
 

Board of Zoning Appeals 
Board of Zoning Appeals Division I 

(October 7, 2025) 
Meeting Agenda 

 

 

 Meeting Details 
 

 

Notice is hereby given that the Metropolitan Board of Zoning Appeals will hold public hearings on: 

 

Date:  Tuesday, October 07, 2025 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Adoption of Meeting Minutes 
 

Special Requests 

2025-DV1-038 | 954 Traub Avenue 
Center Township, Council District #12, zoned D-5 (W-1) 
Curtis Smith, by Vince Braun 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of a 672-square foot detached garage, being larger than the 660-square foot primary building 
(accessory structures are not permitted to be larger than the primary building).  

**Petitioner to withdraw 

2025-UV1-018 | 7526 Southeastern Avenue 
Franklin Township, Council District #20, zoned D-A / D-5 
Kevin Powell, by Thomas R. Steele 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide for 
the operation of a U-Haul truck rental facility (not permitted) with a gravel parking area with a zero-foot east side yard 
setback (hard surfaced parking area, 30-foot side yard setback required). 

**Petition to be withdrawn 

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2025-DV1-042 | 8415 West Washington Street 

Wayne Township, Council District #17, zoned I-1 
Greg and Seth Dotson 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of two industrial buildings resulting in a 40-foot eastern transitional yard and a 20-foot west side 
yard setback (50-foot side transitional yard, 30-foot side yard setbacks required). 

**Automatic Continuance filed by a remonstrator 

2. 2025-UV1-015 | 488 South Rochester Avenue 
Wayne Township, Council District #17, zoned D-5 (TOD) 
Kandy Salazar & Leonor Medina, by Kandy Salazar 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the conversion of an entire garage and proposed addition to a secondary dwelling with a three-foot rear yard 
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setback, 16.75-foot tall building height and without the property owner living on-site (secondary dwelling 
required to be connected to an accessory building and the owner must live on-site, five-foot rear yard setback 
required, accessory buildings cannot be taller than the primary building). 

**Staff requesting a continuance to the November 4, 2025 hearing of Division I in order to provide an 
amendment require new notice 

3. 2025-UV1-019 | 3040 South Kercheval Drive 
Franklin Township, Council District #20, zoned D-5 
Harry Hicks Jr. 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the location of a shipping container (prohibited) within the front yard, with a zero-foot north side yard setback 
(accessory structures not permitted within the front yard, seven-foot side yard setbacks required). 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
4. 2025-DV1-039 (Amended) | 8600 and 8710 North College Avenue 

Washington Township, Council District #2, zoned SU-1 (TOD) 
First Baptist Church of Indianapolis, by Brent Bennett 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
installation of two monument signs and a pylon sign, bringing the total number of freestanding signs to five 
(maximum of two per frontage), with the pylon sign being located within 400 feet of a protected district (600-foot 
separation required) and the monument signs possessing heights of 7-foot tall and 5.5-foot tall (maximum height 
of five feet permitted). 

5. 2025-DV1-040 (2nd Amended) | 3725 West 21st Street 
Wayne Township, Council District #11, zoned D-5 
Maria Del Rocio Cortez-Garcia, by Josh Smith 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
building addition resulting in a five-foot rear yard setback, and to legally establish an existing detached garage 
and the two accessory structures within the front yard of Rochester Avenue (20-foot rear yard setback required, 
accessory buildings within front yards not permitted). 

6. 2025-DV1-041 | 9229 Walton Avenue 
Wayne Township, Council District #17, zoned D-A 
Pamela & Mark Farley 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of a detached garage and to legally establish detached accessory structures with a five-foot west 
side yard setback and a three-foot south rear yard setback (15-foot setbacks required) resulting in an open 
space of 84% (85% required). 

7. 2025-DV1-045 | 5430 Central Avenue 
Washington Township, Council District #7, zoned D-4 
Robert & Christine Broughton, by Randall Green 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
building addition, including an attached garage, resulting in a 9.5-foot rear yard setback (20-foot rear setback 
required). 

8. 2025-DV1-047 | 5145 North Keystone Avenue 
Washington Township, Council District #2, zoned C-7 (W-5) 
DAST 2 LLC, by Joseph Lese 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
renovation of an existing commercial building resulting in zero percent transparency along the north elevation, 
19 percent transparency along the south elevation, a .08 Green Factor, an alternative interior parking landscape 
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plan and 19 parking spaces (30 percent transparency required for areas of each façade within 50 feet of the 
right-of-way, 0.22 Green Factor and compliant landscaping required, 36 parking spaces required). 

9. 2025-DV1-048 | 8326 Southern Springs Boulevard 
Franklin Township, Council District #25, zoned D-3 
Diana Allen-Johnson 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
building addition resulting in an open space of 67 percent (70 percent open space required). 

 

 PETITIONS FOR PUBLIC HEARING (Transferred Petitions): 
 

 
 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
10. 2025-UV1-009 | 5330 West Morris Street 

Wayne Township, Council District #17, zoned C-3 (TOD) 
Adriano Montas, by Arnoldo Gonzalez Vasquez 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the operation of an Automobile, Motorcycle, and Light Vehicle Service or Repair facility, with outdoor storage 
of vehicles awaiting repair (not permitted), with eight parking spaces and zero bicycle parking spaces provided. 

11. 2025-UV1-014 | 6805 Rockville Road 
Wayne Township, Council District #16, zoned D-2 
Margarito Mendoza Galindo, by Tasha Roberts 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for outdoor and indoor storage of lawn care equipment, machinery and materials (not permitted) and the 
installation of a six-foot tall fence and electric gate within the front yard of Eleanor Street (maximum 42-inch 
fence height permitted). 

12. 2025-UV1-016 | 9743 Indian Creek Road South 
Franklin Township, Council District #25, zoned D-A 
David & Margaret Sisk, by David A. Retherford 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the operation of a lawnmower repair business with accessory outdoor storage and operations (not 
permitted), accessory structures with a two-foot western side yard setback and a two-foot rear yard setback (15-
foot side and rear yard setbacks required), and a rear deck resulting in an open space of 82.5% (minimum 85% 
required), and one portable sign with an area of 6 square feet (not permitted), per filed plan of operation. 

13. 2025-UV1-017 | 7323 East Hanna Avenue 
Franklin Township, Council District #20, zoned D-A 
Hanna Haunted Acres Inc., by David A. Retherford 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the operation of a 
seasonal indoor and outdoor commercial recreational use, including the sale of alcoholic beverages, subject to 
the filed plan of operation (not permitted). 

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
14. 2025-DV1-043 | 2429 and 2431 North College Avenue 

Center Township, Council District #8, zoned D-8 
RE Development Group Inc., by John Cross 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of a four-car detached garage, on each lot, with three-foot side yard setbacks (five-foot setbacks 
required). 

15. 2025-DV1-046 | 201 Shelby Street 
Center Township, Council District #18, zoned I-3 
Progress House Inc., by James Lingenfelter 
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Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for 
installation of a six-foot-tall chain link fence within the front yard of Bates Street (maximum height of 3.5 feet 
permitted in front transitional yards. 

 

 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. 

 

This meeting can be viewed live at https://www.indy.gov/activity/channel-16-live-web-stream. The recording of 

this meeting will also be archived (along with recordings of other City/County entities) at 

https://www.indy.gov/activity/watch-previously-recorded-programs. 

Member Appointed By Term 

Peter Nelson, Chair Mayor’s Office January 1, 2025 – December 21, 
2025 

David Duncan, Secretary Mayor’s Office January 1, 2025 – December 21, 
2025 

Jennifer Whitt City-County Council January 1, 2025 – December 21, 
2025 

Andrew Katona Metropolitan Development 
Commissions 

January 1, 2025 – December 21, 
2025 

VACANT City-County Council N/A 
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BOARD OF ZONING APPEALS DIVISION I                    October 7, 2025 
 

 
Case Number: 2025-DV1-038 
Address: 954 North Traub Avenue (approximate address) 
Location: Center Township, Council District #12 

Zoning: D-5  
Petitioner: Curtis Smith, by Vince Braun 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of a 672-square foot 
detached garage, being larger than the 660-square foot primary building 
(accessory structures are not permitted to be larger than the primary 
building). 

 
Current Land Use:   Single Family Dwelling 
 
Staff Reviewer:  Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued for cause at Staff’s request, from the September 2, hearing, to the October 

7, 2025, hearing, as a result of the legal notice not being published in the Indianapolis Business Journal, 

as required by State Statute. l.  

The petitioner has since amended their site plan to reduce the size of the detached garage to be smaller 

than the primary dwelling. As a result, the variance is no longer needed, and the petitioner has 

submitted a request to withdraw the petition.  The withdrawal will need to be acknowledged by the 

Board.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

PETITION OVERVIEW 
 

 

 The request would provide for the construction of a 672-square foot detached garage, being larger 
than the primary dwelling.  

 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance, specifically those 
relating to accessory buildings, are intended to ensure the dwelling remains the primary use of the 
property. Limiting the size of accessory structures preserves open space and regulates the building 
mass impact to surrounding property owners. 

 

 Any deviation from the minimum standards should be related to the property, and not to the 
individual’s needs. There is no inherent practical difficulty caused by the terms of the Ordinance 
upon the subject site. The proposed garage would consist of new construction that could be 
designed to meet the terms of the Ordinance.   
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 The strict application of the terms of the zoning ordinance does not constitute a hardship, nor does 
the site possess a practical difficulty, since the site is zoned D-5 and could be used as permitted, by 
right, in the D-5 zoning classification.  Any practical difficulty is self-imposed by the desire to use the 
site for the construction of a garage, being larger than the primary dwelling. 

 

 The subject site is similar in size to other nearby properties, that are able to follow the 
comprehensive plan and zoning ordinance without the need for the requested variances.  For these 
reasons, staff does recommend denial. 

 
GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Single Family Dwellings 

Comprehensive Plan 5-8 residential units per acre. 

Overlay No  

Surrounding Context Zoning Surrounding Context 
North:   C-3 Undeveloped 

South:    D-5 Undeveloped side yard 

East:    D-5 Single-family dwelling    

West:    D-5 Single-family dwelling 

Thoroughfare Plan 

Traub Avenue Local Street 48-foot existing and proposed right-of-way. 

Context Area Compact 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area No 

Elevations N/A  

Commitments  N/A 

Landscape Plan N/A  

Plan of Operations N/A 

Site Plan  June 5, 2025 

Findings of Fact June 5, 2025 
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends 5-8 residential units per acre. 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site.  

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  
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Neighborhood / Area Specific Plan 
 

 

• Recommends 5-8 residential units per acre.  

 

 

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 
 
 

 
2016-UV2-011; 958 North Belmont Avenue (west of site), requested a Variance of Use and 
Development Standards of the Consolidated Zoning and Subdivision Ordinance, to provide for a real 
estate office, with commercial business signs, denied. 
 
