
 

 
Metropolitan Development Commission 

Hearing Examiner (May 28, 2026) 
Meeting Agenda 

 
 

 

 Meeting Details 
 

 

Notice is hereby given that the Hearing Examiner of the Metropolitan Development Commission will hold public hearings 
on: 

  

Date:  Thursday, May 28, 2026 Time:  1:00 PM 

 

Location:  Public Assembly Room, 2nd Floor, City-County Building, 200 E. Washington Street, Indianapolis, IN 

 
 

 Business: 
 

 
Special Requests 

2026-CAP-825 / 2026-CVR-825 | 1931 Lake of the Pines Drive 
Wayne Township, Council District #16 
D-11 (FF) (FW) 
Lake of the Pines, LLC, by Kameron Gladish 

Modification of Commitments associated with 2022-CZN-802 / 2022-CVR-802 to terminate all commitments and to 
establish new commitments to construct a proposed 120-foot-tall wireless communication facility. 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to provide for a proposed 120-foot-tall 
wireless communication facility (not permitted). 

**Staff request to dismiss Petition  

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2026-MOD-003 | 8600 Combs Road  

Franklin Township, Council District #25 
I-3 
Punjab Property Inc., by Patrick Rooney 

Modification of Commitments related to petition 2005-ZON-160 to include Commitment Number 1, to allow for 
truck or heavy vehicles sales, rental, or repair (commitment allowed only manufacture, assembly of repair of 
machinery and machinery components in the I-3-S district); Commitment Number 2 to allow for truck or heavy 
vehicles sales, rental, or repair (commitment allowed only construction companies, contractors, and home 
remodeling companies in the I-2-S district); Commitment Number 5 to provide for one building subject to the 
plans and elevations dated February 10, 2026, (required certain exterior materials on mini-warehouse 
buildings); Commitment Number 6 to protect and preserve existing trees outside of the construction limits and 
install landscaping subject to the landscaping plan dated February 10, 2026, (commitment provided for 
landscaping and exterior building materials related to mini-warehouse development); Commitment Number 11 
to provide for parking/storage of trucks and trailers subject to the site plan dated February10, 2026, (identified 
location of outdoor storage and eliminated outdoor storage of commercial vehicles, semi-truck and trailers); 
Commitment Number 19 to provide for one building subject to the site plan dated February 10, 2026, 
(commitment limited building height to 35 feet and not to exceed total of 15,000 square feet); Commitment 
Number 26 would provide for a perimeter fence and landscaping subject to the site plan dated February 10, 
2026, (commitment identified location and materials of fencing); and Commitment Number 17 would be 
terminated and deleted (commitment limited semi-truck traffic to an average of a total of not more than two trips 
to and from the site per week). 
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**Staff request for continuance for cause to July 9, 2026 

2. 2026-ZON-018 / 2026-VAR-004 | 5510 Millersville Road   
Washington Township, Council District #3 
R. Michael Thomas, by Ted Nolting 

Rezoning of 2.75 acres from the D-3 and C-4 districts to the C-3 district to provide for a veterinary hospital. 
 
Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for an 
outdoor animal run/exercise area located 88 feet from a protected district (100-foot separation required). 

**City-County Councilor request for continuance for cause to June 25, 2026 

3. 2026-CZN-820 / 2026-CVR-820 | 4710, 4716, 4724, 4738, 4742 and 4910 Bluff Road  
Perry Township, Council District #22 
Alt Construction, LLC, by Brian J. Tuohy 

Rezoning of 27.26 acres from the D-A (FF) district to the I-2 (FF) district to provide for light industrial uses, 
including warehousing, wholesaling and distribution. 

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
loading area between the front lot line along Bluff Road and the front line of the building (not permitted), and to 
provide for 39 parking spaces (minimum of 260 spaces required). 

**Automatic Continuance to June 25, 2026, filed by Petitioner 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
4. 2026-APP-008 | 7979 Shadeland Avenue 

Lawrence Township, Council District #3 
HD-2 
Community Health Network and Community Health Network Foundation, Inc., by Timothy H. Button 

Hospital District Two Approval to provide for a sign package to include one additional building wall sign. 

5. 2026-APP-009 | 8401 Harcourt Road 
Washington Township, Council District #2 
HD-1 
St. Vincent Hospital and Health Care Center Inc., by Joseph D. Calderon 

Hospital District-One Approval to provide for the replacement of existing common areas with a new therapeutic 
garden and outdoor amenities. 

6. 2026-ZON-002 / 2026-VAR-006 (Amended) | 456 South Emerson Avenue 
Center Twp., CD #14 
Singh Auto Repair LLC, by Steven Brown 

Rezoning of 0.42-acre from the D-5 district to the C-3 district to provide for commercial uses.  

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to provide for Automobile, Motorcycle, 
and Light Vehicle Service or Repair. 

7. 2026-ZON-025 | 1719 Roosevelt Avenue  
Center Township, Council District #8 
Diego Abraham Gomez Lara, by Jorge Oscar Gonzales Vasquez 

Rezoning of 0.12-acre from the C-3 district to the D-8 district to provide for residential development. 

8. 2026-ZON-033 | 4200 South Harding Street  
Perry Township, Council District #22 
Hanson Aggregates, Midwest Inc., by Misha Rabinowitch 
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Rezoning of 20.18 acres from the I-4 (FF) district to the I-4 (FF) (GSB) district to provide for mining operations. 

9. 2026-ZON-037 | 23 Woodland Drive 
Center Township, Council District #18 
Keyon Johnson, by RG Development (Josh Smith) 

Rezoning of 0.081 acres from the C-7 (TOD) district to the D-5 (TOD) district to allow for the construction of a 
single-family home. 

10. 2026-CAP-811 / 2025-CVR-811 | 1258 Windsor Street  
Center Township, Council District #13 
Indianapolis Film Project, by Justin Kingen 

Modification of Commitments associated with 2018-MOD-008, relative to the subject site, to terminate all 
commitments, and to replace them with updated commitments for the existing use on the site and new 
commitments to provide for a proposed pocket park, with pedestrian features. The proposed commitments 
include restrictions for signage, façade and material guidance, and use of site as a theatre, family friendly 
restaurant and a gathering or event space. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for an 
outdoor seating area without the required fence, wall or similar barrier between the outdoor seating area and the 
right-of-way (a fence, wall or similar barrier required), and encroachment of outdoor seating and park amenities 
within the clear-sight triangle (not permitted). 

11. 2026-CZN-817 / 2026-CPL-817 | 2504-2542 (even) and 2511-2543 (odd) Walker Place 
Center Township, Council District #19 
SUESON AV 3, LLC, IHR Builders, LLC, and Walker Place Equity Fund, LLC, by Joseph D. Calderon 

Rezoning of 4.597 acres from the D-P (FW) (FF) district to the D-5II (FW) (FF) district to provide for single-
family attached dwellings. 

Approval of a Subdivision Plat to be known as Replat of Lots 1-13 Walker Place Subdivision, dividing 4.597 
acres into 26 lots, with a waiver of the open space requirements in Chapter 741, Article III, Section 10 B of the 
Consolidated Zoning and Subdivision Ordinance. 

12. 2026-CAP-818 / 2026-CVR-818 | 1440 East County Line Road  
Perry Township, Council District #23 
Community Health Network Inc., and Community Health Network Foundation, by Timothy Button 

Hospital District Two Approval to provide for a sign program for a medical facility.  

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
canopy sign that would exceed the maximum width of the canopy (signs limited to 45% of the width of the 
canopy) and for a pylon sign that would exceed 15 feet in height (maximum height of 15 feet permitted). 

 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
13. 2026-MOD-001 | 7536 South Emerson Avenue 

Perry Township, Council District #24 
D-P 
HSL Emerson, LLC, by Joseph D. Calderon 

Modification of the site plan and Development Statement related to 2023-ZON-050 to remove age restriction of 
head of household (head of household being at least 55 years of age); allow multi-family units within five 
buildings (multi-family units limited to a single building); remove all references to Lot A; provide for a clubhouse 
and pool as a permitted accessory use; reduce accessory use setback along southern property line to 10 feet 
(accessory use setback along southern property line required 20 feet); provide for no less than 200 parking 
spaces (no less than 130 parking spaces allowed); provide for required bicycle parking spaces; and amend site 
plan in accordance with the amended Development Statement.  

14. 2026-ZON-016 / 2026-VAR-005 | 3030 Southeastern Avenue  
Center Township, Council District #18 
JO & CE Real Estate LLC, by Dylan Seesman 
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Rezoning of 0.34-acre from D-5 (FF) to MU-2 (FF), for an existing building to be renovated for commercial retail 
uses and up to six dwelling units on the second floor. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
zero-foot front transitional yard from English Avenue (12-foot front transitional yard required), a zero-foot west 
transitional side yard setback (15-foot side transitional yard required), with vehicle maneuvering of three parking 
spaces within the right-of-way of Southeastern Avenue (not permitted).  

15. 2026-ZON-023 | 5436 Brookville Road  
Warren Township, Council District #14 
Brew Brothers Inc, by Baldeep Baidwan 

Rezoning of 1.6 acres from the C-3 district to the I-2 district to provide for light industrial uses, including 
warehousing and distribution. 

16. 2026-CZN-816 / 2026-CVR-816 | 4511 Allisonville Road  
Washington Township, Council District #8 
Broad Ripple Construction, LLC, by Joseph D. Calderon 

Rezoning of 0.21-acre from MU-1 (FF) (W-1) to C-S (FF) (W-1) to provide for a contractor’s office, offices, light 
manufacturing, artisan manufacturing, research and development, consumer services and repair of consumer 
goods, vocational, technical, or industrial school, medical or dental offices, hair and body salon, financial and 
insurance offices, and a day care. 

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
reduction of the transparency requirement of the front facade between three feet and eight feet of the wall 
surface, within 50 feet of a primary entrance (minimum 40% transparency required), and to provide for a six-foot 
tall fence within the front yard (maximum height of 3.5 feet permitted). 

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
17. 2026-CZN-819 / 2026-CVC-819 | 5849 Crittenden Avenue  

Washington Township, Council District #7 
Roman Catholic Archdiocese of Indianapolis Properties, Inc., as Trustee, Bishop Chatard High School, Inc., by Brian 
J. Tuohy 

Rezoning of 0.48-acre from the D-5 district to the SU-2 district to provide for school uses. 

Vacation of a portion of East Northgate Street, being 50 feet wide, from the east right-of-way line of Crittenden 
Avenue (also being the northwest corner of Lot 100 of Northdale, an addition to the City of Indianapolis), 279 
feet to a point (also being the northeast corner of Lot 30 in said subdivision). 

 

 Additional Business: 
 

 

**The addresses of the proposals listed above are approximate and should be confirmed with the Division of Planning. 

Copies of the proposals are available for examination prior to the hearing by emailing planneroncall@indy.gov. Written 

objections to a proposal are encouraged to be filed via email at planneroncall@indy.gov before the hearing and such 

objections will be considered. At the hearing, all interested persons will be given an opportunity to be heard in reference to 

the matters contained in said proposals. The hearing may be continued from time to time as may be found necessary. For 

accommodations needed by persons with disabilities planning to attend this public hearing, please call the Office of Disability 

Affairs at (317) 327-7093, at least 48 hours prior to the meeting. Department of Metropolitan Development - Current Planning 

Division. 

Any decision of the Hearing Examiner may be appealed to the Metropolitan Development Commission (MDC), subject to 

deadlines prescribed by the MDC Rules of Procedure. Please contact the Current Planning staff, 317-327-5155, or 

planneroncall@indy.gov, within one to two days after the hearing, to determine the appropriate appeal process. Please see 

this link for the Appeal form: REQUEST FOR APPEAL 
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HEARING EXAMINER 

for 

METROPOLITAN DEVELOPMENT COMMISSION (MDC) 

Contractual Zoning 
Professional 

Approving Authority Term 

Judy Weerts Hall MDC 01/01/2026 - 12/31/2026 

Vacant   

 

 
 

 

This meeting can be viewed live at indy.gov: Channel 16 Live Web Stream. The recording of this meeting 
will also be archived (along with recordings of other City/County entities) at indy.gov: Watch Previously 
Recorded Programs. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION 
HEARING EXAMINER                May 28, 2026 
 

 

Case Number: 2026-CAP-825 / 2026-CVR-825 

Property Address:  1931 Lake of the Pines Drive (approximate address) 

Location: Wayne Township, Council District #16 

Petitioner: Lake of the Pines, LLC, by Kameron Gladish 

Current Zoning: D-11 (FF) (FW) 

Request: 

Modification of Commitments associated with 2022-CZN-802 / 2022-
CVR-802 to terminate all commitments and to establish new 
commitments to construct a proposed 120-foot-tall wireless 
communication facility. 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance 
to provide for a proposed 120-foot-tall wireless communication facility 
(not permitted). 

Current Land Use: Residential – Trailer Park 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

On May 15, 2026, the property owner indicated via writing in an email that they revoked their permission 

to Xiber LLC and JDH Contracting (dated 12/17/2025) to file land petitions or variance requests on their 

behalf regarding 1931 Lake of the Pines Drive. Unless that consent were to be restored between 

publication of this report and the hearing, this petition will be dismissed at the May 28, 2026 hearing date. 
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METROPOLITAN DEVELOPMENT COMMISSION    May 28, 2026 
HEARING EXAMINER 
 

Case Number:  2026-MOD-003 
Property Address:  8600 Combs Road 
Location:  Franklin Township, Council District # 25 
Petitioner:  Punjab Property, Inc., by Patrick Rooney 
Request:  Modification of Commitments related to petition 2005-ZON-160 to include 

Commitment Number 1, to allow for truck or heavy vehicles sales, rental, or 
repair (commitment allowed only manufacture, assembly of repair of 
machinery and machinery components in the I-3-S district); Commitment 
Number 2 to allow for truck or heavy vehicles sales, rental, or repair 
(commitment allowed only construction companies, contractors, and home 
remodeling companies in the I-2-S district); Commitment Number 5 to provide 
for one building subject to the plans and elevations dated February 10, 2026, 
(required certain exterior materials on mini-warehouse buildings); 
Commitment Number 6 to protect and preserve existing trees outside of the 
construction limits and install landscaping subject to the landscaping plan 
dated February 10, 2026, (commitment provided for landscaping and exterior 
building materials related to mini-warehouse development); Commitment 
Number 11 to provide for parking/storage of trucks and trailers subject to the 
site plan dated February10, 2026, (identified location of outdoor storage and 
eliminated outdoor storage of commercial vehicles, semi-truck and trailers); 
Commitment Number 19 to provide for one building subject to the site plan 
dated February 10, 2026, (commitment limited building height to 35 feet and 
not to exceed total of 15,000 square feet); Commitment Number 26 would 
provide for a perimeter fence and landscaping subject to the site plan dated 
February 10, 2026, (commitment identified location and materials of fencing); 
and Commitment Number 17 would be terminated and deleted (commitment 
limited semi-truck traffic to an average of a total of not more than two trips to 
and from the site per week). 

Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged a timely automatic continuance filed by a registered neighborhood 
organization that continued this petition from the April 23, 2026 hearing, to the May 28, 2026 hearing. 
 
Staff is requesting a continuance from the May 28, 2026 hearing, to the July 9, 2026 hearing, to 
provide time for the petitioner to amend documents related to development of the site.  The neighborhood 
organization has been made aware of this request and has no objection. 
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METROPOLITAN DEVELOPMENT COMMISSION     May 28, 2026 
HEARING EXAMINER 

 

Case Number: 2026-ZON-018 / 2026-VAR-004 

Address: 5510 Millersville Road (approximate address) 

Location: Washington Township, Council District #3 

Petitioner: R. Michael Thomas, by Ted Nolting 

Request: Rezoning of 2.75-acres from the D-3 and C-4 districts to 

the C-3 district to provide for a veterinary hospital. 

 

Variance of Development Standards of the Consolidated 

Zoning and Subdivision Ordinance to provide for an outdoor 

animal run/exercise area located 88 feet from a protected 

district (100-foot separation required). 

 

Current Land Use:       Veterinary Hospital  

Staff Recommendations:    Approval 

Staff Reviewer:       Robert Uhlenhake, Senior Planner 

 
 

PETITION HISTORY 
 
 

This petition was previously continued for cause by Staff, to the April 23, 2026, hearing, in order for it to 
be heard together with associated petition 2026-VAR-004. 
 
City Councilor Boots requested that this petition be continued from April 23,2026 to May 28, 2026, to 
continue discussions between the petitioner and area residents.  
 
City Councilor Boots has requested that this petition be continued for cause again to June 25, 
2026, from the May 28, 2026, hearing, to allow for ongoing discussion between the petitioner and 
area residents. The petitioner is in agreement with this request. 

 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the Rezoning request. 

Staff recommends approval of the Variance request. 
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PETITION OVERVIEW 
 

 
LAND USE 
 
The 2.75-acre site is comprised of a parcel developed with a Veterinary Hospital, and a residential 
structure being used as offices. The site is adjacent to commercial uses zoned C-3, and single-family 
dwellings zoned D-3.    
 
REZONING 
 
The request would rezone the property to the C-3 district to allow for the construction of a new Veterinary 
Hospital that is not permitted in the existing D-3 district.  
 
The C-3 District is intended to provide for the development of an extensive range of retail sales and 
personal, professional, and business services required to meet the demands of a fully developed 
residential neighborhood, regardless of its size. Examples of such types of uses include neighborhood 
shopping centers, sales of retail convenience or durable goods, shopping establishments, retail, and 
personal and professional service establishments. At this neighborhood scale of retail, a fine- grain of 
accessibility requisite for all modes of travel must be provided and maintained. It does not make 
provision, however, for those businesses that draw customers insignificant numbers from well beyond a 
neighborhood boundary and are, therefore, unusually heavy traffic generators, such as theaters. 
 

VARIANCE OF DEVELOPMENT STANDARDS 
 

The request would allow for an outdoor animal run / exercise area to be located approximately 88 feet 
from a protected district.  
 
The proposed outdoor animal run. exercise area would be used primarily for the animal patients to 
relieve them selves under staff supervision. No run structure would be part of the area, instead it would 
consist of a fenced in grassy area.  
 
STAFF ANALYSIS 
 

The request would rezone the property to the C-3 district to allow for the construction of a new Veterinary 
Hospital, to replace the existing hospital.    
 
