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PETITION NUMBER: 0901-VS-02 
SUBJECT SITE ADDRESS: 135 North Union Street 
APPELLANT: Patrick and Jane Callahan 
REQUEST: This variance of standard request is to reduce the minimum 

lot area of five (5) acres to 0.22 acres (WC 16.04.050, D4) 
and to reduce the required number of onsite parking spaces 
(WC 16.04.120, 2j). 

CURRENT ZONING: LB-H 
CURRENT LAND USE: Residential 
APPROXIMATE 
ACREAGE: 

0.22  

RELATED CASES: None 
EXHIBITS: 1. Staff Report, 01/13/2009 
 2. Location Map, 01/13/2009 

3. Property Card, 01/13/2009 
4. Appellant’s Application and Plans, 12/16/2008 
5. Appellant supplied PowerPoint presentation, 12/26/2008 
6. 300 foot parking proximity exhibit 1/13/2009 

 

7. Site photos 1/13/2009 
STAFF REVIEWER: Jeremy Miller 
 
PROCEDURAL 
This item requires a public hearing. 
  
PETITION HISTORY 
The January 13, 2009 Board of Zoning Appeals meeting represents the first hearing of this 
petition before the Board.   
 
PROPERTY HISTORY 
The residential home was constructed in 1901 (exhibit 3).  The home was modified to provide 
separate living areas.  The property was purchased by the appellant in December of 2003.  They 
have restored the structure to its original 1901 single family residential design.      
 
ANALYSIS 
The appellant is requesting two variances, one is to reduce the minimum lot area of five (5) 
acres to 0.22 acres (WC 16.04.050, D4) and the second is to reduce the required number of 
onsite parking spaces required and use public parking spaces (WC 16.04.120, 2b) and (WC 
16.04.120, 2j).   
 
The appellant currently owns 0.22 acres of property in downtown Westfield.  Per the LB-H 
requirements, the minimum lot area to redevelop downtown is five acres.  The appellant would 
need to acquire 4.78 acres in the downtown area to meet this standard.   
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The appellant is proposing to use the lower level of the structure as a small event venue.  
Westfield Fire Department has calculated the occupancy for the lower level of the structure to 
be a maximum of 83 people.  Westfield Fire Department has also communicated to the 
appellants that several upgrades to the interior of the structure would be needed to use the space 
as a small event venue such as reconfiguring the entry doors (exhibit 4).   
 
Parking for the small event venue is required by ordinance (WC 16.04.120).  Westfield’s 
current off-street loading and parking table does not currently provide standard for small event 
venues.  In the absence of a specific standard the ordinance directs the Building Commissioner 
to set a requirement.  Per the established policy, the Commissioner uses the Marion County, 
Indiana parking standard of one (1) space per four (4) seats at the maximum occupancy.  This 
would require an onsite parking count of twenty-one (21) parking spaces.  The property is 0.22 
acre and the primary structure occupies one quarter of the land and it cannot accommodate the 
onsite parking required.  The appellant is asking for a reduction of the required onsite parking 
from twenty-one (21) spaces to zero (0) spaces onsite and to utilize public parking areas.  As of 
the writing of this report the appellant has not secured permission to use other private parking 
spaces.   
 
Public parking spaces are located along Union Street, in Asa Bales Park directly to the West of 
the property and the parking lot to the West of City Hall.  This parking is shared with several 
businesses along Union and residents utilizing the Park.  Pedestrian access to the parking at Asa 
Bales Park will be difficult due to grade changes at the rear of the property and lack of 
improvements.  The Westfield Parks Department has expressed concerns about the proposed 
venue using the parking at Asa Bales Park and not having any spaces for patrons of the park to 
use.    
 
Parking for the proposed venue must be within 300 feet of the main entrance (WC 16.04.120, 
2b).  Exhibit 6 illustrates the public parking options within 300 feet of the proposed venue.  
These locations include Asa Bales Park, Union Street parking, and City Hall.  
 
Westfield Fire Department has concerns with the safety of homeowners and users of the venue.  
By depending on available Union Street spaces, it will be difficult to respond to an emergency 
at a neighboring property during an event.  Westfield Fire and Police Department both have 
concerns with the alley running north and south behind the property.  Ordinance No. 96-21, 
1(10.40.020), 8-12-96 states that “No person shall park a vehicle within an alley in such a 
manner or under such conditions as to leave available less than 18 feet of the width of the 
roadway for the free movement of vehicular traffic, and no person shall stop, stand or park a 
vehicle within an alley in such position as to block the driveway entrance to any abutting 
property.”  
 