2007-UV1-002; 954 North Traub Avenue (subject site), requested a Variance of Use of the Dwelling 
Districts Zoning Ordinance to provide for a beauty salon and a candy store in an existing dwelling, and 
a Variance of development standards of the Dwelling Districts Zoning Ordinance to legally establish a 
6-foot tall fence in the required front yard, granted. 
 
2007-ZON-044; 961 North Sheffield Avenue (west of site), requested the Rezoning of 0.13 acre, 
from the C-3 District, to the D-5 classification to provide for the construction of a single-family dwelling, 
granted. 
 

2005-DV2-052; 937 North Sheffield Avenue (southwest of site), requested a Variance of 
Development Standards of the Dwelling Districts Zoning Ordinance to legally establish a 
1,092-square foot single-family dwelling, with a 16.25-foot front yard setback, with a zero-foot 
north side yard setback and a 3.92-foot south side yard setback, and to provide for the 
construction of an 84-square foot addition extending 18.08 feet along the existing 
nonconforming zero-foot north side yard setback, granted. 
 
RU ******* 
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EXHIBITS 
 

 

Location Map 
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Site Plans 
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Findings of Fact 
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Photographs 

 

 
Subject site single family dwelling, looking west 

 

 
Subject site rear of dwelling, proposed garage location, looking east 
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Adjacent single family dwelling with complaint garge, looking west. 

 

 
Adjacent single family dwelling with complaint garge, looking northwest. 
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BOARD OF ZONING APPEALS DIVISION I             October 7, 2025 

Case Number:  2025-UV1-018 
Property Address:  7526 Southeastern Avenue (approximate address) 
Location:  Franklin Township, Council District #20 
Petitioner:  E Kevin Powell, by Thomas R. Steele 
Current Zoning:  D-A / D-5 
Request:  Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for the operation of a U-Haul 
truck rental facility (not permitted) with a gravel parking area with a 
zero-foot east side yard setback (hard surfaced parking area, 30-foot 
side yard setback required). 

Current Land Use:  Residential 
Staff N/A 
Recommendations:  
Staff Reviewer:  Noah Stern, Senior Planner 
 

 
 

PETITION HISTORY 
 
 

The petitioner has indicated that this petition is to be withdrawn, which requires the Board’s 
acknowledgment.  
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BOARD OF ZONING APPEALS DIVISION I                  September 2, 2025 
 

 
Case Number: 2025-DV1-042 

Address: 8415 West Washington Street (approximate address) 

Location: Wayne Township, Council District #17 

Zoning: I-1 

Petitioner: Greg and Seth Dotson 

Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of two industrial 

buildings resulting in a 40-foot eastern transitional yard and a 20-foot west 

side yard setback (50-foot side transitional yard, 30-foot side yard setbacks 

required). 

 
Current Land Use:       Vacant Lot 
 
Staff Reviewer:        Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

 
 
This is the first public hearing for this petition.   
 
This petition was automatically continued from the October 7, 2025, hearing, to the November 4, 
2025, hearing, at the request of a Remonstrator.  This would require the Board’s acknowledgement.           
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BOARD OF ZONING APPEALS DIVISION I                  September 2, 2025 
 

 
Case Number: 2025-UV1-015 
Address: 488 South Rochester Avenue (approximate address) 
Location: Wayne Township, Council District #17 
Zoning: D-5 (TOD) 
Petitioner: Kandy Salazar & Leonor Medina, by Kandy Salazar 
Request: Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the conversion of an entire garage and 
proposed addition to a secondary dwelling with a three-foot rear yard setback, 
16.75-foot tall building height and without the property owner living on-site 
(secondary dwelling required to be connected to an accessory building and 
the owner must live on-site, five-foot rear yard setback required, accessory 
buildings cannot be taller than the primary building). 

 
 
Current Land Use:   Single Family Dwelling 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

 
This petition was continued from the September 2, 2025, hearing, to the October 7, 2025, hearing, to 
allow time for the petitioner to provide an updated site plan. 
 
Staff requesting that this petition be continued to the November 4, 2025, hearing, to allow time to 
amend the request and provide new legal notice.  
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BOARD OF ZONING APPEALS DIVISION I                           October 7, 2025 
 

 

Case Number: 2025-UV1-019 
Property Address:  3040 South Kercheval Drive (approximate address) 
Location: Franklin Township, Council District #20 
Petitioner: Harry Hicks Jr.  
Current Zoning: D-5 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the location of a shipping 
container (prohibited) within the front yard, with a zero-foot north side 
yard setback (accessory structures not permitted within the front yard, 
seven-foot side yard setbacks required). 

Current Land Use: Residential 
Staff 
Recommendations: N/A 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This petition is required to be continued to the November 4, 2025 Division I hearing date due to 
insufficient notice. 
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BOARD OF ZONING APPEALS DIVISION I            October 7, 2025 
 

 

Case Number: 2025-DV1-039 (Amended) 

Property Address:  8600 and 8710 North College Avenue (approximate addresses) 

Location: Washington Township, Council District #2 

Petitioner: First Baptist Church of Indianapolis, by Brent Bennett 

Current Zoning: SU-1 (TOD) 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the installation of two monument signs 
and a pylon sign, bringing the total number of freestanding signs to five 
(maximum of two per frontage), with the pylon sign being located within 400 
feet of a protected district (600-foot separation required) and the monument 
signs possessing heights of 7-foot tall and 5.5-foot tall (maximum height of 
five feet permitted). 

Current Land Use: Special Use - Religious 

Staff 
Recommendations: Staff recommends approval of the petition subject to a commitment. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

A timely automatic continuance was filed by a Registered Neighborhood Organization to continue this 

petition from the September 2, 2025 hearing to the October 7th hearing. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the petition subject to a commitment that the unpermitted banner signage 

placed on the fencing at the southeastern corner of the site be removed. 

 

PETITION OVERVIEW 
 

 

 The subject parcels known as 8600 and 8710 North College Avenue currently house a religious 

use within the eastern portion of the site as well as multiple outdoor athletic fields (primarily 

baseball/softball and soccer) to the west. The property fronts upon College Avenue to the east 

and 86th Street to the south: the 86th frontage is approximately 1,245 linear feet. Two (2) primary 

freestanding signs have been in place along the 86th Street frontage prior to this year: the first is 

a permanent pylon sign advertising the primary church use, and the second is a small area of 

fence onto which a series of temporary banners are placed. Staff was unable to locate a sign 

permit associated with the temporary banner sign. 
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 Approval of this variance petition would allow for the installation of three (3) new, primary 

freestanding signs that would be associated with the youth athletic league uses on the western 

portion of the site. The first sign would be placed on an ornamental wall to the southwest of the 

site with an area of 59.58 square feet and a height of seven (7) feet, and the second sign would 

be placed near an internal baseball field with an area of 40 square feet and a height of 5.5 feet. 

The third sign is a pylon sign with an area of 62.63 SF (inclusive of the gateway text as well as 

the smaller logos) that would be placed at the eastern edge of the game court area approximately 

400 feet from a Protected District. 

 

 Variances required would be (a) the number of primary freestanding signs fronting along 86th 

Street (these new signs would bring the overall total to five); (b) the proximity of the pylon sign 

from a Protected District to the south; and (c) the height of the two (2) monument signs mounted 

on walls being seven (7) feet and 5.5 feet from grade (maximum five feet permitted). At staff’s 

requests, plans were amended to reduce the height of the monument signs and remove the need 

for a variance related to square footage for the sign proposed at the southwest corner of the site. 

 

 Staff would note that the proposed monument sign to the southwest of the site does not appear 

to fall within the required clear-sight triangular area. Additionally, it appears that the Administrative 

Approval petition 2024-ADM-226 was granted in January 2025 to allow for placement of the pylon 

sign shown within plans and site photographs (the sign was installed per that approval). This 

Administrative Approval appears to have been issued in error, but the grant of this variance would 

allow for that sign to remain with its current location and dimensions. 

 

 This property is zoned SU-1 to allow for religious uses and for development accessory to the 

primary religious use (including but not limited to fields for athletic leagues affiliated with the 

religious use). The property is also within the TOD secondary zoning district given its proximity to 

a potential future Red Line BRT stop. The Comprehensive Plan Pattern Book recommends it to 

the Suburban Neighborhood typology (which can accommodate large-scale places of worship) 

and places it within Critical Area and Environmentally Sensitive overlays.  

 

 Findings of Fact submitted by the applicant indicate that two of the three proposed signs would 

be internal to the site and not easily viewable from the 86th Street frontage, and that the monument 

signs would be placed onto freestanding wall structures with heights exceeding five (5) feet in 

height. Both statements are accurate, and staff would note that the petitioner was open to a 

modest reduction of the size and height of the monument signs to reduce any negative visual 

effects and remove/reduce the need for variances related to sign size and height. 

 

 The most visible sign to the southwest would be separated from the legal pylon sign to the east 

on the 86th frontage by around 1000 feet, and the proposed signage would be in promotion of a 

separate aspect of the use (athletic leagues vs. religious use for the eastern sign). Additionally, 

the petitioner was open to staff suggestions on the reduction of sign size and height and has 

agreed to a commitment to have the banner signage placed along the fence to the southeast of 

the site removed. For these reasons, staff recommends approval of the petition. 
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GENERAL INFORMATION 

 

Existing Zoning SU-1 (TOD) 

Existing Land Use Special Use - Religious 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   SU-2 North: Educational   

South:    D-3 / SU-7 South: Residential    

East:    D-2 / C-1 East: Residential / Commercial   

West:    D-2 West: Residential   

Thoroughfare Plan 

86th Street 
 

Central Avenue 
 

College Avenue 
 

Primary Arterial 
 
Local Street 
 
Primary Arterial 
 

106-foot existing right-of-way and 
112-foot proposed right-of-way 
48-foot existing right-of-way and 
50-foot proposed right-of-way 
90-foot existing right-of-way and 
80-foot proposed right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan 06/04/2025 

Site Plan (Amended) N/A 

Elevations 06/04/2025 

Elevations (Amended) 08/20/2025 

Landscape Plan N/A 

Findings of Fact 06/04/2025 

Findings of Fact 
(Amended) 

N/A 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

 Marion County Land Use Plan Pattern Book 

 Red Line Transit-Oriented Development Strategic Plan 

Pattern Book / Land Use Plan 
 

 The Marion County Land Use Plan Pattern Book recommends this site to the Suburban 
Neighborhood typology to allow for predominantly single-family housing interspersed with attached 
and multi-family housing where appropriate and supported by a variety of neighborhood-serving 
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businesses, institutions, and amenities. Large-scale places of worship within this typology should be 
located along arterial streets and should be harmony with the surrounding neighborhood. 

 The site is also within a Critical Area overlay intended to preserve existing open space and natural 
resources with private development as well as partially within an Environmentally Sensitive overlay. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

 The Red Line TOD Strategic Plan recommends this area to the Walkable Neighborhood typology 
given its proximity to the proposed College and 91st BRT stop. This typology contemplates walkable 
area that are primarily residential but may have a commercial node of one to two city blocks. 

 

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 

2005SE1010, special exception of the Wireless Communications Zoning Ordinance to provide for a 137-

foot tall monopole tower with related accessory equipment structures. 