Staff is supportive of the rezoning because it would remove a legacy D-3 zoning that is not compatible 
with existing commercial uses and would allow for the construction of a new veterinary hospital that is 
compatible with the surrounding area and would align with the Village Mixed Use recommendation of the 
Comprehensive Plan. 
 

Staff is supportive of the variance request as it would act as an accessory use to the hospital and would 
primarily be used for the animal’s relief under supervision.  
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GENERAL INFORMATION 

Existing Zoning C-4 / D-3 

Existing Land Use Veterinary Hospital and Office Building 

Comprehensive Plan Village Mixed Use 

Overlay N/A  

Surrounding Context Zoning Surrounding Context 
North:   C-3 / C-1 Commercial retail, office, and daycare 

South:    D-3 Single-family dwellings 

East:    C-3 Commercial retail 

West:    D-3 Single-family dwelling 

Thoroughfare Plan 

Millersville Road Local Street 
30-foot existing right-of-way and 50-foot 
proposed right-of-way. 

Context Area Metro 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area N/A 

Site Plan  February 17, 2026 

Elevations N/A 

Landscape Plan N/A 

Commitments N/A 

Findings of Fact March 17, 2026 

C-S / D-P Statement N/A  
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Marion County Land Use Plan Pattern Book recommends the Village Mixed-Use typology that 
creates neighborhood gathering places with a wide range of small businesses, housing types, and 
public facilities. This typology is intended to strengthen existing, historically small-town centers as well 
as to promote new neighborhood centers. Businesses found in this typology serve adjacent 
neighborhoods, rather than the wider community. This typology is compact and walkable, with parking 
at the rear of buildings. Buildings are one to four stories in height and have entrances and large 
windows facing the street. Pedestrian-scale amenities such as lighting, landscaping, and sidewalk 
furniture also contributes to a walkable environment in this typology. Uses may be mixed vertically in 
the same building or horizontally along a corridor. Public spaces in this typology are small and intimate, 
such as pocket parks and sidewalk cafes.  This typology has a residential density of 6 to 25 dwelling 
units per acre. 
 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 

Pattern Book (2019) and the land use map. The Pattern Book provides a land use classification 

system that guides the orderly development of the county and protects the character of 

neighborhoods while also being flexible and adaptable to allow neighborhoods to grow and change 

over time. 
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The Pattern Book serves as a policy guide as development occurs. Below are the relevant 

policies related to this request: 

Conditions for All Land Use Types – Village Mixed Use Typology 
 

• All land use types except small-scale parks and community farms/gardens in this typology 
must have adequate municipal water and sanitary sewer. 

• All development should include sidewalks along the street frontage. 

• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged. 

• Where possible, contributing historic buildings should be preserved or incorporated into new 
development. 

 
 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 
Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

Not Applicable to the Site.  

 

ZONING HISTORY 
 

 
2025-MO2-001; 5510 Millersville Road (subject site), requested a Modification of Commitments 
related to 2021-DV2-019, and 2023-MO2- 001, which provided for the location of a temporary modular 
building with a three-foot south side transitional setback, which expired two years from the date of their 
approval, being May 11, 2021, and May 11, 2025, respectively. The request is to extend this expiration 
date to May 11, 2026, granted.  
 
2023-MO2-001; 5510 Millersville Road (subject site), requested a Modification of Commitments 
related to 2021-DV2-019, which provided for the location of a temporary modular building with a three-
foot south side transitional setback, which would expire two years from the date of approval, being May 
11, 2021. The request is to extend this expiration date to May 11, 2024, granted. 
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2021-DV2-019; 5510 Millersville Road (subject site), requested a variance of development standards 
of the Consolidated Zoning and Subdivision Ordinance to provide for a temporary modular building with 
a three-foot south side transitional setback, granted. 
 
90-V1-126; 5510 Millersville Road (subject site), requested a variance of development standards of 
the Commercial Zoning Ordinance to permit an addition to an existing veterinary office with an 
apartment with a 16-foot side yard, approved. 
 
69-Z-199; 5510 Millersville Road (subject site), requested the rezoning of 0.85 acre, being in the D-3 
district, to C-4 classification to provide for a small animal clinic, approved.     
RU      

12

Item 2.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
 

EXHIBITS 
 

 
 

LOCATION MAP 
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SITE PLAN 
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FINDINGS OF FACT 
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PHOTOS 

 

 

 
Subject site, looking west. 

 

 
Subject site temporary modular building behind the primary building, looking east. 
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Adjacent dwelling being used as an office related to the subject site, looking southwest. 

 

 
Adjacent commercial use to the east, looking south. 
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Adjacent residential property on Dequincy to the west. 

 

 
Adjacent residential property on Dequincy to the west. 
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METROPOLITAN DEVELOPMENT COMMISSION    May 28, 2026 
HEARING EXAMINER 
 

Case Number:  2026-CZN-820 / 2026-CVR-820 

Property Address:  4710 Bluff Road (Approximate Address) 
Location:  Perry Township, Council District #22 
Petitioner:  Alt Construction, LLC, by Brian J. Tuohy 
Request:  Rezoning of 27.26 acres from the D-A (FF) district to the I-2 (FF) district to 

provide for light industrial uses, including warehousing, wholesaling and 
distribution. 

 Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a loading area between the front lot line 
along Bluff Road and the front line of the building (not permitted), and to 
provide for 39 parking spaces (minimum of 260 spaces required). 

Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 

PETITION HISTORY 
 
 

A timely automatic continuance has been filed by the petitioner’s representative that would continue this 
petition from the May 28, 2026 hearing, to the June 25, 2026 hearing.  This would require 
acknowledgement from the Hearing Examiner. 
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METROPOLITAN DEVELOPMENT COMMISSION     May 28, 2026 
HEARING EXAMINER 

 
Case Number: 2026-APP-008 

Address: 7979 Shadeland Avenue (Approximate Address) 

Location: Lawrence Township, Council District #3 

Zoning: HD-2 

Petitioner: Community Health Network and Community Health Network Foundation, Inc., 

by Timothy H. Button. 

Request: Hospital District Two Approval to provide for a sign package to include one 

additional building wall sign.   

Staff Recommendations:    Approval 

Current Land Use:       Hospital 

Staff Reviewer:       Robert Uhlenhake, Senior Planner 

 
 

PETITION HISTORY 
 
 

This is the first hearing for this petition.  

 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request.  

 

PETITION OVERVIEW 
 

 
The subject site is comprised of two parcels, 4024648 and 4024649, and is developed with a hospital 

building with an addition under construction and associated parking lot. It is surrounded by a hospital 

campus to the north and east, zoned HD-1 and HD-2, multi-family dwellings to the south, zoned D-P, and 

commercial uses to the west, zoned C-S.   

HOTEL DISTRICT APPROVAL 
 
The HD-2 zoning category is designed to: (1) permit and facilitate the logical association of a diversity of 
land uses in close proximity to a major hospital complex; (2) to provide adequate land area for such 
hospital-related uses; and (3) to assure a quality and character of site development that will create the 
environment of safety, quietness, attractiveness and convenience compatible with such hospital complex. 
 
The HD-2 district requires an approval petition be filed for signs other than incidental signs. An incidental 

sign is defined as “a permanent sign which has a purpose that is secondary and incidental to the use of 

the lot on which it is located, such as “hours of operation”, “loading zone only,” “air,” “building directory“ 

and “visitor parking,” and which carries no commercial message that is legible beyond the lot on which 
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the sign is located, except for a registered logo on a premises with two or more separately-operating 

businesses. 

The proposed sign would be classified as a building wall sign.  
 
STAFF ANALYSIS 
 
The building wall sign is permitted in the HD-2 district and would meet the sign regulations of the 
Ordinance.  
 
Therefore, staff is recommending approval of the request that would allow new signage for the hospital 
building.  
 
GENERAL INFORMATION 

Existing Zoning HD-2 

Existing Land Use Hospital 

Comprehensive Plan Regional Special Use 

Overlay N/A  

Surrounding Context Zoning Surrounding Context 
North:   HD-1 Hospital 

South:    D-P Residential multi-family dwellings 

East:    HD-1 / HD-2 Hospital 

West:    C-S Commercial 

Thoroughfare Plan 

Shadeland Avenue 
 

Clearvista Drive 
 

Primary Arterial 
 
Local Street 
 

112-foot proposed right-of-way and 108-
foot existing right-of-way. 
 

50-foot proposed right-of-way and 80-foot 
existing right-of-way 

Context Area Metro 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area N/A 

Site Plan  March 9, 2026 

Elevations March 9, 2026 

Landscape Plan N/A 

Commitments N/A 

Findings of Fact March 9, 2026 

C-S / D-P Statement N/A  
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 
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Pattern Book / Land Use Plan 

 

• The Comprehensive Plan recommends Regional Special Use development of the site.  

• The Regional Special Use is a non-typology land use, which is a stand-alone land use mapped 

outside of the typology system due to its scale or the nature of its use. 

• This category provides for public, semi-public and private land uses that serve a specific institutional 

purpose for a significant portion of the county. Examples are large-scale, generally stable institutional 

uses such as cemeteries, hospitals, universities, high schools, government complexes, large 

museums, the Indiana State Fairgrounds, and the Indianapolis Motor Speedway. Long Range 

Planning staff should provide guidance regarding any property use changes in this typology. Partial 

property changes should remain thematically or economically supportive of the special use while also 

being contextually sensitive to adjacent existing development and land use plans. Redevelopment, 

use changes, or other significant changes to the entire property must be informed by a planning study 

conducted by Department of Metropolitan Development to determine Land Use Plan 

recommendations. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Not Applicable to the Site.  

 
 

Neighborhood / Area Specific Plan 
 

 

Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 
Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

• Indy Moves Transportation Integration Plan (2018) proposes a Complete Streets upgrade for an off-
street multi-use path along Shadeland Avenue / 71st Street from Johnson Road / Fall Creek to Hague 
Road / 82nd Street. 

ZONING HISTORY 
 

 
Zoning History – Site 

2025-APP-020; 7979 North Shadeland Avenue (subject site), Hospital District Two Approval to provide 
Approval to provide for a sign package to include two canopy signs and four incidental signs, approved. 
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2024-APP-017; 7979 North Shadeland Avenue (subject site), Hospital District Two Approval to provide 

for a 34,654-square-foot expansion of the existing Cancer Center and additional parking, approved.  

2022-APP-007; 7979 North Shadeland (subject site), Hospital District Two Approval to provide for 

three wall signs, approved. 

2017-CAP-805 / 2017-CVR-805; 7979 and 8075 North Shadeland Avenue (subject site), Hospital 

District Two Approval to provide for a sign program, including wall signs, pylon signs and incidental signs 

and a variance of development standards of the Consolidated Zoning and Subdivision Ordinance to 

provide for pylon signs, with deficient setback with deficient separation, and with 6.25-foot tall, 2.25-

square foot incidental and vehicle entry signs, approved and granted 

2015-APP-007; 8100 North Shadeland Avenue (subject site), Hospital District-Two Approval to provide 

for a 115,000 square foot regional cancer center, with a pedestrian skybridge over Clearvista Drive to the 

main hospital, with 407 parking spaces, approved.  

Zoning History – Vicinity 

2012-CAP-816 and 2012-CVR-816; 7150, 7229, 7343 and 7250 Clearvista Drive, 8101, 8103, 8177 

and 8180 Clearvista Parkway and 8075, 8100 and 8181 North Shadeland Avenue (north of site), 

Hospital District One and Hospital District Two Approval to provide for a campus-wide sign program 

including replacement and new building identification wall signs, and replacement and new identification 

and incidental freestanding signs, approved; and variances of development standards of the Sign 

Regulations to provide for one southwest-facing, 441-square foot wall sign with a sign area 12% of the 

façade area to which it is attached, and one northeast-facing, 435-square foot wall sign with a sign area 

5.2% of the façade area to which it is attached, a package of nine freestanding incidental/identification 

signs along Clearvista Parkway and Clearvista Drive which do not meet separation requirements, as 

indicated on the site plan, file-dated July 16, 2012, a package of 28 freestanding directional incidental 

signs with sign areas up to 108.4 square feet, and heights up to 16.25 feet, and a package of freestanding 

parking and loading incidental signs with heights up to six feet, approved and granted. 

2007-APP-864 and 2007-VAR-864; 7150, 7229 and 7250 Clearvista Drive, 8101, 8102, 8103, 8177 

and 8180 Clearvista Parkway and 8075, 8100 and 8181 North Shadeland Avenue (north of site), 

Hospital District One and Hospital District Two Approval for: a) 27.62-square foot, address numeral, wall 

sign on the south building elevation, b) a 36.06-square foot, address numeral, wall sign on the west 

building elevation, c) two, five-square foot, address numeral wall signs above building entrances on the 

west building elevation, d) three, 5.5-foot tall, 13.75-square foot freestanding incidental signs (sign type 

A), e) seven, six-foot tall, 7.5-square foot freestanding incidental signs (sign type B), f) a 16.66-square 

foot wall sign reading “emergency” on the south building elevation; and a variance of Development 

Standards of the Sign Regulations to provide for three, 5.5-foot tall, 13.75-square foot freestanding 

incidental signs, and seven, six-foot tall, 7.5-square foot freestanding incidental signs, approved and 

granted. 

RU  
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EXHIBITS 
 

 
 

LOCATION MAP 
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SITE PLAN 
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ELEVATIONS 
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FINDINGS OF FACT 
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PHOTOS 

 

 

 
Photo of subject site, looking south at propsoed sign location on north façade.  

 

 
Photo of adjacent buildiogn to the east, looking southeast. 

 

30

Item 4.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 
Photo of subject site, east façade, looking southeast. 

 

 
Photo of adjacent property to the north.    
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-APP-009 

Property Address:  8401 Harcourt Road (approximate address) 

Location: Washington Township, Council District #2 

Petitioner: St. Vincent Hospital and Health Care Center Inc., by Joseph D. Calderon 

Current Zoning: HD-1 

Request: 
Hospital District-One Approval to provide for the replacement of existing 
common areas with a new therapeutic garden and outdoor amenities. 

Current Land Use: Medical Uses 

Staff 
Recommendations: 

Approval 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request.  

 

PETITION OVERVIEW 
 

 
LAND USE 

The subject property (parcel numbers 8050282 and 8050705) comprise 17.03 acres and are located 

within the Ascension St. Vincent campus near 86th Street within Washington Township. The subject 

parcels have vehicle access form Harcourt Road to the west. They are currently improved with two 

primary structures (the northern of which focuses on mental health and stress relief) as well as accessory 

parking areas, a basketball court, and a grade-level helipad.  

Surrounding land uses are also related to medical services, although the southeastern portion of the site 

borders residential development zoned D-3. A multistory parking garage was recently constructed to the 

west of the site, on the other side of Harcourt Road. These areas are predominantly zoned HD-1 to allow 

for hospital uses. 
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HOSPITAL DISTRICT APPROVAL  

The HD-1 (Hospital District One) zoning category is designed to permit and facilitate the development, 

expansions, and modernization of a major hospital complex. Since this is a Development Plan District, 

uses and site/development plans are subject to approval by the Metropolitan Development Commission. 

Approval of this petition would allow for the construction of a new therapeutic garden and related outdoor 

amenities, per the filed site/landscape plan and aerial renderings below. These facilities would have an 

area of approximately 19,000 square feet and would be located to the south of the existing stress center. 

The improvements would not impact the existing small support outbuilding (beyond placement of 

decorative ‘dots’ on the northern façade), or to the helipad or large tree just to the south of the stress 

center. However, it would replace the half-court basketball area with a recreational facility of similar size 

just to the southwest. Plans indicate separate areas set aside for group gatherings, 1:1 relaxation, and 

activity, as well as the placement of new walkways, covered areas, and landscaping. 

STAFF ANALYSIS 

Findings of Fact provided by the applicant note that this expansion would complement the existing 

medical use of the stress center, would not contradict the Comprehensive Plan (which recommends the 

site for Regional Special Uses such as a large hospital complex), and would not result in any negative 

impacts for site drainage, parking, or pedestrian connectivity. Staff agrees with these Findings and 

recommends approval of this petition. 

GENERAL INFORMATION 

 

Existing Zoning HD-1 

Existing Land Use Medical Uses 

Comprehensive Plan Regional Special Use 

Surrounding Context Zoning Land Use 
North:   HD-1 / HD-2 Medical 

South:    HD-2 Medical 

East:    HD-2 / D-3 Medical / Residential 

West:    HD-1 Medical 

Thoroughfare Plan 

Harcourt Road 
 

Primary Collector 
 

68-foot proposed right-of-way and 
130-foot existing right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan April 27, 2026 

Site Plan (Amended) N/A 

Elevations April 27, 2026 
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Elevations (Amended) N/A 

Landscape Plan April 27, 2026 

Findings of Fact April 27, 2026 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends Regional Special Use development of the site. The Regional 

Special Use is a non-typology land use, which is a stand-alone land use mapped outside of the 

typology system due to its scale or the nature of its use. This category provides for public, semi-public 

and private land uses that serve a specific institutional purpose for a significant portion of the county. 

Examples are large-scale, generally stable institutional uses such as cemeteries, hospitals, 

universities, high schools, government complexes, large museums, the Indiana State Fairgrounds, 

and the Indianapolis Motor Speedway. Long Range Planning staff should provide guidance regarding 

any property use changes in this typology. 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

• Not Applicable to the Site.   
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ZONING HISTORY 
 
 

Zoning History – Site (Last 20 Years) 

2024APP009, Hospital District One Approval and Hospital District Two Approval to provide for updated 

campus-wide wayfinding signage, approved. 

2020APP017, Hospital District One Approval to provide for wall signs, approved. 

2019APP016, Hospital District One Approval to provide for an addition to an existing hospital, with 

additional parking, signs, landscaping and other site layout improvements, approved. 

2019APP015, Hospital District-One and Hospital District-Two Approval to provide for a sign program for 

a hospital campus, approved. 

2010APP016, Hospital District One approval to provide for a 5.53-foot tall, 19.83-foot freestanding sign, 

approved. 

2010APP014, Hospital District One approval to provide for ten additional parking spaces, approved. 

2007APP113, Hospital District One approval to provide for a daycare facility in an existing 17,518-square 

foot portion of an existing building, to serve the hospital campus, approved. 

2007APP039, Hospital District One approval to provide for a 4465 square-foot building addition to an 

existing 6440 square-foot administration building, approved. 

2007APP019, Hospital District One approval to provide for a 2-story, 25,000-square foot building addition 

to an existing 49,640-square foot medical building, approved. 

