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Petition Number:  1304-VU-01 

Subject Site Address:  17777 Commerce Drive (the “Property”) 

Petitioner:   Tim Tomich by Christian Badger of Badger Engineering, LLC 

Request: The petitioner is requesting a Variance of Use from the Westfield-
Washington Zoning Ordinance (the “Zoning Ordinance”) for the 
property commonly known as 17777 Commerce Drive, Westfield, 
Indiana 46074.  The request is to allow an indoor shooting range and 
related retail sales in the Enclosed Industrial (EI) District (WC 
16.04.060.B.2). 

Current Zoning:   EI (Enclosed Industrial) District 
 
Current Land Use:  Vacant 
 
Approximate Acreage:  1.38 acres 
 
Exhibits:   1. Staff Report 
    2. Aerial Location Map 
    3. Petitioner Narrative 

4. Preliminary Plans 
        
Staff Reviewer:   Jesse M. Pohlman, Senior Planner 

 

Petition History 

This petition will receive a public hearing at the April 9, 2013 Board of Zoning Appeals meeting.  The 
petition was reviewed by the Technical Advisory Committee (TAC) at its March 19, 2013, meeting and 
received no comments.  Subsequent to the TAC meeting on March 20, 2013, the Petitioner met with the 
Police and Fire Departments to preliminarily discuss operational and design aspects of the proposed use.  
As a result of that meeting, neither Department has concerns at this time regarding the proposed use. 

If the Board of Zoning Appeals approves the requested Variance of Use, then the use and site would be 
required to obtain Development Plan approval by the Plan Commission prior to the issuance of any 
construction permits.      
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Analysis 

The subject property is 1.38 acres +/- in size and is located on the east side of Commerce Drive; 
approximately one thousand (1,000) feet north of State Highway 32 (see Exhibit 2).  The Property is 
zoned Enclosed Industrial (“EI”) District and is currently unimproved.  The property is located within an 
existing enclosed industrial park, surrounded by existing structures and businesses to the north, west 
and south.  The property to the east is a large field currently undeveloped, but also currently zoned 
Enclosed Industrial.  

The Petitioner is requesting this Variance of Use to allow an indoor shooting range and related retail 
sales (collectively, “Shooting Academy”) (see Petitioner’s Narrative at Exhibit 3 and Preliminary Plans at 
Exhibit 4).  The Variance of Use is being requested because: (i) a “shooting range” is not a land use 
specified within the Zoning Ordinance, thus by default is a prohibited use1 within any Zoning District in 
Westfield-Washington Township; and (ii) retail sales, or more specifically characterized by the Zoning 
Ordinance as [the sale of] “sporting goods”, is not a permitted land use within the EI District. 

As shown in Exhibit 4  (floor plan), the Petitioner is proposing a 6,996 square-foot+/- single story building 
consisting of approximately 2,534 square feet+/- of administrative (e.g., class room, restrooms, offices) 
and sales areas (e.g., display, storage).  The remaining square footage would include the shooting range 
consisting of twelve (12) range lanes (floor plan shows six (6) rifle lanes and six (6) pistol lanes), range 
safety officer station and related shooting stalls and bullet traps. 

The design of the Shooting Academy will be required to comply with the Zoning Ordinance’s EI District 
standards (e.g., setbacks, building height, performance standards), Development Plan Review standards 
(e.g., building materials, building orientation, site circulation) and Indiana Fire and Building Code 
standards (e.g., access for emergency personnel, site design to accommodate turning around of Fire 
Department apparatus).   

The Zoning Ordinance’s Performance Standards for Industrial Districts2 include standards that address 
performance aspects typically associated with industrial uses, including standards regulating smoke, 
particulate matter, odor, glare and heat, vibration, and noise.  Among others, these standards include 
maximum sound levels and standards which prohibit the storage and manufacturing of components that 
could be used to make ammunition on the property (e.g., black powder).   The Petitioner is not 
requesting to vary these standards, thus the Zoning Ordinance’s performance standards would apply. 

                                                           
1 WC 16.04.180.2 (pg 10 footnote) provides that “Land uses not listed on Figure 2 or in other sections of the zoning 
ordinance that address “permitted uses” or “special exception uses” in the various zoning districts shall be 
prohibited.” 
2 WC 16.04.060. 
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The Westfield-Washington Township Comprehensive Plan identifies this industrial park within the 
“Employment Corridor” and “Business Park” 3 land use classifications.  Among other uses, these 
classifications encourage office and service uses, research and development, warehousing, 
manufacturing, and subordinate office, retail and services.   The development policies of the 
Comprehensive Plan for these areas include among other policies: 

• Locate industrial uses in areas that are removed from residential neighborhoods and other uses 
that would be detrimentally affected; 

• Encourage building design, height, scale, and mass that is appropriate to the surrounding area; 
• Require sufficient off-street parking; 
• Encourage building materials and colors that are appropriate to the setting.  Metal buildings 

should be enhanced with other building materials, such as stone or brick, to improve their 
appearance; 

• Promote smaller scale local office and service uses along SR32.  Such uses should generally take 
place along the north side of SR32; and 

• Permit land uses other than industrial in designated Business Parks only when they are offices 
or service businesses that are subordinate or related to the industrial development, such as 
restaurants, automobile service stations, and day care centers. 