94-Z-129, rezone 28.53 acres from SU-1 (FF) and D-2 (FF) to SU-1 (FF), approved. 

ZONING HISTORY – VICINITY 

2010DV2031 ; 8716 Central Avenue (west of site), Variance of development standards of the Dwelling 

Districts Zoning Ordinance to legally establish a deck with a 2.25-foot north side setback (minimum side 

setback of seven feet), approved. 

2003HOV048 ; 611 E 86th Street (south of site), variance of development standards of the Dwelling 

Districts Zoning Ordinance to legally establish a 680 square foot accessory structure with a 5.5 foot south 

side yard setback (minimum six foot side yard setback required), approved.  
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2025DV1039 ; Aerial Map 
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2025DV1039 ; Site Plan 
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2025DV1039 ; Elevation (Sign 1) 

 

2025DV1039 ; Elevation (Sign 2) 
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2025DV1039 ; Elevation (Sign 3) 

 

2025DV1039 ; Findings of Fact 
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2025DV1039 ; Photographs 

 

Photo 1: Location of Proposed Sign 1 from Southwest 

 

Photo 2: Location of Proposed Sign 2 from Southeast 

 

26

Item 4.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1039 ; Photographs (continued) 

 

Photo 3: Location of Sign 3 from West 

 

Photo 4: Signage at Southeastern Corner of Site (viewed from East) 
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2025DV1039 ; Photographs (continued) 

 

Photo 5: Adjacent Property to West near Proposed Sign 1 

 

Photo 6: Unpermitted Banner Signage Viewed from South 
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Case Number: 2025-DV1-040 (2nd Amended) 
Address: 3725 West 21st Street (approximate address) 
Location: Wayne Township, Council District #11 

Zoning: D-5  
Petitioner: Maria Del Rocio Cortez-Garcia, by Josh Smith 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a building addition resulting in a five-
foot rear yard setback, and to legally establish an existing detached garage 
and two accessory structures within the front yard of Rochester Avenue (20-
foot rear yard setback required, accessory buildings within front yards not 
permitted). 

Current Land Use:   Single-family dwelling 
 
Staff Recommendation:    Staff recommends denial of this petition. 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued for cause from the September 2, 2025, hearing, to allow time to amend the 

request, and provide new notice, as a result of an updated site plan.     

The petition was re-noticed as amended to add a request for two accessory structures each with a one -

foot south side setback, and within the front yard of Rochester Avenue.   

The petitioner has amended the petition a second time to remove the request for the two accessory 

structures each with a one -foot south side setback. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request as amended.   

PETITION OVERVIEW 
 

 

 Staff recommends approval of the request to provide for a building addition resulting in a five-foot 
rear yard setback, and to legally establish an existing detached garage and two accessory 
structures within the front yard of Rochester Avenue. 

 

 The proposed building addition setback would be in line with the existing dwellings rear setback and 
would not negatively impact any adjoining property.  

 

 According to Assessor’s records, the existing dwelling was originally constructed in 1946, at the 
rear of the lot.   
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 Since the primary dwelling is located to the rear of the lot, there is not adequate room to place the 
proposed garage to the rear of the dwelling, and the petitioner has a practically difficulty in placing 
the garage and accessory structures in the front yard of Rochester Avenue.   

 
GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Single-Family Dwelling 

Comprehensive Plan  

Surrounding Context Zoning Surrounding Context 
North:   D-6II Multi-Family dwellings 

South:    D-5 Single-Family dwelling 

East:    D-5 Single-Family dwelling 

West:    D-5 Single-Family dwelling 

Thoroughfare Plan 

West 21st Street Local street 72-foot existing and proposed right-of-way. 

Context Area Compact area 

Floodway / Floodway Fringe N/A 

Overlay N/A 

Wellfield Protection Area N/A 

Site Plan July 28, 2025 

Elevations N/A  

Landscape Plan N/A  

Findings of Fact  July 28, 2025 
 

 
 
COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends 3.5 – 5.0 Residential units per acre. 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site.  
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Recommends 3.5 – 5.0 Residential units per acre. 
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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 
 

 
2018-DV3-056; 3615 White Cedar Court (northeast of site), requested a Variance of 
Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for 
a front porch addition with a zero-foot side setback from common area used for ingress/egress, 
granted.  
 
2015-DV2-037; 3709 Yellow Popular Court (west of site), requested a Variance of 
Development Standards of the Dwelling Districts Zoning Ordinance to legally establish the 
setbacks of a single-family dwelling and accessory structure, with an accessory structure 
encroaching approximately seven feet into the right-of-way of West 21st Street, FOF signed 
but no Approval letter. 
 
2006-DV3-004; 1958 Berwick Avenue (south of site), requested a Variance of Development 
Standards of the Dwelling Districts Zoning Ordinance to legally establish a 960 square-foot 
garage, being 134 percent of the main floor area of the primary structure (maximum 540 
square feet or 75 percent of the main floor area of the primary structure permitted) and 
resulting in 1,264 square feet of accessory uses or 175 percent of the total floor area of the 
primary dwelling (maximum 718.99 square-feet of accessory uses, or 99.99 percent of the total 
floor area of the primary dwelling permitted), with a twelve-foot front setback from 20th Street, 
4 yes ballots, but no approval letter. No FOF 

 
RU ******* 
  

31

Item 5.



 

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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Photographs 
 

 
Photo 1 - Subject property existing dwellign looking south from West 21st Street. 

 

 
Photo 2 - Subject property existing garage in front yard, looking east from Rochester Ave. 
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Photo 3 - Subject property line, existign dwelling with five foot rear setback, and area for expansion with 

five foot rear setback, looking south.  
 

 
Photo 4- Subject property garage and accessory building in front yard of Rochester Ave. looking 

southwest.  
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BOARD OF ZONING APPEALS DIVISION I            October 7, 2024 
 

 

Case Number: 2025-DV1-041 

Property Address:  9229 Walton Avenue (approximate address) 

Location: Wayne Township, Council District #17 

Petitioner: Pamela & Mark Farley 

Current Zoning: D-A 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a detached garage 
and to legally establish detached accessory structures with a five-foot west 
side yard setback and a three-foot south rear yard setback (15-foot setbacks 
required) resulting in an open space of 84% (85% required). 

Current Land Use: Residential 

Staff 
Recommendations: Staff recommends approval of the variances. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the variances. 

 

PETITION OVERVIEW 
 

 

• 9229 Walton Avenue is a residential parcel that is zoned D-A and located near the boundary of 

Marion County and Hendricks County. Surrounding land uses include a multi-tenant commercial 

building to the north and residential uses in other directions (homes to the south are zoned D-3 

for comparatively denser residential development). 

 

• In 2024, the drainage permit DRN24-02761 was issued to allow for a new concrete slab in the 

approximate location of the detached garage now proposed. No applications for structural or 

Improvement Location permits were made concurrently with that drainage approval, and it does 

not appear that applicable zoning setbacks were consulted by the contractor or as a part of the 

drainage review. Additionally, two (2) smaller accessory structures exist on the site (one built in 

the early 90s and the other in the mid-00s) with areas below the threshold for requiring permit 

approval. However, setback restrictions would still be applicable for smaller accessory structures. 
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• Approval of this variance would allow for construction of a 16’ x 20’ detached garage with a height 

of 8 feet in the location of the concrete pad already placed. The new garage would require a 

Variance od Development Standards for its proposed 5-foot setback (the D-A zoning district would 

require 15 feet). Two (2) additional variances would be needed to (a) legally establish the side 

and rear setbacks of the smaller accessory structures (5-foot to the west and 3-foot to the south) 

and (b) allow for an open space of 84% at the site (85% required by the D-A zoning district). 

 

• This property is zoned D-A to allow for a variety of agricultural uses with a secondary provision 

for large estate development of single-family dwellings. The Comprehensive Plan recommends 

the site to the Suburban Neighborhood typology to allow for predominantly single-family housing 

interspersed with attached or multifamily housing where appropriate. The size and density of this 

and surrounding lots would seem to match the Suburban Neighborhood recommendation more 

closely than the D-A zoning of the subject site.  

 

• Findings of Fact provided by the applicant indicate that the variance should be granted given that 

the concrete pad has already been poured and the similarity between this property and adjacent 

residential sites to the south and east zoned D-3. Although staff would not agree that having 

poured a concrete pad before securing all necessary permits for construction would constitute a 

site-specific practical difficulty, it is true that this lot is substantially undersized compared to the 

current minimum lot size for the D-A zoning district: the parcel is 15,860 square feet which would 

be only 12% of the D-A minimum of three (3) acres. 

 

• If this property were zoned D-3 like nearby residential properties, no variances would be required 

related to open space (70% minimum) and the proposed side setback would only deviate from 

the D-3 requirement by one foot (6-foot side setback would be applicable). Given the practical 

difficulty caused by the undersized lot and that the proposed site layout would approximate 

dimensional standards applicable for nearby properties, staff recommend approval of the 

requested variances. 

GENERAL INFORMATION 

 

Existing Zoning D-A 

Existing Land Use Residential 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   C-3 North: Commercial   

South:    D-3 South: Residential    

East:    D-A East: Residential    

West:    D-A West: Residential    

Thoroughfare Plan 

Fullen Drive 
 

Local Street 
 

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

Context Area Metro 
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Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 08/10/2025 

Site Plan (Amended) N/A 

Elevations 08/10/2025 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 08/10/2025 

Findings of Fact 
(Amended) 

N/A 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site to the Suburban 
Neighborhood living typology to allow for predominantly single-family housing interspersed with 
attached or multifamily housing where appropriate and supported by a variety of neighborhood-
serving businesses and amenities. 
 

 

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. 

39

Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2005ZON168 ; 55 S Raceway Road (north of site), rezoning of 5.46 acres, being in the C-3 and C-1 

Districts to the C-3 classification to provide for neighborhood commercial uses, approved. 

85-Z-76 ; 9213 W Jackson Street (south of site), rezoning of 1.3 acres, being in the A-1 district, to the 

D-3 classification, to provide for residential use. 

85-UV1-8 ; 9213 W Jackson Street (south of site), variance of use of the Marion County Master Plan 

Permanent Zoning Ordinance to provide for the erection and use of three two-family residences, 

withdrawn. 

71-Z-26 ; portions of the 8800-9300 blocks of Fullen Drive (south and east of site), rezoning of 26.51 

acres, being in A-2 district to D-3 classification to provide for residential use by platting, approved. 
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EXHIBITS 
 

 

2025DV1041 ; Aerial Map 
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2025DV1041 ; Site Plan 
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2025DV1041 ; Elevations 

 

2025DV1041 ; Findings of Fact 
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2025DV1041 ; Photographs 

 

Photo 1: Subject Site Viewed from North 

 

Photo 2: Location of Proposed Garage 
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2025DV1041 ; Photographs (continued) 

 

Photo 3: Proposed Garage Location Viewed from Northwest 

 

Photo 4: Proposed Garage Location Viewed from Northeast 
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2025DV1041 ; Photographs (continued) 

 

Photo 5: Adjacent Property to West 

 

Photo 6: Adjacent Property to East (November 2024) 
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BOARD OF ZONING APPEALS DIVISION III            October 7, 2025 
 

 

Case Number: 2025-DV1-045 

Property Address:  5430 Central Avenue (approximate address) 

Location: Washington Township, Council District #7 

Petitioner: Robert & Christine Broughton, by Randall Green 

Current Zoning: D-4 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a building addition, including an attached 
garage, resulting in a 9.5-foot rear yard setback (20-foot rear setback 
required). 

