AREA PLAN COMMISSION MINUTES December 4, 2025

ROLL CALL
Vicki Andrews
Harry Baumgartner, Jr. Geoff Lance
Tyson Brooks Tim Rohr
Rick Elwell John Schuhmacher
Jarrod Hahn Melissa Woodworth
Bill Horan

Michael Lautzenheiser, Jr., Director
David Crell, Attorney

On December 4, 2025, Tyson Brooks called the meeting of the Area Plan Commission to order at
7:00 pm, and ten members were present for a roll call. Michael Karafin was absent.

APPROVAL OF MINUTES:
Tim Rohr moved to approve the minutes with changes from the November 6, 2025, meeting.
Vicki Andrews seconded the motion, which carried 10-0.

OLD ITEMS:
There were no old items discussed.

NEW ITEMS:

A 25-12-24 LANCASTER TWP. SW/4 17-27N-12E Trustees of the Murray Missionary
Church request approval for a parking lot expansion. The property is located at 1117 N
Washington, Bluffton, IN 46714, and is currently zoned R-2.

Calvin Tims represented the petition. He reviewed the site layout and the proposed parking lot
expansion. There was a discussion on the number of spaces and stormwater drainage. There
were no public comments on this petition. The Plat Committee review found no significant
findings.

Motion to approve: Tim Rohr
Second: Jarrod Hahn
Vote: 10-0

A 25-12-25 LIBERTY TWP. SE/4 36-26N-11E Poneto Baptist Church requests
approval for a new church facility. The property is located at 5819 S Grape St., Poneto, IN
46781, and is currently zoned R-1.

Calvin Tims represented the petition. He reviewed the site layout and the proposed
development. There was a discussion on using the 1-time exemption for stormwater drainage.
There was a discussion on the screening that will be placed along the east side. There were no
public comments on this petition. There was a board discussion on parking for the church.

Motion to approve: Jarrod Hahn
Second: John Schuhmacher
Vote: 10-0



AREA PLAN COMMISSION MINUTES December 4, 2025

A 25-12-26 HARRISON TWP. NW/4 5-26N-12E Wells County Area Plan Commission
and City of Bluffton request approval for a rezoning to B-3. The property is located at 1613
W Cherry, Bluffton, IN 46714, and is currently zoned I-1.

Brandy Fiechter and Michael Lautzenheiser represented the rezoning petition. Mrs. Fiechter
discussed the community garden and the need for the B-3 zoning change to bring it into
compliance. Mr. Lautzenheiser also mentioned the old highway garage, which was rezoned from
I-1 to B-3 within the past year. There were no public comments on this petition. There was a
review of the type of motion needed.

Motion to send a Do Pass Recommendation to Bluffton Common Council: Bill Horan
Second: John Schuhmacher
Vote: 10-0

A 25-12-27  Wells County Ordinance Amendments

A. Wells County Zoning Ordinance Amendments

1) Create new General Regulations for Small & Structure-Mounted Solar Energy Facilities

2) Remove Medium Solar Energy Facilities

3) Amend Non-Participating Pre-Existing residence and non-participating property setbacks
for Large Solar Energy Facilities

4) Amend the visual buffer requirement for Large Solar Energy Facilities

5) Update Solar Energy Facility definitions to use acreage instead of nameplate power rating,
which differs between classifications

Tyson Brooks gave a review of what was to be discussed and how only the 5 points were to be
discussed. He went on to say that this is not a for-or-against discussion, but instead changes to
the ordinance being reviewed tonight. Michael Lautzenheiser gave a review of the proposed
ordinance changes in the packet for the board's review. There were no board comments before
opening the floor to public comment.