Zoning History – Vicinity 

2024CAP847 ; 2001 West 86th Street (northwest of site), Hospital District One Approval to provide for 

building identification and wayfinding signage for the Brain and Spine medical facility, approved. 

2024CAP840 ; 2001 West 86th Street (west of site), Hospital District One Approval to provide for 

wayfinding signage for the Women’s and Infants medical facility, approved.  
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EXHIBITS 
 

 

2026APP009 ; Aerial Map 
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2026APP009 ; Site/Landscape Plan 
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2026APP009 ; Renderings/Aerial Overviews 
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2026APP009 ; Project Narrative 

 

2026APP009 ; Findings of Fact 
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2026APP009 ; Photographs 

 

Photo 1: Proposed Garden Location Viewed from South 

 

Photo 2: Proposed Garden Location Viewed from Southwest 

 

40

Item 5.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2026APP009 ; Photographs (continued) 

 

Photo 3: Subject Site Viewed from East 

 

Photo 4: Existing Basketball Court 
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2026APP009 ; Photographs (continued) 

 

Photo 5: Existing Courtyard 

 

Photo 6: Existing Building and Parking Area to South of Proposed Garden 
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2026APP009 ; Photographs (continued) 

 

Photo 7: Adjacent Property to West 

 

Photo 8: Adjacent Property to East 

43

Item 5.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION     May 28, 2026 
HEARING EXAMINER 

 
Case Number: 2026-ZON-002 / 2026-VAR-006 (Amended) 

Address: 456 South Emerson Avenue (Approximate Address) 

Location: Center Township, Council District #14 

Petitioner: Singh Auto Repair LLC, by Steven Brown 

Request: Rezoning of 0.42-acre from the D-5 district to the C-3 district to provide 

for commercial uses. 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance 

to provide for Automobile, Motorcycle, and Light Vehicle Service or 

Repair (not permitted).  

Staff Recommendations:    Approval 

Current Land Use:       Automotive Repair Facility 

Staff Reviewer:       Robert Uhlenhake, Senior Planner 
 

 

PETITION HISTORY 
 
 

This petition was previously automatically continued at the request of the petitioner from the February 
26, 2026, hearing, to the March 26, 2026, hearing, and automatically continued at the request of a 
Registered Neighborhood Organization to the April 23, 2026, hearing. 
 
The petitioner agreed to amend the petition, requiring new notice, and continued the petition from the 
April 23, 2026, hearing, to the May 28, 2026, hearing with new notice.  
 
Amended petition: The petition was amended to remove the request to rezone the site to C-4, and 
requested to rezone it to C-3 instead. A variance of use was also added to legally establish the existing 
business on site. Since the request was an increase in intensity from the original published notice, new 
legal notice was required.  

  
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the amended request. 

 

PETITION OVERVIEW 
 

 
LAND USE 
 
The 0.42-acre site is comprised of a parcel developed with a commercial structure. The site is surrounded 
by single-family dwellings zoned D-5, to the north, west and south.  Commercial uses zoned D-5 are 
adjacent to the South and East.  
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REZONING 
 
The request would rezone the property to the C-3 district to allow for neighborhood commercial uses that 
are not permitted in the existing D-5 district.  
 
The D-5 district is intended for medium and large-lot housing formats, primarily for detached houses, 
but may incorporate small-scale multi-unit building types in strategic locations. This district can be used 
for new, walkable suburban neighborhoods or for infill situation in established urban areas, including 
both low density and medium density residential recommendations of the Comprehensive Plan, and the 
Suburban Neighborhood and Traditional Neighborhood Typologies of the Land Use Pattern Book 
 
The C-3 district is intended to provide for the development of an extensive range of retail sales and 
personal, professional and business services required to meet the demands of a fully developed 
residential neighborhood, regardless of its size. Examples of such types of uses include neighborhood 
shopping centers, sales of retail convenience or durable goods, shopping establishments, retail and 
personal and professional service establishments. At this neighborhood scale of retail, a fine- grain of 
accessibility requisite for all modes of travel must be provided and maintained. It does not make 
provision, however, for those businesses that draw customers insignificant numbers from well beyond a 
neighborhood boundary and are, therefore, unusually heavy traffic generators, such as theaters.  It 
does not allow those businesses that require outdoor display, sale or storage of merchandise; or 
require outdoor operations. In general, to achieve maximum flexibility of permitted land use, the C-3 
District makes possible a highly varied grouping of indoor retail and business functions. 
 
VARIANCE OF USE 
 

The request would legally establish the existing automobile repair commercial use, for continued use 
until the property can be developed with C-3 uses.   
 

STAFF ANALYSIS 
 

The request would rezone the property to the C-3 district to allow for neighborhood commercial uses to 
be developed in the future.   
 
According to Sanborn maps, the existing commercial structure was constructed sometime before 1956.  
Given the Land Use Plan recommendation and the site’s history as part of a commercial node at this 
intersection, it is staff’s opinion that a rezoning to a commercial district is warranted.  
 
Staff is supportive of the rezoning because it would allow for commercial development that is compatible 
with the adjacent residential protected districts.  The rezoning would also align with the Community 
Commercial recommendation of the Comprehensive Plan. 
 

Staff is supportive of the Variance of Use because it would allow for the existing commercial structure to 
continue to be used, while plans are completed for the future C-3 neighborhood commercial construction.  
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GENERAL INFORMATION 

Existing Zoning D-5 

Existing Land Use Commercial automobile repair 

Comprehensive Plan Community Commercial 

Overlay N/A  

Surrounding Context Zoning Surrounding Context 
North:   D-5 Single-family dwellings 

South:    D-5 Convenience store and gas station 

East:    D-5 Commercial Automobile repair 

West:    D-5 Single-family dwelling 

Thoroughfare Plan 

South Emerson Avenue 
English Avenue 

Primary Arterial 
Primary Arterial 

80-foot existing and proposed right-of-way. 
80-foot existing and proposed right-of-way. 

Context Area Compact 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area N/A 

Site Plan  January 13, 2026 

Elevations N/A 

Landscape Plan N/A 

Commitments N/A 

Findings of Fact April 30, 2026 

C-S / D-P Statement N/A  
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends the Community Commercial typology provides for low intensity 
commercial and office uses that serve nearby neighborhoods. These uses are usually in freestanding 
buildings or small, integrated centers. Examples include small-scale shops, personal services, 
professional and business services, grocery stores, drug stores, restaurants, and public gathering 
spaces. 
 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 

Pattern Book (2019) and the land use map. The Pattern Book provides a land use classification 

system that guides the orderly development of the county and protects the character of 

neighborhoods while also being flexible and adaptable to allow neighborhoods to grow and change 

over time. 

 
The Pattern Book serves as a policy guide as development occurs. Below are the relevant 

policies related to this request: 
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Conditions for All Land Use Types – Traditional Neighborhood Typology 

• All land use types except small-scale parks and community farms/gardens in this typology must 
have adequate municipal water and sanitary sewer.  

• All development should include sidewalks along the street frontage. 
 

Small-Scale Offices, Retailing, and Personal or Professional Services  
• Outdoor display of merchandise should be limited.  
• If adjacent to residential uses or a Living Typology, outdoor display of merchandise is not 

recommended.  
• Should be located along an arterial or collector street.  
• If proposed within one-half mile along an adjoining street of an existing or approved residential 

development, then connecting, continuous pedestrian infrastructure between the proposed site 
and the residential development (sidewalk, greenway, or off-street path) should be in place or 
provided. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Not Applicable to the Site.  

 
 

Neighborhood / Area Specific Plan 
 

 

Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

Not Applicable to the Site.  

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

Not Applicable to the Site.  

ZONING HISTORY 
 

 

2023-ZON-070; 456 South Emerson Avenue (subject site), requested the rezoning of 0.42 acre from 
the D-5 district to the C-4 district to provide for commercial uses, withdrawn.  
 

88-HOV-67; 5055 English Avenue (south of site), requested a variance of development standards to 
provide for the inclusion of pricing information on a principal identification sign, approved. 
 

79-UV2-124; 601-609 South Emerson Avenue (southeast of site); requested a variance of 
development standards to provide for a storage space and additional parking for the existing facility 
and to legally establish the existing signs, approved. 
 

78-UV3-104; 500 South Emerson Avenue (south of site), requested a variance of use and 
development standards to provide for a convenience store with a gas pump island, approved. 
RU    
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EXHIBITS 
 

 
 

LOCATION MAP 
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SITE PLAN 
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FINDINGS OF FACT 
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PHOTOS 

 

 

 
Photo of subject site, looking north from English Avenue frontage. 

 

 
Photo of adjacent residential proiperties to the west, looking northwest. 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-ZON-025 
Property Address:  1719 Roosevelt Avenue 
Location: Center Township, Council District #8 
Petitioner: Diego Abraham Gomez Lara, by Jorge Oscar Gonzales Vasquez 
Current Zoning: C-3 

Request: 
 
Rezoning of 0.12-acre from the C-3 district to the D-8 district to provide for 
residential development. 

Current Land Use: Vacant 
Staff 
Recommendations: Approval 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner continued this petition from the April 23, 2026 hearing, to the May 28, 2026 
hearing, at the request of staff and the petitioner, to provide additional time for discussions with the 
petitioner’s representative related to the proposed residential development. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the rezoning. The recommendation does not include approval of the site 
plan or elevations.  
 

PETITION OVERVIEW 
 

 
This 0.12-acre site, zoned C-3, is vacant and surrounded by vacant land to the north and south, zoned 
C-3; vacant land to the east, zoned D-5; and commercial uses to west, across Roosevelt Avenue, zoned 
C-3. 
 
REZONING 
 
The request would rezone the site to the D-8 district to provide for residential development.  “The D-8 
district is intended for a variety of housing formats, with a mix of small-scale multi-unit building types. 
This district can be used as a part of new mixed- use areas, or for infill situations in established urban 
areas, including medium and high-density residential recommendations of the Comprehensive Plan, and 
the Traditional Neighborhood, City Neighborhood, and Village or Urban Mixed-Use Typologies of the 
Land Use Pattern Book. “ 
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“To advance the Livability Principles of this Code, the D-5, D-5II, D-8, D9 and D-10 districts implement 
walkable, compact neighborhoods within a well-connected street network and block structure, using slow 
neighborhood streets, walkable connectors, and multi-mode thoroughfares.  Access to parks and 
recreation, transit and neighborhood services within walking distance is important. Street trees, 
landscape and trees along private frontages, and an active amenity zone create comfortable walking 
environment and add appeal to neighborhoods.  These districts require urban public and community 
facilities and services to be available.  These districts may be used in combination to supply critical mass 
of residents to support nearby commercial and transit investments.” 
 
The purpose of the Walkable Neighborhood design standards and objectives is to advance the Livability 
Principles of this code, and to promote walkable neighborhoods.  Any exceptions to the standards in the 
Ordinance, or discretionary review processes related to a specific application, shall be judged against 
these design objectives, in addition to any other criteria in this code for the application.  
 
The Comprehensive Plan recommends traditional neighborhood typology for the site. 
 
Recommended land uses in this typology include detached / attached / small-scale multi-family / large-
scale multi-family housing; assisted living facilitates / nursing homes; group homes; bed and breakfast; 
small-scale offices, retailing, and personal or professional services; small- and large- scale schools, 
places of worship, neighborhood serving institutions / infrastructure, and other places of assembly; small-
scale parks; and community farms / gardens. 
 
This request would align with the Plan recommendation of traditional neighborhood and the historical 
residential use.  
 
 
GENERAL INFORMATION 

 
Existing Zoning C-3  
Existing Land Use Vacant land 
Comprehensive Plan Traditional Neighborhood 
Surrounding Context Zoning Land Use 

North:   C-3 Vacant land 
South:    C-3 Vacant land 

East:    D-5 Vacant land 
West:    C-3 Commercial uses 

Thoroughfare Plan 
Roosevelt Avenue 

 
Primary Arterial 
 

Existing 60-foot right-of-way and 
proposed 56-foot right-of-way. 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 
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Site Plan March 4, 2026 
Site Plan (Amended) N/A 
Elevations March 4, 2026 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Traditional Neighborhood typology.  “The Traditional 
Neighborhood typology includes a full spectrum of housing types, ranging from single family homes to 
large-scale multifamily housing. The development pattern of this typology should be compact and well-
connected, with access to individual parcels by an alley when practical. Building form should promote the 
social connectivity of the neighborhood, with clearly defined public, semi-public, and private spaces. Infill 
development should continue the existing visual pattern, rhythm, or orientation of surrounding buildings 
when possible. A wide range of neighborhood-serving businesses, institutions, and amenities should be 
present. Ideally, most daily needs are within walking distance. This typology usually has a residential 
density of 5 to 15 dwelling units per acre, but a higher density is recommended if the development is 
within a quarter mile of a frequent transit line, greenway, or park.” 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
Conditions for All Land Use Types –Traditional Neighborhood Typology 

 
• All land use types except small-scale parks and community farms/gardens in this typology 

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage. 
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

throughs for longer blocks, are encouraged. 
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Conditions for All Housing 
 

• A mix of housing types is encouraged.  
• Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of a 

school, playground, library, public greenway, or similar publicly accessible recreational or 
cultural amenity that is available at no cost to the user.  

• Primary structures should be no more than one and a half times the height of other adjacent 
primary structures.  

• Should be oriented towards the street with a pedestrian connection from the front door(s) to 
the sidewalk. Driveways/parking areas do not qualify as a pedestrian connection. 

• Developments with densities higher than 15 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be incremental 
with higher density housing types located closer to frequent transit lines, greenways or 
parks.  

 
Detached Housing 
 

● The house should extend beyond the front of the garage. Garages should be loaded from 
an alley or side street when possible and should be detached if located on the side of the 
house.  

● Secondary units are encouraged.  
• Lots should be no larger than one and a half times the adjacent lots.  

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
The Infill Housing Guidelines were updated and approved in May 2021, with a stated goal “to help 
preserve neighborhood pattern and character by providing guiding principles for new construction to 
coexist within the context of adjacent homes, blocks, and existing neighborhoods. These guidelines 
provide insight into basic design concepts that shape neighborhoods, including reasons why design 
elements are important, recommendations for best practices, and references to plans and ordinance 
regulations that reinforce the importance of these concepts.”  
 
These guidelines apply to infill development in residential areas within the Compact Context Area and 
include the following features: 
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 Site Configuration  

▪ Front Setbacks  
▪ Building Orientation  
▪ Building Spacing  
▪ Open Space  
▪ Trees, Landscaping, and the Outdoors  

 
Aesthetic Considerations  

▪ Building Massing  
▪ Building Height  
▪ Building Elevations and Architectural Elements  

 
Additional Topics  

▪ Secondary Dwelling Units, Garages, and Accessory Structures  
   ▪ Adapting to the Future 
 
“As established neighborhoods experience new development, infill residential construction will provide 
housing options for new and existing residents. Increased population contributes positively to the local 
tax base, economic development, lively neighborhoods, and an interesting city.  As infill construction 
occurs, it is important to guide development in a way that complements current neighborhoods.  Each 
home in a neighborhood not only contributes to the existing context of adjoining houses and the block, 
but to the sense of place of the entire neighborhood. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2006-ZON-098; 1701 Roosevelt Avenue (south of site), requested rezoning of 0.1 acre, from the C-3 
District, to the D-8 classification to provide for residential uses, approved. 
 
2006-ZON-101; 1743 and 1747 Roosevelt Avenue (northeast of site), requested a rezoning of .58 
acre, being in the C-1 Commercial District, to the D-8 Dwelling District classification to provide for 
residential uses, approved. 
 
96-Z-77 and 96-CV-22; 1813-1829 Roosevelt Avenue (east of site), requested a rezoning of .97 
acre, being in the D-5 Dwelling District, to the D-8 Dwelling District classification and variances of 
development standards relating to setbacks and the encroachment of dumpsters and parking into the 
required yards, to provide for multi-family residential development, approved. 
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EXHIBITS 
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Sanborn Map - 1898 
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View looking north along Roosevelt Avenue 

 

 
View looking south along Roosevelt Avenue 
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View looking west along East 18th Street 

 

 
View of site looking south across East 18th Street 
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View of site looking south across East 18th Street 

 

 
View of site looking east across Roosevelt Avenue 
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View of adjacent property to the south looking east across Roosevelt Avenue 
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METROPOLITAN DEVELOPMENT COMMISSION 
HEARING EXAMINER                May 28, 2026 
 

 

Case Number: 2026-ZON-033 

Property Address:  4200 South Harding Street (approximate address) 

Location: Perry Township, Council District #22 

Petitioner: Hanson Aggregates, Midwest, Inc., by Misha Rabinowitch 

Current Zoning: I-4 (FF) 

Request: 
Rezoning of 20.18 acres from the I-4 (FF) district to the I-4 (FF) (GSB) 
district to provide for mining operations. 

Current Land Use: Mining Operations 

Staff Recommendations: Staff recommends approval of this petition. 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition. 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 20.18-acre site is comprised of two parcels (5000182 and 5036519) currently associated with an 

existing excavation operation. The site is surrounded by excavation operations on each side (zoned I-4, 

I-4 GSB, and SU-23 GSB), an easement to the east, and has proximity to I-465 to the south. Mining 

operations at the site have previously been permitted by several zoning petitions (see Zoning History).  

REZONING 

The request would rezone the site to the I-4 (FF) (GSB) district. “The I-4 district is for those heavy 

industrial uses which present an elevated risk to the general public and are typically characterized by 

factors that would be exceedingly difficult, expensive or impossible to eliminate. These industries are 

therefore buffered by a sizeable area to minimize any detrimental aspects. The development standards 

and performance standards reflect the recognition of these problems. Location of this district should be 

as far as possible from protected districts and environmentally sensitive areas as practical and never be 

adjacent to protected districts.”  
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Recommended land uses in this typology include light industrial, heavy industrial, heavy commercial, 

small-scale offices, retailing, and personal or professional services; and wind / solar farms.  

The GSB overlay district allows for the extraction of sand, gravel, mineral or other earthen materials within 

Marion County, in addition to uses allowed by the primary I-4 zoning district. 

The Comprehensive Plan recommends Heavy Industrial typology for the site. 

COMPREHENSIVE PLAN OVERLAYS 

This site is also located within an overlay, specifically the Environmentally Sensitive Areas (ES) 

Overlay. “Overlays are used in places where the land uses that are allowed in a typology need to be 

adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 

because a certain type of development should be promoted. Overlays can add uses, remove uses, or 

modify the conditions that are applied to uses in a typology.”  