The existing industrial park is already generally consistent with the Comprehensive Plan’s policies and 
objectives.  As a result, in determining whether the proposed use interferes substantially with the 
Comprehensive Plan, the analysis becomes whether or not the proposed use is consistent and 
compatible with the existing industrial park and business/industrial uses permitted therein.   

The Zoning Ordinance simply provides that “[a]n enclosed industrial district is one for industry to 
conduct their operations entirely within enclosed buildings of any size…”4   The EI District currently 
permits uses that are comparable to or more intense than the proposed Shooting Academy use.  Such 
uses include, but are not limited to:  industrial schools and training facilities, testing laboratories, tool 
and light equipment rental, warehouses, wholesalers, manufacturing and fabrication operations, 
machine shops, and construction related operations.  The proposed Shooting Academy would be 
conducted entirely within the building and, as presented, should be consistent with the character of the 
existing industrial park and uses that would otherwise be permitted on the property.  As such, the 
proposed Shooting Academy should also be consistent with the policies of the Comprehensive Plan.   

 

  
                                                           
3 Westfield-Washington Township Comprehensive Plan, Land Use Concept Map (pg. 24). 
4 WC 16.04.060.A.1. 
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Procedural 

The Board of Zoning Appeals shall approve or deny variances of use from the terms of the zoning 
ordinance.  The board may impose reasonable conditions as a part of its approval.  A variance may be 
approved under Indiana Code § 36-7-4-918.4 only upon a determination in writing that: 

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

Finding:  It is unlikely that approving the requested Variance of Use would be injurious to the 
public health, safety, morals, and general welfare of the community because of the proposed 
operational and design plan.  The use and property will otherwise comply with or exceed the 
applicable standards of the Enclosed Industrial (EI) District.      

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: 

Finding:  It is unlikely the use and value of adjacent property will be affected in a substantially 
adverse manner.  The proposed variance(s) should not have a negative impact on surrounding 
properties because: (i) the proposed improvements will otherwise comply with or exceed the 
applicable standards of the Enclosed Industrial (EI) District; and (ii) the proposed improvements 
are consistent with and compatible with the character of the surrounding industrial park; and 
(iii) the use will only be conducted indoors and shall otherwise comply with the Zoning 
Ordinance’s performance standards.  

3. The need for the variance arises from some condition peculiar to the property involved.   

Finding:  The Zoning Ordinance does not permit the shooting range use by right in any zoning 
district.  Thus, a Variance of Use is required in order to allow the shooting range use within the 
community.   The condition of this property is peculiar in that it functions as an infill property 
surrounded by the existing industrial park and industrially zoned properties.  As such, the use is 
compatible with permitted industrial uses and potential conflicts resulting from other future and 
adjacent uses should be diminutive.     

4. The strict application of the terms of the zoning ordinance will constitute an unnecessary 
hardship if applied to the property for which the variance is sought.   

Finding:  Strict adherence to the zoning ordinance would not allow the proposed shooting range 
use within the community.  The ancillary retail sales and administrative uses are contemplated 
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and permitted by the zoning ordinance within the community and the development of the 
proposed use would otherwise comply with the zoning ordinance and other applicable laws.  

5. The approval does not interfere substantially with the comprehensive plan.   

Finding:  The Westfield-Washington Township Comprehensive Plan identifies this property 
within the “Employment Corridor” and “Business Park” land use classifications as part of the 
State Highway 32 “Highway Corridor”.    As such, the proposed use is consistent with the 
Comprehensive Plan’s policies and objectives for these land use classifications and does not 
interfere substantially with the Comprehensive Plan.  

 

Recommendation 

The Department acknowledges the sensitivity of the proposed use with regard to individual personal 
preferences and in terms of design and operational considerations which are warranted for this specific 
use. In our analysis and in consultation with the Police and Fire Departments, the Department believes 
the Petitioner has presented an operational and design plan that satisfies the City’s review of the 
proposed use.  The Department believes that of properties within the Township, that this particular site 
is well suited for the proposed use because: (i) of its close proximity to the City’s Public Safety Building; 
(ii) its compatibility with the surrounding existing industrial park and adjacently zoned industrial 
properties; (iii) its lack of contiguity with residentially zoned or used properties; and (iv) the linear layout 
of the use and resulting building design maximizes the development area of the narrow property. 

