
 

 
Metropolitan Development Commission 

(October 18, 2023) 
Meeting Notice 

 
 

 

 Meeting Details 
 

 

Notice is hereby given that the Metropolitan Development Commission of Indianapolis-Marion County, IN, will hold public 
hearings on: 

  

Date:  Wednesday, October 18, 2023 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Adoption of Meeting Minutes:  October 4, 2023 

 

Policy Resolutions: 
 

 
 

 REAL ESTATE: 
 

 
1. 2023-R-033  

Authorizes DMD to enter into agreements with the Indianapolis Metropolitan Police Department regarding K9 and 
Horse Patrol facilities on the grounds of the former Central State Hospital. 

 

 Zoning Petitions: 
 

 
Special Requests 

 

 PETITIONS OF NO APPEAL (RECOMMENDED FOR APPROVAL): 
 

 
2. 2023-ZON-078 | 4021 West 71st Street  

Pike Township, Council District #7 
Turner Adventures, LLC, by Rebekah Phillips 

Rezoning of 0.53 acre from the C-1 district to the I-1 district to provide for a commercial contractor. 

3. 2023-ZON-084 | 5640 East 38th Street (3800 Block of Audubon Road)  
Lawrence Township, Council District #13 
Jeff Hasser 

Rezoning of 0.47 acre from the SU-1 (TOD) district to the D-5 (TOD) district to provide for single-family 
detached dwellings. 

4. 2023-CZN-839 (Amended) | 802 South West Street  
Center Township, Council District #16 
McCarty West Associates, LLC, by Hannah Able 

Rezoning of 0.25 acres from the I-4 (RC) district to the CBD-2 (RC) district to provide for multi-family dwelling 
uses. 
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5. 2023-CAP-850 | 8545 South Emerson Avenue  
Franklin Township, Council District #25 
C-S 
Landmark Holdings 8601 LLC, by Tammy Rice 

Modification of the approved C-S Statement, related to 2005-ZON-169, to provide for three integrated pylon 
signs (maximum two integrated pylon signs permitted). 

6. 2023-CZN-851 | 8333 Masters Road  
Lawrence Township, Council District #3 
Wurster Construction Co., Inc., by Brian J. Tuohy 

Rezoning of 2.03 acres from the C-1 and C-S districts to the I-2 district to provide for a commercial and building 
contractor. 

7. 2023-REG-064 | 707 East McCarty Street  
Center Township, Council District #16 
I-3 (RC); D-8 (RC) (pending) 
Lindsay and Patrick Mullen, by Jason Wolfe  

Regional Center Approval to provide demolition of two single-family dwellings and one accessory use structure 
and for construction of one single-family dwelling and one accessory use structure. 

8. 2023-REG-070 | 227 and 333 West 14th Street, 323 and 335 West 15th Street, 269 and 355 West 16th Street, 
1255, 1330, 1355, 1410, 1420, 1421, 1515 and 1520 North Senate Avenue, 1234, 1302, 1310, 1318, 1402, and 
1420 North Capitol Avenue  
Center Township, Council District #11 
CBD-S (RC) 
Indiana University Health, Inc., by J. Murray Clark 

Regional Center Approval to provide for overall site design approval, including a campus vehicular plan, art 
locations, pedestrian connections, bicycle parking locations, site lighting, and two surface parking lots, with 300 
spaces.  

 

Petitions for Public Hearing 
 

 
 

 PETITIONS FOR PUBLIC HEARING: 
 

 
9. MODIFICATION PETITION RECOMMENDED FOR DENIAL BY THE HEARING EXAMINER, APPEAL FILED BY 

PETITIONER:  
 
2023-MOD-009 (Amended) | 4375 Kentucky Avenue  
Decatur Township, Council District #22 
C-S 
Five Star Oil, Inc., by Garrett E. Lawton 

Modification of the Commitments related to 2019-ZON-053 to extend the deadline for the completion of all 
commitments to March 31, 2024 (previous commitments required completion by several dates in 2020). 

10. REZONING PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER,  APPEAL FILED 
REMONSTRATOR: 
 
2023-ZON-073 | 8300 Camby Road  
Decatur Township, Council District #20 
Second Circle Investments, LLC, by Michael Rabinowitch 

Rezoning of 2.67 acres from the C-1 district to the C-3 district to provide for neighborhood commercial uses. 

11. REZONING PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER,  APPEAL FILED 
REMONSTRATOR: 
 
2023-ZON-083 | 2991 East Troy Avenue 
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Perry Township, Council District #21 
Timothy Agee d/b/a The Sanctuary, Inc., by Greg Ilko 

Rezoning of 2.3 acres from the D-5 district to the SU-7 district to provide for a food pantry ministry. 

