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Agenda Item #1 

Case Number BZNA-0236-2022  Property Size 2.8 acres 

Address 9810 East 206th Street 

Noblesville, IN 46062 

Zoning R-1 - Low Density Single Family 

Residential 

Owner Bethel Evangelical Lutheran 

Church of Cicero 

Reviewer Kevin Martin 

 

Applicant John Schutte - Bethel 

Evangelical Lutheran Church 

BZA Meeting Monday, February 6, 2023 - 6:00 

p.m. 

Requested Action: 

UDO § 4.C: - Board to consider a Change Of Development Plan application to allow changes to a previously 

approved development, on the property located at 9810 East 206th Street. This application will enable the 

previously approved Conditional Use to expand onto an adjacent property; in the R1 (Low Density Single Family 

Residential) zoning district. 

Recommendation: 

Approve. See Findings of Facts for Approval on page 4-5.  

 

Exhibits: 

1. Application  

2. Aerial Photograph  

 3. Original Conditional Use 

Approval  

4. Proposed Site Plan  
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ANALYSIS 

 
Bethel Evangelical Lutheran Church (applicant) is requesting approval of a Change of Development Plan to 

expand a previously approved Conditional Use, onto a property located at 9810 East 206th Street. Approval of 

this request will enable an existing Church, Temple, Place of Worship use to expand onto an adjacent property; 

in the R1 (Low Density Single Family Residential) zoning district. 

 

The subject site is located along the northside of East 206th Street (see Exhibit 2 – Aerial Photograph). The site 

is bounded by the existing church facilities to the north and west, undeveloped Bethel Evangelical Lutheran 

Church of Cicero Indiana Inc. (applicant) owned property to the east, and 206th Street frontage along the south.  

The existing use, proposed expansion, and all the surrounding properties are zoned R1 – Low Density Single 

Family Residential District.   

 

The UDO states: “The purpose of the R-1 District is to permit the establishment of moderate low density single 

family residential areas.” The Comprehensive Plan designates the sites’ future land use as Institutional, 

described as: “A mixture of civic spaces such as museums, government services and administration and 

schools. Amenities: Public or semi-public green spaces are embedded within these uses. They promote 

gathering and year-round programming such as festivals, farmer’s markets, and other events. These spaces 

also promote passive activation through monuments, recreational amenities, and seating areas (Comp. Plan 

Page 94).” 

 

The existing Church use was originally approved by the Board of Zoning Appeals as a Conditional Use on April 

7, 1997 (see Exhibit 3 – Original Conditional Use Approval). The use has been continuously operating since 

1998, the BZA has approved various changes and expansions including: 

 

• 1998 (98J-05-0165) - 1,152 SF Worship Room Addition  

• 2001 (01J-24-0778) - Parking Lot Addition 

• 2007 (07J-16-0556) – Two story classroom building expansion  

• 2010 (10J-05-1446) - 864 SF Picnic Shelter House 

 

The applicant has since acquired an additional 22+ acres of land around the perimeter of the original 10 acres, 

in 2022 the church acquired the subject property, approximately 2.8 acres. The site is improved with a two-

story residential house and five accessory structures. The applicant proposes an adaptive reuse of the 

farmhouse to the church pantry and Marilyn’s Place, a non-food pantry. The existing accessory structures are 

proposed to remain, for storage needs. As described by the applicant, the exterior changes proposed are 

minimal beyond rehabilitating the site.     

 

“The changes that will occur to the home at 9810 e 206th St. will be cosmetic both inside and out. Since 

acquiring the property, a year ago, we have been working diligently to clean up and make more 

presentable the entire 2.8 acres. We take great pride in our property and have bigger plans for the new 

property to improve its appearance including new foundation plantings at the house, removal of excess 

trees (which is completed) and power washing and/or repainting all outbuildings as well as the house. 
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The actual use of the property will have minimal change from our neighbor’s perspective and will not 

adversely affect 206th St. 

 

New flooring and some painting will be the extent of changes to the house. We have no plans to add on 

the house or build any other structures. The property is not changing physically in any way other than 

cosmetic improvements.”  

 

The applicant has identified further details on the proposed operations for the site. Hours of operation – 

Currently Bethel Food and Baby Pantries are open every other Tuesday evening from 5-8pm and the following 

Saturday morning from 9-1pm.  Marilyn’s Place is open Tuesday through Saturday from 2-6pm. The expected 

traffic load is not anticipated to exceed three to four cars in the driveway at once, on Tuesdays and Saturdays 

when both groups overlap.  

 

CONDITIONAL USE FINDINGS  

AGENDA ITEM #1:  

If the Board should decide to APPROVE  the requested conditional use, please use the following findings of fact: 

The Noblesville Board of Zoning Appeals is authorized to approve or deny variances of use from the terms of 

the zoning ordinance. The BZA may impose reasonable conditions as part of its approval.  A Conditional Use 

request may be approved only upon a determination in writing that the following nine (9) standards are met 

(see Indiana Code §36-7-4-918.2): 

1. The proposed Conditional Use is, in fact, a conditional use established within the specific zoning district 

involved. 