Current Land Use: Residential 

Staff 
Recommendations: Staff recommends approval of this petition. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition. 

PETITION OVERVIEW 
 

 

• 5430 Central Avenue is a residential property within the Meridian Kessler neighborhood that is 

currently developed with a single-family residence and front-loaded detached garage that is 

placed within the rear yard (site is bordered by a vacated alley to the west). Surrounding land 

uses are also residential in nature, with a mix of detached and attached garages. 

 

• Approval of this variance would allow for a building addition to be placed between the currently 

existing home and garage to create a new breakfast nook and attached garage with similar 

dimensions and location to the existing detached garage. Although there is a 5-foot rear setback 

exception within the Ordinance that is applicable for detached garages, this addition and 

connection would result in a new attached garage which would be subject to the typical D-4 rear 

setback of 20 feet. Therefore, a Variance of Development Standards would be required to permit 

the 9-foot setback that would result from the addition. 
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• This property is zoned D-4 to allow for low- or medium- intensity, single-family and two-family 

residential development with thoroughfare access, relatively flat topography, and nearby 

community and neighborhood services. Similarly, the Meridian-Kessler Neighborhood Plan 

recommends it to the Traditional Neighborhood typology to allow for a full spectrum of housing 

types within compact and well-connected development patterns. It does not appear that the 

proposed addition would run counter to relevant Infill Housing Guidelines related to building 

massing and size or spacing between buildings (the proposed northern setback is compliant). 

 

• Since the proposed addition would maintain the architectural character of the existing residence 

and would align with surrounding development patterns, wouldn’t alter the site’s garage access 

while increasing the rear setback compared to the setback of the current detached garage, and 

would have minimal impact on adjacent property owners, staff recommends approval of the 

variance request for a minor deviation from the rear setback requirement. 

GENERAL INFORMATION 

 

Existing Zoning D-4 

Existing Land Use Residential 

Comprehensive Plan Traditional Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-4 North: Residential  

South:    D-4 South: Residential    

East:    D-3 East: Residential    

West:    D-4 West: Residential    

Thoroughfare Plan 

Central Avenue Secondary Arterial 
60-foot existing right-of-way and 
78-foot proposed right-of-way 

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 08/02/2025 

Site Plan (Amended) N/A 

Elevations 08/26/2025 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 08/26/2025 

Findings of Fact 
(Amended) 

N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Meridian Kessler Neighborhood Plan (2016) 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site. Please see Neighborhood / Area Specific Plan below. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• The Meridian-Kessler Neighborhood Plan recommends this site to the Traditional Neighborhood 
typology to allow for a full spectrum of housing types within compact and well-connected development 
that promotes social connectivity and with infill development continuing the existing visual pattern, 
rhythm, or orientation of surrounding buildings when possible. 

 

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 

N/A 

ZONING HISTORY – VICINITY 

2022DV2026 ; 5425 Central Avenue (southeast of site), Variance of development standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for detached garage with a three-foot north 

side setback (four feet required), approved. 

2019DV1055 ; 420 E 55th Street (north of site), Variance of development standards of the Consolidated 

Zoning and Subdivision Ordinance to provide for a detached garage with a three-foot west side setback 

(seven-foot side setback required), approved. 

2017DV2023 ; 5401 N New Jersey Street (southwest of site), Variance of development standards of 

the Consolidated Zoning and Subdivision Ordinance to legally establish a six-foot tall opaque fence, 

located within the clear sight triangle of the abutting driveway and 54th Street (not permitted), approved. 

2006DV1028 ; 5427 Central Avenue (southeast of site), Variance of development standards of the 

Dwelling Districts Zoning Ordinance to legally establish a 1,884 square foot single-family dwelling with a 

four-foot south side yard setback and a 13-foot aggregate side setback, and to provide for a 2,586-square 

foot building addition, with a four-foot south side yard setback, and with an eleven-foot aggregate side 

yard setback, approved. 

2005DV1004 ; 5434 Central Avenue (north of site), Variance of development standards of the Dwelling 

Districts Zoning Ordinance to provide for a 2,572.58-square foot addition to an existing 1,990-square foot 

single-family dwelling, with a 2.5-foot south side yard setback, resulting in a 7.5-foot aggregate side yard 

setback, and a 12.25-foot rear yard setback, approved. 

2002HOV043 ; 5411 Central Avenue (southeast of site), Variance of development standards of the 

Dwelling Districts Zoning Ordinance to provide for the construction of a 484-square foot detached garage 

with a three-foot rear and side yard setback, approved. 
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EXHIBITS 
 

 

2025DV1045 ; Aerial Map 
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2025DV1045 ; Site Plan 
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2025DV1045 ; Elevations (from STR25-01169) 

 

2025DV1045 ; Findings of Fact 
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2025DV1045 ; Photographs 

 

Photo 1: Subject Site Viewed from East 

 

Photo 2: Existing Detached Garage Viewed from Southeast 
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2025DV1045 ; Photographs (continued) 

 

Photo 3: Proposed Addition Area Viewed from Northeast ROW 

 

Photo 4: Attached Garage for Adjacent Property to North 

 

55

Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1045 ; Photographs (continued) 

 

Photo 5: Adjacent Property to North 

 

Photo 6: Adjacent Property to South 
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2025DV1045 ; Photographs (continued) 

 

Photo 7: Adjacent Property to East 

 

Photo 8: Adjacent Property to Northeast 
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Case Number: 2025-DV1-047 

Property Address:  5145 North Keystone Avenue (approximate address) 

Location: Washington Township, Council District #2 

Petitioner: DAST 2 LLC, by Joseph Lese 

Current Zoning: C-7 (W-5) 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the renovation of an existing commercial 
building resulting in zero percent transparency along the north elevation, 19 
percent transparency along the south elevation, a .08 Green Factor, an 
alternative interior parking landscape plan and 19 parking spaces (30 percent 
transparency required for areas of each façade within 50 feet of the right-of-
way, 0.22 Green Factor and compliant landscaping required, 36 parking 
spaces required). 

Current Land Use: Vacant Commercial 

Staff 
Recommendations: Staff recommends approval of the requested variances. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the requested variances. 

 

PETITION OVERVIEW 
 

 

• 5145 North Keystone Avenue is a parcel currently improved with a vacant commercial structure 

and small paved areas to the north and south accessed from Keystone located near the 

intersection of Keystone and 52nd Street. The previous use at the site was a furniture company 

that utilized the existing structure for retail sales with storage areas in the rear; it appears this use 

was discontinued between 2019 and 2022. The site is bordered by the Nickel Plate Trail to the 

east, a Dollar General store to the south, offices for a construction company to the north, and a 

vacant commercial structure to the west (formerly a billiard parlor). The proposed user for the 

existing space would be the offices for a talent agency (a permitted use within the site’s C-7 zoning 

as well as within commercial zoning districts designated for less intense uses). 
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• The process of remodeling the existing structure for adaptive reuse as offices (primarily internal 

work) had begun without the issuance of permits, which resulted in a stop-work order associated 

with the violation case VIO25-005053. Issuance of an Improvement Location Permit would also 

be required due to minor building additions and the inclusion of marked parking spaces on the 

northeastern and southern portions of the site. Issuance of relevant permits would still be required 

regardless of the result of this variance petition. 

 

• Per the most recent plans submitted, the following variances would be required to allow for the 

remodeling work and change in use to occur legally: (a) the portions of the northern and southern 

building façades furthest to the west would require windows or other transparency given their 

proximity to the Keystone frontage; (b) the proposed Green Factor and interior landscaping within 

parking areas would not meet current Ordinance requirements; and (c) the use would be 

supported by 19 parking spaces when the building’s use and size would require 36 spaces. 

Although the width of existing access drives to the north and south of the site would remain 

unaltered and could be considered legally non-conforming, the abandoned sign along the western 

frontage of the site would not be allowed to remain abandoned by approval of this variance and 

could be cited if not removed. 

 

• The property is zoned C-7 (High-Intensity Commercial District) to allow for specific areas for 

commercial uses which have unusually incompatible features relative to other commercial areas, 

such as major outdoor storage or display of sizable merchandise and trucks. However, the 

Comprehensive Plan recommends the site for comparatively less intense Community Commercial 

uses. The proposed adaptive reuse of this structure for offices would align with the comprehensive 

plan recommendation. The property is also partially within a Wellhead Protection Area. 

 

• Minimum standards on building transparency exist to allow for storefronts that are inviting for 

pedestrians as well as viewable to law enforcement or emergency personnel responding to calls. 

Findings provided by the applicant indicate that the existing building utilizes load-bearing concrete 

blocks that would not be conducive to removal at the corners of the building for reasons of both 

price and structural integrity, and that additional transparent area would be added further to the 

east to partially compensate for this deficiency. Staff agrees that practical difficulty would exist to 

add transparency in these areas and would note that the western façade directly oriented to 

Keystone would meet transparency requirements per provided elevations. Staff recommends 

approval of the variances related to building transparency. 

 

• Landscaping requirements exist to allow for aesthetically pleasing, environmentally beneficial, 

and sustainable development. Findings provided by the applicant indicate that existing levels of 

paving/impervious areas at the site and power lines along the western property line prevent 

placement of large trees or landscaping areas that would meet Green Factor requirements. Staff 

agrees that practical difficulty exists at the site given the adaptive reuse constraints, and that 

additional internal landscaping would likely impact the maneuverability of vehicles. Staff 

recommends approval of the variances to allow for the landscape plan within Exhibits below. 
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• Parking minimums exist to ensure that land uses within the County provide adequate parking 

facilities for their operation without the creation of negative externality for adjacent properties or 

public rights-of-way. Findings provided by the applicant in this regard indicate that their parking 

layout would help define property boundaries in a manner beneficial to neighboring sites, that 

internal bicycle parking would be provided to allow for alternate methods of site access from the 

nearby Nickel Plate Trail, and that the existing site and building layout would not allow for 

additional parking areas without complicating vehicle maneuverability. Staff agrees with these 

Findings and would note that in addition to the difficulty that results from the constrained site, the 

proposed user of a talent agency office would be unlikely to be a large traffic generator. Staff 

recommends approval of the variance related to parking. 