 

 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 dmdpubliccomments@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) 327-5654, at least 48 hours prior to the meeting. Department of Metropolitan Development - Current Planning 

Division. 
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                                      Real Estate 

                                      Development- Central State 

              IMPD Horse Patrol/K9 Facilities 

 

METROPOLITAN DEVELOPMENT COMMISSION 

OF 

MARION COUNTY, INDIANA 

Resolution No. 2023-R-033  

 

 WHEREAS, the Department of Metropolitan Development, ("DMD"), by authority of and pursuant 

to I.C. 36-7-15.1, is engaging in redevelopment activities within Marion County, specifically the Central 

State Project (“Project Area”) on the grounds of the former Central State Hospital; and 

 

 WHEREAS, for many years,  DMD has been  collaborating with the Indianapolis Metropolitan 

Police Department  (IMPD) and partners, including the Indiana Department of Natural Resources-Division 

of Historic Preservation and Archaeology ( DNR),  to co-locate IMPD’s  Canine (K9)  and Mounted Horse 

Patrol (HP)  units to the northwest corner of the Project Area; and  

 

 WHEREAS, the K9 unit moved to the Project Area in 2020; and  the Metropolitan Development  

Commission (MDC) had  previously authorized a funding and development agreement for relocation of the 

HP to the Project Area ( Resolution No. 2016-R-017), but that agreement expired on its own terms; and  

 

WHEREAS, IMPD now has additional partners,  funding,  and a new plan for development  of  HP facilities 

within the Project Area  directly east of the K9 facilities; and   DMD desires to enter into an  agreement or 

agreements, as necessary,  to address funding and scheduling  for relocation, construction, and  modification 

of facilities  as well as IMPD’s responsibility for ongoing  maintenance of  such co-located  facilities and 

grounds in the Project Area; and  

 

WHEREAS, the  new facilities and corresponding changes to the Project Area would be in concert with an 

approved development plan;  

NOW, THEREFORE, BE IT RESOLVED THAT: 

1. The DMD is hereby authorized by the Metropolitan Development Commission  to enter 

into an agreement or agreements as necessary  to  facilitate relocation of its Horse Patrol 

unit  on the grounds of the former Central State Hospital and to address IMPD’s 

responsibility for ongoing  maintenance of  such co-located  facilities and grounds in the 

Project Area . 

2. The Director of DMD or designee is hereby authorized to execute all necessary documents 

related to such agreement   in accordance with this Resolution and to do all acts and execute 

all other documents and instruments deemed necessary or appropriate by such official on 

behalf of the Commission so as to best accomplish the objectives set forth herein, and all 

actions heretofore taken by any such official toward the completion thereof are hereby 

ratified, confirmed and approved. 

 

Approved as to legal form and adequacy:         Metropolitan Development Commission: 

By: ______________________________         By: ________________________________ 

      Sheila Kinney, Asst. Corp. Counsel                              John J. Dillon III, President   

 

Date: _______________________________              Date: _______________________________ 

Sheila Kinney

9/26/2023
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-MOD-009 (Amended) 
Address: 4375 Kentucky Avenue (approximate address) 
Location: Decatur Township, Council District #22 
Zoning: C-S 
Petitioner: Five Star Oil, Inc., by Garrett E. Lawton 
Request: Modification of the Commitments related to 2019-ZON-053 to extend the 

deadline for the completion of all commitments to March 31, 2024 
(previous commitments required completion by several dates in 2020). 

 
ADDENDUM FOR OCTOBER 18, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was heard by the Hearing Examiner on September 28, 2023.  After a full hearing, the 
Hearing Examiner recommended denial of the rezoning.  Subsequently, the petitioner’s 
representative filed an appeal of the Hearing Examiner’s decision.  A memorandum of her 
recommendation is attached. 
 
September 28, 2023 
 
The Hearing Examiner continued this petition from the August 24, 2023 hearing, to the September 28, 
2023 hearing, to provide time for the petitioner’s representative to amend the petition and provide 
new notice. 
 
The amended request extends completion time from September 30, 2023, to March 31, 2024.  Staff 
continues to recommend approval of the request that would provide additional time to complete the 
commitments.   
 
It is staff’s understanding that the commitment requiring expansion and installation of the water line 
will require additional time.  Staff would expect, however, that all commitments will be completed by 
March 31, 2024, and will not support further time extensions. 
 
