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ALBION PLAN COMMISSION REGULAR MEETING MINUTES 
February 1, 2012 

 
 
CALL TO ORDER:  The Albion Plan Commission met at 6:00 p.m. Wednesday, February 1, 2012 
in the Albion Municipal Building. 
 
ROLL CALL AND DETERMINATION OF QUORUM:  Upon determining a quorum was present, 
President Max Weber called the meeting to order at 6:00 p.m.  Members present were Scott Cole; 
Mark Hunter; Vicki Jellison; Steve Lemish; Chris Magnuson; Fred Rawles; Joan Robinson; David 
Thieme; and Max Weber.  Also present were Beth Shellman; Mike Yoder; petitioner Bryce Loring; 
and several interested parties: Craig Simon; Shawn Deck; Duane Leatherman; Randy and Dawn 
Gunder; Bobbi Merriman; Ashley Rice; Rev. David Sheffield Jr. and Ralph Deck, Jr.  
 
OATH OF OFFICE:   Mark Hunter was administered the Oath of Office by Mike Yoder. 
 
CONSIDERATION OF MINUTES:  A motion was made and seconded (Chris, Mark) to approve the 
December 7, 2011 regular meeting minutes.  Voice vote showed the motion carried 9-0. 
 
OLD BUISNESS:  None 

NEW BUSINESS:  Rezoning Number 2012-01, Casey’s Marketing Company, doing business as 
Casey’s General Stores, Inc., as authorized by property owners Nathaniel and Ashley Rice, 
requesting to amend the Official Zone Maps of Albion by rezoning from Residential Two (R2), 
single-family residential, to Central Business (CB) for the purpose of constructing a convenience 
store with gasoline pumps.  Real Estate located Section 18, Albion Township, common location 
717 E Main St, containing 1+ acre, Albion.   

Max Weber excused himself from the board at this time due to the fact he owns adjoining real 
estate.  Max took a seat in the audience and Vice President Chris Magnuson assumed control of 
the meeting.  Chris opened the public hearing at 6:03 p.m.  Chris explained the meeting procedure 
regarding the petitioner presenting information; interested parties would then be given a chance to 
speak followed by a short time allowed for rebuttal by the petitioner.   

Nathan Rice is the legal property owner.  A notarized Letter of Authorization is on file from the 
Rice’s allowing Casey’s to present the request on their behalf.  A signed copy of a Real Estate 
Purchase Agreement, for an undisclosed purchase price, between Nathaniel and Ashley Rice and 
Casey’s Marketing company is on file in the petitioner’s file.  This agreement is subject to zoning 
approval.  If zoning is approved, possession of the property will occur on or before May 1, 2012.   

Mike Yoder reviewed the Findings of Fact concerning Rezoning petitions and advised all present to 
focus on the Findings in all evidence presented to the commission.   

Letters were received from: Rev. David Sheffield, Albion Wesleyan Church; Brian & Melanie 
Rexroad; David & Shelbee Smolek and Bill and Julie Foote.  (NOTE: one day following the public 
hearing a petition opposing the request was delivered to the Albion Town Hall office.  There were 
58 signatures on the petition.  This petition is on file but was not considered at the public hearing) 
 

The Comprehensive Plan Housing Policy is to: “Encourages and Maintain high quality existing 
residential units and regulate new developments to confirm with high development standards”.   
The Plan identifies a Business Policy which “Encourage the growth of business and commercial 
activities in harmony with anticipated population growth, community needs, and the enhancement 
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of the Albion economy”.  Objectives to accomplish this policy include strengthening existing areas 
of business for expansion and to prevent haphazard arrangement of business strip development by 
encouraging new development in existing buildings or established commercial districts.   
 
Albion Zoning Ordinance regulations for off-street parking require 16 parking spaces for the 
proposed 3,268 sq ft building.  The site plan shows the petitioner’s propose 17 parking spaces. 
 
Staff Reports to Plan Commission members asked them to consider the following:   
1. There is no other commercial zoning in the area of the property  
2. Utility infrastructure leading to the property is undersized for commercial development 
3. Acceleration and deceleration lanes required by INDOT will affect land on both sides of Main St 
4. There are several vacant commercial and industrial lots north of town that are site ready 
5. The Commission should consider all uses permitted in CB and not if Albion needs another gas 
station.  The question is whether commercial or residential is preferred on this lot and not whether 
or not a gas station is needed. 
 