The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 

woodlands, wetlands, or other natural resources that should be protected. The purpose of this overlay 

is to prevent or mitigate potential damage to these resources caused by development. This overlay is 

also appropriate for areas that present an opportunity to create a new environmental asset. This 

overlay is not intended for the preservation of open space.  

The entire site is located within the 100-year floodplain of the White River.  

FLOODWAY FRINGE 

This site has a secondary zoning classification of Floodway Fringe (FF). The Floodway Fringe (FF) is 

the portion of the regulatory floodplain that is not required to convey the 100-year frequency flood peak 

discharge and lies outside of the floodway.  

The designation of the FF District is to guide development in areas subject to potential flood damage, 

but outside the Floodway (FW) District. Unless otherwise prohibited, all uses permitted in the primary 

zoning district (I-4 in this request) are permitted, subject to certain development standards of the Flood 

Control Secondary Zoning Districts Ordinance and all other applicable City Ordinances.  

STAFF ANALYSIS 

This site and surrounding land uses have historically been used for excavation operation. The 

Ordinance defines excavation as “breaking of ground, digging, mining, removal, or displacement of the 

natural surface of the earth, whether sod, dirt, soil, sand, gravel, stone, loam, rock, clay, silt, or other 

naturally deposited material, whether alone or in combination.”  

Staff supports this rezoning request because of past and current operations, surrounding heavy 

industrial land uses and the consistency with the Plan recommendation of heavy industrial typology. 
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GENERAL INFORMATION 

 

Existing Zoning I-4 (FF) 

Existing Land Use Mining Operations 

Comprehensive Plan Heavy Industrial 

Surrounding Context Zoning Surrounding Context 
North:   I-4 North: Mining Operations 

South:    I-4 South: Mining Operations 

East:    I-4 East: Mining Operations 

West:    I-4 West: Mining Operations 

Thoroughfare Plan 

Harco Way Private Drive 60-foot existing right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

Yes 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan 03/15/2026 
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Heavy Industrial typology provides for industrial, production, distribution, and repair uses that 
are intense and may create emissions of light, odor, noise, or vibrations. This typology is 
characterized by freestanding building or groups of buildings, often within industrial parks. Outdoor 
operations and storage are common. Typical uses include food processing, milling, storage of 
petroleum products, recycling, welding, and concrete mixing. Industrial or truck traffic should be 
separated from local/residential traffic. Heavy industrial land uses such as mining are contemplated 
for this typology when located on arterial streets and when both industrial uses and traffic are kept 
separate from residential areas. 

• The Environmentally Sensitive Areas (ES) overlay is intended for areas containing high quality 
woodlands, wetlands, or other natural resources that should be protected. The purpose of this 
overlay is to prevent or mitigate potential damage to these resources caused by development. 
Heavy Industrial uses are removed as recommended uses when within this overlay. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
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• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site. 

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

2005SE1001, special exception of the Industrial Zoning Ordinance to provide for a temporary asphalt 

plant, approved. 

2004LNU026, Certificate of Legally Non-Confirming Use for a Gravel/Sand extraction and processing 

use, approved. 

92-Z-51, Rezoning of 12.05 acres, being in the I-3-S/FP/FW District, to the C-7/FP/FW classification to 

provide for the sales and service of semi-tractors and trailers, approved. 

90-SE2-25, special exception of the Industrial Zoning Ordinance to permit the construction of a concrete 

pipe manufacturing facility, without the required loading dock; with outdoor storage in excess of 75%; 

with outdoor storage on a gravel area (hard surface required); with a 6 foot high security fence within the 

front yard; and to permit a zero foot setback from the rear property line (30 foot transitional yard required), 

approved. 

ZONING HISTORY – VICINITY 

2026DV3012 ; 4200 South Harding Street (northeast of site), Variance of Development Standards of 

the Consolidated Zoning and Subdivision Ordinance to provide for the construction of a new building 

related to the existing extraction use located within the Floodway Fringe (not permitted) and with deficient 

landscaping (landscaping required), approved. 

2025ZON122 ; 1650 Harco Way (east of site), Rezoning of 71.753-acres from I-4 district to the I-4 

(GSB) districts to provide for gravel sand burrow operations, approved. 

99-V3-52 ; 4550 South Harding Street (east of site), variance of development standards of the Dwelling 

Districts Zoning Ordinance to provide for the construction of a truck wash facility with a flood protection 

grade at the base flood elevation of 680 feet (flood protection grade of 682 feet required, 2 feet above 

the base flood elevation, approved. 

97-SE1-5 ; 4602 South Harding Street (east of site), special exception of the Industrial Zoning 

Ordinance to provide for the temporary placement of facilities for the processing and production of asphalt 

and concrete, approved. 

96-V3-39 ; 4750 South Harding Street (west of site), variance of developments standards of the 

Industrial Zoning Ordinance to provide for the construction of a recycling operation for the staging, sorting, 

baling, and loading of non-toxic, recyclable construction and demolition materials, including the 

composting of yard materials and biodegradable construction materials accessed via a private 

street,withapproximately;17 acres of outside operations and storage of materials, zero loading docks 

provided, gravel maneuverability and parking areas, a berm six to eight feet in height along the north, 
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south, and southwest property lines, and a chain-link fence, six feet in height along Belmont Avenue in 

the required setback area, approved. 

96-UV1-33 ; 4530 South Harding Street (east of site), variance of use and development standards of 

the Commercial Zoning Ordinance to provide for an asphalt and cold mix process facility (not permitted) 

with zero feet of public street frontage provided with access to be gained by a 60 foot wide access 

easement (minimum 50 feet of frontage on a street right-of-way required), approved. 

96-SE1-7 ; 4400 South Harding Street (east of site), special exception of the Industrial Zoning 

Ordinance to provide for the extraction, aggregate washing and screening process for sand and gravel, 

approved. 

92-UV1-79 ; 2709 West Epler Avenue (south of site), variance of use and development standards of 

the Dwelling Districts Zoning Ordinance and Flood Control Ordinance to permit extraction of sand, gravel 

and earthen minerals, approved. 

91-AP2-10; 4720 South Belmont Avenue (west of site), modification of conditions and site plan 

pursuant to petition 90-SE2-25 to permit the manufacturing of concrete prestressed building products to 

occur outdoors, the outdoor storage of steel forms and rolls of wire mesh, and the storage of material in 

excess of the six-foot-tall security fence, approved.  

90-SE2-25; 4720 South Belmont Avenue (west of site), Special Exception of the Industrial Zoning 

Ordinance to permit the construction of a concrete pipe manufacturing facility without the required loading 

dock, outdoor storage in excess of 75% of enclosed buildings, a gravel surface for outdoor storage, and 

to permit a zero-foot setback from the property line, granted.  

90-UV1-61; 2103 West Epler Avenue (south of site); variance of use from the SU-23 district to permit 

a temporary asphalt plant for a period of two years; granted.  

85-Z-88; 4530 South Harding Street (east of site); rezoning of 5.0 acres, being in the I-4-S district, to 

the C-6 classification to provide for the construction of a budget motel, approved.  

84-AP-190; 1851 West Thompson Road (south of site); modification of commitments made in 81-Z-

71 and 82-Z-72 to allow relocation of a landscape strip; approved.  

82-Z-72; 1801-2399 West Thompson Road (south of site); rezoning of 140 acres, being in the A-2 

District, to the GSB Secondary classification, to permit excavation of sand and gravel; approved.  

81-Z-71; 1801-2399 West Thompson Road (south of site); rezoning of 140 acres, being in the I-3-S 

district, to the SU-23 classification, to permit excavation of sand and gravel; approved. 
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EXHIBITS 
 

 

2026ZON033 ; Aerial Map 
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2026ZON033 ; Photographs 

 

Photo 1: Parcel 5036519 From North 

 

Photo 2: Parcel 5000182 From West 
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2026ZON033 ; Photographs (continued) 

 

Photo 3: Adjacent Property to Southwest 

 

Photo 4: Adjacent Property to Northwest 
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2026ZON033 ; Photographs (continued) 

 

Photo 5: Adjacent Property to Northeast 

 

Photo 6: Access Road Leading to Subject Property Looking West (August 2025) 
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MDC HEARING EXAMINER                 May 28, 2026 
 

 

Case Number: 2026-ZON-037 
Property Address:  23 Woodland Drive (approximate address) 
Location: Center Township, Council District #18 
Petitioner: Keyon Johnson, by RG Development (Josh Smith) 
Current Zoning: C-7 (TOD) 

Request: Rezoning of 0.081 acres from the C-7 (TOD) district to the D-5 (TOD) 
district to allow for the construction of a single-family home. 

Current Land Use: Undeveloped 
Staff Recommendations: Staff recommends approval of this petition. 
Staff Reviewer: Josh Levesque, Senior Planner 

 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of this petition. 
 

PETITION OVERVIEW 
 

 
• 23 Woodland Drive is an undeveloped plot of land roughly 0.081-acre in size. Currently zoned C-

7, it sits midblock on Woodland between Ohio and Washington Streets. The entirety of the block, 
along with the immediately adjacent east and west blocks are all zoned C-7, despite their 
residential character. 

• Historic aerial images show a house on this property until some time between 2015 and 2016, 
when, according to the petitioner, the property was lost to a fire. According to property record 
cards, the house immediately to the south of the subject site was built in 1912. The closest house 
to the north appears to have been built around 1910. While it is unclear as to when the previous 
property was built, it appears that the property was legally established in 1998 via 98-HOV-14, 
further emphasizing its residential history. 

• The Ordinance does allow for the restoration of nonconformities not in a flood control district to 
be restored to their original footprint. However, any deviation from the original footprint would 
require development to adhere to current Ordinance standards. As the property is currently zoned 
C-7, this would prohibit the construction of a single-family home. Staff has discussed with the 
petitioner that while rezone to the D-5 district will allow them to build a single-family home by right, 
all development standards of the D-5 district must be met. Staff is working with the petitioner to 
either amend their existing plans or to file for subsequent variances as needed. 
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• The current C-7 classification does not fit with the current context of the block, nor does it align 
with the Comprehensive Plan’s vision for this area as a “Traditional Neighborhood”. Furthermore, 
Infill Housing Guidelines stress the importance of considering the context of the block. This block 
is residential in nature. Rezoning to a D-5 would represent a corrective rezoning allowing for 
development that is appropriate to the surrounding context. As such, staff recommends approval 
of this petition. 

 
GENERAL INFORMATION 

 
Existing Zoning C-7 
Existing Land Use Undeveloped 
Comprehensive Plan Traditional Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   C-7 North: Residential 
South:    C-7 South: Residential 

East:    C-7 East: Residential 
West:    C-7 West: Residential 

Thoroughfare Plan 
 

Woodand Drive 
 

Local Street 
30-foot existing right-of-way and 
48-foot proposed right-of-way 
 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 4/1/2026 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

 

• Marion County Land Use Plan Pattern Book 

81

Item 9.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Pattern Book / Land Use Plan 

 

• The Marion County Land Use Plan Pattern Book assigns this property the “Traditional 
Neighborhood” living typology. This typology “includes a full spectrum of housing types, ranging 
from single family homes to large-scale multifamily housing. The development pattern of this 
typology should be compact and well-connected, with access to individual parcels by an alley when 
practical. Building form should promote the social connectivity of the neighborhood with clearly 
defined public, semi-public, and private spaces. Infill development should continue the existing 
visual pattern, rhythm, or orientation of surrounding businesses when possible. A wide range of 
neighborhood-serving businesses, institutions, and amenities should be present. Ideally, most daily 
needs are within walking distance. This typology usually has a residential density of 5 to 15 dwelling 
unites per acre, but a higher density is recommended if the development is within a quarter mile of 
a frequent transit line, greenway, or park. 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• This property is within a quarter mile of the proposed Blue Line stop at Washington and Sherman. 

The Blue Line Strategic Plan envisions the typology as a community center. Characteristics of this 
typology include: 

o A dense mixed-use neighborhood center 

o Minimum 2 stories at core 

o No front or side setbacks at core; 0-10-foot front setbacks and 0-10-foot side setbacks at 
the periphery 

o Multi-family housing with a minimum of 3 units 

o Structured parking at the core and attractive surface parking at the periphery 
 

 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site. 
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site.  
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
• Not Applicable to the Site. 
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

98-HOV-14; 23 Woodland Drive, Variance of Use of the Commercial Zoning Ordinance to provide for 
an existing single-family residence (not permitted).  

ZONING HISTORY – VICINITY 

2004-HOV-048; 28 North Ewing Street, Variance of Use of the Commercial Zoning Ordinance to legally 
establish a 780-square foot single-family dwelling (not permitted), approved. 

2012-ZON-065; 3525 and 3547 East Washington Street, Rezoning of 4.5 acres from the I-4U district 
to the D-8 district, approved. 
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EXHIBITS 
2026ZON037; Aerial Map 
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2026ZON037; Site Plan 
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2026ZON037; Photographs 

 

Photo 1: Looking towards subject site from Woodland Drive 
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2026ZON037; Photographs (continued) 

 

Photo 2: Looking at subject from alley facing Woodland Drive 
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2026ZON037; Photographs (continued) 

 

Photo 3: Looking north on Woodland Drive 
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2026ZON037; Photographs (continued) 

 

Photo 4: Looking west across Woodland Drive 
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2026ZON037; Photographs (continued) 

 

Photo 5: Looking south on Woodland Drive towards Washington Street 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CAP-811 / 2026-CVR-811 
Property Address:  1258 Windsor Street 
Location: Center Township, Council District #13 
Petitioner: Indianapolis Film Project, by Justin Kingen 
Current Zoning: MU-2 (FF) 

Request: 

 
Modification of Commitments associated with 2018-MOD-008, relative to the 
subject site, to terminate all commitments, and to replace them with updated 
commitments for the existing use on the site and new commitments to 
provide for a proposed pocket park, with pedestrian features. The proposed 
commitments include restrictions for signage, façade and material guidance, 
and use of site as a theatre, family friendly restaurant and a gathering or 
event space. 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for an outdoor seating area without the 
required fence, wall or similar barrier between the outdoor seating area and 
the right-of-way (a fence, wall or similar barrier required), and encroachment 
of outdoor seating and park amenities within the clear-sight triangle (not 
permitted). 

Current Land Use: Commercial uses 
Staff 
Recommendations: No recommendation of the modification and approval of the variances. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for these petitions. 
 
 

STAFF RECOMMENDATION 
 

 
Staff has no recommendation on the modification. 

Staff recommends approval of the variances, subject to substantial compliance with the site plan file 
dated May 18, 2026, and the issuance of an Encroachment License.  If the Encroachment License is 
not issued, the requested variances are no longer supported by staff. 
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PETITION OVERVIEW 
 

 
This 0.81-acre site, zoned MU-2 (FF), is developed with commercial uses.  It is surrounded by a park to 
the north, across Commerce Avenue and Nowland Avenue, zoned PK-1 (FF); a single-family dwelling to 
the south, zoned D-8 (FF); single-family dwellings and a library to the east, across Windsor Street, zoned 
MU-1 (FF) and SU-37 (FF), respectively; and commercial uses to the west, zoned MU-2 (FF). 

Petition 2018-MOD-008 modified the site plan and commitments related to 2017-CZN-816 / 2017-CVR-
816.   
 
MODIFICATION 
 
The request would modify commitments associated with 2018-MOD-008 (See Exhibit A), relative to the 
subject site, to terminate all commitments, and to replace them with updated commitments for the existing 
use on the site and new commitments to provide for a proposed pocket park, with pedestrian features. 
 
The request would include commitments that would include restrictions for signage, façade and material 
guidance, and use of site as a theatre, family friendly restaurant and a gathering or event space. 
 
The commitments were originally the result of negotiation between the petitioner and the neighborhood.  
Because staff played no role in the negotiation of these subject commitments, staff would ordinarily 
provide no recommendation under such circumstances.  Staff would note, however, that the 
neighborhood organization negotiated in good faith with the petitioner during the petition process, and 
their agreement was contingent upon all commitments being included with the rezoning petition. 
 
Staff would note that signage would be subject to the Sign Regulations.  Additionally, the termination of 
the 2018 commitments would also terminate the 2018 Plan of Operation. 
 
VARIANCES OF DEVELOPMENT STANDARDS 
 
The request would provide for an outdoor seating area without the required fence, wall or similar barrier 
between the outdoor seating area and the right-of-way and encroachment of outdoor seating and park 
amenities into the clear-sight triangle.  
 
The Ordinance requires a fence, wall or similar barrier between the seating area and the right-of-way of 
at least three feet in height.  Staff believes that due to visibility, the three-foot tall barrier could have a 
negative impact on the safety of pedestrians and vehicles. 
 
The Ordinance prohibits obstructions from being “erected, placed, planted or allowed to grow in such a 
manner as to materially impede visibility between the heights of 2.5 feet and eight feet above grade level 
of the adjoining right-of-way within a clear sight triangular area.” 
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Given the configuration of the site and the convergence of four streets, staff believes that relief from this 
provision would be supportable because the proposed amenities within this pocket park would be 
available to the public.  Furthermore, due to rights-of-way, this area has few features that limit visibility.  
 

GENERAL INFORMATION 

 
Existing Zoning MU-2 (FF) 
Existing Land Use Commercial uses 
Comprehensive Plan Village Mixed-Use 
Surrounding Context Zoning Land Use 

North:   PK-1 (FF) Park 
South:    D-8 (FF) Single-family dwelling 

East:    MU-1 (FF) / SU-7(FF) Single-family dwelling / Library 
West:    MU-2 (FF) Commercial uses 

Thoroughfare Plan 

Windsor Street 
 
 

Commerce Avenue 

Local Street 
 
 
Primary Arterial 

Existing 40-foot right-of-way and 
proposed 48-foot right-of-way. 
 