The Hearing Examiner continued this petition from the July 27, 2023 hearing, to the August 24, 2023 
hearing, at the request of the petitioner’s representative to provide time to amend the petition and 
send new notice.  The amended petition has not been submitted at this time.   
 
The Hearing Examiner continued this petition from the June 29, 2023 hearing, to the July 27, 2023 
hearing, at the request of staff and the petitioner’s representative to provide additional time for 
discussions with the Prosecutor’s Office related to on-going violations. 
 
The Hearing Examiner continued this petition from the June 15, 2023 hearing, to the June 29, 2023 
hearing, at the request of the petitioner’s representative. 
 
 

(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 0.82-acre site, zoned C-S, is developed with a fueling station and convenience store with 

additional tenant spaces.  It is surrounded by industrial uses to the west, across Kentucky Avenue, 
zoned C-S; single-family dwellings to the north and east zoned D-A; and a hotel and commercial 
uses to the southwest, zoned C-S. 
 

◊ Petitions 2019-ZON-053 / 2020-VAR-004 requested rezoning the site from the C-S District to the 
C-S classification to provide for a convenience store / gasoline station and C-3 uses; modification 
of commitments related to 2002-ZON-178; and variances to legally establish reduced setbacks. a 
zero-foot southwest side yard setback, an eleven-foot northeast transitional yard, a zero-foot 
southeast rear yard and a five-foot front yard. 

 
◊ Petition 2002-ZON-178 rezoned the site to the C-S District to provide for a gas station, 

convenience store, hotel, and restaurant.  Petition 2018-PLT-072 platted the site that separated 
the gasoline station / convenience store from the hotel and commercial uses.  Petitions 2018-
CZN-850 / 2018-CVR-850 provided for a hotel and other commercial uses adjacent to the south of 
this site.   

 
MODIFICATION 
 
◊ This request would modify commitments related to 2019-ZON-053 to extend the deadline for the 

completion of all commitments to September 30, 2023, when the previous commitments required 
completion by several dates in 2020. 

 
◊ The Comprehensive Plan recommends office industrial mixed-use typology.  “The Office/Industrial 

Mixed-Use (Business Park) typology is intended to provide for light industrial, distribution, and 
office uses conducted within enclosed structures and unlikely to create emissions of light, odor, 
noise, or vibrations. The typology is characterized by groups of buildings within office/warehouse 
parks. Examples of typical uses include warehousing, wholesaling, research and development 
facilities, testing and evaluation facilities, offices, education resource centers, assembly of high 
technology products, and conference centers. Industrial or truck traffic should be separated from 
local/ residential traffic in this typology.” 

 
◊ The Pattern Book lays out a land use classification system that guides the orderly development of 

the county, protects the character of neighborhoods and serves as a policy guide for development 
or redevelopment of a site. 

 
(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
◊ The following elements of the Pattern Book apply to this site: 
 
  Conditions for All Land Use Types 

 
 • Master-planned developments in excess of 2 acres should include pedestrian 

amenities for passive and active recreation internal to the development. 
 
  Small-Scale Retailing, and Personal or Professional Services 
 

• Should be subordinate to and serving the primary uses of production, warehousing, 
and offices.  
• Should be adjacent to interstate interchanges if present.  If no interchange is present, 
should be located along arterial streets at the edge of the business park.  
• Should be located and served in such a way that the use will not interfere with 
industrial traffic or loading 

 
Overlays 
 
◊ This site is located within an overlay, specifically the Residential Corridor Reserve (RR) 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 Residential Corridor Reserve (RR) overlay is intended for areas where the residential nature 

of a corridor is at risk due to encroachment from other land uses. An example might be residential 
areas that are being overtaken by school, hospital, or corporate campuses. 

 
Planning Analysis 
 
◊ As previously noted, this request amends the completion date of many of the commitments 

agreed upon during the 2019-ZON-053 / 2020-VAR-004 rezoning and variance process. 
 
◊ An Agreed Judgement and Order (Cause Number 49D04-2206-OV-21933, file-dated November 

16, 2022) enumerated those commitments that have not been satisfied and / or completed.  The 
defendant (Five Start Oil Inc.) admitted to the allegations and agreed to comply with the 
commitments related to the 2019 rezoning. 

 
◊ Staff would note that further extensions of the completion date will not be supported because final 

approval by the City-County Council was on November 16, 2020.  Staff believes there has been 
adequate time within which to complete and comply with the required and agreed upon 
commitments associated with 2019-ZON-053 / 2020-VAR-004. 

