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Board of Zoning Appeals Agenda 
March 19th, 2026 

7:00 p.m. 
 
 
 
Roll Call of Members 
Present:  

� Scott Bockoski - Chairman 
� Mike Berry  
� Harrison Massone 
� Mark Thomas 
� Steve Zell 
� Aaron Culp - Legal Counsel 
� Frank Zawadzki - Cicero Jackson Township Planning Director 
� Terri Strong – Recorder  

 
1. Declaration of Quorum 

 
2.  Approval of Minutes 

 
3. Old Business:  

 
1 year follow up for Wolly Yak Farm 

 
4. New Business:      

Docket No: BZA-0326-04-R3 
Petitioner: Cicero Christian Church  
Property Address: 1715 Stringtown Pike, Cicero, IN 46034 
A Land Use Variance application has been submitted regarding the property located at 1715 Stringtown Pike, 
Cicero, IN to: allow a not-for-profit community garden, whereas Article 3.7 of the Cicero/Jackson Township 
Zoning Ordinance does not list a not-for-profit community garden as a permitted use or a special exception use 
in the “R3” district.  
 
Docket No: BZA-0326-05-R3 
Petitioner: Cicero Christian Church  
Property Address: 1715 Stringtown Pike, Cicero, IN 46034 
A Development Standards application has been submitted regarding the property located at 1715 Stringtown 
Pike, Cicero, IN to: allow an accessory structure in front of the primary structure. Whereas Article 7.5 Accessory 
Structure Standards (AS) of the Cicero/Jackson Township Zoning Ordinance states that an accessory structure 
shall only be located to the side or rear of the primary structure. 
 
Docket No: BZA-0326-06-R3 
Petitioner: Cicero Christian Church  
Property Address: 1715 Stringtown Pike, Cicero, IN 46034 
A Development Standards application has been submitted regarding the property located at 1715 Stringtown 
Pike, Cicero, IN seeking relief from Article 7.21 Fence and Wall Standards (FN) to allow a fence in the front yard 
to exceed  three (3) feet. Whereas Article 7.21 Fence and Wall Standards (FN) states that a fence in the front 
yard shall not be greater than three (3) feet in height. 
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5. Plan Director’s Report: See packet.  

 
6. Chairperson’s Report:  

 
7. Legal Counsel’s Report: 

 
8. Board Member Comments: 

 
9. Next Planned Board of Zoning Appeals Meeting: 

April 16th, 2026 
 

10. Adjournment: 
 
Location: 
Cicero Town Hall 
70 N Byron Street 
Cicero, IN 46034 
 
 
 
 
Terms:  
Scott Bockoski – Council President Appointment – Term 01/01/2024 – 12/31/2027 
Mike Berry – Council President Appointment – Term 01/01/2024 – 12/31/2027 
Harrison Massone – Council President Appointment – Term 01/01/2026 – 12/31/2029  
Mark Thomas – Plan Commission Appointment – Term 01/01/2024 – 12/31/2027 
Steve Zell – Council Appointment – Term 01/01/2026 – 12/31/2029 
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Board of Zoning Appeals Minutes 
February 19th, 2026 

7:00 p.m. 
 
 
 
Roll Call of Members 
Present:  

� Scott Bockoski - Chairman 
� Mike Berry  
� Harrison Massonne 
� Mark Thomas 
� Steve Zell 
� Aaron Culp - Legal Counsel 
� Frank Zawadzki - Cicero Jackson Township Planning Director 
� Terri Strong – Recorder  

 
1. Declaration of Quorum -Chairman Bockoski declared a quorum with 5 members present,  

 
2. Election of Officers: Chairman Bockoski stated first order of business is election of officers for 2026. 

Mr. Zell made motion to open meeting for the election of officers.  Mr. Berry second. All present in favor. 
Mr. Zell made motion to continue with the current officers for another year.  Mr. Thomas second.   
Chairman-Scott Bockoski 
Vice Chairman-Mike Berry 
Secretary-Harrison Massonne 
All present in favor.  
Chairman Bockoski thanked everyone for their support. 

3.  Approval of Minutes 
Mr. Berry made motion to accept minutes from January 22nd, 2026, as presented.  Mr. Zell second.  All present 
in favor. 
 