Existing 46-foot right-of-way and 
proposed 78-foot right-of-way 

Context Area Compact 
Floodway / Floodway 
Fringe Yes - 500-year unregulated floodplain of Pogues Run 

Overlay No 
Wellfield Protection 
Area No 

Site Plan March 5, 2026 
Site Plan (Amended) May 18, 2026 
Elevations March 5, 2026 
Elevations (Amended) May 18, 2026 
Landscape Plan May 18, 2026 
Findings of Fact March 5, 2026 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Village Mixed-Use typology.  “The Village Mixed-Use typology 
creates neighborhood gathering places with a wide range of small businesses, housing types, and public 
facilities. This typology is intended to strengthen existing, historically small-town centers as well as to 
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promote new neighborhood centers. Businesses found in this typology serve adjacent neighborhoods, 
rather than the wider community. This typology is compact and walkable, with parking at the rear of 
buildings. Buildings are one to four stories in height and have entrances and large windows facing the 
street. Pedestrian-scale amenities such as lighting, landscaping, and sidewalk furniture also contributes 
to a walkable environment in this typology. Uses may be mixed vertically in the same building or 
horizontally along a corridor. Public spaces in this typology are small and intimate, such as pocket parks 
and sidewalk cafes. This typology has a residential density of 6 to 25 dwelling units per acre.” 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
Conditions for All Land Use Types – Community Commercial Typology 

 
• All land use types except small-scale parks and community farms/gardens in this typology 

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage. 
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

throughs for longer blocks, are encouraged. 
● Where possible, contributing historic buildings should be preserved or incorporated into 

new development. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
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Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2018-MOD-008; 1625, 1631 and 1637 Nowland Avenue; 1701 and 1705 Commerce Avenue and 1248 
and 1254 Windsor Street (1258-parcel), requested modification of the Site Plan and Commitments for 
2017-CZN-816 / 2017-CVR-816 to Modify Commitment One requiring adherence to the Site plan file-
dated September 27, 2017 and the Plan of Operation file-dated August 31, 2017 to provide for an 
amended site plan and eliminate renovation of the 14,000 square foot existing building, approved. 
 
2017-CZN-816 / 2017-CVR-816 / 2017-CVC-816; 1625, 1631 and 1637 Nowland Avenue; 1701 and 
1705 Commerce Avenue and 1248 and 1254 Windsor Street (1258-parcel), requested rezoning of 
1.07 acres from the SU-1, D-8 and MU-1 districts to the MU-2 classification to provide for a community 
theater and a restaurant and bar and a variance of use and development standards of the Consolidated 
Zoning and Subdivision Ordinance to provide for an independent film house/theater and single-family 
dwellings at 1625, 1631 and 1637 Nowland Avenues, with 36 parking, and a zero-foot east front 
setback and front transitional setback along Windsor Street and six-foot front transitional setback along 
State Avenue and to provide for illuminated pylon / ground signs, with deficient front setbacks along 
Commerce and Nowland Avenues, and vacation of the first north-south alley, west of Windsor Street, 
approved and granted. 
 
2007-AP3-002; 1258 Windsor Street, requested administrative appeal of the Administrator’s 
determination that an on-site soup kitchen is a reasonable related accessory use to a religious use, 
withdrawn. 
 
99-Z-158; 1248, 1252, 1254 Windsor Street, requested rezoning of 0.4 acre from the D-8 and C-2 
Districts to the SU-1 classification to provide for religious uses, approved. 
 
VICINITY 
 
2004-ZON-087; 1601-1737 Massachusetts Avenue (north of site), requested rezoning of 2.9 acres 
from the I-4 U District to the SU-9 classification to provide for a work release correctional facility, 
denied. 
 
97-HOV-85; 1801 Nowland Avenue (north of site), requests a variance of development standards of 
the Sign Regulations to provide for the placement of a four-foot tall nine-square foot sign, granted. 
 
96-AP1-4; 1801 Nowland Avenue (east of site), requested modification of conditions related to 
petition 86-UV1-46 to modify condition #3 to provide for two double-faced signs, withdrawn. 
 
95-Z-197 (905-CV-34) 1338 and 1344 Commerce Avenue (north of site), requested rezoning of 0.23 
acre from the C-e District to the C-ID classification, and a variance of development standards to permit 
construction of a building with a reduce front setback and side transitional yard, an access drive within 
15 feet of a protected district and a gravel storage area, approved and granted 
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86-UV1-46; 1801 Nowland Avenue (east of site), requested a variance of use of the Dwelling Districts 
Zoning Ordinance and the Sign Regulations to provide for construction of a parking lot to serve an 
existing library and for a double-faced ground sign, granted. 
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EXHIBITS 
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EXHIBIT A 
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Proposed Modification – March 5, 2026 
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View of site looking southwest across intersection of Commerce Avenue and Windsor Street 

 

 
View of site looking west along Windsor Street 
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View of site looking southeast 

 

 
View of site looking south along Windsor Street 
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View of site looking east 

 

 
View of site looking north along Windsor Street 
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View of site looking west across Windsor Street 

 

 
View looking northwest along Commerce Avenue 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CZN-817 / 2026-CPL-817 
Property Address:  2504-2542 (even) and 2511-2511 (odd) Walker Place 
Location: Center Township, Council District #19 

Petitioner: SUESON AW3, LLC, IHR Builders, LLC, and Walker Place Equity Fund, 
LLC, by Joseph D. Calderon 

Current Zoning: D-P (FW) (FF) 

Request: 

 
Requests a rezoning of 4.597 acres from the D-P (FW) (FF) district to the D-
5II (FW) (FF) district to provide for single-family attached dwellings. 
 
Approval of a Subdivision Plat to be known as Replat of Lots 1-13 Walker 
Place Subdivision, dividing 4.597 acres into 26 lots, with a waiver of the open 
space requirements in Chapter 741, Article III, Section 10 B of the 
Consolidated Zoning and Subdivision Ordinance. 

Current Land Use: Undeveloped land 
Staff 
Recommendations: Approval of the rezoning request and the replat. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for these petitions. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends that the Hearing Examiner approve and find that the plat, file dated March 23, 2026, 
complies with the standards of the Subdivision regulations, subject to the following conditions: 

1. That the applicant provides a bond as required by Section 741-210, of the Consolidated Zoning 
and Subdivision Ordinance.  

2. Subject to the Standards and Specifications of Citizens Energy Group, Sanitation Section. 
3. Subject to the Standards and Specifications of the Department of Public Works, Drainage Section. 
4. Subject to the Standards and Specifications of the Department of Public Works, Transportation 

Section. 
5. That addresses and street names, as approved by the Department of Metropolitan Development, 

be affixed to the final plat prior to recording. 
6. That the Enforcement Covenant (Section 741-701, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording.  
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7. That the Site Distance Covenant (Section 741-702, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
8. That the Sanitary Sewer Covenant (Section 741-704, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
9. That the Storm Drainage Covenant (Section 741-703, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
10. That the plat restrictions and covenants, done in accordance with the rezoning commitments, be 

submitted prior to recording the final plat. 
11. That all the standards related to secondary plat approval listed in Sections 741-207 and 741-208 

of the Consolidated Zoning and Subdivision Ordinance be met prior to recording the final plat. 
12. That the plat shall be recorded within two (2) years after the date of conditional approval by the 

Hearing Examiner. 
 
 

PETITION OVERVIEW 
 

 
This 4.597-acre site, zoned D-P (FW) (FF), is primarily undeveloped.  It is surrounded by single-family 
dwellings to the north, across Walker Avenue, zoned D-5; single-family dwellings to the south and west, 
zoned D-4 (FW) (FF); and religious uses to the east, zoned SU-1 (FW) (FF). 
 
Petitions 2001-ZON-143 / 2001-DP-017 rezoned this site to the D-P district to provide for the construction 
of 13 two family dwellings at a density of 5.65 units per acre.  Petitions 2008-ZON-028 / 2008-DP-001; 
requested rezoning to the DP (FW) (FF) classification to provide for the construction of 43 attached 
dwelling units at a density of 9.35 units per acre, but no final approval documents are in the file. 
 
REZONING 
 
The request would rezone the site to the D-5II district to provide for residential uses.  “The D-5II district 
is intended for small-lot housing formats, primarily for small, detached houses, but also including a mix 
of small-scale multi-unit building types. This district can be used for new, walkable suburban 
neighborhoods or for infill situations in established urban areas, including both low density and medium 
density residential recommendations of the Comprehensive Plan, and the Suburban Neighborhood or 
Traditional Neighborhood Typologies of the Land Use Pattern Book.” 
 
“To advance the Livability Principles of this Code, the D-5, D-5II, D-8, D9 and D-10 districts implement 
walkable, compact neighborhoods within a well-connected street network and block structure, using slow 
neighborhood streets, walkable connectors, and multi-mode thoroughfares.  Access to parks and 
recreation, transit and neighborhood services within walking distance is important. Street trees, 
landscape and trees along private frontages, and an active amenity zone create comfortable walking 
environment and add appeal to neighborhoods.  These districts require urban public and community 
facilities and services to be available.  These districts may be used in combination to supply critical mass 
of residents to support nearby commercial and transit investments.” 
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The purpose of the Walkable Neighborhood design standards and objectives is to advance the Livability 
Principles of this code, and to promote walkable neighborhoods.  Any exceptions to the standards in the 
Ordinance, or discretionary review processes related to a specific application, shall be judged against 
these design objectives, in addition to any other criteria in this code for the application.  
 
The Comprehensive Plan recommends suburban neighborhood typology for the site. 
 
Recommended land uses in this typology include detached housing; attached housing; multi-family 
housing; assisted living facilities/nursing home; group homes; bed and breakfast; small-scale offices, 
retailing, and personal or professional services; small- and large- scale schools, places of worship, 
neighborhood serving institutions / infrastructure, and other places of assembly; small-scale parks; and 
community farms / gardens. 
 
As proposed, this request would be consistent with and align with the Plan recommendation of suburban 
neighborhood. 
 
Floodway / Floodway Fringe – Bean Creek 
 
This site has a secondary zoning classification of a Floodway (FW) and Floodway Fringe (FF).  The 
Floodway (FW) is the channel of a river or stream and those portions of the floodplains adjoin the 
channels which are reasonably required to efficiently carry and discharge the peak flood flow of the base 
flood of any river or stream.  The Floodway Fringe (FF) is the portion of the regulatory floodplain that is 
not required to convey the 100-year frequency flood peak discharge and lies outside of the floodway. 

 
The purpose of the floodway district is to guide development in areas identified as a floodway.  The 
Indiana Department of Natural Resources (IDNR) exercises primary jurisdiction in the floodway district 
under the authority of IC 14-28-1. 

 
The designation of the FF District is to guide development in areas subject to potential flood damage, but 
outside the Floodway (FW) District.  Unless otherwise prohibited, all uses permitted in the primary zoning 
district (D-5II in this request) are permitted, subject to certain development standards of the Flood Control 
Secondary Zoning Districts Ordinance and all other applicable City Ordinances. 
 
PLAT 
 
This request would provide for approval of a Subdivision Plat, to be known as Replat of Lots 1-13 Walker 
Place Subdivision, dividing 4.597 acres into 26 lots. 
 
Site Plan 
 
Except for two lots developed with duplexes at the northwest corner of the site, this site is undeveloped.  
All of the lots would have frontage on Walker Place and gain access from this street. 
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The southern portion of the site is located within the floodway and floodway fringe and would remain 
undeveloped. 
 
Streets 
 
Walker Place is approximately a 425-foot street that terminates in a cul-de-sac.  No new street is 
proposed. 
 
Sidewalks  
 
Sidewalks would be required. 
 
Waivers 
 
Waiver of the open space requirement as required by Chapter 741, Article III, Section 10 B of the 
Consolidated Zoning and Subdivision Ordinance. 
 
Due to the history of this site and the approval of the previous rezoning and plat petitions, staff supports 
this waiver of open space because approval of these petitions occurred prior to the current subdivision 
standards.  It also appears that infrastructure may have been installed in preparation for development in 
accordance with the previously approved plat.  Furthermore, the configuration of the site limits the ability 
to comply with the current Ordinance. 
 
 
GENERAL INFORMATION 

 
Existing Zoning D-P (FW) (FF) 
Existing Land Use Undeveloped  
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   D-5 Single-family dwellings 
South:    D-4 (FW) FF) Single-family dwellings 

East:    SU-1 (FW) (FF) Religious uses 
West:    D-4 (FF) Single-family dwellings 

Thoroughfare Plan 
Walker Place  
 

Local Street 
 

Existing 50-foot right-of-way and 
proposed 48-foot right-of-way. 

Context Area Compact 
Floodway / Floodway 
Fringe Yes – Floodway / Floodway Fringe of Bean Creek 

Overlay No 
Wellfield Protection 
Area No 

Site Plan March 23, 2026 
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Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact March 23, 2026 – Subdivision Waiver 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Suburban Neighborhood typology.  The Suburban Neighborhood 
typology is predominantly made up of single-family housing but is interspersed with attached and 
multifamily housing where appropriate.  This typology should be supported by a variety of neighborhood-
serving businesses, institutions, and amenities.  Natural Corridors and natural features such as stream 
corridors, wetlands, and woodlands should be treated as focal points or organizing systems for 
development.  Streets should be well-connected, and amenities should be treated as landmarks that 
enhance navigability of the development.  This typology generally has a residential density of 1 to 5 
dwelling units per acre, but a higher density is recommended if the development is within a quarter mile 
of a frequent transit line, greenway, or park. 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
Conditions for All Land Use Types – Suburban Neighborhood Typology 
 

• All land use types except small-scale parks and community farms/gardens in this typology 
must have adequate municipal water and sanitary sewer.  

• All development should include sidewalks along the street frontage. 
• Hydrological patterns should be preserved wherever possible.  
• Curvilinear streets should be used with discretion and should maintain the same general 

direction.  
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut- 

throughs for longer blocks, are encouraged. 
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Conditions for All Housing 
 

• A mix of housing types is encouraged.  
• Developments of more than 30 housing units must have access to at least one arterial street 

of three or more continuous travel lanes between the intersections of two intersecting arterial 
streets.  

• Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of a 
school, playground, library, public greenway, or similar publicly accessible recreational or 
cultural amenity that is available at no cost to the user.  

• Should be oriented towards the street with a pedestrian connection from the front door(s) to 
the sidewalk. Driveways/parking areas do not qualify as a pedestrian connection.  

• Developments with densities higher than 5 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be incremental 
with higher density housing types located closer to frequent transit lines, greenways or 
parks.  

 
Attached Housing (defined as Duplexes, triplexes, quads, townhouses, row houses, stacked flats, and 
other, similar legally complete dwellings joined by common walls and typically with each unit on its own 
lot or part of a condominium)  

 
• Duplexes should be located on corner lots, with entrances located on different sides of the 

lot or otherwise interspersed with detached housing.  
• Duplexes should be architecturally harmonious with adjacent housing.  
• Townhomes should be organized around intersections of neighborhood collector streets, 

greenways, parks or public squares, or neighborhood-serving retail. 
 
Detached Housing (detached housing refers to detached single-family homes. While this type of housing 
may include a secondary dwelling unit (such as a mother-in-law suite or carriage house), the secondary 
dwelling unit is usually smaller than the primary home and the entire property is under a single 
ownership). 
 

• The house should extend beyond the front of the garage.  
• Lots should be no more than 1.5 times the size (larger or smaller) of adjacent/surrounding 

lots, except in cases where lots abut existing residential lots of one acre or more in size. In 
those cases, lots should be no smaller than 10,000 square feet and no larger than 1.5 times 
the size of the abutting lot. 

• Lots should be no more than 1.5 times the size (larger or smaller) of adjacent/surrounding 
lots, except in cases where lots abut existing residential lots of one acre or more in size. In 
those cases, lots should be no smaller than 10,000 square feet and no larger than 1.5 times 
the size of the abutting lot. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
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Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2008-ZON-028 / 2008-DP-001; 2504 – 2543 Walker Place, requested rezoning of 4.597 acres, from the 
DP (FW) (FF) District, to the DP (FW) (FF) classification to provide for the construction of 43 attached 
dwelling units at a density of 9.35 units per acre, pending.  
 
2001-PLT-088; 1701 Walker Avenue, requested subdivision approval of a 4.597 acres into 13 lots, 
approved.  
 
2001-ZON-143; 1701 Walker Avenue, requested a rezoning of 4.61 acres, being in the D-4 Dwelling 
District, to the D-P classification, to provide for the development 13 two-family dwellings at a density of 
5.65 units per acre, approved. 
 
VICINITY 
 
78-Z-12; 1731 Walker Avenue, (east of subject site), requested a rezoning of 7.95 acres, being in the 
D-4 Dwelling District to the SU-1 classification to provide for religious uses, approved. 
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EXHIBITS 
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View looking north along Walker Place 

 

 
View of site looking northeast 
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View of site looking southeast 

 

 
View of site looking southeast 
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View of site looking south 

 

 
View of site looking southwest 
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View of site looking northwest 

 

 
View of site looking northwest 
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View of site looking west at new development 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CAP-818 / 2026-CVR-818 
Property Address:  1440 East County Line Road 
Location: Perry Township, Council District #23 

Petitioner: Community Health Network Inc., and Community Health Network 
Foundation, by Timothy Button 

Current Zoning: HD-2 

Request: 

 
Hospital District Two Approval to provide for a sign program for a medical 
facility.  
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a canopy sign that would exceed the 
maximum width of the canopy (signs limited to 45% of the width of the canopy) 
and for a pylon sign that would exceed 15 feet in height (maximum height of 
15 feet permitted). 

Current Land Use: Hospital Campus 
Staff 
Recommendations: Approval of the approval and variance requests. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing on these petitions. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the Hospital District Two approval to provide for a Sign program, subject 
to substantial compliance with all related documents file dated March 23, 2026. 

Staff recommends approval of the variance of development standards. 
 

PETITION OVERVIEW 
 

 
This 33.588-acre site, zoned HD-2 is comprised of two parcels, developed with a healthcare facility.  It is 
surrounded by multi-family dwellings to the north, zoned D-P; single-family dwellings to the south, across 
East County Line Road (Johnson County); a hospital campus to the east, across Healthcare Drive, zoned 
HD-1; and parking lots and land under development to the west, zoned HD-2. 
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HOSPITAL DISTRICT TWO APPROVAL 
 
This request would provide for Hospital District Two Approval to provide a Sign Program. 
 