Bryce Loring explained he was representing Casey’s General Stores.  They are a full service 
convenience store with gasoline and diesel.  They propose a hip-style roof facility that is smaller 
than many of their other stores due to the size of the property being considered.  They have 
various food items but their specialty is pizza.  They have 66 stores in Indiana and over 1,600 
nationally.  Their closest store to Albion is located in North Manchester.  Their niche is to locate in 
communities with a population under 5,000.  They are headquartered in Iowa and rank 4th 
nationally in the number of stores they own.  The proposed gas station may create 20-25 full time 
and part time jobs.  The wage range for these jobs depends on the market area.  They are 
community oriented and love to partner with youth groups for kid-typed events such as baseball. 
The facility will have downward directional lighting at the pumps to concentrate glare away from 
adjoining properties.  They presented a site plan and packet of statistics for the commission to 
review.  The hours of operation would be between 5 a.m. and 11 p.m. 
 
The Indiana Department of Transportation was contacted by Casey’s last fall and they obtained 
information needed for acceleration/deceleration lanes as well as two driveway cuts.  No permit 
application has been made as of this date.   
 
Ralph Deck Jr. stated he does not live in this area however his son and family do.  He is concerned 
about how the traffic generated from the proposed business would be controlled. His grandchildren 
and other area youth walk to and from both the school and the public library.  Bryce replied the 
children would continue to use the existing crosswalk at the library. 
 
Vicki asked if they would have a liquor license.  Bryce replied they would most likely apply for one.  
They may not qualify because of the proximity to the churches, school and library.  If possible, they 
would at least sell warm beer.   
 
Craig Simon asked why they select communities with 5,000 or less population.  Bryce replied that 
is how they got started and the small towns have been good to them.   
 
Fred asked what brand of fuel they sponsor.  Bryce stated they are not a branded station.  They 
purchase from independent distributors.  Most likely it would be Marathon in this location but they 
will not display a particular logo for any one brand. 
 
Vicki asked why they selected this location and if they typically locate in residential areas.  Bryce 
explained they like the east side of town because there is no commercial in the area.  They select 
residential areas because gas stations are not a planned destiny.  Most people stop by gas 
stations while on their way to planned activities rather than set out to make their primary stop a gas 
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station.  The Industrial Park, school, library, etc. are all on this side of town and they like the traffic 
count.     
 
David Sheffield stated he is Pastor of the adjacent church.  He wondered if there was land 
available further east of the proposed location since this area is a bad area for additional traffic due 
to the existing street intersections and the high volume of foot traffic.   Bryce replied the high 
volume of traffic is the same reason Casey’s likes this area.  Dave reiterated his concern is not 
about the volume of traffic, he is concerned about the safety of the pedestrians and the added 
congestion of traffic that would be caused by the addition of vehicles turning in and pulling out of 
the two proposed driveways.   
 
Shawn Deck stated he lives directly across from the site.  His children regularly walk to school.  He 
is concerned about safety of the children who walk to school or to the library.  Bryce felt that this is 
a highly visible area and the traffic limit is 35 miles per hour.  He thought people were already 
conditioned to watch for the children crossing the street in this area and didn’t feel there would be 
any added safety concerns. 
 
Dawn Gunder questioned what the zoning is on this property.  She was told Residential Two (R2) 
and the request is for Commercial Business (CB).   
 
Bobbie Merriman was in attendance and was representing the Asbury United Methodist Church.  
They wondered if the zoning would be for this property only.  She was advised the zoning was for 
that lot only and would allow any use permitted in CB.  She then stated the church is concerned 
about the lack of sidewalks on this side of the street.  After much discussion, the attorney advised 
all present the sidewalks are not the responsibility of the town.  Several of the property owners 
wondered if they could get together and apply for a 50-50 sidewalk project.  The Town Manager 
asked if anyone in attendance would be interested in meeting with the sidewalk committee to 
discuss a 50-50 project.  Bobbie Merriman and David Sheffield indicated an interest in doing so. 
 
Scott asked where the semi drivers would park if they were driving by and wanted to stop and get a 
cup of coffee, etc., would they park along E Main Street.  Bryce there would not be enough room in 
the parking lot for semis so the drivers would most likely pull off alongside the roadway and that is 
an issue for local law enforcement to control.  
 