 
 
 
 

(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-S  Fueling station / convenience store / commercial uses  
SURROUNDING ZONING AND LAND USE 

 North - D-A  Single-family dwelling 
 South - C-S  Commercial use / hotel 
 East - D-A  Single-family dwelling 
 West - C-S  Industrial uses 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends office industrial mixed-use 
typology.  
Marion County Land Use Pattern Book (2019). 

THOROUGHFARE PLAN This portion of Kentucky Avenue is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
162-foot right-of-way and a proposed 112-foot right-of-way. 

CONTEXT AREA This site in located within the metro context area. 

OVERLAY  This site is located within the residential corridor reserve. 

SITE PLAN File-dated May 1, 2023 

 
ZONING HISTORY 
 
2019-ZON-053 / 2020-VAR-004; 4375 Kentucky Avenue, requested rezoning of 0.82 acre from the 
C-S district to the C-S district to provide for a convenience store and gasoline station and C-3 uses 
and to modify Commitments Three, Six and Seven of petition 2002-ZON-178; and a variance of 
development standards to legally establish reduced setbacks along the southwest side yard northeast 
transitional yard, southeast rear yard and a five-foot front yard, approved and granted. 
 
2013-ZON-080 / 2014-VAR-001; 4375 Kentucky Avenue, requested rezoning of 4.79 acres from the 
C-S District to the C-S classification and a modification of Commitment #3 of 2002-ZON-178 to 
provide for a liquor store, in addition to the uses previously permitted; and a variance of development 
standards of the Commercial Zoning Ordinance to provide for a liquor store within 20 feet of a D-3 
zoned protected district, withdrawn. 
 
2002-ZON-178; 4375 Kentucky Avenue, requested rezone 4.79 acres from the D-A and D-3 
Districts, to the C-S classification to provide for a gas station, convenience store, hotel and 
restaurant, approved. 
 
2000-ZON-180; 4375 Kentucky Avenue, requested a rezoning of 4.92 acres from D-A and D-3 to C-
6, to provide for commercial uses, denied. 
 

(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
VICINITY 
 
2018-CZN-850 /, 2019-CVR-850; 4545 Kentucky Avenue; 4251 Meadowlark Lane and 5500, 5560, 
5570 and 5590 Varna Drive, requested rezoning of 3.97 acres from C-S to C-S to provide for retail 
uses in addition to the uses approved by 2002-ZON-178, and to Modify Commitment Six to modify 
the site plan of May 2, 2003 and a variance of development standards to provide for a 46.5-foot tall 
hotel, with a 109-foot front setback and 20% transparency, approved and granted. 
 
2018-PLT-072; 4100 Kentucky Avenue (south of site), requested approval of a Subdivision Plat, to 
be known as Woodspring Suites, subdividing 5.376 acres into four lots, approved. 
 
2000-ZON-112; 4701 Kentucky Avenue, requested a rezoning of 7.35 acres, being in the D-3 
District, to the C-S classification, to provide for an integrated center with a hotel, restaurants, and C-1 
uses, approved. 
 
97-UV2-101; 4245 Kentucky Avenue, requested a variance of use of the Dwelling Districts Zoning 
Ordinance to legally establish an administrative office use within an existing single-family residence 
(not permitted) and the placement of a pylon sign being 4 by 7.66 feet and 5.08 feet in height (pylon 
sign not permitted), denied.   
 
87-UV1-73; 4209 Kentucky Avenue, requested a variance of use of the Dwelling Districts Zoning 
Ordinance and a variance of development standards of the Sign Regulations for commercial archery, 
with a ground sign and wall sign, denied. 
 
81-Z-21; 4353 Kentucky Avenue, requested a rezoning of 3.8 acres from A-2 to C-3 to provide for a 
florist shop, withdrawn. 
 
kb ******* 
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MEMORANDUM OF EXAMINER’S DECISION 
 
2023-MOD-009 (Amended)                  4375 Kentucky Avenue 

 
The petition requests a modification of commitments related to 2019-ZON-053 to extend the 
time for completion of all commitments to March 31, 2024 (previous commitments required 
completion by several dates in 2020). 

Your Hearing Examiner visited the site in 2019 when the rezoning petition was pending, and again 
prior to this hearing. At both site visits, it was noted that residences remain north and east of the 
site. 

The petitioner’s representative explained that the extension of time to comply with commitments 
was needed primarily due to delays in extending the water line to the property to the north. The 
representative was recently hired to handle this petition, and did not handle the rezoning petition 
in 2019. 