Land in the development plan districts is subject to the following site and development requirements. In 
review of the proposed Site and Development Plan, the Commission must assess whether the Site and 
Development Plan, proposed use, buildings, and structures must: 

 
a. Be so designed as to create a superior land development plan, in conformity with the 

Comprehensive Plan; 
b. Create and maintain a desirable, efficient and economical use of land with high functional and 

aesthetic value, attractiveness and compatibility of land uses, within the development plan 
district and with adjacent uses; 

c. Provide sufficient and adequate multi-modal access, such as parking and loading areas, transit 
provisions, and bicycle facilities; 

d. Integrate a multi-modal transportation network using active and passive traffic control with the 
existing and planned public streets and interior roads; 

e. Provide adequately for sanitation, drainage and public utilities in a sustainable, low-impact 
manner; 

f. Allocate adequate sites for all uses proposed - the design, character, grade, location and 
orientation thereof to be appropriate for the uses proposed, logically related to existing and 
proposed topographical and other conditions, and consistent with the Comprehensive Plan; 
and 

g. Provide pedestrian accessibility and connectivity, which may be paths, trails, sidewalks, or 
combination thereof. Pedestrian accessibility to available public transit must be provided. 
Sidewalks along eligible public streets consisting of the walkway and any curb ramps or 
blended transitions must be provided. If sidewalks are required to be installed, the 
Administrator or the Commission must be guided by the provisions of Section 744-304 for the 
installation of sidewalks. 

 
“The Commission may consider and act upon any such proposed use and Site and Development Plan, 
approve the same in whole or in part, and impose additional development standards, requirements, 
conditions, or commitments thereon at any public hearing of the Commission.  The Commission must, 
also make written findings concerning any decision to approve or disapprove a Site and Development 
Plan.” 
 
This request would allow for a Sign Program for the medical facility (Cancer Center) that is undergoing 
expansion of the building and services. 
 
As proposed, the Sign Program would provide identification of the facility, navigation throughout the site 
and general wayfinding for patients.  Staff also believes the proposed signage would be integrated and 
compatible with the existing signs within this hospital campus. 
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Floodway / Floodway Fringe 
 
This site has a secondary zoning classification of a Floodway (FW) and Floodway Fringe (FF).  The 
Floodway (FW) is the channel of a river or stream and those portions of the floodplains adjoin the 
channels which are reasonably required to efficiently carry and discharge the peak flood flow of the 
base flood of any river or stream.  The Floodway Fringe (FF) is the portion of the regulatory floodplain 
that is not required to convey the 100-year frequency flood peak discharge and lies outside of the 
floodway. 

 
The purpose of the floodway district is to guide development in areas identified as a floodway.  The 
Indiana Department of Natural Resources (IDNR) exercises primary jurisdiction in the floodway district 
under the authority of IC 14-28-1. 

 
The designation of the FF District is to guide development in areas subject to potential flood damage, but 
outside the Floodway (FW) District.  Unless otherwise prohibited, all uses permitted in the primary zoning 
district (HD-2 in this request) are permitted, subject to certain development standards of the Flood Control 
Secondary Zoning Districts Ordinance and all other applicable City Ordinances. 
 
This site is located within the unregulated 500-year floodplain of Fountain Creek throughout the site. 
 
VARIANCE OF DEVELOPMENT STANDARDS 
 
This request would provide signs that would exceed the width of a canopy sign and height of a pylon 
sign.  The Ordinance limits signage to 45% of the width of the canopy and limits the height of a pylon 
sign to 15 feet. 
 
Because the proposed signs would be located internally to the campus, the impact would be minimal on 
surrounding land uses.  Additionally, larger signs would provide the appropriate identification for those 
traveling to the facility for medical services and who may be unfamiliar with the large campus and its 
location. 
 
 
 

GENERAL INFORMATION 

 
Existing Zoning HD-2 (FF) 
Existing Land Use Healthcare Facility / parking lots 
Comprehensive Plan Regional Special Use 
Surrounding Context Zoning Land Use 

North:   D-P Multi-family dwellings 
South:    N/A (Johnson County Single-family dwelling 

East:    HD-1 (FF) Hospital Campus 
West:    HD-2 (FF) Parking lots / undeveloped land 
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Thoroughfare Plan 

East County Line Road 
 

Primary Arterial 
 Existing 90-foot right-of-way  

Context Area Metro 
Floodway / Floodway 
Fringe Yes – unregulated 500-year floodplain of Fountain Creek 

Overlay No 
Wellfield Protection 
Area No 

Site Plan March 23, 2026 
Site Plan (Amended) N/A 
Elevations March 23, 2026 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact March 23, 2026 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Regional Special Use, which is a non-typology land use.  These 
stand-alone land uses are mapped outside of the typology system due to their scale or the nature of 
their use.   
 
“This category provides for public, semi-public and private land uses that serve a specific institutional 
purpose for a significant portion of the county. Examples are large-scale, generally stable institutional 
uses such as cemeteries, hospitals, universities, high schools, government complexes, large museums, 
the Indiana State Fairgrounds, and the Indianapolis Motor Speedway. 
 
Long Range Planning staff should provide guidance regarding any property use changes in this typology. 
Partial property changes should remain thematically or economically supportive of the special use while 
also being contextually sensitive to adjacent existing development and land use plans. Redevelopment, 
use changes, or other significant changes to the entire property must be informed by a planning study 
conducted by Department of Metropolitan Development to determine Land Use Plan recommendations.” 
 

Pattern Book / Land Use Plan 
 

Not Applicable to the Site. 
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Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2025-APP-002; 1550 East County Line Road and 8615 Shelby Street, requested Hospital District One 
and Hospital District Two Approval to provide for a proposed driveway from Shelby Street and new 
lighting, approved. 

2024-APP-003; 1550 County Line Road and 8615 Shelby Street, requested Hospital District Two 
Approval to provide for a 58,576-square-foot expansion of the existing Cancer Center and additional 
parking, approved.  

2019-APP-001; 1550 East County Line Road, requested Hospital District Two Approval to provide for 
building additions and accessory site modifications to an existing cancer center, approved.  

2018-APP-019; 1402, 1502 and 1550 East County Line Road, requested Hospital District One Approval 
to provide for a 7,000-square foot addition to the main hospital, with modifications to the adjoining parking 
lot and pedestrian areas, approved.  

2017-APP-020; 1550 (1440 – building) East County Line Road requested Hospital District-Two 
Approval to provide for a wall sign, approved.  

2014-APP-002 / 2014-VAR-002, 1550 (1440-building) East County Line Road requested Hospital 
District Two approval for three freestanding signs and a four wall signs and a variance of development 
standards of the Sign Regulations to provide for a 4.5-foot-tall sign within 170 feet of a protected district 
and two freestanding signs exceeding the permitted height and square footage, approved and granted.  

2012-APP-016; 1350 East County Line Road, requested HD-2 approval to provide for the construction 
of a 57,500-square foot medical office building, approved. 
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EXHIBITS 
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View of site looking east 

 

 
View of site looking northeast 
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View of site looking east 

 

 
View of site looking northeast 
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View of site looking east 

 

 
View of site looking northwest 
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View of site looking northwest 

 

 
View of site looking west towards Shelby Street entrance 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-MOD-001 
Property Address:  7536 South Emerson Avenue 
Location: Perry Township, Council District #24 
Petitioner: HSL Emerson, LLC, by Joseph D. Calderon 
Current Zoning: D-P 

Request: 

Modification of the site plan and Development Statement related to 2023-
ZON-050 to remove age restriction of head of household (head of household 
being at least 55 years of age); allow multi-family units within five buildings 
(multi-family units limited to a single building); remove all references to Lot A; 
provide for a clubhouse and pool as a permitted accessory use; reduce 
accessory use setback along southern property line to 10 feet (accessory use 
setback along southern property line required 20 feet); provide for no less 
than 200 parking spaces (no less than 130 parking spaces allowed); provide 
for required bicycle parking spaces; and amend site plan in accordance with 
the amended Development Statement. 

Current Land Use: Undeveloped. 
Staff 
Recommendations: Approval; 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged the automatic continuance filed by a registered neighborhood 
organization that continued this petition from the March 26, 2026 hearing, to the April 23, 2026 hearing. 
 
The Hearing Examiner continued this petition from the April 23, 2026 hearing, to the May 28, 2026 
hearing, at the request of the petitioner’s representative. 
 

STAFF RECOMMENDATION 
 

 
Approval. 
 

PETITION OVERVIEW 
 

 
This 5.67-acre site, zoned D-P, is developed with parking lots and accessory buildings associated with 
the religious uses to the south.  It is surrounded by multi-family dwellings to the north, zoned D-6; religious 
uses to the south, zoned SU-1; the right-of-way of South Emerson Avenue to the east, zoned C-S; and 
open space and parking lots to the west, zoned D-6II. 
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MODIFICATION 
 
The request would modify site plan and Development Statement related to 2023-ZON-050.  See 
Exhibit A. 
 
The site plan would be modified to provide for development of the site for 132 multi-family units within 
five buildings, rather than one building with 135 units.  See Exhibit B. 
 
Setbacks along the southern property line would be reduced from 20 feet to 10 feet. 
 
Parking spaces would be increased from no less than to 130 parking spaces to no less than 200 parking 
spaces, with the required bicycle parking spaces. 
 
The amenities for this development would include a clubhouse and pool, in addition to games courts, 
playgrounds, community garden, pathways, sidewalks, benches and open space.  The previous 
Development Statement included active / passive recreation space and a community room with a 
kitchenette. 
 
The 2023 Development Statement required that the head of the household be at least 55 years of age.   
The use, as it relates to a multi-family development, would remove the age restriction of head of 
household.   
 
Finally, all references to Lot A would be removed from the 2023 Development Statement 
 
Planning Analysis 
 
The proposed modification request would continue to be consistent with the Comprehensive Plan 
recommendation of Suburban Neighborhood.  Additionally, development would be compatible with 
surrounding development that consists of single-family dwellings and multi-family dwellings.  It should 
also be noted that the abutting site to the west is zoned D-6II, which would anticipate multi-family 
development. 
 
Furthermore, nearby commercial development to the north would provide for convenient services for the 
proposed residential uses. 
 
Staff would note that infrastructure improvements, including sidewalks and additional drive lanes, along 
this portion of the South Emerson Avenue have been completed.  Additionally, the development should 
provide for internal sidewalks that would connect to those located within the public rights-of-way to 
provide for safe pedestrian access and connections. 
 
Staff would also note that IndyGo, Route #16, would provide transit service to this development via the 
route along South Emerson Avenue and a bus stop south of this development.  
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GENERAL INFORMATION 

 
Existing Zoning D-P 
Existing Land Use Accessory buildings and parking lot 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   D-6 Multi-family development 
South:    SU-1 Religious uses 

East:    C-S South Emerson Avenue right-of-way 
West:    D-6II Open space / parking lots 

Thoroughfare Plan 

McFarland Boulevard 
 
 

South Emerson Avenue 

Local Street 
 
 
Primary arterial 

Existing 68-foot right-of-way and 
proposed 50-foot right-of-way. 
 
Existing 168-foot right-of-way and 
proposed 119-foot right-of-way. 
 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan February 6, 2026 
Site Plan (Amended) N/A 
Elevations February 6, 2026 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement February 6, 2026 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Suburban Neighborhood.  “The Suburban Neighborhood 
typology is predominantly made up of single-family housing but is interspersed with attached and 
multifamily housing where appropriate.  This typology should be supported by a variety of neighborhood-
serving businesses, institutions, and amenities.  Natural Corridors and natural features such as stream 
corridors, wetlands, and woodlands should be treated as focal points or organizing systems for 
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development.  Streets should be well connected, and amenities should be treated as landmarks that 
enhance navigability of the development.  This typology generally has a residential density of 1 to 5 
dwelling units per acre, but a higher density is recommended if the development is within a quarter mile 
of a frequent transit line, greenway, or park.” 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 

 
Conditions for All Land Use Types  

 
▪ All land use types except small-scale parks and community farms/gardens in this typology must 
have adequate municipal water and sanitary sewer.  
▪ All development should include sidewalks along the street frontage.  
▪ Hydrological patterns should be preserved wherever possible.  
▪ Curvilinear streets should be used with discretion and should maintain the same general 
direction.  
▪ In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-throughs 
for longer blocks, are encouraged.  

 
Conditions for All Housing  
 

▪ A mix of housing types is encouraged.  
▪ Developments of more than 30 housing units must have access to at least one arterial street of 
three or more continuous travel lanes between the intersections of two intersecting arterial streets.  

 ▪ Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of a 
school, playground, library, public greenway, or similar publicly accessible recreational or cultural 
amenity that is available at no cost to the user. 
▪ Should be oriented towards the street with a pedestrian connection from the front door(s) to the 
sidewalk. Driveways/parking areas do not qualify as a pedestrian connection.  

 ▪ Developments with densities higher than five dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be incremental with 
higher density housing types located closer to frequent transit lines, greenways or parks. 
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Multi-family Housing  

 
▪ Should be located along arterial or collector streets, parks, or greenways.  

 ▪ Parking should be either behind or interior to the development.  
 ▪ Individual building height, massing, and footprint should gradually transition from adjacent 

developments.  Specifically, buildings located adjacent to existing residential developments 
should be no more than one and a half times the height and no more than twice the average 
footprint of the existing adjacent residential buildings. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2023-ZON-050; 7525 McFarland Boulevard, requested rezoning of 6.43 acres from the SU-1 district to 
the D-P classification to provide for a senior independent living facility, approved. 
 
2021-ZON-146; 7525 McFarland Boulevard, requested rezoning of 13.614 acres from the SU-1 district 
to the D-P classification to provide for a senior independent living facility and multifamily housing, denied. 
 
90-Z-201; 7610 South Emerson, requested rezoning of 27.92 acres, being in the D-6 and C-1 Districts, 
to the SI-1 classification to provide for the development of a church, approved. 
 
VICINITY 
 
2025-ZON-047; 7525 McFarland Boulevard (west of site), requested rezoning of 7.46 acres from the 
SU-1 district to the D-6II district to provide for a multi-family residential development, approved. 
 
88-Z-217; 7451 McFarland Boulevard (north of site), requested rezoning of 1.413 acre, being in the 
D-3 District, to the D-6 classification to provide for residential development, approved. 
 
88-Z-216; 7439 McFarland Boulevard, (north of site), requested rezoning of 1.24 acres, being in the 
D-3 District, to the D-7 classification to provide for residential development, approved. 
 
88-Z-7; 7702 South Emerson Avenue (south of site), requested rezoning of 20 acres, being in the A-
2 District, to the C-1 classification to provide for kindergarten, day nursery, nursing and convalescent 
home uses, approved. 
 
88-Z-6; 5002 East Stop Eleven Road (south of site), requested rezoning of 11.64 acres, being in the 
A-2 District, to the C-2 classification to provide for neighborhood retail development, approved. 
 
88-Z-5; 4601 East Southport Road (north of site), requested rezoning of 51.89 acres, being in the A-
2 District, to the D-7 classification to provide for multi-family residential development, approved. 
 
88-Z-4; 7502 South Emerson Avenue (south of site), requested rezoning of 21.53 acres, being in the 
A-2 District, to the D-6 classification to provide for multi-family residential development, approved. 
 
88-Z-3; 4802 Stop Eleven Road (west of site), requested rezoning of 174.73 acres, being in the A-2 
District, to the D-3 classification to provide for single-family residential development, approved. 
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EXHIBITS 
 

 
 

AERIAL 
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EXHIBIT A - 2023 DEVELOPMENT STATEMENT 
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EXHIBIT B – 2026 AMENDED DEVELOPMENT STATEMENT 
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View looking south along Mc Farland Boulevard 

 

 
View looking north along Mc Farland Boulevard 
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View of site looking north 

 

 
View of site looking north 
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View of site looking north 

 

 
View of site looking northwest 
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View of site looking west 

 

 
View of site looking west 
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View of site looking west 

 

 
View of site looking south 
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View looking northeast at proposed location of retention pond 

 

 
View of site looking east at approximate location of proposed building 
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View of sidewalk looking east at approximate location of proposed building 

 

 
View of site looking east at approximate location of proposed building 
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View of site looking southeast at adjacent church 
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METROPOLITAN DEVELOPMENT COMMISSION     May 28, 2026 
HEARING EXAMINER 

 

Case Number: 2026-ZON-016 / 2026-VAR-005 

Address: 3030 Southeastern Avenue (Approximate Address) 

Location: Center Township, Council District #18 

Petitioner: JO & CE Real Estate LLC, by Dylan Seesman  

Request: Rezoning of 0.34-acre from D-5 (FF) to MU-2 (FF), for an existing 

building to be renovated for commercial retail uses and up to six 

dwelling units on the second floor. 

Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a zero-foot front transitional yard 

from English Avenue (12-foot front transitional yard required), a zero-

foot west transitional side yard (15-foot side transitional yard 

required), with vehicle maneuvering of three parking spaces within the 

right-of-way of Southeastern Avenue (not permitted). 

 

Current Land Use:        Mixed Use 

Staff Recommendations:     Staff recommends approval of the Rezoning request. 

Staff recommends approval of the Variance request to provide for a zero-

foot front transitional yard from English Avenue, and a zero-foot west 

transitional side yard.  

Staff recommends denial of the Variance request to provide vehicle 

maneuvering of three parking spaces within the right-of-way of 

Southeastern Avenue. 

Staff Reviewer:        Robert Uhlenhake, Senior Planner 

 
 

PETITION HISTORY 
 
 

Petition 2026-ZON-016 was previously continued for cause by Staff, to the May 26, 2026, hearing, in 
order for it to be heard together with associated petition 2026-VAR-005. 

 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the Rezoning request. 

Staff recommends approval of the Variance request to provide for a zero-foot front transitional yard 

from English Avenue, and a zero-foot west transitional side yard.  
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Staff recommends denial of the Variance request to provide vehicle maneuvering of three parking 

spaces within the right-of-way of Southeastern Avenue. 

 

PETITION OVERVIEW 
 

 
LAND USE 
 
The 0.34-acre site is comprised of a parcel developed with a mixed-use building, and parking area. The 
site is adjacent to commercial uses zoned C-3 and D-5, and single-family dwellings zoned D-5.    
 
REZONING 
 
The request would rezone the property to the MU-2 district to allow for the redevelopment of a combined 
mix of commercial and residential uses that are not permitted in the existing D-5 district.  
 
The D-5 district is intended for medium and large-lot housing formats, primarily for detached houses, 
but may incorporate small-scale multi-unit building types in strategic locations. This district can be used 
for new, walkable suburban neighborhoods or for infill situation in established urban areas, including 
both low density and medium density residential recommendations of the Comprehensive Plan, and the 
Suburban Neighborhood and Traditional Neighborhood Typologies of the Land Use Pattern Book 
 
The MU-2 District is intended to meet the daily needs for surrounding neighborhoods and include small 
social spaces that serve as neighborhood gathering places. The district includes primarily 
neighborhood-serving businesses and institutions, including a wide range of small-scale retail and 
service uses that typically do not draw customers from beyond the adjacent neighborhoods, and 
employment, institutional and residential uses that complement the compact, walkable development 
pattern. The MU-2 District is implemented as a small node or on busy corridors in the Traditional 
Neighborhood or City Neighborhood Typologies of the Land Use Pattern Book, or as a Village Mixed 
Use Typology. The typical size of a district is from 2 to 20 acres (1 to 4 blocks) but depends on the 
context and what integrates best into surrounding neighborhoods and complimentary zoning districts. 
 
