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CU24-04 312 Opportunity Parkway., Progress Park Subdivision Block “C”, ANS Properties, LLC, Applicant, - 
requests a Conditional Use approval for a hotel with conference center, zoned BP Business Park, 3.9 acres 
+/-  

 
EXHIBITS: 
Site plan file dated October 7, 2024  
Building Plans file dated October 7, 2024 
Site Lighting Plan file dated October 7, 2024 
Statement of Intent file dated October 7, 2024 
 

 

        Aerial Map of Proposed Project Location 
 
Surrounding Uses 

North “IBP” Industrial Business Park (Hancock County), Single Family Dwellings 
South “BP” Business Park, Elanco Animal Health  
East    “BP” Business Park, Vacant  
West  “BP” Business Park, Vacant  
 

Site History 
The site is an empty lot located on Opportunity Parkway on the north side of Progress Park subdivision 
platted in 2009. Progress Park is currently home to Elanco Animal Health south of the proposed site.  
Directly west of the proposed site is vacant property that received approval in 2022 for a 240-unit 
apartment complex.   
 
Current Proposal 
The UDO requires both a conditional use approval and a development plan approval for hotels in the 
Business Park District.  Furthermore, the UDO requires that there be only one hotel established in a business 
park district, that it has a minimum of 100 guest rooms with access from an interior corridor, a lobby 
staffed 24 hours 7 days a week, a business center adjacent to the lobby, a conference space of at least 
3000 square feet, and that it is located a minimum of 1000 feet from any heavy manufacturing use.   
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The petitioner is seeking conditional use approval to establish the only hotel in this business park.  The 
proposed hotel is four stories tall containing 108 guest rooms accessed from an interior corridor.  The lobby 
will be staffed 24 hours a day 7 days a week.  Directly adjacent to the lobby there is a lounge with 
seating provided at several tables and six workspaces.  In this area there is also a breakfast buffet, a 
conference room, and an outdoor patio with seating.  Located directly off the lobby is a pool and work-
out room.  The petitioner has included a 3000 square foot conference center that has an accordion wall 
that can divide the space into two rooms.  Located adjacent to the conference center is a prep-kitchen, 
storage room, pre-function area, and restrooms.  The proposed hotel will be more than 1000 feet from 
any heavy manufacturing uses.  The petitioner is proposing 150 parking spaces of which 5 are handicap 
spaces and 6 are electric vehicle charging spaces.   
 
CONDITIONAL USE FINDINGS 
Section 155.094 of the Greenfield Zoning Ordinance addresses the approval procedures for conditional 
uses.  The Board of Zoning Appeals shall approve or approve with conditions conditional use petitions “if 
the Board finds that the proposal complies with any specific regulations governing individual conditional 
uses, and that satisfactory provision and arrangement has been made concerning the following, where 
applicable:” 
 
(a) Ingress and egress to property and proposed structures thereon with particular reference to 

automotive and pedestrian safety and convenience, traffic flow, and control and access in case of 
fire and catastrophe. 

 
Findings: There is adequate traffic flow and access for traffic and emergency response vehicles on the 

public right-of-way and the location of the improvements on the site allow for adequate 
circulation for emergency and passenger vehicles.  The site includes a drop off with by-pass at 
the front entry of the building.  The site is accessible from two entry points along Opportunity 
Parkway which have been reviewed and approved by the City Engineer.  The site is currently 
improved with a sidewalk that extends approximately 220 lineal feet from the west property 
line going east.  This sidewalk will need to be extended to the east property line of this site for 
adequate pedestrian safety and convenience.  Staff finds that the expected vehicular traffic 
coming to and from the site is compatible with other permitted uses in the business park 
district.   

 
(b) Off-street parking and loading areas, with particular attention to the economic, noise, glare, or odor 

effects of the conditional use on adjoining properties and properties generally in the district. 
 
Findings: The petitioner proposes to improve the site with 150 parking spaces with five of those being 

handicap spaces and six electric vehicle parking.  The handicap spaces are divided between 
the front and back of the building.  The total number of spaces needed per the UDO is 135 
with an overage not to exceed 150 percent of the required spaces.  The proposed 150 spaces 
meet the requirements of the UDO.  The petitioner has submitted a parking lot lighting plan 
that shows zero-foot candles at the property lines.  The parking lot will also be landscaped per 
the requirements of the UDO.  Staff finds that the proposed parking and loading areas on the 
site are like other permitted uses in the business park district, however staff does not find semi-
truck parking compatible.   

 
(c) Refuse and service areas. 
 
Findings: The refuse area is proposed on the northeast corner of the site and is proposed to be 

enclosed in an opaque screen with gate.  Staff finds that this location is logical as it allows 
easy access for the trash trucks and is not located on the front of the site.  This style of refuse 
area is common in the business park district.   
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(d) Special screening and buffering with reference to type, dimensions, and character. 
  
Findings: The site will not have any special screening; however, they will have required landscaping per 

the UDO.  The landscaping at this site will exceed what is already in place within the business 
park and the same as required for future uses.     

 
(e) Signs and proposed exterior lighting with reference to glare, traffic safety, economic effect, and 

compatibility and harmony with properties in the district. 
 
Findings:   A sign plan was not included in the application but will need to meet the requirements of the 

UDO for size and location as to be compatible with surrounding uses.  
 
(f) Additional setback distances, yards, and other open space. 
 
Findings: The structure is located well behind the platted setback lines, therefore enjoys a height 

exception that allows the structure to be the proposed 59 feet tall instead of the typical 
maximum height of 45 feet for such uses in this district.  The UDO allows 2 additional feet in 
building height for every 1 additional foot of setback.  Since the allowed additional height per 
the UDO would be 20 feet, staff finds that the additional height of 14 feet is not detrimental to 
and will not cause shadowing on the surrounding properties.  The proposed yards and open 
space are adequate for the proposed use and fits into the overall aesthetic of the business 
park.    

 
(g) General compatibility with adjoining properties, with reference to site development standards 

designed for their mutual protection and the environmental harmony of the district. 
 
Findings: This proposal will not negatively impact the compatibility of the property with surrounding 

parcels.  The hotel is set well within the required setbacks and provides landscaping as a 
buffer. The Business Park District ordinance encourages personal services in a mixed-use 
building.  Due to the size of the parcel, and the large gas line easements staff finds the use as 
a hotel and conference center not contained in a mixed-use structure is appropriate.  The use 
as a hotel and conference center will be an asset providing a needed service to the other 
occupants of the business park.   

 
All conditional use approvals shall be considered to be conditional approvals.  The Board shall have the 
authority to impose specific conditions as part of its approval in order to protect the public health, and for 
reasons of safety, comfort, and convenience (e.g., to ensure compatibility with surroundings.)  
Conditional use approval applies to the subject property and may be transferred with ownership of the 
subject property dependent upon the provisions and conditions prescribed by or made pursuant to the 
Zoning Ordinance. 
 
Staff Recommendation:  Approve the conditional use for a hotel with conference center with the following 
conditions:  
 

1. No semi-truck parking on the lot. 
2. Necessary development plan approval is obtained.  
3. All necessary Construction Design Releases and Improvement Location Permits be 

obtained. 
4. Signs shall meet the requirements of the UDO and sign permits obtained.  
