Two remonstrators attended the hearing, and there was a letter of opposition from the City-County 
Councillor. The Decatur Township Civic League expressed frustration with zoning commitments 
being ignored for about 10 years, and explained a timeline of all of the delays. Although the 2019 
rezoning petition extended deadlines into 2020, none of the deadlines were met, including 
deadlines to submit revised site, landscape, and lighting plans, and legal action is pending by the 
City of Indianapolis. The property owner adjacent to the north expressed similar frustration. 

Staff described its recommendation of approval as reluctant. Although extension of the water line 
may take time, other commitments have been ignored. 

In your Hearing Examiner’s opinion, the petitioner has demonstrated a complete lack of respect 
for the neighbor, the neighborhood association, and the recorded commitments, and has made no 
substantial effort to comply with any of the commitments. The deadline to comply with the 
commitments was about 3 years ago, yet, when this petition was originally filed, the requested 
completion date was September 30, 2023. Due to repeated delays by the petitioner, that date 
had to be delayed to March 31, 2024. Denial of this petition was recommended. 

 
For Metropolitan Development Commission Hearing on October 18, 2023 
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View looking north along Kentucky Avenue 

 

 
View looking south along Kentucky Avenue 
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View of site looking southeast 

 
 

 
View from site looking northwest at adjacent dwelling 
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View of site south along eastern boundary 

 
 

 
View of site looking southwest 
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View of site looking south at adjacent land uses 

 
 

 
View of site looking north along eastern boundary 
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View from rear of site looking northwest  

 
 

 
View from site looking north along southern boundary 
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View from site looking south 

 
 

 
View of shoebox lighting fixture 
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View looking north along northern boundary 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-073 
Address: 8300 Camby Road (Approximate Addresses) 
Location: Decatur Township, Council District #20 
Petitioner: Second Circle Investments, LLC, by Michael Rabinowitch 
Request: Rezoning of 2.67 acres from the C-1 district to the C-3 district to provide 

for neighborhood commercial uses. 
 
ADDENDUM FOR OCTOBER 18, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was heard by the Hearing Examiner on September 28, 2023.  After a full hearing, the 
Hearing Examiner recommended denial of the rezoning.  Subsequently, the petitioner’s 
representative filed an appeal of the Hearing Examiner’s decision.  A memorandum of her 
recommendation is attached. 
 
September 28, 2023 
 
The Hearing Examiner acknowledged a timely automatic continuance from a neighborhood 
organization that continued this petition from the August 24, 2023 hearing, to the September 28, 2023 
hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, subject to the following commitment being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

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 40-foot half right-of-way shall be dedicated along the frontage of Camby 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). 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-073 (Continued) 
 
LAND USE 
 
◊ This 2.67-acre site, zoned C-1, is undeveloped and surrounded by commercial uses to the north, 

across Camby Road, zoned C-5; single-family dwellings to the south and east, zoned D-A; and 
commercial uses to the west, across Camby Crossing Drive (private drive) zoned C-5.   

 
◊ Petition 2021-ZON-139 requested rezoning from the C-1 District to the C-7 classification to 

provide for a self-storage facility, which was withdrawn by the petitioner.  Petition 2006-ZON-059 
rezoned this site from the D-A District to the C-1 classification to provide for office buffer 
commercial uses.  

 
REZONING 
 
◊ This request would rezone the site from the C-1 District to the C-3 classification.  “The C-3 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 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 in significant 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 the 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.” 

 
◊ 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. T his 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.” 

 
◊ The Comprehensive Plan consists of two components that include the Pattern Book 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. 

 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-073 (Continued) 
 
◊ 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.  

 
◊ The following elements of the Pattern Book apply to this site: 
 
  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. 
 

Large-Scale Offices, Retailing, and Personal or Professional Services (defined as commercial 
uses with minimal outdoor operations, storage, or display on lots of more than 1.5 acres and a 
height of more than 35 feet). 

• 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.  
• Should be located at the intersections of arterial streets and should be no closer than 
one mile to another commercial node with one acre or more of commercial uses except 
as reuse of a historic building.  
• Should be limited to an aggregate of 3.5 acres per intersection, with no one corner 
having more than 1.5 acres.  
• Should be limited to areas and parcels with adequate space for required screening 
and buffering.  
• Automotive uses (such as gas stations and auto repair) and uses requiring a distance 
of separation of greater than 20 feet under the zoning ordinance (such as liquor stores, 
adult uses, and drive-through lanes) are excluded.  

   • Should not include outdoor display of merchandise. 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-073 (Continued) 
 
◊ 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. 

 
◊ 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. 

 
Department of Public Works 
 
◊ The Department of Public Works, Traffic Engineering Section, has requested the dedication and 

conveyance of a 40-foot half right-of-way along Camby Road.  This dedication would also be 
consistent with the Marion County Thoroughfare Plan. 