 

 

 

 

 

GENERAL INFORMATION 

 

Existing Zoning C-7 (W-5) 

Existing Land Use Vacant Commercial 

Comprehensive Plan Community Commercial 

Surrounding Context Zoning Surrounding Context 
North:   C-7 North: Commercial   

South:    C-7 South: Commercial    

East:    C-3 East: Pennsy Trail    

West:    C-5 / D-5 West: Commercial    

Thoroughfare Plan 

Keystone Avenue Primary Arterial 
100-feet existing right-of-way and 
104-feet proposed right-of-way 

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

Yes 

Site Plan 08/12/2025 

Site Plan (Amended) 09/11/2025 

Elevations 08/12/2025 

Elevations (Amended) N/A 

Landscape Plan 09/11/2025 

Findings of Fact 08/12/2025 

Findings of Fact 
(Amended) 

N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site to the Community 
Commercial typology to allow for low-intensity commercial and offices uses that serve nearby 
neighborhoods (such as small-scale shops, personal services, business services, groceries, etc.). 
 

 

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 

N/A 

ZONING HISTORY – VICINITY 

2011HOV024 ; 5198 N Keystone Avenue (northwest of site), Variance of development standards of 

the Commercial Zoning Ordinance to provide for a building addition to a fast-food restaurant and a drive-

through located within 54 feet and 70 feet, respectively of a D-7 zoned protected district (100-foot 

separation required), and to provide for parking, a storage shed and trash container, in an existing paved 

area, with a zero-foot west side transitional setback, without landscaping (20-foot transitional setback, 

with landscaping required), approved. 

2010LNU005 ; 5102 N Keystone Avenue (southwest of site), Seeking approval for reduced front 

building setbacks, use of required front yards, and lack of landscaping in required front yards, approved. 

98-V2-91 ; 5125 N Keystone Avenue (south of site), variance of development standards of the 

Commercial Zoning Ordinance to provide for the construction of 7,000 square foot commercial building 

with a rear yard setback of 1 foot (minimum 10 feet required), a northern side yard setback of 5 feet 

(minimum 10 feet required) and a dumpster within the required rear setback (not permitted), approved.  

62

Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
 

 

2025DV1047 ; Aerial Map 
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2025DV1047 ; Site Plan (09/11/2025) 
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2025DV1047 ; Landscape Plan 
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2025DV1047 ; Elevations (west, partial north and partial south) 
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2025DV1047 ; Proposed Floorplans 
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2025DV1047 ; Findings of Fact (Transparency) 

 

2025DV1047 ; Findings of Fact (Parking Space Quantity) 
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2025DV1047 ; Findings of Fact (Internal Landscaping) 

 

2025DV1047 ; Findings of Fact (Green Factor) 
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2025DV1047 ; Photographs 

 

Photo 1: Subject Site Viewed from Northwest 

 

Photo 2: Subject Site Viewed from Southwest 

 

70

Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1047 ; Photographs (continued) 

 

Photo 3: Parking Area to South of Existing Structure Looking West 

 

Photo 4: Existing Buffer from Nickel Plate Trail 
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2025DV1047 ; Photographs (continued) 

 

Photo 5: Access Drive to North of Existing Structure Looking West 

 

Photo 6: Parking Area to Northeast of Existing Structure 
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2025DV1047 ; Photographs (continued) 

 

Photo 7: Adjacent Property to North 

 

Photo 8: Adjacent Property to South 
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2025DV1047 ; Photographs (continued) 

 

Photo 9: Adjacent Property to Northwest 

 

Photo 10: Adjacent Property to Southwest 
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BOARD OF ZONING APPEALS DIVISION I                     October 7, 2025 
 

 
 

Case Number: 2025-DV1-048 
Address: 8326 Southern Springs Boulevard (approximate address) 
Location: Franklin Township, Council District #25 
Zoning: D-3 
Petitioner: Diana Allen-Johnson 

Request: Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a building addition resulting in an 
open space of 67 percent (70 percent open space required). 

 
Current Land Use:   Single Family Dwelling 
 
Staff Recommendation:    Staff recommends approval of this petition. 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition. 

PETITION OVERVIEW 
 

 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance, specifically those 
relating to open space requirements, are intended to maintain a consistent development pattern 
within residential districts by discouraging the overdevelopment of lots, and the resulting cluttered 
appearance that would negatively impact adjacent property owners. 

 

 The development standards for single-family dwellings in the D-3 district are based on a minimum 
lot size of 10,000 square feet. This site is 7,548 square feet, or approximately 25% smaller than the 
required minimum lot size.   

 

 Staff feels the reduced lot size creates a practical difficulty in meeting the minimum required open 
space requirements.  In addition, the proposed addition would have no impact on the character of 
development within the surrounding area.   Therefore, Staff is not opposed to the requested 
reduced open space.  

 

 Generally, Staff supports property improvements if their location and characteristics do not 
negatively impact adjoining residential areas by causing a nuisance to the surrounding 
neighborhood. Staff believes that this would be true for this particular variance request, and 
additionally that no public safety or health risks would come from the grant of this variance. 
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GENERAL INFORMATION 

 

Existing Zoning D-3 

Existing Land Use Single Family Dwelling 

Comprehensive Plan 1.75-3.5 Residential Units per acre.  

Surrounding Context Zoning Surrounding Context 
North:   D-3 Single-Family dwelling 

South:    D-3 Single-Family dwelling 

East:    D-3 Single-Family dwelling 

West:    D-3 Common Space 

Thoroughfare Plan 

Southern Springs Boulevard  Local Street 52-foot existing and proposed right-of-way. 

Context Area Metro area 

Floodway / Floodway Fringe No 

Overlay N/A 

Wellfield Protection Area No 

Site Plan August 20, 2025 

Elevations N/A 

Landscape Plan N/A  

Findings of Fact September 9, 2025 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends 1.75-3.5 Residential Units per acre for the site. 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site.  

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• The I-65 / County Line Road Strategic Plan recommends 1.75-3.5 Residential Units per acre for 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) 

 

 

• Not Applicable to the Site.  

 

ZONING HISTORY 
 

 
2004-DV1-011; 8417 Southern Springs Way (west of site), requested a Variance of Development 
Standards of Dwelling Districts Zoning Ordinance to provide for 333.34-square foot room addition 
resulting in a 11.70-foot rear yard setback, a twelve-foot aggregate side yard setback, and sixty-two 
percent lot open space, denied. 
 
 
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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Photographs 
 

 
Photo of subject site, looking west. 

 

 
Photo of rear of subject site, looking east. 
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Photo of proposed addition area, looking east. 

 

 
Photo of adjacent open space, looking west 
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BOARD OF ZONING APPEALS DIVISION I                           October 7, 2025 
 

 

Case Number: 2025-UV1-009 
Property Address:  5330 West Morris Street (approximate address) 
Location: Wayne Township, Council District #17 
Petitioner: Adriano Montas, by Arnoldo Gonzalez Vasquez 
Current Zoning: C-3 (TOD) 

Request: 

Variance of Use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the operation of an 
Automobile, Motorcycle, and Light Vehicle Service or Repair facility, 
with outdoor storage of vehicles awaiting repair (not permitted), with 
eight parking spaces and zero bicycle parking spaces provided. 

Current Land Use: Residential 
Staff 
Recommendations: Staff recommends denial of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• The petitioner automatically continued this petition from the July 1, 2025 hearing to the August 5, 
2025 hearing date. 

• The petition was continued to the September 2, 2025 hearing due to insufficient notice. 
• The petition was continued to the October 7, 2025 hearing. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would allow for the operation of an Automobile, Motorcycle, and Light Vehicle Service or 

Repair facility, with outdoor storage of vehicles awaiting repair (not permitted), with eight (8) parking 
spaces and zero bicycle parking spaces provided. 
 

• The subject site is zoned C-3 (TOD) and is improved with a single-family residence and accessory 
garage structure. The site’s residential improvements were legally-established via variance 
(2023UV1022). 

 
• The automobile, motorcycle, and light vehicle service or repair use is classified as a C-4 use, as a 

natural element of these types of operations is the generation of automobile traffic to the site and 
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vehicular storage on the site. Additionally, the request to have outdoor storage of vehicles awaiting 
repair is not permitted in C-3 districts, due to the increase of intensity and large amount of space that 
is typically required for that type of use. With the subject site being historically and currently residential 
in nature, and smaller than typical C-4 lots, Staff believes that the request and proposed plan of 
operation to be far too intense for the site. Likewise, Staff finds the proposed uses to be wholly 
incompatible with the legally established residential uses. The incompatibility of these uses is further 
exemplified by the fact that Automobile, Motorcycle, and Light Vehicle Service or Repair is not a 
permitted use in any residential district and, conversely, no residential uses are permitted in any of 
the zoning districts that do permit Automobile, Motorcycle, and Light Vehicle Service or Repair.  

 
• Further, with this site being mid-block along West Morris Street, which is largely residential at this 

location, Staff does not believe this to be an appropriate location for the proposed uses given the 
surrounding context. Likewise, Staff does not find the proposal to be in line with the Comprehensive 
Plan recommendation of Community Commercial. The Land Use Plan Pattern Book indicates that 
examples of uses within Community Commercial are small-scale shops, professional and business 
services, grocery stores, drug stores, restaurants, personal services, and public gathering spaces. 
Lastly, Staff sees this proposal as further infiltration of heavy commercial uses south of Washington 
Street into primarily residential areas. Staff believes that the proposal would put further pressure on 
adjacent residential properties to the east and south. Finally, Staff does not believe there to be any 
practical difficulty for needing the requested variances, as this site has been used in a compliant 
manner in the past, and believes that the site can continue to operate in a manner permitted by the 
Zoning Ordinance without the grant of variances. Therefore, Staff is opposed to the request and 
recommends denial of the petition. 

 

 

GENERAL INFORMATION 

 
Existing Zoning C-3 
Existing Land Use Residential/Commercial 
Comprehensive Plan Community Commercial 
Surrounding Context Zoning Surrounding Context 

North:   SU-9 North: Government Grounds  
South:    D-5 South: Single-Family Residential 

East:    C-3 East: Single-Family Residential   
West:    SU-9 West: Government Grounds   

Thoroughfare Plan 

West Morris Street Primary Arterial 56 feet right-of-way proposed and 56 
feet right-of-way existing 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay Yes, Transit-Oriented Development 
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Wellfield Protection 
Area No 

Site Plan 1/9/25 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 1/9/25 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends the Community Commercial working 
typology for this site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not applicable to the request 
 

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 

2023UV1022, Variance of Use of the Consolidated Zoning and Subdivision Ordinance to allow for primary 
and accessory single-family uses and structures, including the construction of a detached garage, 
approved. 

ZONING HISTORY – VICINITY 

83-Z-131; 5401 and 5405 W Washington Street (north of site), requests Rezoning of 2 acres being in 
a C-5 district to the SU-9 classification to provide for a fire station and Township governmental offices, 
approved. 

84-Z-199; 1149 South Lynhurst Drive (east of site), requests Rezoning of 0.99 acres, being in the D-
3 district, to the C-3 classification to provide for the removal of existing improvements and the construction 
of a service station and convenience food market, approved. 

84-UV2-84; 1130 South Lynhurst Drive (east of site), Variance of Use of the Commercial Zoning 
Ordinance to provide for the erection of a 26 x 40 foot garage to be used for storage of supplies and 
equipment for an existing automobile repair service, approved.  