4. Old Business:  
Docket: BZA-0126-01-R5  
Petitioner: James M. Watts  
Property Address: 259 Iron Bridge Road, Cicero, IN 46034  

A Development Standards Variance application has been submitted regarding the property located at 259 Iron Bridge Road, 
Cicero, IN 46034 to: Allow front yard setbacks for an accessory structure to be five (5) feet. Whereas Article 3.12 states that 
front yard setbacks shall be ten (10) feet when adjacent to a local road. 
 
Mr. Zell made a motion to untable BZA-0126-01-R5.  Mr. Thomas second.  All present in favor. 
 
Mike Watts 259 Iron Bridge Road. Put a carport up and filed for a permit, got permit, started construction and then was told to 
stop construction because one post was closer to road than thought.  Moved the post back two feet and started construction.  
Chairman Bockoski questioned if structure was complete at this point.  Mr. Watts stated yes.  Mr. Zell questioned the post in 
question is 10 feet from the road correct?  Mr. Watts-correct.   Mr. Zell stated the paperwork you submitted to the Plan 
Director indicated you would be 12 feet, is that correct?  Mr. Watts stated it was 8 feet and I moved it back 2 feet to 10 feet.   
Mr. Zell stated the original information in the application for a permit indicated that it would be 12 feet from the road, isn’t 
that correct Mr. Zawadzki?  Mr. Zawadzki stated that is what was on the original application.  Mr. Zell stated they are just 
trying to understand, indicating there were several stop work situations.  First verbal, second with a sign, and third time 
returning to stop work and the next thing it was complete.  Mr. Watts stated he was out of the country at the time and his 
construction person continued on.  Mr. Berry questioned information that Mr. Watts was emailed the stop work order, and 
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even if out of the country you must have received it.  Mr. Watts stated yes.  Mr. Berry stated there were signs at the property as 
well, but they were removed.  Mr. Watts stated the neighbor did that, contractor did not.  Did not know which neighbor.  Mr. 
Watts stated all the neighbors liked the project.  Mr. Berry stated removing stop work order signs does not mean the project 
won’t be able to continue it means at that time you should stop.  Mr. Berry said if the neighbor isn’t here to defend themselves, 
we don’t need to discuss.  Mr. Thomas questioned if the contractor saw the signs.  Mr. Watts stated yes. Mr. Massonne 
questioned how many times stop work orders were posted on the project.  Mr. Zawadzki stated one time posted.  Mr. 
Massonne questioned accessory structure is five feet, 3.1 front yard setbacks are 10 feet, is it at 10 feet now.  Mr. Zawadzki 
stated it is at 5 feet now.  Mr. Watts stated 10 feet from the road.  Mr. Zawadzki stated 10 feet from the road but 5 feet from the 
property line.  The driveway extends into the right-of-way by approximately 5 feet.  As explained the first day, that is very 
common and by itself not that big of an issue but the reason I stopped you the first day.  Mr. Culp asked if Mr. Zawadzki talked 
to the contractor.  Mr. Zawadzki stated yes.  Mr. Culp asked if told the contractor there was a stop work order, (yes) before or 
after finished.  Mr. Zawadzki stated after, then clarified that not after project was finished, they were gone, but after the stop 
work order was placed.  Mr. Culp stated so even if the signs were removed, the contractor knew they were violating the laws.  
Mr. Zawadzki stated they were told.  Mr. Culp stated ultimately the property owner is responsible for what happens on their 
property.  Mr. Thomas asked who took the pictures of the stop work order signs.  Mr. Zawadzki stated he did.  Mr. Zell stated 
this is an issue of defying authority doesn’t work.  We take our ordinances seriously. Does not sit well with me (Mr. Zell) when 
Mr. Zawadzki our town authority is ignored.   Mr. Massonne stated if he was a contractor and someone told me to stop I would, 
regardless if I was property owner or not.  Mr. Zell questioned if running a business out of here.  Mr. Watts stated just a 
carport, it’s residential and just a carport.   
Chairman Bockoski questioned if any more questions for the petitioner.  Seeing no one, requested a motion to open public 
hearing.  
Mr. Massonne made motion to open public hearing for this docket.  Mr. Zell second.  All present in favor. 
No public comment. 
Mr. Zell made motion to close public hearing on this docket.  Mr. Berry second.  All present in favor.  
 