Brooke Cushing asked for clarification on setbacks. Michael Lautzenheiser said that the
setbacks are shown from the non-participating residences and 20’ from non-participating
properties, without a residence, with 60° from the center of the road. Ben Herman asked about
the visual buffer and where it would be located. Mr. Herman also asked about the number and
how it was determined. Mr. Lautzenheiser said that it didn’t seem to be a science behind it, but
rather more for project deterrence. Mr. Herman asked why not 1500’ instead of the 1320° if we
want to deter projects. There was also discussion on large-scale vs small-scale projects.
Jonathon Bender said that a %2-mile setback would be a ban on solar, and that setbacks are there
for a reason. He said that a 600’ setback would be more reasonable. He used the board's voting
on CFO petitions to show that they can make hard decisions. Mr. Bender said he saw an error in
the small-scale as written, as it wouldn’t allow for community solar projects. He felt that the
primary user term needs to be removed from the small scale. Brandon Harnish gave a review of
the timeline for this proposed change. He said the significant setbacks are necessary to ban solar,
and that his understanding is that the commissioners want to move forward with the ban. He said
that he appreciates the 1320 setback but would like to still see a higher number, show the solar
companies what the county wants, and asked to increase the number to 5000°. Michelle
Bowman asked that the 20 be changed to 60’ and that the 1320’ setback needs to be increased so
that solar companies no longer want to come to Wells County. She asked if there was a way to
stop an overlay from happening. When David Bowman was called, he said, "No comment."
Polly and Fred Wymer thanked the board for protecting this county; however, they would like to
see a 5000° setback instead. They said that 1320 is a good starting point, but larger is better.
They also wanted to see the 20’ setback changed to 60°. Dan Straka of the Land and Liberty
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Coalition said the increase in setbacks puts undue stress on solar companies and property
owners. He’d rather see a 600’ setback from a non-participating home. He said he knows the
goal is to kill solar projects, but appreciates the opportunity to speak at the meeting. He ended
by saying he hoped the board made the right move tonight. Megan Dunham said that the board
is doing the work that the vast majority wants done. Rick Johnloz wanted to see some changes
to the small scale to allow community solar. He suggested increasing the 10 acres to 30 acres, as
manufacturing sites would likely need more space. He asked that we keep Wells County open
for business. Taby Fate thanked the board and said that many are fighting, not embracing, as
previously mentioned during the meeting. Diana Collins said that the non-participating line
should be the same as a non-participating residence. She would like to see the setback number
increased and the visual buffer better defined, and meet setbacks as well. Allie Alma mentioned
the Vision 2035 and how it was not favorable for large-scale solar. The public comment portion
was closed.

Tyson Brooks reviewed the items mentioned during the public comment portion. Jarrod Hahn
said he doesn’t want to hurt a business that wants to install solar panels. There was a board
discussion on increasing the small-scale acreage. There was talk about whether the BZA would
or could be involved. The board discussed setbacks and farming equipment with Rick Johnloz
and David Bowman. Geoff Lance started a conversation about structure vs residence. Mr. Hahn
discussed residence vs property line setbacks. Mr. Brooks suggested increasing the 10 acres to
20 acres and the 20’ setback to 60° setback. There was discussion on setbacks, why they are in
place, and how they are to be used. Mr. Brooks added his suggestion to increase the 1320 to
1500’ from non-participating residences.

Changes to proposed amendments: Increase the small-scale to 20 acres instead of the proposed
10 acres. Increase non-participating properties to 60’from the original 20° proposed. Increase
the non-participating residence setback from 1320’ to 1500°.
Motion to send a do pass recommendation to all jusidictions w/ above changes: Tim Rohr
Second: Tyson Brooks
Vote: 6-4

Votes in favor: Andrews, Baumgartner, Brooks, Rohr, Schuhmacher, Woodworth

Votes opposed: Elwell, Hahn, Horan, Lance

OTHER BUSINESS:

2026 Meeting Calendar

Michael Lautzenheiser reviewed the attorney contract for Tim Sipe for the upcoming year. He
said there would be no changes.

Motion to approve: Jarrod Hahn

Second: Bill Horan

Vote: 10-0

WELLS COUNTY VISION 2035 COMPREHENSIVE PLAN PROGRESS:
Michael Lautzenheiser gave an update on the master plan.

REVITALIZATION & TRAILS UPDATES
Michael Lautzenheiser gave an update on revitalization and trails.

HOUSING STUDY UPDATE
Michael Lautzenheiser gave an update on housing in the county.
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ADVISORY:
Michael Lautzenheiser said that even though the board is not required to use live stream for their
meetings, we will continue to offer this to the public.

The January 8, 2026, meeting of the Wells County Area Plan Commission was confirmed.
ADJOURN:

John Schuhmacher moved to adjourn the meeting, which Tim Rohr seconded. The motion
carried 10-0. The Area Plan Commission meeting was adjourned on December 4, 2025, at 9:23

pm.
o Sl

. M fyson Brooks, President
ATTEST: W 4,

Michael Lautzenheiserr., Secretary




