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CITY OF GARY BOARD OF ZONING APPEALS PUBLIC MEETING 
Thursday, February 12, 2026 @ 11:00 AM  
 
LOCATION: Hudson Campbell, 1st floor board room, 455 Massachusetts St, Gary, IN 

Live viewing of the meeting can be seen here: www.youtube.com/@GaryTV  
 

AGENDA 
1. Meeting called to order  

 

2. Roll call 
DARA RODGERS, Mayoral Appointee (01/01/26 -12/31/27)  

BILLY MADGETT, Mayoral Appointee (01/01/26 -12/31/27) 

LEBARRON BURTON, Mayoral Appointee (01/01/26 -12/31/27) 

TOM CERA, Plan Commission Appointee (01/01/25 -12/31/27) 

DAVID FOSSET, Council Appointee (01/01/25 -12/31/27) 

 

3. Board Elections 

 

4. Board Training 

 

5. Presentation of Appreciation 

 

6. Approval of minutes 

 

7. Old Business 

 

8. New Business/ Public Hearings 
BZA 2026-01 Special Use to Petition to operate an Adult Home Care  

Petitioner  Tia Thompson; T.N.T. Adult Family Care Home LLC   

Address 2255 Jennings Street  

 

9. Other Business 

 

10. Directors' Comments 

 

 

ADJOURNMENT 
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CITY OF GARY BOARD OF ZONING APPEALS  
Thursday, December 11, 2025 @ 11:00 AM  
Conference Room, Hudson & Campbell Sports Center, 
455 Massachusetts St., IN 46402 

 

 

AGENDA 
Roll Call 

TARYL BONDS - ABSENT 

FLORZELL HAWKINS – PRESENT 

REV. CHESTER JONES – PRESENT 

TOM CERA – PRESENT 

DAVID FOSSETT – PRESENT 

 

MINUTE APPROVAL 
 

Motion to defer the October minutes: Tom Cera 

Second by: Rev. Chester Jones 

 

Motion to approve November minutes with amendments passed w/ a 4-0 vote 

Member President 

Bonds 

Vice 

President 

Hawkins 

Secretary 

Jones 

Comm. 

Cera 

Comm. 

Fossett 

Vote ABSENT YES YES YES YES 

 

NEW BUSINESS 

 

 BZA 2025-35 – Special Use (Short-Term Rental) 

8720 Oak Avenue  

• Staff’s overview: The petitioner is requesting a special use variance to 

operate a home daycare. She has completed the public notice. Several 

remonstrations were received from the following: Jason Walter, 8717 Pine 

Ave.; Nancy Cohen, 8641 Pine Ave.; Tanice Foltz, 8608 Oak Ave.; Elizabeth 

Lipschutz and Samuel Pillsbury, 8733 Pine Ave.; Kimberly Patterson, 8626 

Oak Ave.; and Terry Prewitt, 8620 Oak Ave. A city buidlign inspector 

identified a safety hazard with the location electrical system. Staff 
recommendation is unfavorable.  

• Petitioner, Elaine & Jordan Purdue: Jordan Purdue explained that his family 

has been visiting the Miller Beach area for over a decade and recently 
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purchased the property at 8720 Oak Avenue. Their intention is to use the 

home primarily for family purposes while operating it as a short-term rental 

to help offset purchase costs. He emphasized their respect for the 

community and commitment to maintaining the property to high 

standards. 

Purdue detailed several improvements already made, including 

updating the exterior and interior, installing smoke and carbon monoxide 

detectors on every level, and addressing plumbing issues. He 

acknowledged that the electrical panel was outdated but stated that 

replacement by a licensed contractor is scheduled. Additionally, security 

cameras have been installed around the property to monitor activity and 

ensure compliance with house rules. 

To address concerns raised by neighbors, Purdue outlined a plan to 

minimize disruptions. This includes implementing a minimum night stay 

policy to discourage one-night party rentals, hiring a local property 

manager for quick response within 10–15 minutes, and providing 

adequate parking. He noted that the property can accommodate three 

vehicles without blocking alley traffic and that stairs leading from Oak 

Avenue have been repaired to reduce reliance on the alley for access. 