The appellant is using the second story of the structure as an accounting business which is 
allowed by right in the zoning ordinance.  The accounting business uses 844 square feet of the 
second floor.  The required onsite parking needed for the accounting business is four (4) 
vehicles.  The property does not have sufficient parking for the accounting business.  The 
appellants are using the existing driveway.  The parking area does not meet the requirements of 
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a parking lot (WC 16.04.120, 2f).   
 
PROCEDURAL 
A Board of Zoning Appeals shall approve or deny variances from the development standards 
(such as height, bulk, or area) of the underlying zoning ordinance.  A variance may be approved 
under IC 36-7-4-918.5 only upon a determination in writing that: 
 
STANDARDS FOR VARIANCE REQUEST  
1. The approval of such variance of development standard will not be injurious to the public 
health, safety, morals, and general welfare of the community: 
 
Finding: Westfield Police and Fire Departments have safety concerns about event parking 
along Union Street in such close proximity to the Union-State Road 32 intersection.  Parking 
along Union Street creates difficulty in responding to emergencies at neighboring properties and 
to the proposed venue.  Westfield Fire and Police Departments have concerns with the alley 
running north and south behind the property.  Both departments requested that no parking be 
allowed in the alley way.  Onsite parking lots allow for smooth traffic flow and safe access for 
visitors and emergency vehicles.  Approving this variance could increase the time for 
emergency response in that area of the community.  This jeopardizes the public health, safety 
and general welfare surrounding the subject property.   
 
The reduction from five (5) acres to 0.22 acre will not be injurious to the public health, safety, 
morals and general welfare of the community.  The existing lot configuration renders it 
impossible to meet the five (5) acre requirement.   
 
2. The use and value of the area adjacent to the property included in the variance of 
development standard will not be affected in a substantially adverse manner: 
 
Finding: No evidence has been submitted to staff that property values will not be adversely 
impacted by the proposed small event venue.  Staff recognizes that the added business will 
improve Downtown Westfield’s regional exposure; however, without a feasible parking 
solution traffic safety and personal safety could be at a higher risk.  The increase in publically 
parked vehicles downtown could detract visitors from visiting other existing downtown 
business.   The impact as a result of zero (0) onsite parking is a concern.  No evidence has been 
submitted to staff that property values will not be adversely impacted by the proposed small 
event venue.          
 
Neighboring properties are of similar size and shape, so the reduction from five (5) acres to 0.22 
acre will not have an adverse affect to the adjacent properties.      
 
3. The strict application of the terms of the zoning ordinance will result in practical difficulties 
in the use of the subject property: 
 
Finding: The strict application of the terms of the zoning ordinance does not result in a 
practical difficulty in using the parcel.  The property is currently being used as an accounting 
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business, as allowed by right in the zoning ordinance.  Parking requirements could be met 
onsite for the existing accounting firm, but not for the proposed small event venue.  The 
proposed use would be a second use for the same property.  There is no hardship regarding the 
use of the property as the property is currently being used as a small accounting office, as 
allowed by right in the zoning ordinance.   
 
The strict application of the five (5) acre requirement does create a practical difficulty in further 
developing the property.  The existing lot configuration renders it impossible to meet the five 
(5) acre requirement. 
 
RECOMMENDATIONS 
Approve the request for the reduction in acreage based on the findings of this report. 
 
Deny the parking request based on the findings of this report. 
 
******** 
JCM 
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135 North Union purchased 12.23.03 by Patrick 
and Jane E. Callahan

Originally built in 1901, the building was carefully 
restored including original woodwork, flooring, 
windows, stained glass, tubs, sinks

Where original parts could not be restored, 
custom matching was done (e.g. glass from 
Germany, special milled oak hardwood flooring)

Infrastructure was replaced:  plumbing, 
electrical, heating, cooling, roof



Interior design is true to turn-of-the-
century including lighting, finishes, colors, 
kitchen

Professional landscaping design for front 
and rear of building 



BEFORE













































Patrick Callahan, CPA occupies the second 
floor of the building

The first floor is intended for a small event 
venue

Most events will be 20 to 50 people, but, 
the venue can hold up to 83



We respectfully request two variances:

Requirement of 5 acres for development

Parking spaces





See Display Board



Parking Spaces
Period landscaping surrounds building
Terrace area in rear of building for event use
Parking will detract from the use and 
appearance of this historic retreat setting
Event schedules
Ample public parking
Patrons will experience Westfield



What does The Fern bring to Westfield?
Maintains the heritage of Westfield the and 
history of the building – was formally The 
Tourist Home
Patrons from areas outside of Westfield
Beautifully restored building in the heart of 
Historic Downtown Westfield – a destination 
place, a showcase for the city
A place for locals to conduct meetings, 
planning retreats, gatherings 



Thank you!
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