Mr. Culp stated we are looking at this, regardless of how we feel about the petitioners conduct, we are working within the 
framework of the Findings of Fact.  Whether or not he meets the criteria.  I realize you all know that but for the record. 
Mr. Massonne stated sympathetic that this has been built out, hard not to be,  but feel Frank did everything in his effort to 
cease the action before it went too far.   
 
Mr. Zell made motion to approve BZA-0126-01-R5 as presented, and do not expect any type of business to be operated 
out of this location.  Mr. Massonne second.   
Mr. Bockoski-no, Mr. Berry-no, Mr. Massonne-no, Mr. Thomas-no, Mr. Zell-no.  Motion 0-5. 
 
Chairman Bockoski stated that motion was denied, see Mr. Zawadzki for the next steps.   
 

5. New Business:      
Docket: BZA-0226-02-DC 
Petitioner: Wildflower Studio – Matt & Vanessa Emery – Brett Morrow 
Property Address: 110 W Jackson Street/Suite 300, Cicero, IN 46034 

A Land Use Variance application has been submitted regarding the property located at 110 W Jackson Street, Suite 300, Cicero 
IN concerning Article 4.5 Downtown Commercial “DC” district standards of the Cicero/Jackson Township Zoning Ordinance to: 
allow a permanent cosmetics and fine line restorative artistry (tattoo) business in the Downtown Commercial “DC” district. 
Whereas a permanent cosmetics and fine line restorative artistry (tattoo) business is not listed as a Permitted or Special 
Exception Use in the Downtown Commercial “DC” district.  
 
 Docket: BZA-0226-03-DC 
 Petitioner: Wildflower Studio – Matt & Vanessa Emery – Brett Morrow 
 Property Address: 110 W Jackson Street/Suite 300, Cicero, IN 46034 
A Development Standards Variance application has been submitted regarding the property located at 110 W Jackson Street, 
Suite 300, Cicero IN seeking relief from Article 7.7 Landscaping Standards (LS-01, LS-02, LS-03).  
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Chairman Bockoski stated we will discuss the dockets together and vote on these dockets separately. Chairman Bockoski 

questioned what the landscaping standards are.  Mr. Zawadzki stated all of them, cannot meet any of the landscaping 
standards.  

 
Matt Emory 110 W Jackson St. representing the building.  Rileigh Humphrey 507 W. Main St, Arcadia.  Mr. Emory stated we 

have the ok from Brett to do business and rent the entire building.  We sublease parts of it out. We have a tenant leaving and 
found new person to take over the lease upstairs.  Ms. Humphrey explained she currently works at full-service studio and 
primarily runs cosmetic tattooing and peri medical. Work with people that have reconstructive surgery, and fine line tattooing. 
Use social media extensively, 12K followers.  Schedule people with private scheduling, appointment not foot traffic.  Primarily 
women ranging from 18-80/90.  Currently working in Noblesville, would close that and move here.  Could be good for other 
local businesses, many get food before and after.   
Chairman Bockoski stated he was very familiar with the work she does, but petition has phase in quotations: tattoo and we see 
that 12000 people would be trying to fit in Suite 300.  Can you explain the differences of tattoo parlor.  Ms. Humphrey stated 
no means 12K coming to see her, they have seen my work or heard and follow me.  Actual tattooing most of my work is very 
delicate work, memorial work.  Faith and family based is the majority.  Cosmetic tattooing is lumped under tattooing. Mr. Zell 
asked if it would be unfair to name your business a tattoo parlor.  Ms. Humphrey stated yes. Mr. Zell expressed concern for 
some of the connotations. Mr. Zell asked if going to the Plan Commission for signage.  Mr. Zawadzki stated have not submitted 
anything so far.  Ms. Humphrey stated she does not intend on having a sign.  Mr. Zell stated the packet does explain the fine art 
very well. Mr. Zell stated as we review we do have to see how line up with Comprehensive Plan. Mr. Zawadzki stated the 
addition of the word tattoo was his decision, didn’t want there to be any confusion of the services.  Concern for the public 
impression and if we trying to call something it isn’t.  Ms. Humphrey stated she tattoos her dentist, teachers, doctors, all 
members of professional community.  Run at highest levels of sanitation, completed apprenticeship under a registered nurse 
of 10 years.  Mr. Zell asked if plans to expands with employees.  Ms. Humphrey stated she doesn’t at this time but if she did it 
would be the same type of work, same quality.  Mr. Berry stated you schedule your clients; will you have set hours or 24 
hours?  Ms. Humphrey answered operate 11:30-7 typically.  Earliest 10, latest if super late is 8:30.  Mr. Berry questioned retail 
business, not planning on selling products.  Ms. Humphrey stated she does not retail anything, just service.  Mr. Zell questioned 
how there is access.  Mr. Emory stated the side door, have doors that lock to the kitchen but would have key or keypad to 
access upper levels.  Mr. Massonne questioned if tattoo parlor is allowed anywhere.  Mr. Zawadzki stated no.  Mr. Massonne 
stated it would be a special exception then.  Mr. Culp added several businesses in the area have similar foot traffic, beauty 
parlor with appointments.  Mr. Massonne stated the Comp Plan, bringing in outside traffic into the businesses that are here.  
Mr. Zawadzki stated we considered calling it a professional office, as we use certification as part of definition.  Which she has 
but was concerned the BZA would have concerns with tattoo.  Brief discussion by Board members on landscaping and parking 
standards.  Parking is within 600 feet.  Mr. Thomas questioned advertising and appointments are all online.  Ms. Humphrey 
stated no walk-ins, schedule appointments back-to-back, so no opportunity for walk-ins.  Discussion on type of business 
versus others in Noblesville. 
 