 
Planning Analysis 
 
◊ The request would be generally consistent with the Comprehensive Plan recommendation of 

suburban neighborhood typology and The Pattern Book guidelines identified for large-scale 
retailing. 

 
◊ Pursuant to the Ordinance, a sidewalk shall be installed along Camby Road with sidewalk 

connections to the site.  Connections to the sidewalk along Camby Crossing Drive should also be 
installed as this site is developed. 
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STAFF REPORT 2023-ZON-073 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-1  Undeveloped 
SURROUNDING ZONING AND LAND USE 

 North - C-5  Commercial uses 
 South - D-A  Undeveloped 
 East - D-A  Single-family dwellings 
 West - C-5  Commercial uses 
     

COMPREHENSIVE LAND USE 
PLAN 

The Comprehensive Land Use Plan for Indianapolis and 
Marion County (2018) recommends suburban neighborhood 
typology. 

THOROUGHFARE PLAN This portion of Camby Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial with an 
existing 30-foot right-of-way and proposed 80-foot right-of-
way. 
Camby Crossing Drive is a private street with a 70-foot 
existing right-of-way. 

CONTEXT AREA This site is located within the metro context area. 

OVERLAY There is no overlay for this site. 

SITE PLAN File-dated July 21, 2023. 

 
ZONING HISTORY 
 
2021-ZON-139; 8300 Camby Road, requested rezoning of 2.77 acres from the C-1 district to the C-7 
classification to provide for a self-storage facility, withdrawn. 
 
2006-ZON-059; 8300 and 8301 Camby Road, requested rezoning of 2.95 acres, from the D-A 
District to the C-1 classification to provide for office-buffer commercial uses, approved. 
 
VICINITY 
 
2005-ZON-186, 6600 and 6833 Kentucky Avenue and 8032 and 8210 Camby Road (east of site), 
requested rezoning of 43.5 acres, being in the D-A district to the C-5 classification to provide for 
general commercial uses; withdrawn. 
 
88-Z-229, 7109 Kentucky Avenue (west of site), requested rezoning of 5.25 acres from the C-5 and 
A-2 districts to the C-5 classification; approved. 
 
 
kb ******* 
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MEMORANDUM OF EXAMINER’S DECISION 
 
2023-ZON-073                       8300 Camby Road 

 
The petition requests a rezoning of 2.67 acres from the C-1 district to the C-3 district to provide 
for neighborhood commercial uses. 

Your Hearing Examiner visited the undeveloped site prior to the hearing and noted the commercial 
development along Kentucky Avenue, west and north of the site. Single family residences were 
noted east and southeast of the site. 

The petitioner’s representative described the intent to construct a Dollar General on the west half 
of the site, with future development on the east half of the site. The representative presented an 
extensive list of commitments agreed to as part of meetings with the Decatur Township Civic 
Council, including a plethora of excluded uses, building height limit, and details about fencing, 
lighting, security, and access. 

Decatur Township Civic Council remonstrated. It reiterated its requirement that the petitioner 
commit to be part of the IMPD B-Link and to provide a second access to the site. The Decatur 
Township Trustee submitted a letter stating that the Decatur Township Fire Department preferred 
the second access point be on Camby Crossing Drive. 

Staff opined that neighborhood commercial uses permitted in C-3 conform with the Comp Plan 
recommendation of suburban neighborhood typology, and it emphasized the importance of 
pedestrian connectivity provided by sidewalks. Staff had not received a request from DPW for 
a second access to this site. 

In your Hearing Examiner’s opinion, the requested C-3 district is consistent with the area and 
conforms with the Comp Plan, and the extensive list of commitments adequately addresses 
concerns of the neighborhood group. Approval of this petition was recommended. 

 
For Metropolitan Development Commission Hearing on October 18, 2023 
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View looking southeast along Camby Road 

 
 

 
View from site looking northwest at intersection of Camby Road and Kentucky Avenue 
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View looking north along Camby Crossing Drive 

 
 

 
View of site looking east across Camby Crossing Drive 
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View of site looking east across Camby Crossing Drive 

 
 

 
View of site looking northeast across Camby Crossing Drive 
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View of site looking south across Camby Road 

 
 

 
View of site looking southeast across Camby Road 
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View from site looking northeast along Camby Road 

 
 

 
View from site looking west across Camby Crossing Drive 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-083 
Address:  2991 East Troy Avenue (Approximate Address) 
Location:  Perry Township, Council District #21 
Petitioner:  Timothy Agee d/b/a The Sanctuary, Inc., by Greg Ilko 
Request: Rezoning of 2.3 acres from the D-5 district to the SU-7 district to provide for 

a food pantry ministry. 
 
