY
23 PRE-RINSE SPRAY ASSEMBLY
25 DISHWASHER
26 BOOSTER HEATER
30 EYE WASH STATION (CONTRACTOR TO PROVIDE MIXING

VALVE PER PLUMBING SCHEDULE)
64 WATER FILTER
116 HAND TOWEL DISPENSERS
117 TOILET PAPER DISPENSERS
300 TRIM PACKAGE (SEE H2 / A103)

FOOD SERVICE EQUIP. COUNTER BASES (SEE FINISH PLAN)
SHARPS CONTAINERS
AED OPTIONAL - CONFIRM WITH OWNER
MOP HANGER
ARTWORK (SEE SHEET A103.1)

OWNER FURNISHED,
CONTRACTOR INSTALLED

OWNER FURNISHED, VENDOR INSTALLED

25A DISHWASHER CONDENSATE HOOD - NOT INCLUDED
28 FIRE SUPPRESSION SYSTEMS
32 MOP SINK
49 EXHAUST HOOD - GRIDDLE
59 EXHAUST HOOD - FRYERS

CONTRACTOR FURNISHED,
CONTRACTOR INSTALLED

EQUIPMENT SCHEDULEITEM

EQUIPMENT SCHEDULEITEM

EQUIPMENT SCHEDULEITEMEQUIPMENT SCHEDULEITEM

NOTE: G.G. TO COORDINATE SOME ITEMS PLACED BY
OWNER & NOT BY VENDOR - CONFIRM

NOTE:  SOME ITEMS INSTALLED BY OTHERS REQUIRE ROUGH-IN AND/OR WIRING BY CONTRACTOR AS NOTED IN PLUMBING AND ELECTRICAL SCHEDULES.

OWNER FURNISHED, FOOD SERVICE EQUIPMENT CONTRACTOR (FSEC) INSTALLED
EQUIPMENT SCHEDULEITEMEQUIPMENT SCHEDULEITEMEQUIPMENT SCHEDULEITEM

14

1 WALK IN COOLER (BOX, LINE SETS, & COIL DRAIN PIPES)
2 WALK IN FREEZER (BOX, LINE SETS, & COIL DRAIN PIPES)
3 WALK-IN COOLER RACKS
3A THAWING RACKS - OPTIONAL
4 WALK-IN COOLER DUNNAGE RACKS
4A MOBILE CUSTARD MIX RACKS
5 WALK-IN FREEZER SHELVING
6 WALK-IN FREEZER DUNNAGE RACKS
7 WORKTABLE / SINK
8 WALL SHELF
11 LOCKERS
14 STAINLESS STEEL WALL CORNER GUARDS, SHOWN:
16 WIRE SHELVING
20 DISHTABLES AND UTENSIL SINKS
21 WALL SHELF
24 OPEN NUMBER
27 SLANTING WALL SHELF
29 CLEAN PAN SHELVING
31 JANITOR'S SHELVING
34 REACH-IN FREEZER
35 NOT USED
37 REFRIGERATED DRAWER BASE
38 DUAL FRY DISPENSER - OPTIONAL
39 WALL MOUNTED BREAD SHELF
40 OPEN NUMBER
41 REFRIGERATED WORKTABLES
42 MOBILE WORKTABLE / OVERSHELF
44 GRILL SIDE WARMER CART
45 STAINLESS STEEL WALLCAP / ELEC CHASE COVER

46 HEATED FRY BIN
47 FRONT PASS-THRU STAINLESS STEEL CHANNEL TRIM
48 REFRIGERATED MEAT CART
50 MOBILE WORKTABLE
51 GRILL AND STAND
52 TRANSFER STATION - ROUGH-IN ONLY
53A SANDWICH WRAP STATION LEFT
53B SANDWICH WRAP STATION RIGHT
53C WALL SHELF
54 ORDER BARS
57 STAINLESS STEEL REFRIGERATION CHASE COVER
58 FRY STATION HEAT LAMP - ROUGH-IN ONLY
60 FRYERS
61 CUSTOM FISH REFRIGERATOR
62 OPEN NUMBER
65 MOBILE STAINLESS STEEL WORKTABLE
66 ICE MACHINE WITH BIN - ROUGH-IN ONLY
66A REMOTE ICE MAKER
67 WORK TABLE
68 WALL SHELF
71 OPEN NUMBER
74 REFRIGERATED TOPPING TABLE
75 CUSTARD DIPPING CABINET
76 CAKE CONE DISPENSER
77A SUNDAE TOPPING DISPENSER
77B SUNDAE TOPPING WALL SHELF
78 DISH / CUP DISPENSERS
79 WALL SHELVES
80 REFRIGERATED S/S BACKCOUNTER