Mr. Zell made motion to open public hearing on these two dockets. Mr. Berry second. All present in favor. 
Casey McCarty  101 Coventry Way, Noblesville. Owner of Midwest Brow and Beauty in Noblesville where she is currently 
working under us.  We are closing shop, so this is opportunity to launch off on her own.  Wife is nurse that she worked under. 
If there are any questions about the way the business works, can answer.  The appearance of the business is all white walls, 
clean, very quiet, by appointment only.  Probably 95% women clients, range from younger to grandmother type that may be 
looking for cover for damage.  
  
Don Humphrey 15131 Charleston Drive Noblesville. Dad is the enemy of what you are talking about being concerned with.  
She will be a great addition to the community.  Super proud of her. 
 
Mr. Zell made motion to close the public hearing on these two petitions.  Mr. Massonne second.  All present in favor.  
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Mr. Zell stated he learned things tonight and thanked the petitioner.  Mr. Massonne stated he felt she would bring people to 
town.  Chairman Bockoski stated if not approved, could have take to portion of tow where approved, which  is nowhere. 
Landscaping standards for where we are at.  
 
Mr. Massonne made motion to approve BZA-0226-02-DC with no conditions.  Mr. Thomas second.   
Mr. Zell-agree, Mr. Thomas-agree, Mr. Massonne-approve, Mr. Berry-approve, Mr. Bockoski-approve  5-0 
 
Mr. Massonne made motion to approve BZA-0226-03-DC as presented.  Mr. Berry second.   
Mr. Massonne-approve, Mr. Berry-approve, Mr. Bockoski-approve, Mr. Zell-approve, Mr. Thomas-approve.  5-0 
 

 
6. Plan Director’s Report: Mr. Zawadzki summarized report as follows:  January 2026 permit revenue $9821.86, same 

for YTD, compared to 2025 of $2997 same for YTD.  That is a +$6824.86 in revenue.  Issued 12 building permits, 9 in 
town, zero new homes, additional 3 in township, and zero new homes.  Estimated cost of projects $58725.  Started 
using new system and they are included.  Several bugs with the system but working on them.  Plan Commission 
scheduled for next month is cancelled due to lack of business.  Monitor was used to showcase new report.  