91-V3-98; 1229 South Biltmore Avenue (south of site), Variance of Development Standards of the 
Dwelling District Zoning Ordinance to permit the construction of an attached garage with a zero foot side 
yard setback and a six foot aggregate setback (4 foot side yard setback and a 10 foot aggregate required), 
approved. 

92-V2-93; 5331 West Washington Street (north of site), Variance of Development Standards of the 
Dwelling Districts Zoning Ordinance to legally establish an existing pole sign with a front setback of 6 feet 
from the right-of-way ling of Washington Street (15 foot setback required) and a clear distance of 6 feet 
from the bottom edge of the sign to the grade (9 feet required), approved. 

97-Z-60; 1205 South Lynhurst Drive (east of site), requests a Rezoning of the adjacent one-third of an 
acre D3 property to the C4 District to allow for the redevelopment of the site with a new Speedway 
convenience store, approved. 

2005SE1004; 5515 West Morris Street (west of site), Special exception of the Dwelling Districts Zoning 
Ordinance to provide for a 1,144-square foot manufactured home, approved. 

2011ZON086; 5334 and 5336 West Morris Street (west of site), Rezoning of 0.90 acres, from the C-3 
District, to the SU-9 classification to provide for a parking lot for the Wayne Township government center, 
approved. 
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EXHIBITS 
 

 

 

Aerial Photo 
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Site plan, file-dated 1/9/25 
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Subject site looking north from West Morris Street 

 

Looking south from the alley 
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Looking south with the adjacent parking lot to the west 

 

Looking north with the adjacent residence to the east 
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Looking south with the garage structure in the background 

 

Rear gate from the alley 
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Looking north 

 

Looking west down the alley 
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BOARD OF ZONING APPEALS DIVISION I                         October 7, 2025 
 

 
Case Number: 2025-UV1-014 

Address: 6805 Rockville Road (approximate address) 

Location: Wayne Township, Council District #16 

Zoning: D-2 

Petitioner: Margarito Mendoza Galindo, by Tasha Roberts 

Request: Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for outdoor and indoor storage of lawn care 

equipment, machinery, and materials (not permitted) and the installation of a 

six-foot tall fence and electric gate within the front yard of Eleanor Street 

(maximum 42-inch fence height permitted). 

 
Current Land Use:    Single Family Dwelling  
 
Staff Recommendation:   Staff recommends denial of this petition. 
 
Staff Reviewer:    Robert Uhlenhake, Senior Planner 
 
 
 

PETITION HISTORY 
 
 

This petition was continued form the September 2, 2025, hearing to the October 7, 2025, hearing due to 

deficient public notice.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition.  

PETITION OVERVIEW 
 

 
VARIANCE OF USE 
 

 The Comprehensive Plan recommends Suburban Neighborhood uses for the subject site. The 
proposed outdoor and indoor storage of lawn care equipment, machinery and materials use would 
be permitted in the C-5, General Commercial Zoning District.  The C-5 district is designed to 
provide for those retail and service functions whose operations are typically characterized by 
automobiles, outdoor display, or sales of merchandise; by major repair of motor vehicles; by 
outdoor commercial amusement and recreational activities; or by activities or operations conducted 
in buildings or structures not completely enclosed. The types of uses found in this district tend to be 
outdoor functions, brightly lit, noisy, etc. Therefore, to provide a location where such uses can 
operate in harmony with the vicinity, the C-5 district should be located on select heavy commercial 
thoroughfares and should avoid locating adjacent to protected districts. 
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 The purpose of the D-2 district is to provide for use in suburban areas. Ample yards, trees and 
passive open spaces easily serving each individual lot are envisioned for this district. TheD-2 
district has a typical density of 1.9 units per gross acre. Two- family dwellings are permitted on 
corner lots in this district. This district fulfills the lowest density recommendation of the 
Comprehensive General Land Use Plan. Public water and sewer facilities must be present.  
Development plans, which may include the use of clustering, should incorporate, and promote 
environmental and aesthetic considerations, working within the constraints and advantages 
presented by existing site conditions, including vegetation, topography, drainage, and wildlife. 

 

 Given the increase in intensity between the existing zoning and the proposed use, including the 
number of commercial equipment and machinery as outdoor storage, approval of this request would 
over-develop the site and facilitate the intrusion of general commercial uses into an established 
residential neighborhood. The request would encourage additional encroachment, in a manner 
violating the development norms and residential aesthetics of the street, and squarely deviating 
from the recommendations of the Comprehensive Plan.  

 

 The strict application of the terms of the zoning ordinance does not constitute a practical difficulty 
for the property, since the site is zoned D-2 and could be used by any number of uses permitted, by 
right, in the D-2 zoning classification.  Any practical difficulty is self-imposed by the desire to use the 
site to provide for outdoor and indoor storage of lawn care equipment, machinery, and materials. 

 

 The subject site is similar in size to other nearby properties, that are able to follow the 
comprehensive plan and zoning ordinance without the need for variances.  Therefore, the 
Comprehensive Plan recommendation should not be disregarded, nor of the clearly residential 
nature of the surrounding area.   

 
VARIANCE OF DEVELOPMENT STANDARDS 
 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance permits a 
maximum fence and gate height of 42 inches within the front yard.  The purpose of the height 
limitation is to create an open appearance along public rights-of-way, prevent blocking views at 
intersections, limit the negative visual impacts on adjacent properties, and prevent a canyonized 
effect of the streetscape.    

 

 This parcel being in the Metro Context, would be consider both frontages along Rockville Road and 
Eleanor Street as front yard frontages, each having the maximum 42-inch fence height requirement.   

 

 The height requirements are in place to limit bulk, create a consistent density and intensity, and 
keep the environment at a human-scale. This regulation limits the number of “walls” or abnormally 
tall structures that can be built to ensure neighborhood compatibility and to prevent unreasonable 
blockage of sunlight. 

 

 The fence could be built as proposed in the front yard with a height of 3.5 feet, and additional 
supplemental plantings, which do not have a height limit, could be added to increase any needed 
barrier or security.  
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GENERAL INFORMATION 

 

Existing Zoning D-2 

Existing Land Use Single Family Dwelling 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-3 Single-Family dwelling 

South:    D-2 Single-Family dwelling 

East:    D-3 Single-Family dwelling 

West:    D-2 Single-Family dwelling 

Thoroughfare Plan 

Rockville Road Primary Arterial 135-foot existing and proposed right-of-way. 

Context Area Metro area 

Floodway / Floodway Fringe No 

Overlay N/A 

Wellfield Protection Area No 

Site Plan April 18, 2025 

Elevations N/A  

Landscape Plan N/A  

Findings of Fact April 18, 2025 
 
 

 
COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends the Suburban Neighborhood typology for the site.  

Pattern Book / Land Use Plan 

 

• 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.  

 

• 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. 
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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) 

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
2017-UV3-016; 6675 Rockville Road (east of site), Variance of Use of the Consolidated Zoning and 
Subdivision Ordinance to provide for a mortgage business, denied.  
 
2015-ZON-040; 6250 Rockville Road; requests rezoning of 0.36 acres from the D-2 District to the C-1 

classification to provide for office uses; approved.  

2013-HOV-029; 6696 Rockville Road; requests variance of development standards of the Sign 

Regulations to provide for a five-foot tall, 35-square foot illuminated ground sign; granted. 

2011-UV3-005; 6345 Rockville Road; requests variance of use of the Commercial Zoning Ordinance 

to provide for a tattoo parlor within 500 feet of a protected district without the grant of a special 

exception; denied.  

2010-UV2-006; 377 Rockville Road; requests variance of use and development standards of the 

Dwelling Districts Zoning Ordinance to provide for a copying, digital color printing, offset printing and 

related services and to provide for the construction of a 330-square foot carport, with a four-foot west 

side setback and with a rear graveled parking area with a six-foot west side yard and a zero-foot side 

east yard and a zero-foot rear south yard, in D-2; granted.  

2007-DV1-060; 6714 Rockville Road; requests variance of development standards of the Sign 

Regulations to provide for a six-foot tall, 90-square foot, internally illuminated pylon sign within 56 feet 

of a protected district, and with a 10-foot front setback from the proposed right-of-way of Rockville 

Road; denied. 
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2006-HOV-052; 6714 Rockville Road; requests variance of development standards of the Sign 

Regulations to provide for a 16.375-foot tall 60.525-square foot pole sign within 66 feet of a protected 

district, in C-1; withdrawn. 

2006-UV2-028; 6379 and 6383 Rockville Road; requests variance of use and development standards 

of the Dwelling Districts Zoning Ordinance to provide for office uses and to legally establish a 408.8 

square foot detached garage with a sixteen-foot front setback from the right-of-way of Mission Street, 

between the established front building line of the primary structure and the right-of-way of Mission 

Street, and a variance of development standards of the Sign Regulations to provide for a four-foot tall, 

twenty-square foot ground sign, in D-2; denied.  

2004-UV3-035; 6501 Rockville Road; requests variance of use of the Dwelling Districts Zoning 

Ordinance and a variance of development standards of the Sign Regulations to provide for an 

insurance agency, and a 32-square foot ground sign; denied.  

2004-UV3-032; 6502 Rockville Road; requests variance of use of the Dwelling Districts Zoning 

Ordinance to legally establish a doctor’s office; denied.  

2004-UV1-035; 6451 Rockville Road; requests variance of use of the Dwelling Districts Zoning 

Ordinance and a variance of development standards of the Sign Regulations to legally establish a 

religious meeting and counseling facility, with meetings of up to thirty people in the basement of an 

existing single-family dwelling, and with a seven-foot tall, sixteen square foot pylon sign within the right-

of-way of Brandt Street and Rockville Road; withdrawn. 

91-UV2-56; 6733 Rockville Road; requests variance of use and development standards of the 

Dwelling Districts Zoning Ordinance to permit an office for four attorneys and the placement of a 40-

square foot animated sign; denied. (D intensity and precedent) 

83-Z-115; 6710 Rockville Road; requests rezoning of 0.90 acre, being in the C-1 and D-3 Districts, to 

the C-1 classification to provide for a one-story office building; denied. 

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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Photographs 
 

 
Subject property looking south. 

 

 
Subject property looking north from Eleanor Street. 
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Subject property looking west from Eleanor Street. 

 

 
Adjacent Single Family Dwelling to the south of subject site, looking northwest.  
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Adjacent Single Family Dwelling to the east of subject site, looking north.  

 

 
Adjacent Single Family Dwelling to the north of subject site.   
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BOARD OF ZONING APPEALS DIVISION I            October 7, 2025 
 

 

Case Number: 2025-UV1-016 

Property Address:  9743 Indian Creek Road South (approximate address) 

Location: Franklin Township, Council District #25 

Petitioner: David & Margaret Sisk, by David A. Retherford 

Current Zoning: D-A 

Request: 

Variance of use and development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the operation of a lawnmower repair 
business with accessory outdoor storage and operations (not permitted), 
accessory structures with a two-foot western side yard setback and a two-foot 
rear yard setback (15-foot side and rear yard setbacks required), and a rear 
deck resulting in an open space of 82.5% (minimum 85% required), and one 
portable sign with an area of 6 square feet (not permitted), per filed plan of 
operation. 