81 HEATED PASS-THRU UNIT
82 TOOL SHELF
83 REACH IN REFRIGERATOR - ROUGH-IN ONLY
90 FRONT SERVICE COUNTER
92 CUP DISPENSERS
93 STAINLESS STEEL DRIVE-THRU COUNTER
94 STAINLESS STEEL DRIVE-THRU COUNTER
95 CUP DISPENSERS
100 DISPLAY CABINET - NOT INCLUDED
101 TRAY / TRASH / RECYCLE CABINETS
102 TRAY / TRASH CABINET - NOT INCLUDED
106 RETAIL FREEZER
107 CONDIMENT CUP DISPENSERS
108 TABLES / CHAIRS / BOOTHS
109 CONDIMENT DISPENSERS
110 NAPKIN DISPENSERS
113 BEVERAGE COUNTER
114 CONDIMENT COUNTER
115 OPEN NUMBER
119 WASTE RECEPTACLES
120 HIGH TOP TABLES AND CHAIRS
121 DROP IN CUSTARD COLD PAN
123 WORKTOP REFRIGERATOR
124 WORKTABLES
125 MOBILE WORKTABLE
126 SLANTING WALL SHELF
505 REFRIGERATION LINE SETS (SEE H6 / A105)

2 6-PERSON TABLES =12 SEATS 5 TO-GO / ORDER WAITING
12 4-PERSON TABLES =44 SEATS
1 3-PERSON TABLES =3 SEATS
18 2-PERSON TABLES =36 SEATS
33 TOPS 99 SEATS

SEATING SUMMARY
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CABINET BASE DETAIL
SCALE : 1/4" = 1'-0"

C3















VICINITY MAP

 

 

PROPERTY, FENCE VARIANCE LOCATION SHOWN IN RED 

 

























PAGE 5 I BZA APPLICATION     V. 02.05.2025 VALPARAISO PLANNING DEPARTMENT 

PETITION TO VALPARAISO BOARD OF ZONING APPEALS: 

This application is being submitted for (Check all that apply): 

Use Variance
Development Standards Variance
Special Exception/Special Use
Relief to Administrative Decision
Conditional Use
Wireless Communications Facility

SUBJECT PROPERTY INFORMATION TYPE OR PRINT IN INK 

Property Address: Subject property fronts on the 

side between (streets)  

&   

Zoning District: 

PETITIONER INFORMATION 

Applicant Name: 

Phone: 

Email: 

Address: 

PROPERTY OWNER INFORMATION 

Applicant Name: 

Phone: 

Email: 

Address: 

SECTIONS OF UDO FROM WHICH A VARIANCE, SPECIAL EXCEPTION OR ADMIN RELIEF IS SOUGHT: 

Article: Section: Paragraph: _Item: 

Article: Section: Paragraph: _Item: 

Article: Section: Paragraph: _Item: 

Article: Section: Paragraph: _Item: 

Article: Section: Paragraph: Item: 

Article: Section: Paragraph: Item: 

Article: Section: Paragraph: Item: 

Article: Section: Paragraph: Item: 

For Office Use Only: 

Petition #:    

Application Type:   

Application Filing Fee: 

Date Filed: / / 

Meeting: / / 

✔

Northwesterly

1058 South State Road 2
Valparaiso, IN 46383

Morthland (Hwy 30)

Horse Prairie Ave.

CG (Commercial General)

Luke Land, LLC / Daniel Tursman 3592 N. Hobart Rd.
Hobart, IN 46342

219-654-4821

dtursman@lukebrands.com

DH Retail Investments, LLC 978 Theresa Dr.
Crown Point, IN 46307

219-808-4075

corydetamore@gmail.com



PAGE 6 I BZA APPLICATION     V. 02.05.2025 VALPARAISO PLANNING DEPARTMENT  
 

LEGAL DESCRIPTION OF SUBJECT PROPERTY: (OR EXHIBIT NO. ) 

DESCRIPTION OF PROPOSED PROJECT: (OR EXHIBIT NO. ) 

SEE ATTACHED

Raze existing improvements and redevelop site for new approximately 4,000 SF Convenience
Store with Fuel Canopy and (6) Fuel Service Pumps.