 
7. Chairperson’s Report: No report. 

 
8. Legal Counsel’s Report:  Mr. Culp stated the Plan Commission has decided to not read letters into the minutes.  That 

was an innovation adopted during COVID.  A way for people that weren’t comfortable in public to still express 
concerns. Most of the time it wasn’t a problem to read them in.  However, one project was over 70 letters to be read.  
They have decided not to read them in, they will still be given to the Plan Commission members, still be part of the 
record.  The purpose of the letters is to get the information to Board members, perhaps things you wouldn’t know.  
What the Plan Commission has decided to do is require letters to be in by 10a.m. the Monday before a meeting. That 
will give Frank and staff time to get them out by end of day or if a holiday the end of the following day.  That should 
enable the PC members to have time to review.  If letters are received prior to packets going out they would be 
included in the packets. Letters would be received in two batches.  If the BZA would adopt it as well it could be 
Tuesday and in the packet.  Mr. Zell stated he thought it was good and some of the long meetings are hard.  Mr. Culp 
stated the last thing is they would also be posted online, Listserv.  Mr. Culp stated the BZA controls their own Rules 
and Procedures but if they are interested, I am drafting written version for the PC to review and adopt.  If you are 
interested you can do the same for yourself. Mr. Zell felt it was a good idea.  Mr. Massonne stated he agrees with being  
consistent. Chairman Bockoski stated he needs to hear what the public has to say, would like for PC to have a time 
rule.  Mr. Culp stated they do have a rule, two minutes and one time to the podium, pretty much the same as here.  Mr. 
Culp added part of the concern here is we get 80 letters and you read them at home it doesn’t make our meeting last 
longer.  But if we get 80 letters on top of 100 or so people in person that can add hour or 2 to the meeting.   Everyone 
can be heard in person that is here and wants to speak. Without being 11-12 a.m. Mr. Berry if someone writes a letter, 
can they come to the meeting and read the letter?  Mr. Culp replied they can, but they have two minutes.  This came up 
recently with an eight-page letter, you read two minutes worth.  Submitting a letter does not preclude you from 
speaking.  Mr. Zell stated he didn’t see too many negatives to this procedure.  Mr. Thomas questioned if the BZA is 
limited to the same two minutes.  Mr. Zawadzki stated the BZA has the right to make it whatever they want, but the PC 
has put two minutes on it.  Mr. Culp stated if you have two people and you want to allow five minutes you can do that, 
we have just set two minutes as part of Rules and Procedures.  Chairman Bockoski stated he wants and needs to hear 
what the public has to say but in essence of time need bullet points at the podium and feels that is ample time.   Mr. 
Zawadzki stated he felt this hits all the bases, public still has voice, you can read, and they can still come and speak for 
two minutes if they want.  Mr. Thomas stated opportunity to see the letters and perhaps ask other questions.  
 

9. Board Member Comments:  Mr. Massonne questioned if Frank has seen the 236th area across from Prater and Sons 
or perhaps the street department needs to be involved.  It is crumbling pretty bad.  Mr. Zawadzki stated he would 
send message to Utility Department.  
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10. Next Planned Board of Zoning Appeals Meeting: 
March 19th, 2026 

 
11. Adjournment:  Mr. Massonne made motion to adjourn the meeting.  Mr. Zell second.  All present in favor.  

 
 
 

Chairman:______________________________________ 
 
Secretary:______________________________________ 
 
Date:_____________________________________________ 

 
 
Location: 
Cicero Town Hall 
70 N Byron Street 
Cicero, IN 46034 
 
 
 
 
 
Terms:  
Scott Bockoski – Council President Appointment – Term 01/01/2024 – 12/31/2027 
Mike Berry – Council President Appointment – Term 01/01/2024 – 12/31/2027 
Harrison Massonne – Council President Appointment – Term 01/01/2026 – 12/31/2029  
Mark Thomas – Plan Commission Appointment – Term 01/01/2024 – 12/31/2027 
Steve Zell – Council Appointment – Term 01/01/2026 – 12/31/2029 























From: Kevin G. Buchheit, AICP
To: Frank Zawadzki
Cc: Cathy Lammer; Jalana Judd
Subject: RE: Noise Concern-Wooly Yak Farm
Date: Wednesday, February 25, 2026 8:54:35 AM
Attachments: image001.png

image003.png

Frank:
 
Thank you for your communication on this. We will coordinate with Mr. and Mrs.
Lammer regarding the March 19 BZA meeting.
 