ADDENDUM FOR OCTOBER 18, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was heard by the Hearing Examiner on September 28, 2023. After a full hearing, the 
Hearing Examiner recommended approval of the rezoning request. Subsequently, a remonstrator 
filed an appeal of the Hearing Examiner’s decision. A memorandum of her recommendation is 
attached. 
 
A plan of operation and amended commitments were submitted to the case file on October 6, 2023 at 
the request of the Hearing Examiner.  
 
ADDENDUM FOR THE SEPTEBMER 28, 2023, HEARING EXAMINGER  
 
This petition was continued from the September 14, 2023 hearing, to the September 28, 2023 hearing 
at the request of a remonstrator to allow additional time for discussions and review the request. No 
additional information has been provided to the case file. 
 
Staff continues to recommend approval subject to the commitment in the staff report.  
 
September 14, 2023 
 
RECOMMENDATIONS 
 
Staff recommends approval of the request subject to the following commitment being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall 
be submitted for Administrator Approval prior to any site preparation activity or disturbance of 
the site. This plan shall, at a minimum: a) indicate proposed development; b) delineate the 
location of the existing trees, c) characterize the size and species of such trees that are 8-inch 
in caliper (measured 4.5 feet above ground level) or larger, d) indicate the wooded areas to be 
saved by shading or some other means of indicating tree areas to be preserved and e) identify 
the method of preservation (e.g. provision of snow fencing or staked straw bales at the 
individual tree's dripline during construction activity). All trees proposed for removal shall be 
indicated as such. 

 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-083 (Continued) 
 
SUMMARY OF ISSUES 
 
LAND USE 
 

 The 2.3-acre subject site is part of a larger 5.3-acre parcel that is currently developed with a 
church, associated parking lot, and accessory structures with the remainder of the site being 
undeveloped. The survey notes that the undeveloped portion of the site to be rezoned is located 
at the southwest corner of the property that fronts along Merts Drive.  

 

 The 5.3-acre parcel is currently split zoned with the north portion being in the C-3 district and the 
southern portion including the 2.3-acre area in question being in the D-5 district. It is bordered by 
single-family dwellings to the west and south, zoned D-5 and a single-family dwelling to the north 
zoned C-3. The remaining southeastern portion of the 5.3-acre parcel will be undeveloped. 

 
REZONING 
 

 The request would rezone the subject site to the SU-7 district to provide for a food pantry ministry. 
 

 The site is zoned D-5, which 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 SU-7 district is intended to be used for charitable institutions that would also include 
philanthropic and not-for-profit institutions.  

 

 Lastly, the Comprehensive Plan recommends suburban neighborhood development for the site. 
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. 

 
Tree Preservation / Heritage Tree Conservation 
 
◊ There are significant amounts of natural vegetation and trees located on the eastern portion of the 

site. Due to their inherent ecological, aesthetic, and buffering qualities, the maximum number of 
these existing trees should be preserved on the site. 

 
◊ All development shall be in a manner that causes the least amount of disruption to the trees. 

 
 

Continued) 
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STAFF REPORT 2023-ZON-083 (Continued) 
 
◊ A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 

submitted for Administrator Approval prior to preliminary plat approval and prior to any site 
preparation activity or disturbance of the site.  This plan shall, at a minimum: a) indicate proposed 
development, b) delineate the location of the existing trees, c) characterize the size and species of 
such trees, d) indicate the wooded areas to be saved by shading or some other means of 
indicating tree areas to be preserved and e) identify the method of preservation (e.g. provision of 
snow fencing or staked straw bales at the individual tree's dripline during construction activity).  All 
trees proposed for removal shall be indicated as such. 

 

 If any of the trees are heritage trees that would be impacted, then the Ordinance requires that the 
Administrator, Urban Forester or Director of Public Works determine whether the tree(s) would be 
preserved or removed and replaced.  

 

 The Ordinance defines “heritage tree” as a tree over 18 inches Diameter at Breast Height (DBH) 
and one of the Heritage tree species. Heritage tree species include: Sugar Maple (Acer 
saccharum), Shagbark Hickory (Carya ovata), Hackberry (Celtis occidentalis), Yellowwood 
(Cladrastus kentukea), American Beech (Fagus grandifolia), Kentucky Coffeetree (Gymnocladus 
diocia), Walnut or Butternut (Juglans), Tulip Poplar (Liriodendron tulipifera), Sweet Gum 
(Liquidambar styraciflua), Black Gum (Nyssa sylvatica), American Sycamore (Platanus 
occidentalis), Eastern Cottonwood (Populus deltoides), American Elm (Ulmus americana), Red 
Elm (Ulmus rubra) and any oak species (Quercus, all spp.) 