Pursuant to UDO § 8.B.2.D and Appendix C, “Church, Temple, Place of Worship” is a conditional use in 

the R1 (Low Density Single Family Residential) zoning district. This standard has been met. 

2. The proposed Conditional Use will be harmonious with and in accordance with the general objectives 

or with any specific objective of the City’s Comprehensive Plan and the Unified Development Ordinance. 

The proposed Conditional Use will be harmonious with and in accordance with the general objectives 

of the City’s Comprehensive Plan and with the Unified Development Ordinance. The Comprehensive 

Plan shows this area as “Institutional.” This land use typology is described as “A mixture of civic spaces 

such as museums, government services and administration and schools.” The use is meant to serve 

the local population, consistent with the comprehensive plan description. This standard has been met. 

3. The proposed Conditional Use will be designed, constructed, operated, and maintained so as to be 

harmonious and appropriate in appearance with the existing or intended character of the general 

vicinity and will not change the essential character of the same area. 

The proposed use will be harmonious with the character of the general vicinity. The use will operate 

within existing structures, most of the operation will occur indoors. The exterior of existing structure 

will not be altered in any substantial manner other than aesthetic maintenance and rehabilitation. The 

facility will continue to fit within the estate residential vicinity. This standard has been met. 
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4. The proposed Conditional Use will not be hazardous or disturbing to existing neighboring uses. 

It is believed that the proposed use will be operated in a manner that will not be hazardous or 

disturbing to the surrounding area. The proposed operation will occur mostly indoors. The proposed 

use is an expansion of the existing institutional use. This standard has been met. 

5. The proposed Conditional Use will be served adequately by essential public facilities and services such 

as highways, streets, police and fire protection, drainage structures, refuse disposal, water and sewer, 

and schools; or that the persons or agencies responsible for the establishment of the proposed use 

shall be able to provide adequately any such services. 

It is unlikely that the proposed use will experience any lack in essential public facilities and services. 

The proposed use will occupy an existing structure, no additions or changes are expected. The utilities 

to the site and all other services are already in place. This standard has been met. 

6. The proposed Conditional Use will not create excessive additional requirements at public expense for 

public facilities and services and will not be detrimental to the economic welfare of the community. 

It is unlikely that the proposed project will create excessive additional requirements at public expense 

for public facilities and services. The subject property is already served by public/private services. 

This standard has been met.  

7. The proposed Conditional Use will not involve uses, activities, processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property, or the general welfare by 

reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

The excessive production of traffic, noise, smoke, fumes, glare, or odors is not anticipated from the 

proposed use. This standard has been met. 

8. The proposed Conditional Use will have vehicular approaches to the property which shall be so 

designed as not to create an interference with traffic on surrounding public thoroughfares. 

The use will be served by existing driveway and parking area, no changes to the vehicular approach 

are proposed. This standard has been met. 

9. The proposed Conditional Use will not result in the destruction, loss, or damage of a natural, scenic, or 

historic feature of major importance. 

There does not appear to be any significant natural, scenic or historic features of major importance 

located on the subject property. This standard has been met. 

 

RECOMMENDATIONS  

AGENDA ITEM #1: 

 

APPROVE   the Conditional Use Change of Development request based on the following findings of fact: 

▪ Is in fact a conditional use established within the specific zoning district involved; 

▪ Will be harmonious with and in accordance with the general objectives or with any specific objective of 

the City’s Comprehensive Plan and the Unified Development Ordinance; 
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▪ Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and will not change the 

essential character of the same area; 

▪ Will not be hazardous or disturbing to existing neighboring uses; 

▪ Will be served adequately by essential public facilities and services such as highways, streets, police 

and fire protection, drainage structures, refuse disposal, water and sewer, and schools; or that the 

persons or agencies responsible for the establishment of the proposed use shall be able to provide 

adequately any such services; 

▪ Will not create excessive additional requirements at public expense for public facilities and services 

and will not be detrimental to the economic welfare of the community; 

▪ Will not involve uses, activities, processes, materials, equipment and conditions of operation that will 

be detrimental to any persons, property, or the general welfare by reason of excessive production of 

traffic, noise, smoke, fumes, glare or odors; 

▪ Will have vehicular approaches to the property which shall be so designed as not to create an 

interference with traffic on surrounding public thoroughfares; and 

▪ Will not result in the destruction, loss, or damage of a natural, scenic, or historic feature of major 

importance. 

 

With the following specific conditions: 

1. This approval is valid for this applicant - Bethel Evangelical Lutheran Church of Cicero - and this use 

only.   

2. The use operations shall be consistent with the submitted plans and statements.  

3. The proposed parking area shall be striped in accordance with UDO Article 10 Section 4 requirements. 

4. Any future signage shall be of complementary design and aesthetic as the established signage for 

Bethel Evangelical Lutheran Church. 

5. Any alterations to the approved building plan or site plan, other than those required by the Board of 

Zoning Appeals (BZA), shall be submitted to the Planning and Development Department prior to the 

alterations being made, and if necessary, a BZA hearing shall be held to review such changes. 