Best,
 
Kevin
 
From: Frank Zawadzki <fzawadzki@townofcicero.in.gov> 
Sent: Wednesday, February 25, 2026 8:51 AM
To: Kevin G. Buchheit, AICP 
Cc: Cathy Lammer ; Jalana Judd <jjudd@townofcicero.in.gov>
Subject: [EXTERNAL] RE: Noise Concern-Wooly Yak Farm
 
Kevin, we have a scheduled review by the BZA on 3/19. You may remember that the BZA
asked for that. I have it on the agenda and mentioned it to Mrs. Lammer a month ago. I’m
not sure if you are still involved with this. If you are, I think it would be helpful if you could
come. I don’t expect any real trouble. We did have a couple of complaints as you may
remember. I don’t think there has been anything I’d call a serious problem; these seem to
be things that could come from any private property. We had a noise complaint about
amplified music, I called and discussed directly with the Lammers, as well as mentioning it
to you, and the response was that they absolutely did not have any means of amplification.
I believe them of course. Then there was the complaint about fireworks. I ask do ask that
the Lammers attend on 3/19 at Town Hall. Please advise if this is not possible.  
 
Frank Zawadzki 
Planning Director
Town of Cicero
317-984-5845
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From: Kevin G. Buchheit, AICP  
Sent: Thursday, October 16, 2025 12:25 PM
To: Frank Zawadzki <fzawadzki@townofcicero.in.gov>
Subject: RE: Noise Concern-Wooly Yak Farm
 
Thank you, Frank. I’ll look into this.
 
Kevin
 
From: Frank Zawadzki <fzawadzki@townofcicero.in.gov> 
Sent: Thursday, October 16, 2025 12:01 PM
To: Kevin G. Buchheit, AICP 
Subject: [EXTERNAL] RE: Noise Concern-Wooly Yak Farm
 
Good morning Kevin,
I had 2 anonymous complaints regarding the Yak farm. The complainant says there was
amplified music the weekend of Oct 8th. There were 2 separate complaints, not sure if they
were related to each other or from the same household. I typically will not take complaints if
they won’t attach their name to it, but since this will be on the agenda next year for a review
I need to mention it. I am unsure of the validity of this complaint. I have asked that
complaints be directed to the Sheriff’s dept so that there is some sort of record of a real
violation. I have no such record.
Thanks,
 
Frank Zawadzki 
Planning Director
Town of Cicero
317-984-5845
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From: Kevin G. Buchheit, AICP < > 
Sent: Wednesday, July 9, 2025 9:18 AM
To: Frank Zawadzki <fzawadzki@townofcicero.in.gov>
Subject: RE: Noise Concern-Wooly Yak Farm
 
Thanks, Frank.
 
I’ll follow up with the Lammers.
 
Kevin
 

Kevin G. Buchheit, AICP 
Land Planner 
Krieg DeVault LLP
12800 N. Meridian Street Suite 300 | Carmel, IN 46032 
Phone: | Mobile: 3  | Fax: 

 

Krieg DeVault strengthens its Chicago footprint by combining with the law firm of Fuchs & Roselli, Ltd. Learn more
Here.

Indiana | Illinois

CONFIDENTIALITY STATEMENT
This e-mail message is for the sole use of the recipient(s) and may contain confidential and privileged information. Any unauthorized review, use,
disclosure or distribution is prohibited. If you are not the intended recipient(s), please contact the sender by reply e-mail and destroy all copies of the
original message.

From: Frank Zawadzki <fzawadzki@townofcicero.in.gov> 
Sent: Tuesday, July 8, 2025 4:16 PM
To: Kevin G. Buchheit, AICP 
Subject: FW: Noise Concern-Wooly Yak Farm
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Hi Kevin,
I believe you asked us to notify you of any concerns regarding the property we refer to as
the yak farm. I had this one today. See forwarded email below. There was another one
received yesterday regarding the same thing from the same family (I presume, same last
name). I’ve pasted below.
 