VARIANCE OF DEVELOPMENT STANDARDS 
 

The request would allow for a zero-foot front transitional yard from English Avenue, a zero-foot west 
transitional side yard, and vehicle maneuvering of three parking spaces within the right-of-way of 
Southeastern Avenue. 
 
STAFF ANALYSIS 
 

The request would rezone the property to the MU-2 district to allow for the redevelopment of a combined 
mix of commercial and residential uses. 
 
Staff is supportive of the rezoning because it would remove a legacy D-5 zoning that is not compatible 
with the existing commercial uses and would allow for the redevelopment of the existing building that is 
compatible with the surrounding area and would align with the Village Mixed Use recommendation of the 
Comprehensive Plan. 
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Staff is supportive of the variance request for the zero-foot west side transitional yard setback, as it is 
adjacent to a commercial use that is zoned D-5 and permitted by Variance. Therefore, a zero-foot side 
setback would be appropriate between two commercial uses.  
 
Staff is supportive of the variance request for the zero-foot front transitional yard from English Avenue, 
as the building would be setback approximately 60 feet from the parcel line.  English Avenue would 
provide additional separation from the single-family dwellings on the north side of the street from the 
subject site. 
 
Staff does recommend denial of the request to allow vehicle maneuvering of three parking spaces within 
the right-of-way of Southeastern Avenue.  Southeastern Avenue was recently improved and is a 
secondary arterial between downtown and the newly opened Justic Center.  Allowing vehicles to back 
out into this busy throughfare would be inappropriate.  Staff recommends the curb cut be removed, and 
an off-site parking arrangement be made to provide for the three displaced parking spaces along the 
south of the building.  
  
GENERAL INFORMATION 

Existing Zoning D-5 

Existing Land Use Mixed-use building 

Comprehensive Plan Village Mixed Use 

Overlay N/A  

Surrounding Context Zoning Surrounding Context 
North:   D-5 Single-family dwellings 

South:    C-4 Commercial restaurant 

East:    C-4 Undeveloped 

West:    D-5 Commercial use 

Thoroughfare Plan 

Southeastern Avenue Secondary Arterial 
70-foot existing right-of-way and 78-foot 
proposed right-of-way. 

Context Area Compact 

Floodway / Floodway Fringe 100-year flood plain 

Wellfield Protection Area N/A 

Site Plan  April 6, 2026 

Elevations N/A 

Landscape Plan N/A 

Commitments N/A 

Findings of Fact April 6, 2026 

C-S / D-P Statement N/A  
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Marion County Land Use Plan Pattern Book recommends the Village Mixed-Use typology that 
creates neighborhood gathering places with a wide range of small businesses, housing types, and 
public facilities. This typology is intended to strengthen existing, historically small-town centers as well 
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as to promote new neighborhood centers. Businesses found in this typology serve adjacent 
neighborhoods, rather than the wider community. This typology is compact and walkable, with parking 
at the rear of buildings. Buildings are one to four stories in height and have entrances and large 
windows facing the street. Pedestrian-scale amenities such as lighting, landscaping, and sidewalk 
furniture also contributes to a walkable environment in this typology. Uses may be mixed vertically in 
the same building or horizontally along a corridor. Public spaces in this typology are small and intimate, 
such as pocket parks and sidewalk cafes.  This typology has a residential density of 6 to 25 dwelling 
units per acre. 
 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 

Pattern Book (2019) and the land use map. The Pattern Book provides a land use classification 

system that guides the orderly development of the county and protects the character of 

neighborhoods while also being flexible and adaptable to allow neighborhoods to grow and change 

over time. 

 
The Pattern Book serves as a policy guide as development occurs. Below are the relevant 

policies related to this request: 

Conditions for All Land Use Types – Village Mixed Use Typology 
 

• All land use types except small-scale parks and community farms/gardens in this typology 
must have adequate municipal water and sanitary sewer. 

• All development should include sidewalks along the street frontage. 

• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged. 

• Where possible, contributing historic buildings should be preserved or incorporated into new 
development. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 
Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

Not Applicable to the Site.  
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ZONING HISTORY 
 

 
 
2017-UV3-017; 3009 English Avenue (west of site), requested a Variance of Use and Development 
Standards to provide for a tire shop, and a zero-foot north front yard, without landscaping, and a zero-
foot south front yard, with deficient landscaping, and to provide for four parking spaces, with insufficient 
maneuvering, within the front yard setback, granted 
 

2015-ZON-069; 2815 English Avenue (west of site), requested the Rezoning of 4.18 acres, 
from the D-5 and C-4 districts to the D-10 classification to provide for multi-family uses, 
approved. 
 
99-Z-160; 3009 English Avenue (subject site), requested the Rezoning of 0.23 acre from D-
5 to C-3 to conform to the recommendation of the Southeastside Neighborhood Plan, 
approved. 
 
87-UV2-18; 3025 English Avenue (west of site), requested a Variance of Use of the Dwelling 
Districts Zoning Ordinance to provide for a machine shop, granted. 
 
RU      
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EXHIBITS 
 

 
 

LOCATION MAP 
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SITE PLAN 
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FINDINGS OF FACT 
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PHOTOS 

 

 

 
Subject site, looking South from English Avenue. 

 

 
Subject site looking north from Southeastern Avenue. 
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Adjacent commercial use to the west of subject site, zoned D-5, looking south. 

 

 
Adjacent commercial use to the south. 
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Adjacent residential property on English to the north. 
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METROPOLITAN DEVELOPMENT COMMISSION     May 28, 2026 
HEARING EXAMINER 

 

Case Number: 2026-ZON-023 

Address: 5436 Brookville Road (Approximate Address) 

Location: Warren Township, Council District #14 

Petitioner: Brew Brothers Inc, by Baldeep Baidwan 

Request: Rezoning of 1.6 acres from the C-3 district to the I-2 district to provide 

for light industrial uses, including warehousing and distribution.   

Staff Recommendations:    Denial 

Current Land Use:       Undeveloped 

Staff Reviewer:       Robert Uhlenhake, Senior Planner 
 

 
 

PETITION HISTORY 
 
 

This petition was previously automatically continued by a registered Neighborhood Organization, from 
the April 23, 2026, hearing to the May 28, 2026.  

 
 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request. 

 

PETITION OVERVIEW 
 

 

LAND USE 
 

The 1.6-acre subject site is an undeveloped parcel. 
 

REZONING 
 

The request would rezone the property to the I-2 district to allow for light industrial uses including 
warehousing that are not permitted in the existing C-3 district.  
 
The C-3 (Neighborhood Commercial) zoning district is for the development of an extensive range of retail 
sales and personal, professional and business services required to meet the demands of a fully 
developed residential neighborhood, regardless of its size. Examples of such types of use include 
neighborhood shopping centers, sales of retail convenience or durable goods, shopping establishments, 
retail, and personal and professional service establishments. 
 
The I-2 district is for those industries that present minimal risk and typically do not create objectionable 
characteristics (such as dirt, noise, glare, heat, odor, etc.) that extend beyond the lot lines. Outdoor 
operations and storage are completely screened if adjacent to protected districts and are limited 
throughout the district to a percentage of the total operation. Whenever possible, this district is located 
between a protected district and a heavier industrial area to serve as a buffer. 
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STAFF ANALYSIS 
 

Although the Comprehensive Plan recommendation is for light industrial uses, Staff feels that this 
recommendation is outdated and a remnant from other heavy commercial uses that are no longer in the 
area.  The Navistar Foundry was previously located across Brookville Road from the subject site and 
was appropriately zoned I-4. The subject site received its Comprehensive Plan light industrial 
recommendation at the time of the Foundry’s existence, to provide for a step down in intensity of uses. 
 
The Navistar Foundry was fully demolished and removed in 2018.  On its site, a large light industrial 
warehouse distribution center has been developed more recently, which would normally be permitted in 
the I-2 district.   Staff feels the proposed site should be a step down in use from this large warehouse 
distribution center and not an extension of its light industrial use across Brookville Road. Maintaining 
the C-3 zoning would provide for that step down from Industrial uses to Commercial uses.  
 

Staff acknowledges there are a fair number of other light industrial uses to the east and south of the 
subject site.  These sites have a greater separation from adjoining residential uses, than the subject 
site does. There are several single-family dwellings and a religious use adjacent to the west of the 
subject site. There are other parcels and dwellings to the north of the site as well.  
 
Staff is also concerned that the approval of this I-2 zoning would allow for industrial uses to continue to 
creep up Brookville Road further west and north into a larger residential area.  Keeping the C-3 zoning 
for this site would stop that industrial encroachment and act as a step down in intensity from those 
existing light industrial uses to the east and south.  
 

GENERAL INFORMATION 

Existing Zoning C-3 

Existing Land Use Undeveloped 

Comprehensive Plan Light Industrial 

Overlay N/A  

Surrounding Context Zoning Surrounding Context 
North:   D-5 Undeveloped / Single-family dwellings 

South:    I-4 Regional Warehouse Distribution 

East:    C-7 Automobile sales 

West:    C-3 / D-5 Single-family dwellings / Religious use 

Thoroughfare Plan 

Brookville Road Primary Collector 
77-foot existing right-of-way and 88-foot 
proposed right-of-way. 

Context Area Compact 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area N/A 

Site Plan  N/A 

Elevations N/A 

Landscape Plan N/A 

Commitments N/A 

Findings of Fact N/A 

C-S / D-P Statement N/A  
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Infill Housing Guidelines (2021) 

 
Pattern Book / Land Use Plan 

 

• Comprehensive Plan recommends Light Industrial development of the site.  

 

• The Light Industrial typology provides for industrial, production, distribution, and repair uses 

conducted within enclosed structures and unlikely to create emissions of light, odor, noise, or 

vibrations. This typology is characterized by freestanding buildings or groups of buildings, often 

within industrial parks. Typical uses include warehousing, self-storage, assembly of parts, 

laboratories, wholesaling, and printing. Industrial or truck traffic should be separated from 

local/residential traffic. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Not Applicable to the Site.  

 
 

Neighborhood / Area Specific Plan 
 

 

Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 
Not Applicable to the Site.  

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

Not Applicable to the Site.  
 
ZONING HISTORY 
 

 
2022-CZN-867; 5400 and 5430 Greenfield Avenue and 400 Burgess Avenue (north of site), 
Rezoning of 2.71 acres from the D-5 district to the D-7 district to provide for multi-family development, 
pending.  
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2022-CZN-840 / 2022-CVR-840; 5436 Brookville Road (subject site), Rezoning of 1.60 acres from the 
C-3 district to the C-S district to provide for a truck retail and repair facility with related parking and 
limited C-4 uses and Variance of development standards of the Consolidated Zoning and Subdivision 
Ordinance to provide for loading bays in the front yard, withdrawn.  
 
2008-UV2-017; 441 South Ritter Avenue (northeast of site), Variance of Use and Development 
Standards of the Industrial Zoning Ordinance to provide for a counseling center/meeting place for 
Alcoholics Anonymous in an existing 8,520-square foot building, legally establish the 8,520-square foot 
building with an eight-foot front setback, without landscaping in the required front yard along Ritter 
Avenue (landscaping required), and to legally establish a 1,392-square foot storage building with a 
zero-foot west side setback, Variance of Use of the Dwelling Districts Zoning Ordinance to provide for a 
paved, commercial drive aisle and a portion of a storage building (not permitted), granted.  
 
2006-UV1-025; 441 South Ritter Avenue (east of site), Variance of Use of the Commercial Zoning 
Ordinance and the Dwelling Districts Zoning Ordinance to provide for the expansion of an existing 
roofing contractor’s business permitted by variance petition 91-UV1-55, with the construction of a 
2,150-square foot building for use as a metal fabrication shop (not permitted) and a Variance of 
Development Standards of the Commercial Zoning Ordinance to provide for a three-foot landscape 
strip along South Ritter Avenue, granted.  
 
2006-ZON-022; 471 South Ritter Avenue (east of site), Rezoning of 0.5 acre, from the C-5 District to 
the C-S classification to provide for all C-4 uses, roofing contracting, catering, auto restoration, and 
sheet metal fabrication uses, withdrawn.  
 
2002-ZON-139; 5424 Brookville Road (southwest of site), Rezoning from the D-5 district to the C-5 
classification, denied.  
 
2002-ZON-134; 5536 Brookville Road (southeast of site), Rezone 0.78 acres, being in the C-1, C-5 
and D-5 Districts, to C-5 classification to provide for a truck repair facility and storage, approved. 
 
2000-ZON-043; 5402 Brookville Road (west of site), Rezoning from the D-5 district to the SU-1 
classification, approved. 
 
89-HOV-103; 5346 Brookville Road (southwest of site), Variance to provide for a pricing sign on the 
canopy within the required 70-foot setback from the street centerline in the C-3 district, granted.  
 
87-V1-29; 5436 Brookville Road (subject site), requested a Variance to provide for a gas station 
canopy with a 1.5-foot setback in the C-3 district, granted. 
 
RU  
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EXHIBITS 
 

 
 

LOCATION MAP 
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PHOTOS 

 

 

 
Subject site, looking north 

 

 
Single family dwelling and neighborhood commercial to the west of subject site, looking north. 
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Automobile sales use to the east of site, looking northeast. 

 

 
Light industrial warehouse distribution center to the south. 

 

208

Item 15.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CZN-816 / 2026-CVR-816 
Property Address:  4511 Allisonville Road 
Location: Washington Township, Council District #8 
Petitioner: Broad Ripple Construction, LLC, by Joseph D. Calderon 
Current Zoning: MU-1 (FF) (W-1) 

Request: 

Rezoning of 0.21-acre from MU-1 (FF) (W-1) to C-S (FF) (W-1) to provide 
for a contractor’s office, offices, light manufacturing, artisan manufacturing, 
research and development, consumer services and repair of consumer 
goods, vocational, technical, or industrial school, medical or dental offices, 
hair and body salon, financial and insurance offices, and a day care. 
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a reduction of the transparency 
requirement of the front façade between three feet and eight feet of the wall 
surface, within 50 feet of a primary entrance (minimum 40% transparency 
required), and to provide for a six-foot tall fence within the front yard 
(maximum height of 3.5 feet permitted). 

Current Land Use: Parking lot. 
Staff 
Recommendations: Denial of both requests. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner, on her own motion, continued these petitions from the May 14, 2026 hearing, to 
the May 28, 2026 hearing, to provide time for the petitioner’s representative to submit additional 
information related to the exterior building materials, fencing and proposed uses. 
 
On May 21, 2026, a rendering of the building was submitted.  No other information has been submitted 
and included in this report, but staff understands additional information would be submitted prior to the 
hearing.  Staff will provide comments as appropriate at the hearing. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends denial.  If approved, staff would request that approval be subject to the following 
commitments being reduced to writing on the Commission's Exhibit "B" form at least three days prior to 
the MDC hearing: 
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1. The site and improved areas within the site shall be maintained in a reasonably neat and orderly 

manner during and after development of the site with appropriate areas and containers / 
receptables provided for the proper disposal of trash and other waste. 

2. A 63-foot half right-of-way shall be dedicated along the frontage of Shelbyville Road, as per the 
request of the Department of Public Works (DPW), Engineering Division.  Additional easements 
shall not be granted to third parties within the area to be dedicated as public right-of-way prior to 
the acceptance of all grants of right-of-way by the DPW.  The right-of-way shall be granted within 
60 days of approval and prior to the issuance of an Improvement Location Permit (ILP). 

3. A landscape plan shall be submitted for Administrator Approval prior to the issuance of an 
Improvement Location Permit (ILP). 

 
 

PETITION OVERVIEW 
 

 
This 0.26-acre site, zoned MU-2 (FF) (W-1), is developed with a parking lot.  It is surrounded by a 
commercial office to the north, zoned MU-1 (W-1); a commercial office to the south, zoned C-S (FF) (W-
1); a commercial office to the east, zoned C-S (FF) (W-1); and single- and multi-family dwellings to the 
west, across Allisonville Road, zoned D-7 (W-1). 
 
REZONING 
 
The request would rezone the site to the C-S district to provide for a commercial contractor.  “The C-S 
District is designed to permit, within a single zoning district, multi-use commercial complexes or land use 
combinations of commercial and noncommercial uses, or single-use commercial projects.  The primary 
objective of this district is to encourage development which achieves a high degree of excellence in 
planning, design or function, and can be intermixed, grouped or otherwise uniquely located with maximum 
cohesiveness and compatibility. The district provides flexibility and procedural economy by permitting the 
broadest range of land use choices within a single district, while maintaining adequate land use controls.  
The C-S District can include high-rise or low-rise developments, can be applied to large or small land 
areas appropriately located throughout the metropolitan area, and can be useful in areas of urban 
renewal or redevelopment.” 
 
The Comprehensive Plan recommends office commercial typology for the site. 
 
Recommended land uses in the office commercial typology include large-scale offices, small-scale 
offices, retailing, and personal or professional services; small-scale schools, places of worship, 
neighborhood serving institutions / infrastructure, and other places of assembly; and small-scale parks. 
 
As proposed, this request would not be consistent with the Comprehensive Plan recommendation.   
 
Site Plan – March 23, 2026 
 
The site plan and elevations depict a 2,400-square-foot building.  Except for the front façade, the building 
would have solid walls without any openings.  Five parking spaces would be provided between the 
building and Allisonville Road.  Sidewalks would be required but not are not shown on the site plan. 
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C-S Statement - March 23, 2026 
 
The C-S Statement identifies eleven primary uses and nine accessory uses that would be permitted on 
this site. 
 
Development of the site, including landscaping, would be consistent with the provisions of the C-S district 
and the Ordinance.  Because the landscaping plan has not been fully developed, it would be submitted 
for Administrator Approval. 
 
The sign program would be either a monument or ground sign, wall signs and signs that would be 
permitted in accordance with the Sign Regulations. 
 
The Statement indicates that the site plan would generally be developed in accordance with the 
conceptual site plan. 
 