Current Land Use: Residential 

Staff 
Recommendations: Staff recommends denial of this petition. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

Due to a miscommunication by staff, required written notice was not published within the Indianapolis 

Business Journal prior to the initial hearing scheduled for September 2nd. For this reason, the petition 

was continued by staff request to the October 7th hearing date of Division I. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

 

PETITION OVERVIEW 
 

 

• 9743 Indian Creek Road South is a residential property that is currently improved with a single-

family residence and four (4) accessory structures within the rear yard. Adjacent land uses are 

residential to the north, west, and south and undeveloped to the east. The four (4) accessory 

structures range in size from 80 to 192 square feet, and a chain-link fence exists along the 

southern portion of the site (no buffering exists along the western property line). A wooden deck 

is also partially constructed along the southern portion of the existing residence. 
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• The accessory structures, placed in the 1990s, are below the square-footage threshold for 

requiring Improvement Location Permits or permanent foundations but would still be required to 

comply with Ordinance standards for height, setbacks, and overall open space at the property. 

 

• VIO25-003756 was opened in April 2025 because of an anonymous complaint filed with the 

Mayor’s Action Center. That violation cited the property for various zoning non-conformities, 

including the operation of a lawnmower repair business with accessory outdoor storage within the 

D-A zoning district: the outdoor storage in question included lawnmowers and related equipment, 

vehicle parts (including tires and batteries), an unlicensed trailer, and miscellaneous items such 

as tarps and plywood. Additionally, the violation mentioned both the partial construction of a deck 

without the required permits and placement of portable signage (full text within Exhibits). 

 

• Approval of this variance would allow for (a) the continued operation of a lawnmower repair 

business with outdoor storage and operations per the filed Plan of Operation; (b) legally 

establishing the accessory structures at the site with setbacks two (2) feet away from property 

lines to the west and south (15-foot separation required); (c) construction of the deck which, in 

conjunction with the other primary and accessory structures, would result in an open space of 

82.5% (85% required); and (d) placement of a portable sign advertising the business. 

 

• The subject site is zoned D-A to allow for a variety of agricultural uses as well as for large estate 

development of single-family dwellings. The Pattern Book recommends it to the Suburban 

Neighborhood living typology to allow for predominantly single-family housing supported by a 

variety of neighborhood-serving businesses, institutions, and amenities. The Plan 

recommendation is for a greater residential density than the Rural or Estate Neighborhood 

typology, and no residential zones or typologies contemplate the placement of contractor uses or 

accessory outdoor storage related to contractor uses (a heavy commercial or industrial use). 

 

• The Plan of Operation filed by the petitioner indicates that their business would be limited to the 

owner-occupant and would operate from late February to late October with hours from 8 AM to 

6:30 PM. Operation of the business would include sharpening, minor welding, and repair of 

engines both within the accessory buildings as well as within outdoor areas surrounding those 

buildings near adjacent properties to the west and south (see site plan within Exhibits). Any drop-

off and pickup of mowers or equipment would utilize the residential driveway, and that mower 

engines would be left running at idle “except for short periods of time as necessary”. 

 

• Regulations on the placement of heavy commercial primary uses and outdoor accessory uses 

(and signage advertising those uses) exist to ensure that residential areas remain distinct from 

areas contemplated for more intense development and to limit negative externalities of noise, 

dust, odor, etc. on adjacent properties. The continued operation of this use would result in a 

continuation of those negative externalities with limited buffering and setbacks that have already 

resulted in three (3) separate complaints about this property. Staff would also note that no undue 

hardship exists that would preclude this property from alternate use (residential), and that site-

specific practical difficulty hasn’t been identified for the variances of development standards. 
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• Although the substandard size of the D-A lot (0.36-acre when 3 acres are required) might limit the 

size of a new residence or addition, staff would note that the current reduction in setbacks that is 

being requested and the open space variance are only needed based on the desire for an 

accessory deck and four (4) separate buildings associated with the heavy commercial use. 

 

• The proposed contractor use involving outdoor repairs and lawnmower noise and odors would be 

very near adjacent residences with minimal buffering. Practical enforcement of the noise 

restrictions within the Plan of Operation would also be difficult, and staff would note that the 

previous placement of structures without permanent foundations within required setbacks would 

be a self-imposed difficulty. Staff recommends denial of the proposed variances. 

 

 

 

GENERAL INFORMATION 

 

Existing Zoning D-A 

Existing Land Use Residential 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-A North: Residential   

South:    D-A South: Residential    

East:    D-A East: Undeveloped    

West:    D-A West: Residential    

Thoroughfare Plan 

Indian Creek Rd S 
 

Primary Collector 
 

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

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 06/27/2025 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 06/27/2025 

Findings of Fact 
(Amended) 

08/25/2025 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommend this site to the Suburban 
Neighborhood living typology to allow for predominantly single-family housing supported by a 
variety of neighborhood-serving businesses, institutions, and amenities. Heavy commercial uses 
such as a contractor and outdoor displays and operations are not contemplated for the 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.  

  

111

Item 12.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2021HOV012 ; 9755 Indian Creek Road S (east of site), Variance of development standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for a single-family dwelling and attached 

garage with a 30-foot front setback, 19-foot and 20-foot side setbacks, a 43-foot rear setback and 69% 

open space (35-foot front setback, 35-foot side setback, 75-foot aggregate side setback, 75-foot rear 

setback and 85% open space required), approved. 
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EXHIBITS 
 

 

2025UV1016 ; Aerial Map 
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2025UV1016 ; Site Plan 
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2025UV1016 ; Notice of Violation (VIO25-003756) 

 

115

Item 12.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025UV1016 ; Plan of Operation 
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2025UV1016 ; Findings of Fact (Use) 
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2025UV1016 ; Findings of Fact (Setbacks, Open Space & Signage) 
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2025UV1016 ; Photographs 

 

Photo 1: Subject Site Viewed from North (July 2024) 

 

Photo 2: Adjacent Property + Subject Site Viewed from Southwest on Hickory Road (May 2025) 
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2025UV1016 ; Photographs (continued) 

 

Photo 3: Existing Signage at Subject Site (April 2025) 

 

Photo 4: Rear Yard Structures + Work Area (April 2025) 
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2025UV1016 ; Photographs (continued) 

 

Photo 5: Outdoor Mowers + Proposed Deck (April 2025) 

 

Photo 6: Additional Outdoor Equipment (April 2025) 
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BOARD OF ZONING APPEALS DIVISION I            October 7, 2025 
 

 

Case Number: 2025-UV1-017 

Property Address:  7323 East Hanna Avenue (approximate address) 

Location: Franklin Township, Council District #20 

Petitioner: Hanna Haunted Acres Inc., by David A. Retherford 

Current Zoning: D-A 

Request: 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to 
provide for the operation of a seasonal indoor and outdoor commercial 
recreational use, including the sale of alcoholic beverages, subject to the filed 
plan of operation (not permitted). 

Current Land Use: Commercial / Residential 

Staff 
Recommendations: Staff recommends denial of this petition. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

Due to a miscommunication by staff, required written notice was not published within the Indianapolis 

Business Journal prior to the initial hearing scheduled for September 2nd. For this reason, the petition 

was continued by staff request to the October 7th hearing date of Division I. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

 

PETITION OVERVIEW 
 

 

• 7323 East Hanna Avenue is a residential property that is approximately 78 acres in size and is 

improved both with a permanent single-family residence as well as various structures, 

improvements and temporary parking facilities associated with a seasonal indoor and outdoor 

“haunted” attraction. The indoor and outdoor recreational uses were permitted by the zoning 

petition 2009-UV2-017, which also allowed gravel parking and a freestanding sign for the use and 

was subject to the plan of operation and numerous commitments. The site is intersected by the 

Big Run Creek and is bordered by either undeveloped land or residential subdivisions on all sides. 

 

• Approval of this petition would allow for an expansion of the current seasonal indoor and outdoor 

recreational use, both in terms of the frequency of the operation and the number of associated 

structures and outdoor operation areas. Previous variances for the sign and gravel parking would 
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still be applicable, and the previous commitments and operation plan would be substantially 

amended and replaced by the version shown within the Exhibits of this report. 

 

• Staff has identified the below as the primary areas of change or deviation between the existing 

commitments and the plan of operation and the new version proposed by the applicant: 

o An expansion of the allowable days of operation throughout the year to both start earlier 

and end later during peak periods of activity in the fall as well as to allow for operation 

around other holidays (Christmas, Valentine’s Day, and “Halfway to Halloween”) and for 

potential haunted attraction conventions at unspecified points in time. 

▪ Under the 2009 commitments, there would be up to 55 days during which the 

outdoor use could be active (based on the 2025 calendar), and 50 of those days 

would fall in between September 1st and November 7th. 

▪ Under the proposed commitments, there would be up to 108 days during which 

the outdoor use could be active (based on 2025 and 2026 calendars), and 61 of 

those days would be fall in between September 1st and November 7th (the “in-

season” range established by the initial approval). This would not be inclusive of 

the proposed escape room, which could operate on a year-round basis. 

▪ There would also be an expansion of the numbers of days on which the site could 

operate until either 1 AM, 2 AM, or 3 AM in the morning: additional details are 

within Commitment #13 as provided by the applicant. 

o The addition of a trail area to the west of the current operating area marked as “Farm 

Festival Pumpkin Light Show Christmas Lights” on the site plan. 

o Addition of an outdoor venue/stage area within the existing primary operations area, facing 

away from residences to the east. 

o Potential placement of an escape room structure with a maximum size of 10,000 square 

feet that would maintain internal operations throughout the year. 

o Explicit confirmation that the sale of alcohol on-site would be permitted (previous 

documents had solely referenced “snack and beverage sales and service”). 

 

• The site plan provided by the applicant indicates that vehicle parking would be provided by a 

gravel lot as well as two (2) large areas of grass between the primary operations area and the 

property’s frontage along Hanna Avenue. The primary operations area is currently improved with 

two (2) large pole barns that house internal attractions as well as several smaller buildings and 

trailers that appear to be utilized for the sale of tickets, merchandise, refreshment, etc. The 

property also contains a corn field and woods areas to the southeast that are part of the 

recreational use. The site plan also shows an approximate location for the stage and three (3) 

potential locations for the proposed escape room attraction. 

 

• In addition to the recreational uses, the site also operates as a farm that produces hay to the north 

of the primary operations area, corn and beans to areas west of the legal ditch (as well as the 

corn maze), and potential for lumber from the forest area to the southeast of the site. A single-

family residence also exists at the site, to the west of the primary operations area. 
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• The website associated with the current user (accessed August 22, 2025) indicates the sale of 

alcoholic beverages at two bars (“Hanna’s Booz” and “Hanna’s Spirits”). Although it is the 

applicant’s contention that grant of the 2009 variance allowed for alcohol sales, it appears that 

such sales have not been conducted in the past due to difficulty in obtaining the required permits 

from the Indiana Alcohol and Tobacco Commission. Approval of this variance would not provide 

any exemption from State requirements for the sale of alcohol, and the use would also be subject 

to all applicable noise ordinances or enforceable curfews for unaccompanied minors. Additionally, 

this variance would not allow for placement of any structures within the required Stream Protection 

Corridor (one of the potential locations of the “future shop” appears to encroach into the 100-foot 

boundary) or exempt the proposed stage from any State-level reviews. 