Variance from Development Standards / Petitioner’s Proposed Findings of Fact 
 
Petitioner submits that: 
 

A. The proposed variance from the Development Standards will not be injurious to the public health, safety, 
morals, and general welfare of the community because: 

 
a. 9.403(B): A traffic study has been performed to evaluate traffic impact and safety.  The proposed 

driveway location meets the INDOT standards and allows for safe ingress and egress of the site. 
b. 2.403(D)(2), 11.502, 11.503(A), and Table 11.506:  Architectural design elements do not have an 

impact on the public health and safety.  All state and local building codes as well as ADA 
requirements will be met. 

 
B. The use and value of the area adjacent to the property included in the proposed variance will not be 

affected in a substantially adverse manner because: 
 

a. 9.403(B): A traffic study has been performed to evaluate traffic impact and safety.  The proposed 
driveway location will not have a negative impact to the adjacent property’s access to the right of 
way. 

b. 2.403(D)(2) / 2.552(B): The proposed color of the canopy fascia will better match the brand 
standard colors of the building façade.  Architectural details of the building will be carried over to 
the canopy (masonry piers), resulting in a cohesive design aesthetic. 

c. 11.502(A) & 11.503(A):  Reduction in the allowable length of uninterrupted horizontal dimension 
and increase in the horizontal spacing of architectural features will not hinder the appeal of the 
proposed building.  Architectural details and offsets have been included in the design at all 
elevations visible from neighboring properties. 

d. Table 11.506:  Reduction of Transparency along the front façade will obscure views from adjacent 
areas into undesirable areas of the building (i.e. Restrooms, storage areas, etc.) 

 
C. The strict application of the terms of the zoning ordinance will result in practical difficulties in the use of the 

property included in the proposed variance because: 
 

a. 2.403(D)(2) / 2.552(B): The white or black fascia colors allowed for in the ordinance do not 
coordinate with the color scheme of the brand.  Use of these colors in the fascia would result in an 
unfinished appearance. 

b. 9.403(B): The adjacent property’s drive entrance is located at the property line.  The proposed drive 
entrance for this project is located at the farthest point away from the adjacent property; however, it 
does not meet the minimum spacing requirements.  Access to the state highway will require 
approval and permitting from the Indiana Department of Transportation.  All INDOT requirements 
will be met. 

c. 11.502(A) & 11.503(A.):  The functionality of certain design elements limit the placement of wall 
offsets and architectural features in certain areas.  Adherence to the maximum uninterrupted 
horizontal dimension and architectural feature spacing  would result in lost functionality of the 
space and not allow appropriate clearance for other permitted features (i.e. signage). 

d. Table 11.506:  There are no other practical areas to relocate the restrooms and unsightly storage 
areas necessary for the operations of the facility. 

 

The petitioner carries the burden of proving to the Board of Zoning Appeals the existence of each and every 
one of the elements listed above. 



Luke
FAMILY OF BRANDS

Luke Store #227
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B-1 WS-1
FS-1 - "Luke Blue"

WS-1
EF-1

Aluminum Coping

CS-1 CS-2

Framed Canopy

Glass

CMU-2

Aluminum Storefront

Hollow Metal Door
Painted "City Scape Grey"