Wellfield Protection Secondary Zoning 
 
A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 
wells that are the source of our drinking water.  This secondary zoning district places closer scrutiny on 
uses and activities that might contaminate the underground drinking water supply. 
 
There are two wellfield district designations.  An area identified as W-1 is a one-year time-of-travel 
protection area.  The W-5 is a five-year time-of-travel protection area.  All development within these 
districts is subject to Commission approval.  The filing of a site and development plan is required and 
subject to approval, on behalf of the Commission, by a Technically Qualified Person (TQP), unless 
exempted by the Ordinance. 

 
“Because of the risk that hazardous materials or objectionable substances pose to groundwater quality, 
it is recognized that the further regulation of the manufacturing of, handling, transfer, disposal, use or 
storage of hazardous materials or objectionable substances related to nonresidential use activities is 
essential in order to preserve public health and economic vitality with Marion County.” 
 
All uses permitted in the applicable primary zoning district shall be those uses permitted in the W-1 and 
W-5 zoning districts, unless otherwise prohibited by the Ordinance, and provided no other secondary 
zoning district prohibits the use. 
 
“No building, structure, premises or part thereof shall be altered, constructed, converted, erected, 
enlarged, extended, modified, or relocated except in conformity with this Section, and not until the 
proposed Site and Development Plan has been filed with and approved on behalf of the Commission by 
the Technically Qualified Person (TQP). Regulations found in Chapter 742, Article II, Section 4 shall apply 
to all land within the Wellfield Protection Zoning Districts. The entire site shall be subject to review by the 
TQP.  These regulations shall be in addition to all other primary and secondary zoning district regulations 
applicable to such land, and in case of conflict, the more restrictive regulations shall apply.” 
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The subject site is located within the W-1 Fall Creek wellfield protection area and any use or development 
within a wellfield protection district would be subject to the Technically Qualified Person (TQP) review 
and approval, unless and until the property owner provides sufficient justification that the type of use, 
type of facility, and chemical quantity limits, independent of the land use would be exempt from the 
requirements for filing a development plan. Otherwise, a development plan would be required to be filed 
and approved on behalf of the Metropolitan Development Commission by the (TQP).  Contaminants that 
would have an adverse effect would include chemicals that are used in the home, business, industry, and 
agriculture.  Chemicals such as furniture strippers, lawn and garden chemicals, cleaning chemical and 
solvents, gasoline, oil, and road salt can all contaminate groundwater supplies if poured on the ground 
or improperly used or stored. 
 
Department of Public Works 
 
The Department of Public Works, Traffic Engineering Section, has requested the dedication and 
conveyance of a 63-foot half right-of-way along Allisonvillle Road.  This dedication would also be 
consistent with the Marion County Thoroughfare Plan. 
 
Environmental Public Nuisances 
 
The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 
Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 
of the city by making it unlawful for property owners and occupants to allow an environmental public 
nuisance to exist. 
 
All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
 
Environmental public nuisance means: 
 

1.  Vegetation on private or governmental property that is abandoned, neglected, disregarded 
or not cut, mown, or otherwise removed and that has attained a height of twelve (12) inches or 
more; 

 
2.  Vegetation, trees or woody growth on private property that, due to its proximity to any 
governmental property, right-of-way or easement, interferes with the public safety or lawful use 
of the governmental property, right-of-way or easement or that has been allowed to become a 
health or safety hazard; 

 
3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 
private or governmental property, which facility has not been maintained as required by that 
chapter; or 

 
4.  Property that has accumulated litter or waste products, unless specifically authorized under 
existing laws and regulations, or that has otherwise been allowed to become a health or safety 
hazard. 
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Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
Planning Analysis 
 
The Special Commercial district (C-S) is established for the following purposes: 
 1.To encourage a more creative approach in land planning, superior site and structural design 
 and development and an efficient and desirable use of open space. 
 2.To provide for a use of land with high functional value. 
 3.To assure compatibility of land uses, both within the C-S district and with adjacent areas. 
 4.To permit special consideration of property with outstanding features, including, but not limited 
 to, historical, architectural or social significance, unusual topography, landscape amenities, and 
 other special land characteristics. 
 5.To provide maximum adaptability and flexibility in zoning and development controls to meet 
 the changing and diverse needs of the metropolitan area. 
 
Staff believes that development of this site for a building contractor does not align with any of the above 
purposes that the Ordinance outlines for the C-S district.  If approved this request would allow for a 
minimum of 20 primary and accessory uses, some of which would be industrial uses and many of which 
would not be compatible with the surrounding land uses. 
 
Staff believes the proposed development of this site, along with the requested variances would result in 
an industrial use within an industrial compound surrounded by commercial office and residential uses.   
 
VARIANCES OF DEVELOPMENT STANDARDS 
 
This request would provide for two variances of development standards related to building transparency 
and a six-foot tall fence. 
 
The Ordinance requires a minimum of 40% transparency on the front façade between three feet and 
eight feet of the wall surface.  The front façade would have an overhead door with a narrow horizontal 
line of windows located approximately in the center of overhead door.  There would be two pedestrian 
doors and a small window between these two doors.  It is not clear from the documents whether the 
doors would be solid or provide some transparency. 
 
The second variance would allow for six-foot-tall fence with an electric gate.  The Ordinance limits the 
height of fences in the front yard to 3.5 feet.  The documents do not provide a clear location of the fence.  
Presumably, the fence would be installed around the perimeter of the site to provide security as noted in 
the Findings of Fact. 
 
Staff believes these variances and the building architecture would introduce an industrial use and 
appearance that would negatively impact and be detrimental to the surrounding land uses and the 
existing character of this area.   
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GENERAL INFORMATION 

 
Existing Zoning MU-1 (FF) (W-1) 
Existing Land Use Parking lot 
Comprehensive Plan Office Commercial  
Surrounding Context Zoning Land Use 

North:   MU-1 (W-1) Commercial office 
South:    C-S (FF) (W-1) Commercial office 

East:    C-S (FF) (W-1) Commercial office 
West:    D-7 (W-1) Multi-family dwellings 

Thoroughfare Plan 
Allisonville Road 

 
Secondary Arterial 
 

Existing 84-foot right-of-way and 
proposed 126-foot right-of-way. 

Context Area Metro 
Floodway / Floodway 
Fringe Yes – Fall Creek 

Overlay No 
Wellfield Protection 
Area Yes – Fall Creek (W-1) 

Site Plan March 23, 2026 
Site Plan (Amended) N/A 
Elevations March 23, 2026 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact March 23, 2026 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement March 23, 2026 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Office Commercial typology.  “The Office Commercial typology 
provides for single and multi-tenant office buildings. It is often a buffer between higher intensity land uses 
and lower intensity land uses. Office commercial development can range from a small freestanding office 
to a major employment center. This typology is intended to facilitate establishments such as medical and 
dental facilities, education services, insurance, real estate, financial institutions, design firms, legal 
services, and hair and body care salons.” 
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Pattern Book / Land Use Plan 

 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
Conditions for All Land Use Types – Office Commercial Typology 
 

• All land use types except small-scale parks and community farms/gardens in this typology 
must have adequate municipal water and sanitary sewer.  

• All development should include sidewalks along the street frontage. 
• Master-planned developments in excess of two acres should include pedestrian amenities 

for passive and active recreation internal to the development.  
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
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The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2023-ZON-100; 4509 and 4585 Allisonville Road and 2828 E 45th Street (north of site), requested of 
7.40 acres from the MU-1 (FF) district to the C-S (FF) district to provide for the following permitted uses:  
Vocational, Technical or Industrial School or Training Facility; Office: Business, Professional or 
Government; Financial & Insurance Services; and Club or Lodge, approved. 
 
2021-ZON-044; 2943 East 46th Street (northeast of site), requested rezoning of 0.28 acre from the 
MU-1 (W-1) (W-5) district to the C-3 (W-1) (W-5) district, approved.  
 
2018-ZON-133 / 2018-VAR-005; 2511 East 46th Street (west of site), requested rezoning of 8.5 acres 
from the C-3 (W-1) and C-5 (W-1) districts to the D-7 (W-1) classification to provide for approximately 
135 multi-family units within existing and new buildings and Variance of development standards of the 
Consolidated Zoning and Subdivision Ordinance to provide for a multi-family building with decks and 
balconies with a 13-foot perimeter yard and to legally establish the perimeter yards of the existing 
buildings and to permit the minimum livability space ratio to be less than 0.95 (20-foot perimeter yards 
and minimum livability space ratio of 0.95 required), approved and granted. 
 
2000-ZON-868 / 2000-VAR-868; 2902 East 46th Street (north of site), requested rezoning of 8.59 acres 
from the C-4 District to the C-S classification to provide for neighborhood retail uses and warehousing 
and a variance of development standards of the Commercial Zoning Ordinance to provide for a portion 
of an interior access drive to be seven feet from the north side transitional property line, approved and 
granted. 
 
90-Z-87; 2611 East 46th Street (north of site), requested rezoning of 0.5 acre, being in the D-5 District, 
to the C-3 classification to conform zoning with the Keystone Avenue Corridor Study, approved. 
 
88-Z-268; 4456 Allisonville Road (west of site), requested rezoning of 0.66 acre, being in the C-3 
district, to the C-5 classification to provide the continued operation of a night club, withdrawn. 
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EXHIBITS 
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Building Rendering – May 21, 2026 
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View looking south along Allisonville Road 

 

 
View looking north along Allisonville Road 
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View of site looking southwest 

 

 
View of site looking east 
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View of site looking southwest along Allisonville Road 

 

 
View from site looking west across Allisonville Road 
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METROPOLITAN DEVELOPMENT COMMISSION                  May 28, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CZN-819 / 2026-CVC-819 
Property Address:  5849 Crittenden Avenue 
Location: Washington Township, Council District 7 

Petitioner: Roman Catholic Archdiocese of Indianapolis Properties, Inc., as Trustee, 
Bishop Chatard High School, Inc., by Brian J. Tuohy 

Current Zoning: D-5 

Request: 

 
Rezoning of 0.48-acre from the D-5 district to the SU-2 district to provide for 
school uses. 
Vacation of a portion of East Northgate Street, being 50 feet wide, from the 
east right-of-way line of Crittenden Avenue (also being the northwest corner 
of Lot 100 of Northdale, an addition to the City of Indianapolis), 279 feet to a 
point (also being the northeast corner of Lot 30 in said subdivision). 

Current Land Use: Educational uses and public street 
Staff 
Recommendations: Approval of the rezoning request and the vacation. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for these petitions. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the rezoning and the vacation request. 
 

PETITION OVERVIEW 
 

 
This 0.48-acre site, zoned D-5, is developed with a single-family dwelling and public street.  It is 
surrounded by educational uses to the north, zoned SU-2; a single-family dwelling to the south, zoned 
D-5; a parking lot to the east, zoned SU-2; and a single-family dwelling to the west, across Crittenden 
Avenue, zoned D-5. 
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REZONING 
 
This request would rezone the site to the SU-2 district to provide for school uses. 
 
“No building, structure, premises or part thereof shall be constructed, erected converted, enlarged, 
extended, reconstructed or relocated except in conformity with these regulations and for uses permitted 
by this article and until the proposed Site and Development Plan and landscape plan have been filed with 
and approved on behalf of the Commission by the Administrator.”  
 
All land use within the Special Use districts shall be limited to the use or uses as identified in the 
Ordinance.  
 
The Comprehensive Plan recommends suburban neighborhood typology for the site. 
 
Recommended land uses in this typology include detached housing; attached housing; multi-family 
housing; assisted living facilities/nursing home; group homes; bed and breakfast; small-scale offices, 
retailing, and personal or professional services; small- and large- scale schools, places of worship, 
neighborhood serving institutions / infrastructure, and other places of assembly; small-scale parks; and 
community farms / gardens. 
 
As proposed, this request would be consistent with and align with the Plan recommendation of suburban 
neighborhood that allows large-scale schools. 
 
VACATION 
 
This request would vacate a portion of East Northgate Street being 50 feet wide, from the east right-of-
way line of Crittenden Avenue (also being the northwest corner of Lot 100 of Northdale, an addition to 
the City of Indianapolis), 279 feet to a point (also being the northeast corner of Lot 30 in said subdivision) 
 
The request would permit adjacent properties, to the north and south, to be combined and incorporated 
into the school campus without an intervening public street, which could improve the safety of students. 
 
Procedure 
 
Neither the Division of Planning nor the Plat Committee, Hearing Examiner or Metropolitan Development 
Commission determines how vacated right-of-way is divided.  The approval of a vacation petition only 
eliminates the public right-of-way.  The vacation approval does nothing more.  A petitioner will not receive 
a deed or other document of conveyance after the approval of a vacation. 
 
The general rule under Indiana case law is that when a street or highway is vacated or abandoned the 
title to the land reverts to the abutting property owners. This rule exists by virtue of the fact that the 
abutting landowner owns to the center of the street or highway subject only to an easement for the public 
to the use of the street or highway.  Gorby v. McEndarfer  135 Ind.App. 74, *82, 191 N.E.2d 786, **791 
(Ind.App.1963).  However, there are possible exceptions to this general rule.   
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After a vacation of public right-of-way the county assessor determines how the vacated right-of-way will 
be assessed for tax purposes.   
 
Petitioners and abutters of the vacated right-of-way should consult their own attorneys for advice 
regarding the ownership of the vacated right-of way. 
 
RECOMMENDED MOTION: That the Hearing Examiner find that the proposed vacation is in the public 
interest; that a hearing upon the assessment of benefits be held on June 11, 2026; that the Hearing 
Examiner confirm and ratify the adoption of Declaratory Resolution 2026-CVC-819; and that the vacation 
be subject to the rights of public utilities under IC 36-7-3-16. 
 
 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning D-5 
Existing Land Use Single-family dwelling and public street 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   SU-2 Educational uses 
South:    D-5 Single-family dwelling 

East:    SU-2 Parking lot 
West:    D-5 Single-family dwelling 

Thoroughfare Plan 
Crittenden Avenue 

 
Local Street 
 

Existing 60-foot right-of-way and 
proposed 48-foot right-of-way. 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan N/A 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact April 3, 2026 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Suburban Neighborhood typology.  “The Suburban 
Neighborhood typology is predominantly made up of single-family housing but is interspersed with 
attached and multifamily housing where appropriate.  This typology should be supported by a variety of 
neighborhood-serving businesses, institutions, and amenities.  Natural Corridors and natural features 
such as stream corridors, wetlands, and woodlands should be treated as focal points or organizing 
systems for development.  Streets should be well-connected, and amenities should be treated as 
landmarks that enhance navigability of the development.  This typology generally has a residential density 
of 1 to 5 dwelling units per acre, but a higher density is recommended if the development is within a 
quarter mile of a frequent transit line, greenway, or parks.” 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
Conditions for All Land Use Types – Suburban Neighborhood Typology 

 
• All land use types except small-scale parks and community farms/gardens in this typology 

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage. 
• Hydrological patterns should be preserved wherever possible. 
• Curvilinear streets should be used with discretion and should maintain the same general 

direction.  
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

Throughs for Longer Blocks, Are Encouraged.  
 
Large-Scale Schools, Places of Worship, and Other Places of Assembly (defined as schools, places of 
worship, and other places of assembly that are generally more than five acres in size. particularly large 
centers of education such as township high schools and universities would not be included in this 
definition, and are considered to be regional special use). 
 

• Should be located along an arterial street.  
• If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between the 
proposed site and the residential development (sidewalk, greenway, or off-street path) 
should be in place or provided.  

• Schools should not be within 1000 feet of a highway, freeway, or expressway.  
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• Should be located within one-half mile of a bus or rapid transit stop, unless there is no bus 

service within the institution’s service area.  
• In predominantly platted, single-family neighborhoods, site should be at least as wide as it 

is deep.  
• Should be in harmony with the surrounding neighborhoods and site and screen their parking, 

service, and emergency vehicle areas to buffer surrounding residential uses. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
Not Applicable to the Site. 
 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

2025-CZN-829 / 2025-CVC-828; 5802, 5808, 5814, and 5820 Evanston Avenue (east of site, 
requested rezoning of 1.56 acres from the D-5 district to the SU-2 district to provide for school uses and 
a vacation of  Evanston Avenue, approved. 
 
2018-ZON-016; 5824, 5830, 2834, and 5840 Evanston Avenue (east of site), requested rezoning of 
0.8 acre, from the D-4 districts to the SU-2 classification, approved.  
 
2004-ZON-818; 5714-5745 Evanston Avenue and 2019 Northdale Lake Drive (southeast of site), 
requested rezoning of 2.25 acres being in the D-6II District, to the D-P classification to legally establish 
multi-family residential development with a density of 10.70 units per acre, approved.  
 
2000-ZON-069; 5885 Crittenden Avenue (north of site), requested rezone 10.6 acres from the D-5 to 
SU-2 to legally establish an existing high school and related athletic facilities, approved.  
 
91-P-60; 2002 East 56th Street (east of site), requested approval of subdivision plat to be known as 
Northdale Subdivision, dividing 3.3+ acre into 4 lots, approved.  
 
70-Z-56; 1700 – 1900 East 54th Street (south of site), requested rezoning of 55.75 acres being in the 
D-4 and D-5 districts to the D-6II classification to provide for the construction of an apartment and 
townhouse development, approved.  
 
70-Z-52; South side of Kessler Boulevard, East Drive, between Crittenden and Norwaldo Avenues 
(north of site), requested rezoning 3.70 acres from the D-5 district to the SU-1 classification to provide 
for the construction of a new church building with off street parking as per plans filed, approved.  
 
67-Z-105; All lots east of Evanston and lots on west and east of Caroline Between and including 
lots facing East 58th Street and Northgate Street (east of site), requested rezoning of approximately 
6.573 acres being in the D-5 district to Special Use (2) classification to permit recreational purposed, 
approved.  
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EXHIBITS 
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View looking east along East Crittenden Avenue 

 

 
View looking west along East Crittenden Avenue 

 
 

238

Item 17.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 
View of school campus looking north from East Crittenden Avenue 

 

 
View of school campus looking north from East Crittenden Avenue 
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View of school campus looking north from East Crittenden Avenue 

 

 
View of school campus looking northeast from East Crittenden Avenue  
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View of school campus looking east from East Crittenden Avenue 

 

 
View looking southeast across recently vacated Evanston Avenue 
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View looking south along recently vacated Evanston Avenue 

 

 
View of campus looking south across East Crittenden Avenue 
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