Max Weber commented that the Casey’s stores are very well maintained.  Mark Hunter agreed. 
Max commented that he has a Marathon station caddy-corner from his home.  He does have one 
room of his house that is brighter because of the gas station lights and some lights from vehicles 
wave through his home but he does not feel it is too much of a nuisance.  Max said this is spot 
zoning but there is only one home on that side of the street.  Bryce provided members with general 
Land Use handouts and Case Law regarding Variances and zoning issues.  He feels the highest 
and best use of the property is to switch from residential to commercial uses.   
 
Utilities servicing the site may need to be upgraded and relocated.  The petitioner’s would be 
required to assist in that cost as part of their development plans.  Bryce agreed to do so. 
 
Craig asked if they had plans to control trash.  Bryce said they would have a screened trash 
receptacle and the store manager would control trash if it becomes a problem.   
 
Chris commented she also lives near a gas station but noted the gas station was there before she 
purchased her house.  She has had issues with loud music and trash coming from the gas station.  
She agrees that it is the store managers’ responsibility to control the grounds. 
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Vicki asked if this local store would offer all of the things presented in their packet or since the 
store was smaller, would they cut back on something.  Bryce responded that they will provide all of 
the items identified.  However, they may cut back on things such as no inside tables or one pop 
fountain instead of two, etc.  All of their stores offer the same items. 
 
There being no further public comment, the hearing was closed at 7:04 p.m.  Commission 
members then reviewed the information presented and the Findings of Fact.   
 
After completing the Findings, (on file in petitioner’s file), a motion was made and seconded (Steve, 
Joan) to send the rezoning to the town council with no recommendation from the commission.  
Voice vote determined the motion failed to carry by a vote of 3 in favor, 5 opposed. 
 
A motion was made and seconded (David, Joan) to recommend approval of the rezoning to the 
town council.  Voice vote determined the motion failed to carry by a vote of 3 in favor, 5 opposed. 
 
A third motion was then made and seconded (Steve, Mark) to recommend denial of the rezoning to 
the town council.  Voice vote determined the motion carried by a vote of 5 in favor, 3 opposed.  
 
Election of Officers for 2012 - President, Vice-President and Secretary   
 
A motion was made and seconded (Chris, Steve) to elect Max as President.  A motion was made 
and seconded (Mark, Vicki) to close nominations.  Voice vote determined the motion carried 9-0. 
 
A motion was made and seconded (Mark, Steve) to elect Chris as Vice President.  A motion was 
made and seconded (Joan, Chris) to elect David as Vice President.  Roll call vote determined six 
votes for Chris and three votes for David.  Chris will serve as Vice President. 
 
A motion was made and seconded (Steve, Chris) to elect Mark as Secretary.  A motion was made 
and seconded (Steve, Chris) to close nominations.  Voice vote determined the motion carried 9-0. 
 
Update on Tree Restrictions in North Ridge Village  - residents at the December 2011 Plan 
Commission meeting reported trees on the privacy mound at North Ridge had died and they 
questioned why the trees had not been replanted.  Since that meeting, Beth researched plat 
restrictions and minutes from 2002 to 2005.  She found that the privacy mound on the 2002 plat 
was to be 25’ wide at the base and 6’ high.  There was to be 2 rows of Eastern White Pines 
planted across the top of the mound in a staggering method.  In 2005, it was reported that over 400 
trees had been planted and the taller trees (48-60”) were planted to the east end of the mound by 
Paul Trueloves residence.  Since that time, the trees have died and the property is now owned by 
Mark Ide who owns the North Ridge Nursing Home and Assisted Living Units.  Beth will work with 
Mark on tree replacement.  This could be added as a possible Eagle Scout Project?  There was a 
concern that this area is not very conducive to tree growth.  It is extremely wet and shaded by the 
mature trees and undergrowth existing between the mound and North Woods Estates.    
 
COMMUNICATIONS, BILLS AND EXPENDITURES:  None presented. 
 
REPORTS OF OFFICERS:  None presented 
 
ADJOURNMENT:  There being no further business the meeting adjourned 8:17 p.m. 
 
 
_____________________________   _________________________________ 
Max Weber, President              Mark Hunter, Secretary 