 

 The Ordinance also provides for replacement of heritage trees if a heritage tree is removed or dies 
within three years of the Improvement Location issuance date.  See Staff Exhibit 1 for Table 744-
503-3:  Replacement Trees. 

 
Staff Analysis 
 

 In staff’s opinion, the proposed rezoning would align with the suburban neighborhood 
recommendation of the Comprehensive Plan because it allows for neighborhood serving 
institutions, which would be the case with the proposed food pantry ministry.  

 

 The petitioner confirmed that this business would not be operated by the church on site, but if it 
had been operated by the church the request would have been a permitted accessory use for the 
church and could have rezoned the entire site to SU-1. Therefore, a separately operated 
charitable institution would not be seen differently by staff and is supportable.  

 

 The final development of the site would require Administrator’s Approval for being in a special use 
district and approval of the rezoning should be subject to a commitment for a tree preservation 
plan to be submitted for Administrator’s Approval to ensure a significant portion of the dense 
wooded area remains so the existing ecosystem can continue to thrive. 

 

 The petitioner has agreed to this commitment as noted in the submitted commitment form.  
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STAFF REPORT 2023-ZON-083 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 D-5   Metro   Undeveloped (Portion to be rezoned) 
 
SURROUNDING ZONING AND LAND USE 
 North  C-3  Residential (Single-family dwellings)/ 
 South  D-5  Residential (Single-family dwellings) 
 East  D-5  Residential (Single-family dwellings) 
 West  D-5  Residential (Single-family dwellings) 
 
COMPREHENSIVE PLAN  The Comprehensive Plan recommends suburban 

neighborhood development. 
 
THOROUGHFARE PLAN  Troy Avenue is classified in the Official Thoroughfare Plan 

for Marion County, Indiana as a primary arterial, with a 70-
foot existing right-of-way and a 90-foot proposed right-of-
way. 

 
THOROUGHFARE PLAN  Merts Drive is classified in the Official Thoroughfare Plan for 

Marion County, Indiana as a local street, with a 50-foot 
existing and proposed right-of-way. 

 
TRANSIT-ORIENTED   This site is not located within the Transit-Oriented 
DEVELOPMENT    Development Overlay.  
 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway fringe. 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection district. 
 
SURVEY    File-dated August 10, 2023. 
 
PROPOSED COMMITMENT File-dated August 31, 2023. 
 
AMENDED COMMITMENTS File-dated October 6, 2023. 
 
PLAN OF OPERATION   File-dated October 6, 2023. 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS 
 
None.  
 
PREVIOUS CASES 
 
62-Z-35; 356 East Troy Avenue (north portion of site), Rezoning of 7 acres being in the R-4 district, 
to U3-H1-A2 classifications to permit the construction of a shopping center and service shops, 
approved.  

Continued) 
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STAFF REPORT 2023-ZON-083 (Continued) 
 
ZONING HISTORY – VICINITY 
 
87-Z-254; 2802 East Troy Avenue (north of site), Rezoning of 9.74 acres, being in the C-3 district, to 
the C-1 classification, to provide for the construction of a nursing home, withdrawn.  
 
 
MI 

******* 
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2023-ZON-083; Location Map 
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2023-ZON-083; Hearing Examiner’s Memo 
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2023-ZON-083; Survey 
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2023-ZON-083; Proposed Commitments 
 

 
  

49

Item 11.



2023-ZON-083; Proposed Commitments (Continued) 
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2023-ZON-083; Amended Commitments 
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2023-ZON-083; Amended Commitments (Continued) 
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2023-ZON-083; Plan of Operation 
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2023-ZON-083; Plan of Operation (Continued) 
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2023-ZON-083; Plan of Operation (Continued) 
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2023-ZON-083; Staff Exhibit 1 
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2023-ZON-083; Photographs 
 

 
Photo of the Subject Property: 2991 East Troy Avenue 

 
View of the church parking lot looking south at the portion of the site not inlcuded in the request.  
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Photo of the undeveloped southwest portion of the subject site included in the rezone request. 

 
View of the entire street frontage along Merts Drive in the rezone request.  
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Photo of the abutting sinlge-famly dwelling west of the site.  

 
Photo of the abutting sinlge-famly dwelling east of the site.  

 
Photo of the single-family dwelling south of the site across Merts Drive.  
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