Finally, Purdue assured the board that short-term rental operations 

would not begin until summer, after all repairs and code compliance are 

complete. He reiterated his family’s love for the area and their desire to 

be good neighbors while responsibly managing the property. 

• Public Comment: Houston Thomas, 1111 Pyramid Dr., opposed the petition 

due concerns for congestion to the alleyway.   

• Staff recommendations: (1) All structural, electrical, mechanical, and 

plumbing deficiencies identified in the inspection must be corrected by 

licensed professionals, with permits and fees paid, before operation 

begins. (2)Smoke and carbon monoxide detectors must be installed on 

every level of the home. (3) A parking and operations management plan 

must be submitted to the Planning Department. (4) Occupancy limited to 

a maximum of six guests at any time. (5) A local responsible agent must 

be available 24/7 and able to respond within 30 minutes. (6) Annual 

inspections and renewals required. (7) Permit may be revoked after two 

verified nuisance complaints. (8) No expansion of use or change in rental 

configuration without additional BZA approval. 

• Questions from the Board: Commissioner Hawkins inquired into who 

completed the projects for the corrections. Who would manage the 
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camera system? Dr. Martin questioned whether the foundation of the 

stairs would be corrected.  

 

Motion to unfavorably recommend BZA 2025-35: Tom Cera 

Second by: Rev. Chester Jones 

 

Motion of unfavorable recommendation passed w/ a vote of 4-0  

Member President 

Bonds 

Vice 

President 

Hawkins 

Secretary 

Jones 

Comm. 

Cera 

Comm. 

Fossett 

Vote ABSENT YES YES YES YES 

 

Director’s Comments 

 

 Zoning Unified Development Ordinance (UDO) 

The Planning and Zoning staff announced that the new Unified Development 

Ordinance (UDO) for the City of Gary will be presented to the Plan Commission next 

week and then forwarded to the City Council for consideration. They encouraged 

board members, the public, and stakeholders to review the document and submit any 

feedback—whether positive, negative, or suggestions for additions or corrections—to 

the Planning or Zoning Department. Staff emphasized that the UDO represents a 

significant and positive change for the city and wants broad input to ensure the best 

outcome moving forward. 

 

ADJOURNMENT 
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CITY OF GARY BOARD OF ZONING AND APPEALS  

 

Petition Packet  

CITY HALL 401 Broadway, 3rd Floor, Gary, IN 46402   |  P: (219) 881-1332   |   E: zoning@gary.gov 

iSERVE Integrity. Service. Excellence. Responsive. Vision. Empathy. www.gary.gov/planning   |   www.gary.gov/zoning 1 
 

BZA PETITION NUMBER BZA-2026-01 

PETITIONER Tia Thompson  

REQUEST Petitioner requests a Special Use Variance to operate a 24-
hour adult home care facility.  

SITE ADDRESS 2255 Jennings St, Gary, IN 46406 

PARCEL NUMBER 45-08-18-230-007.000-004 

ZONING CLASSIFICATION R2, Single-Family Family  

COMPREHENSIVE PLAN LAND USE Residential (Low-Density / Neighborhood Residential) 

CITY COUNCIL DISTRICT 4th District  

CURRENT ANNUAL PROPERTY 
TAX 
 

Current  

EXISTING USE / STRUCTURES Single-Family Dwelling  

PROPOSED USE 24-hour adult home care 

VARIANCE(S) REQUESTED Special Use Variance  

LOT DIMENSIONS 50 x 125.54 

MINIMUM LOT AREA REQUIRED 50 linear sq ft 

ADJACENT ZONING / USES R2 

PROOF OF PUBLICATION Completed  

HEARING DATE February 12, 2026 

PUBLIC INPUT RECEIVED 0 

RECOMMENDATION Unfavorable without prejudice 

COUNCIL DECISION  

FINAL DECISION DATE  

GIS MAP 
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Special Use Permit criteria per section 123-59 (c)  
1. The establishment, maintenance, or operation of the special use will not be detrimental to or endanger 

the public health, safety, morals, or general welfare. 