CMU-1
CMU-1
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ARCHITECTURAL SITE DETAILS
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	Petition: 
	Application Type: 
	Application Filing Fee: 
	Date Filed: 
	Textfield-1: 
	Textfield-2: 
	Meeting: 
	Textfield-3: 
	Textfield-4: 
	Use Variance: Off
	Development Standards Variance: On
	Special ExceptionSpecial Use-1: Off
	Relief to Administrative Decision: Off
	Conditional Use: Off
	Wireless Communications Facility: Off
	Subject property fronts on the: west
	Textfield-5: 852 Thornapple Way
	side between streets: Morthland
	Textfield-6: Millpond
	Zoning District: CG - Commercial General
	Textfield-7: S & L Properties Thornapple LLC
	Textfield-8: 2651 Kirking Court
Portage, WI 53901
	Textfield-9: 608-742-2898
	Textfield-10: jeff@bleedblue.net
	Textfield-11: S & L Properties Thornapple LLC
	Textfield-12: 2651 Kirking Court
Portage, WI 53901
	Textfield-13: 608-742-2898
	Textfield-14: 
	Textfield-15: A PARCEL OF LAND LOCATED IN THE W ½ OF THE NW ¼ OF SECTION 26, T 35N, R 6W OF THE SECOND PRINCIPAL MERIDIAN IN CENTER TOWNSHIP, PORTER COUNTY, INDIANA, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT AN IRON PIPE AT THE NE CORNER OF LOT NUMBERED 1 OF COOLWOOD ACRES AS PER PLAT THEREOF, AS RECORDED IN PLAT BOOK 17, PAGE 245 IN THE OFFICE OF THE RECORDER OF PORTER COUNTY, INDIANA; SAID POINT BEING ON THE SOUTH RIGHT-OF-WAY LINE OF U.S. HIGHWAY NO. 30, SAID RIGHT-OF-WAY LINE BEING A CURVE HAVING A RADIUS OF 8494.37 FEET AND BEING CONCAVE TO THE SOUTH; THENCE ALONG SAID CURVE AN ARC LENGTH OF 236.80 FEET, A CHORD LENGTH OF 236.79 FEET AND A CHORD BEARING OF SOUTH 82 DEGREES 56 MINUTES 12 SECONDS EAST, TO THE POINT OF BEGINNING; THENCE ALONG SAID RIGHT-OF-WAY CURVE OF U.S. HIGHWAY NO. 30 AN ARC LENGTH OF 271.24 FEET, A CHORD LENGTH OF 271.22 FEET AND A CHORD BEARING OF SOUTH 81 DEGREES 13 MINUTES 26 SECONDS EAST; THENCE SOUTH 9 DEGREES 06 MINUTES 41 SECONDS WEST A DISTANCE OF 48.12 FEET TO AS POINT ON A CURVE, SAID CURVE HAVING A RADIUS OF 340.00 FEET AND BEING CONCAVE TO THE EAST; THENCE ALONG SAID CURVE AN ARC LENGTH OF 233.51 FEET, A CHORD LENGTH OF 228.95 FEET AND A CHORD BEARING OF SOUTH 10 DEGREES 33 MINUTES 49 SECONDS EAST; THENCE WEST A DISTANCE OF 302.40 FEET; THENCE NORTH A DISTANCE OF 313.96 FEET TO THE POINT OF BEGINNING. CONTAINING 1.80 ACRES MORE OR LESS. 
	LEGAL DESCRIPTION OF SUBJECT PROPERTY OR EXHIBIT N: 
	DESCRIPTION OF PROPOSED PROJECT OR EXHIBIT NO: 
	Textfield-16: Demolish the existing bank, construct a Culver's restaurant with a double drive thru.

Additional comments regarding variance request:
North Façade:  The Primary Façade facing Morthland (but with an angled orientation), complies with glazing requirements when considering only the north façade.  At staff’s request we have added the north wall of the Drive Through bump-out to the transparency zone which pushes the calculations into non-compliance.  We note the additional area is recessed some 43’ and will be heavily landscaped along that distance.  The north wall itself offers human scale with a center portion projecting and including a door adjoining the patio area. 

East façade:  A secondary façade, and the second-most prominent, provides three 8-foot wide windows for bounteous natural light to the dining area.  Other glazing on this façade satisfies requirements.  Although we show a ~2’-11” offset, (less than the 6’ minimum), the length of the offset is more than double the minimum required and presents prominently by signaling main entry to the building.  Faux windows and the Culver’s brand Scoop and Spatula artwork add more visual interest to this façade.

South façade (secondary façade):  Although no glazing is proposed here, 2 mock windows & an extended canopy provide visual interest.  As a “back of house” area, there is little to no guest interaction with this façade.  Even so, we incorporate both masonry colors as well as the top of parapet accent in a composition to echo the prominent facades and provide true 4-sided appearances.  Although there is no glazing on this façade, our concept proposes overall additional glazing which is outside the transparency zones. Additionally the dumpster enclosure sits in front of the façade and offers a plane offset per section 11.502.

West Façade (secondary façade):  The prominent views of this façade from eastbound traffic on Morthland feature the dining room end of the building, which is compliant with ample glazing.  Although the offset is short of the required length, the façade’s 3 planes project/recess more than the minimum requirement, and where windows are not possible a wall mural is featured for those guests using the drive-through order lanes.

	Textfield-24: The proposed building will meet or exceed State and local standards for building codes and site access.  The variance request is cosmetic in nature and not impacting the use or function of the proposed restaurant. The building orientation and extensive landscaping are conducive to fit in the surrounding developments.  This improves the general welfare by providing a viable, community oriented business opposed to a vacant building.
	Textfield-25: This site is currently an abandoned building.  If approved, this will bring a viable business into the community, it is of similar commercial uses in the area and is an approved use of the current zoning.  The site will be generously landscaped with a buffer to the south adjoining residential use. 
	Textfield-26: The required 6' offsets requires too wide of a footprint and would create unusable space that isn't functional for the requested site.  The proposed building falls in line with the character of the ordinance with bump outs and glazing.  On a scalar level, the proposed building would not look out of place and have a similar look to must larger stores that have the same requirement.