The Department recommends approving 1304-VU-01 based on the findings of this Department Report 
with the following conditions: 

1. The Petitioner shall record an Acknowledgement of Variance with the Hamilton County 
Recorder’s Office and return a copy of the recorded instrument to the Economic and Community 
Development Department prior to the issuance of a building permit for the Property. 

2. The “Indoor Shooting Range and related Retail Sales” use (collectively, the “Shooting Academy”) 
shall be limited in scope and operation to the Petitioner’s Narrative and Preliminary Plans, 
attached hereto as Exhibits 3 and 4, respectively.  Any expansion or substantial alteration to the 
scope and operation of the Shooting Academy, as determined by the Director, shall require 
approval by the Board of Zoning Appeals. 

3. The Shooting Academy shall be developed and operated in substantial compliance to the 
Petitioner’s Narrative and Preliminary Plans, subject to review and approval for compliance with 
applicable ordinances and laws of the development plans and appropriate permits. 

4. The Shooting Academy shall comply with the Westfield-Washington Township Zoning 
Ordinance’s Performance Standards for Industrial Districts (WC 16.04.060), as amended. 

5. The Shooting Academy shall comply with Indiana Fire and Building Codes, as amended. 
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1304-VU-01

17777 Commerce Drive µ
Not To Scale

Aerial Location Map
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Zoning

AG-SF1 (Agriculture - Single Family - 1)
EI (Enclosed Industrial)
EI-PD (Enclosed Industrial - Planned Development)

GB (General Business)
PUD (Planned Unite Development)
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March 29, 2013 
 
Jesse M. Pohlman  
Senior Planner 
City of Westf ield  
2728 E. 171st Street 
Westf ield, IN 46074 
 

PROJECT NARRATIVE 
 
Tim’s Shooting Academy of Westfield is a proposed shooting range dedicated to 
teaching safe use of fire arms, hunting safety, enhanced marksmanship and 
sport shooting.  No-one will be allowed to use the facility until they have been 
through an on-site safety class. 
 
The range will have six rifle lanes and six pistol lanes for shooting.  The range 
area will be constructed with 10” thick concrete walls and a 4” concrete slab.  The 
ceiling will have bullet-proof panels and baffles.  This will prevent any stray 
bullets as well as sound from leaving the building.  The proposed system is a 
total containment trap with all of the latest safety equipment and systems.  The 
12 bullet traps located at the end of the range will use a complete containment 
system, which traps the lead and ventilates the air within the range at a rate of 
960 cubic feet every 5 minutes through a HEPA Filter.  The bullet trap can handle 
.50 caliber bullets, but we will limit range use to common sporting rounds. 
 
The property is owned by E. Tim Tomich and Faith Bauer-Tomich, who have 
owned the property since 1997.  The current zoning is (EI) Enclosed Industrial.  
The proposed building and site will be situated on the 1.3 acres and will meet all 
of the requirements for Enclosed Industrial Zoning.  There is no zoning in any 
district within the City of Westfield which would allow an indoor or outdoor 
shooting range so we are asking for a “Use Variance” for that property. 
 
The retail sale side of the Academy will sell targets, safety glasses, ear 
protection, hunting apparel, scopes, and high-end fire arms.  The sale of guns 
will require a background check as required by the state and federal laws.  Only 
higher priced and higher quality guns will be sold.  No Saturday Night Specials, 
cheap guns or guns made by less than reputable manufacturers will be sold.  
Retail sales are required because more than a third of our patrons will forget their 
required safety glasses, hearing protection, and the proper munitions to which we 
will limit them.  
 
The site will allow for 20 parking spaces, 2 of which will be designated 
handicapped spaces.  A land bank will use some of the property for additional 
parking should the Academy parking become inadequate for the proposed use.  
The lot will have complete and proper drainage. 
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Building Design Information: 
 

•  Interior wall heights 10’-2” 
•  10” poured concrete walls 
•  6 Rif le lanes 75’ length and 48” wide (one lane wil l  be ADA) 
•  6 Pistol lanes 50’ length and 48” wide (one lane wil l  be ADA) 
•  All lanes wil l  have automatic target retrieval systems 
•  Bullet traps rated for .50 caliber bullet and wil l  al low the lead 

to be recycled. 
•  The only ammunition that wil l  be allowed wil l  be full metal 

jacket to l imit the lead dust which could enter the air upon 
impact. 

•  HVAC is a major part of the design of an indoor range.  Our 
system meets all of the fol lowing standards, NRA, OSHA, 
NSSF, NIOSH, EPA and DOD requirements for cleaning the 
air. 

•  Shooting Stall dividers wil l  be level 3 grade protection in the 
pistol lanes and level 4 grade protection in the rif le lanes. 

•  Baffles wil l  be suspended from the ceil ing to prevent any 
errant discharges from going through the roof and therefore 
being contained in the building. 

 
 
Respectful ly submitted, 
 
 
 
 
Christian C. Badger, P.E. 
Badger Engineering, LLC 
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