 
Hey Frank, 
 
Sorry for the late message. I am sending an email about a complaint with the Yak
farm down the road. They have been shooting off fireworks from 1030pm-1100PM
tonight 7/7/25. The fireworks were extremely loud and had woken us up and caused
our cows to get stirred up in our field. The attention, care and concern the owners of
the yak farm said they have about their yaks and neighbors by keeping noise to a
minimum was clearly a false claim considering the disregard of their noise
limit requirements they displayed tonight. Normally this wouldn’t be a big deal but
their address is tied to their business which shouldn’t be conducting these types of
activities this late at night is an example of their neglect to follow simple rules laid out
by the zoning board. I have attached a video with the email showing their
firework activities, which also are very close to their animals they claim to be great
stewards of. 
 
Thanks
 
Jay McKinney 
 

 
Frank Zawadzki 
Planning Director
Town of Cicero
317-984-5845
 
 

From: Jessica Western > 
Sent: Tuesday, July 8, 2025 3:51 PM
To: Frank Zawadzki <fzawadzki@townofcicero.in.gov>
Subject: Noise Concern-Wooly Yak Farm

mailto:fzawadzki@townofcicero.in.gov


 
Hello Frank,
 
I wanted to email to express my concern with noise from the Wooly yak establishment
last evening. The location started letting off extremely large/loud fire works around
10:30 and the last one to go off was around 11:10. While I understand with the
firework policy, they are allowed to let them off till 11:16 with the holiday (based on
sunset) this opens up concerns for future firework events. With the originally approval,
is the establishment allowed to have future fire works events to this degree? I know
this gets tricky because with the property attached to the business how do you
differentiate noise from the home versus farm? I’m disappointed the property owners
seem to not have consideration for the neighbors/livestock that were in the area
before they were allowed to open. Thanks for your help and recommendations
moving forward. 
 
Sincerely,
Jessica McKinney 
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Docket: BZA-0326-04,05,06-R3 
Petitioner: Cicero Christian Church 
 
 
                                 Cicero/Jackson Township 
                                 Plan Director Staff Report 
 
Docket No. BZA-0326-04-R3 
Staff: Frank Zawadzki 
Applicant: Cicero Christian Church  
Property Size: 8.53 acres 
Current Zoning: R3 
Location: 1715 Stringtown Pike, Cicero, IN 46034 
 
Background Summary: Andy Gable started talking about a community 
garden which I initially didn’t see a need for a Variance for. After discussing 
further, they want to do a “free will donation” thing that is connected to the 
non-profit Born again Gardens. So when we discovered that money will be 
changing hands, we decided it best to get them in front of you guys.  

 

Preliminary Staff Recommendations:   Recommend approval  

 
Zoning Ordinance Considerations:  
 
District Intent: : The “R3”, Medium Lot, Medium Homes, District is 
intended to provide a land use category for medium lots and medium size 
single family detached homes.  
 
 

http://www.ciceroin.org/


 

331 E. Jackson Street  P.O. Box 650 Cicero, IN 46034       www.ciceroin.org      317-984-5845 

Current Property Information: 
Corner lot, off Stringtown road.  
Land Use: Exempt Religious   
Site Features: 8.53 acres 
Vehicle Access: Yes 
 
 
 
Planning Considerations: 
The following general site considerations, planning concepts, and other 
facts should be considered in the Plan Commission decision making 
process:  
 
 
Findings of Facts/Decision Criteria:  
A hardship argument could be made because a community garden is not 
permitted anywhere, makes sense to allow it on church property. The Dev 
Standards are easy, that’s a better spot for the garden, if it weren’t a corner 
lot, they wouldn’t even need the Variance.   
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Director's Report 

February 2026 

Permit Revenue: February 2026 = $17,748.15 YTD: $27,570.01 

February 2025 = $4,174 YTD: $6,575 

Difference: Month = +$13,574.15    YTD: +$20,995.01 

We have issued a total of 16 building permits for February 2026. 

9 have been inside the corporate limits (of which 0 are for new homes). 

We have issued 7 in Jackson Township (of which, 0 are for a new home). 

Estimated Cost of projects permitted $708,967 

The Planning Commission meeting has been cancelled for March 11th, 2026, 
due to no business. The next BZA meeting is scheduled for March 19th  at 7pm 
at the Town Hall. I did some further education last month and became PASER 
certified. 

Please feel free to email, call or stop by the office anytime. 
 

At your service! 
 

                                         Frank Zawadzki 



Approval of 
Findings of 

Facts 
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