 

Finding: Not met 

The petitioner describes the use as a “24-hour day care,” however zoning staff finds that a day care use, by 

definition, does not involve overnight occupancy. The proposed operation functions as a live-in elderly care 

facility, involving overnight residency and continuous occupancy. 

A 24-hour day care use is not recognized or permitted within residential zoning districts. Approving a 

misclassified use presents regulatory and enforcement concerns related to life-safety standards, emergency 

access, staffing, and residential density. As proposed, the use could adversely affect public health and safety 

due to the lack of clarity and compliance with applicable zoning and licensing standards. 

  

2. The special use will not be injurious to the use and enjoyment of other properties in the immediate 

vicinity for the purposes already permitted. 

 

Finding: Not met 

While the property is in a residential neighborhood, the proposed live-in care facility introduces a higher-

intensity residential/institutional use than what is typically permitted in the district. Continuous occupancy, 

staffing shifts, visitor traffic, and service activity associated with an overnight care facility may negatively 

affect the quiet enjoyment of nearby residential properties. 
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Because the use is not accurately identified or regulated under the correct zoning classification, staff cannot 

determine that it will not be injurious to surrounding properties. 

  

3. The establishment of the special use will not impede or substantially alter the normal and orderly 

development and improvement of surrounding property for uses permitted in the district. 

 

Finding: Not met 

The proposed use does not align with the established pattern of development in the surrounding residential 

neighborhood. Introducing a live-in care facility under the mischaracterization of a day care use may set a 

precedent inconsistent with the orderly development of residential properties. Approval of non-recognized 

use could undermine zoning consistency and long-term neighborhood stability. 

  

4. Adequate utilities, access roads, drainage, and other necessary facilities have been or are being 

provided.  

  

Finding: Undetermined / Not adequately demonstrated 

While basic utilities may exist, the petitioner has not demonstrated compliance with additional 

infrastructure, fire safety, accessibility, and operational requirements typically associated with live-in 

elderly care facilities. Without a properly classified use, staff cannot verify adequacy of facilities or 

compliance with applicable codes. 

  

5. Adequate measures have been or will be taken to provide access management, ingress and egress so 

designed to minimize traffic congestion on public roads.  

 

Finding: Not met 

A live-in elderly care facility requires staff coverage, shift changes, service providers, and potential 

emergency access on a 24-hour basis. The application does not adequately address traffic management, 

parking demand, or access impacts associated with continuous operation. As such, staff cannot find that 

adequate measures have been taken to minimize traffic impacts on public roads. 

  

6. The special use will be located in a district where such a use is authorized and all other requirements 

set forth in this chapter which are applicable to such special use will be met. 

 

Finding: Not met 

A 24-hour day care use is not authorized within the residential zoning district. Additionally, the proposed 

operation constitutes a live-in elderly care facility, which is a separate and distinct land use requiring 

specific zoning authorization. 

The application does not meet the requirement that the special use be located in a district where such use is 

authorized. 
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7. The petitioner documents and presents to the commission that proposed special use provides for the 

implementation of sustainable growth principles and initiatives as approved by the commission. 

 

Finding: Not met 

The petitioner has not demonstrated how the proposed use, as currently defined, advances sustainable 

growth principles or aligns with adopted planning policies. The lack of clarity between day care use and a 

live-in care facility prevents meaningful evaluation of long-term neighborhood compatibility and 

sustainability 
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February 4, 2026  

STAFF REPORT, FINDINGS OF FACT, AND RECOMMENDATION 

 
Petition No.: B-2026-01 
Petitioner: Tia Thompson 
Business: T.N.T. Adult Family Care Home LLC 
Request: Special Use Permit 
Proposed Use: Elderly Care Facility (24-Hour Day Care) 
Site Address: 2255 Jennings Street, Gary, Indiana 46404 
Zoning District: Residential District  
Hearing Date: February 12, 2026 
 
 
Request Summary 
The petitioner requests approval of a Special Use Permit to operate an elderly care facility at the subject 
property. Based on the application materials and representations made, the proposed operation is a 24-hour 
elderly day care facility, rather than an overnight, live-in residential care home. 
Site and Neighborhood Context 
The subject property is located within an established single-family residential neighborhood. Surrounding land 
uses are predominantly residential, consisting of detached dwellings with residential-scale infrastructure, 
parking, and traffic patterns. The area is designated for residential use in the City of Gary Comprehensive Plan. 
Applicable Zoning Standards 
Use Classification Review 

Zoning staff has reviewed the petition materials, application narrative, and stated operational description. 