6. The Applicant shall sign the Acknowledgement of Variance document prepared by the Planning and 

Development Department Staff within 60 days of this approval. Staff will then record this document 

against the property and a file stamped copy of such recorded document shall be available in the 

Department of Planning and Development. 
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Narrative Statement for Zoning Chane at 9810 E. 206th St. Noblesville 

 

Bethel Lutheran Church has been located at 20650 Cumberland Rd. since 1998.  Additionally, in 

subsequent years, Bethel acquired 22+ acres of land around the perimeter of the original 10+ acres. 

Around 2009, a conversation between Pastor Doug Gast and the Gordon Overdorf occurred.  There was 

a gentlemen’s handshake that if the Overdorf’s ever sold their 2.8+A parcel of land that was between 

the church property and the farmland to the east that Bethel owned, Bethel would receive first right of 

refusal to buy the Overdorf land. 

In late June of 2021, the Overdorf heirs met w a select group of church members concerning the land. A 

member of Bethel acquired the land and structures by Late July, in order for the church to have more 

time to finalize a plan.  That occurred late in 2022 and the deed was officially transferred to Bethel. 

Bethel has spent many hours cleaning and improving the landscape on the farm property since and 

continues to work on improving the house interior and exterior.  We have held several outdoor events 

on the property and plan to accelerate as appropriate for outdoor activity. 

Bethel has determined that the farmhouse can best be used as an outreach facility to the community.  

Our food and baby pantry has been operating in the church since the church was built.  Our goal is to 

move our pantries to the house. 

One immediate way has already begun.  In October we were made aware that another, non food pantry, 

Marilyn’s Place, was in need of a new home. They were located at 1106 s 8th st. The facility was too 

expensive for them to continue there and with our help, they have moved into a space at our church 

building to keep their operation going to serve their clients.  Our goal is to share the farmhouse with 

Marilyn’s Place and to work hand in hand to grow both ministries and reach out a helping hand to those 

in our community that need it.  We believe the synergies will make both ministries stronger and can 

open the door for further services down the road.  

With the available land, we think there is an opportunity for a community garden, or a garden to provide 

fresh fruit and vegetables for our food pantry.  We want to build on our outdoor events and open them 

up for the neighborhood and the community.  Along with our well attended annual rummage sale and 

our Trunk or Treat events, we believe utilizing the additional farm property in other community centric 

ways will benefit both the church and our fellow Noblesville/Hamilton County neighbors. 

The zoning request is to match the current zoning of the church with the 2.8 acre parcel. 

FAQ’s 

1. Why – Bethel is a prevailing church in Hamilton County, having been around since the 19th 

century.  Bethel exists to serve God and help others.  The opportunity to join Marilyn’s Place and 

our pantry operations opens the door for many more people to be served and helped in the 

community.  It also may provide an opportunity for others to use the office area in the house to 

conduct other meetings or business that would benefit the underserved community. 

2.  Hours of operation – Currently Bethel Food and Baby Pantries are open every other Tuesday 

evening from 5-8pm and the following Saturday morning from 9-1pm.  Marilyn’s Place is open 

Tuesday through Saturday from 2-6pm. 



3. Load – we anticipate only three to four cars in the driveway at any one time on Tuesday when 

both groups’ hours overlap as well as on Saturday morning.  If we find that we have a higher 

load than that, we have a plan to either park everyone in our remote lot(#1 on the map) and 

utilize our peace trail to walk to the house, or extend a crushed stone access drive from #1 

to an additional lot behind the house (#2).   

4. Improvements - perimeter tree lines have been thinned out and that project is essentially 

complete.  We also removed two dead trees in front of the house and have several overgrown 

evergreens on the west side of the house that will be removed this spring.  The front of the 

house will be refreshed with foundation landscaping.  The house has been partially power 

washed and that will be completed in the spring.  All gutters have been cleaned.  Painting the 

trim of the house will take place this summer. We will also be updating the exterior lighting and 

existing security system as well.  Inside the house, all carpet has been removed and replaced 

with engineered flooring.  Every room has been freshly painted.  We will be adding internet and 

a phone line, as well as additional lighting as needed to accommodate the pantries.  

 

Regarding further improvements to the entire 2.8A property, there is a detached garage( #3) 

next to the house that has been powerwashed.  It is used for storage.  The small narrow building 

next to the garage is empty(#4), with plans only to paint it this summer.  The metal Quonset 

hut(#5) holds our mowing and landscaping equipment and will continue to do so.  That building 

was also be painted.  (#6)The open air Barn will house a member’s RV trailer for now, but we 

have no plans for that structure long term.  The big barn(#7) also is used for storage, but 

remains primarily empty, and we currently have no identified use for it. 

5. Signage- Our initial intention is to put up only a vinyl sign identifying the pantries and Marilyn’s 

Place.  Any Permanent signage will be smaller than our main sign at the corner of 206th and 

Cumberland Rd., and will be consistent in color and simplicity 

6. Other Improvements – Ideas and brainstorming have been identified and many  more will 

surface in the coming years, but they are only that, our singular purpose of this zoning request is 

only for the approval of utilizing the house for combined pantry operations and outreach 

opportunities. 
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