Based on this review, staff finds that the petitioner is requesting approval for a 24-hour elderly day care, while 

the described operation and business structure indicate a live-in elderly care facility. 

These are two distinct land uses under zoning regulations and are not interchangeable. 

Distinction Between Uses 

Elderly Day Care Facility 

• Provides non-residential care services 

• Operates during limited daily hours 



CITY HALL 401 Broadway, 3rd Floor, Gary, IN 46402   |  P: (219) 881-1332   |   E: zoning@gary.gov 

iSERVE Integrity. Service. Excellence. Responsive. Vision. Empathy. www.gary.gov/planning   |   www.gary.gov/zoning 2 
 

• Clients do not reside overnight 

• Functions similarly to an institutional or service use 

• Typically requires commercial or institutional zoning approval 

Live-In Elderly Care Facility (Adult Family Care Home) 

• Involves overnight residency 

• Residents live on-site on a 24-hour basis 

• Functions as a residential care use 

• Subject to different zoning standards, licensing, occupancy limits, and safety requirements 

Findings of Fact 
Zoning staff finds that the proposed operation, by definition and practical function, constitutes a live-in elderly 

care facility, not a 24-hour day care use. A 24-hour day care use is not recognized or permitted within the City 

of Gary’s residential zoning districts, as “day care” is inherently a non-overnight use. Further, the application 

mischaracterizes the proposed use, which prevents staff and the Board from properly evaluating compliance 

with zoning standards and special use criteria. 

Compliance Determination 

• The proposed use does not align with the stated request. 

• The proposed use is not permitted by right in a residential district. 

• The proposed use cannot be approved under the classification of a 24-hour day care. 

• A live-in elderly care facility, if permitted, would require separate review under the correct use 

classification, applicable standards, and state licensing verification. 

Zoning Staff Conclusion 

The application, as submitted, is not compliant with zoning requirements due to a fundamental mismatch 

between the requested use and the actual operation. Zoning staff recommends that the petition not be 

approved as requested. If the petitioner wishes to proceed, a new or revised application accurately reflecting 

the intended live-in elderly care facility must be submitted for proper review. 

Staff Recommendation 

Denial without prejudice, allowing the petitioner to reapply under the correct use of classification, subject to all 

applicable zoning, licensing, and safety requirements. 

1. Revise the proposal to clearly establish a true overnight, live-in elderly residential care home, with 
permanent residents and on-site caregivers, subject to state licensing and zoning standards. 

2. Seek a zoning district where day care, institutional, or service-based elderly care uses are permitted. 
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3. Consult with Planning and Zoning staff prior to resubmittal to confirm use of classification and zoning 
eligibility. 

Alternative Conditions if the Board Elects to Approve Contrary to Staff Recommendation 

If the Board elects to approve the request despite staff’s recommendation, staff strongly advises that approval 
be conditioned as follows: 

1. The facility shall operate exclusively as an overnight, live-in residential care home. 
2. Day care services, drop-in care, or daytime-only care operations are prohibited. 
3. Resident and caregiver occupancy shall comply with all state licensing and residential occupancy limits. 
4. No commercial signage or exterior alterations inconsistent with residential use shall be permitted. 
5. All parking shall be provided on-site, with no client drop-off or pick-up activity. 
6. The City retains the right to inspect and revoke approval for non-compliance. 

 

X

 

Prepared by: 
Sylvia L. Martin 
Zoning Administrator 
City of Gary – Department of Planning & Zoning 
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