 

• This property is currently zoned D-A to allow for a variety of agricultural uses in addition to large 

estate development of single-family dwellings. The Comprehensive Plan recommends it to the 

Suburban Neighborhood living typology to allow for predominantly single-family supported by a 

variety of neighborhood-serving businesses. Large-scale places of assembly (such as 

commercial recreational uses) are contemplated for this typology in scenarios where the use is 

located along arterial streets, contain pedestrian infrastructure if located near residences, near 

public transit when possible, and developed in harmony with surrounding neighborhoods with 

screened parking and service areas. 

 

• Many of the protections and limitations on the use instituted by the 2009 Plan of Operation and 

commitments would remain largely unaltered. Such stipulations include: 

o A maximum of 10 permanent buildings associated with the use, with a maximum 

aggregate area of 75 thousand square feet between them. 

o Limitations on bonfires within 300 feet of the eastern property line. 

o Requirements for monitoring of noise along the eastern property line, and installation of 

additional sound absorbing material should the allowed decibel levels be exceeded. 

o Buffering requirements and landscaping preservation for areas near the eastern property 

line adjacent to the residential subdivision (see Commitments 14-17). 

o Administrative Approval of development plans for new structures at the site. 

 

• Staff expressed preliminary concerns to the applicant about the introduction of alcohol sales into 

a use that appears to be predominantly targeted at teenagers or young adults that might not be 

of age to drink. Per information provided by the petitioner, alcohol sales would be limited to 

designated areas within the primary operations area (with IDs checked and State guidelines 

followed) but that there wouldn’t be specified areas for alcohol consumption. Staff feels that 

without similar precautions in place limiting areas on the site where drinks could be consumed, 

the risk of underage drinking and related negative externalities of noise or driving while impaired 

would be increased by the introduction of such sales. 

 

• However, the primary reason for the staff’s recommendation of denial would be that the proposed 

expansion of both the hours of operation and frequency of both indoor and outdoor operations 

outside of the primary autumn season would expand the scope of the recreation use to a point 

where the “haunted” attraction would dominate the site both in terms of public perception and of 
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any revenues generated. Given that the use is well-established at the site, and to avoid the need 

for additional variances of use whenever operational changes are contemplated, staff feels that 

this petition would be more appropriately filed as rezoning petition to the SU-16 zoning district 

(special use for indoor and outdoor recreation). 

 

• The SU-16 zoning (a) would be a better match for the proposed intensity of the land use; (b) could 

allow for existing residential, agricultural, and parking improvements to remain; (c) would still 

require administrative approval of new development; (d) could incorporate limiting commitments 

similar to the proposed Use Variance; and (e) and would allow for alcohol sales by-right (within 

other applicable State or commitment guidelines). Although staff could not guarantee a 

recommendation of approval for a rezoning to the SU-16 zoning district, it would be supportive of 

a transfer of fees already filed toward this use variance for such a refiling. 

 

• Staff would also contend that there no undue hardship has been identified that would prevent the 

site from operating within compliance of either the ordinance (residential and agricultural 

functions) or within the parameters established by the 2009 Use Variance. For this reason, staff 

feels that this petition would be more properly filed as a rezoning and recommends denial. 

GENERAL INFORMATION 

 

Existing Zoning D-A 

Existing Land Use Commercial / Residential 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-3 North: Residential (in development)   

South:    D-A South: Residential / Undeveloped   

East:    D-A / D-P East: Residential  

West:    D-A / D-3 West: Residential / Undeveloped    

Thoroughfare Plan 

Hanna Avenue 
 

Primary Collector 
 

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

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 07/01/2025 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 07/01/2025 

Findings of Fact 
(Amended) 

N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Enter all comprehensive plans applicable to this proposal. 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site to the Suburban 
Neighborhood typology to allow for predominantly single-family supported by a variety of 
neighborhood-serving businesses, institutions, and amenities. Natural corridors and features should 
be treated as focal points for development. 

• Large-scale places of assembly should be located along arterial streets, contain pedestrian 
infrastructure if located near residences, near public transit when possible, and developed in 
harmony with surrounding neighborhoods with screened parking and service areas. 
 

 

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 

2009UV2017 ; Variance of use and development standards of the Dwelling Districts Zoning Ordinance 

to provide for indoor and outdoor commercial recreation uses (not permitted), a gravel access drive, 

parking and maneuvering areas (not permitted). Variance of development standards of the Sign 

Regulations to legally establish a nine-foot tall, 32-square foot sign with a five-foot front setback from the 

existing right-of-way of Hanna Avenue (freestanding sign not permitted, minimum fifteen-foot front 

setback required), approved. 

ZONING HISTORY – VICINITY 

2022CZN830 ; 7320 E Hanna Avenue (north of site), Rezoning of five acres from the D-A district to the 

D-3 district, approved. 

2021ZON075 ; 7320 E Hanna Avenue (north of site), Rezoning of 73.85 acres from the D-A and SU-

43 districts to the D-4 district, approved. 

2014DV3014 ; 3939 Fisher Road (northeast of site), Variance of development standards of the 

Dwelling Districts Zoning Ordinance to provide for: (a) a 14-foot tall (accessory buildings cannot be taller 

than the primary dwelling), 1,440-square foot pole barn; (b) with a 10-foot north side setback (minimum 

15-foot side setback required); (c) creating 1,440 square feet of accessory building area or 116% of the 

main floor area of the primary dwelling and 2,040 square feet of accessory use area or 164% of the total 

floor area of the primary dwelling (maximum 933 square feet or 75% of the main floor area of the primary 

dwelling permitted, maximum 1,243 square feet or 99.9% of the total floor area of the primary dwelling 

permitted), approved. 

2007ZON029 ; 4211 Five Points Road (west of site), Rezoning of 49.56 acres from the D-A district to 

the D-3 district, approved. 

2004ZON803 ; 7913 E Hanna Avenue (east of site), rezoning of 231.80 acres, being in the D-A (FF) 

(FW) and D-2 (FF) (FW) Districts, to the D-P (FF) (FW) classification to provide for a single-family and 

two-family residential development, with a maximum density of 2.50 units per acre, approved. 
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EXHIBITS 
 

 

2025DV1005 ; Aerial Map 
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2025UV1017 ; Site Plan 
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2025UV1017 ; Findings of Fact 
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2025UV1017 ; Plan of Operation (1 of 2; changes from 2009 Plan notated) 
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2025UV1017 ; Plan of Operation (2 of 2; changes from 2009 Plan notated) 
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2025UV1017 ; Plan of Operation (1 of 6; changes from 2009 Commitments notated) 
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2025UV1017 ; Plan of Operation (2 of 6; changes from 2009 Commitments notated) 
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2025UV1017 ; Plan of Operation (3 of 6; changes from 2009 Commitments notated) 
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2025UV1017 ; Plan of Operation (4 of 6; changes from 2009 Commitments notated) 
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2025UV1017 ; Plan of Operation (5 of 6; changes from 2009 Commitments notated) 
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2025UV1017 ; Photographs 

 

Photo 1: Seasonal Parking Areas Viewed From Access Drive Looking East 

 

Photo 2: Seasonal Parking Areas Viewed From Access Drive Looking West 
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2025UV1017 ; Photographs (continued) 

 

Photo 3: Adjacent Property to Northeast of Site 

 

Photo 4: Existing Residence Viewed from East (June 2019) 
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2025UV1017 ; Photographs (continued) 

 

Photo 5: Gravel Parking Area Viewed From Northwest 

 

Photo 6: Existing Buffering To East of Gravel Parking Area 
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2025UV1017 ; Photographs (continued) 

 

Photo 7: Northern Seasonal Parking Areas Viewed From Gravel Parking Area 

 

Photo 8: Proposed Pumpkin + Christmas Light Show Trail Area Viewed From East 
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2025UV1017 ; Photographs (continued) 

 

Photo 9: Existing Corn Maze Area Viewed From Gravel Parking Area 

 

Photo 10: Existing Pole Barn Building Viewed From Northwest 
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2025UV1017 ; Photographs (continued) 

 

Photo 11: Operations Area Viewed From Northwest 

 

Photo 12: Operations Area Viewed From West 
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2025UV1017 ; Photographs (continued) 

 

Photo 13: Proposed Stage Location Viewed From West 

 

Photo 14: Existing Pole Barn Furthest South At Subject Site 
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BOARD OF ZONING APPEALS DIVISION I                           October 7, 2025 
 

 

Case Number: 2025-DV1-043 
Property Address:  2429 and 2431 North College Avenue (approximate address) 
Location: Center Township, Council District #8 
Petitioner: RE Development Group Inc., by John Cross 
Current Zoning: D-8 

Request: 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a four-car 
detached garage, on each lot, with three-foot side yard setbacks (five-
foot setbacks required). 

Current Land Use: Vacant 
Staff 
Recommendations: Staff recommends denial of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition. 
 

PETITION OVERVIEW 
 

 
• This petition would allow for the construction of a four-car detached garage, on each lot, with three-

foot side yard setbacks (five-foot setbacks required). 
 

• The subject site contains two (2) adjacent parcels, both of which are zoned D-8 and are currently 
vacant. Both parcels are approximately 46 feet wide and 7,820 square feet. Staff has determined that 
if proposed duplexes meet the standards for the multi-unit house small-lot typology of the Walkable 
Neighborhoods Zoning Districts, then the proposal is able to obtain the required permits. With this 
site meeting the lot width for the small lot typology (40 feet), the lots are of sufficient lot width to build 
a duplex. 

 
• The proposal calls for a 4-space detached garage on each lot, each being 40 feet in width, or 

approximately 10 feet per space. The standard width for residential parking spaces is 8.5 feet. 
Furthermore, the required off-street parking for this proposal is 1 space per unit. With the proposal 
calling for twice as many vehicular spaces than required, and those spaces being approximately 1.5 
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feet wider than required, Staff believes that a compliant detached garage is able to be built on site. 
This could be done by either reducing the widths of the spaces or reducing the number of spaces on 
site. Given this, Staff does not find there to be any practical difficulty related to the site that prohibits 
compliance. Therefore, Staff recommends denial of the request and suggests revising the plans that 
meet the side setback standards.    

GENERAL INFORMATION 

 
Existing Zoning D-8 
Existing Land Use Vacant 
Comprehensive Plan Traditional Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-8 North: Single-family detached 
residential 

South:    D-8 South: Single-family detached 
residential 

East:    D-8 East: Single-family detached 
residential 

West:    D-8 West: Single-family detached 
residential 

Thoroughfare Plan 

North College Avenue Primary Arterial   78 feet of right-of-way existing and 
78 feet proposed 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 8/12/25 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 8/12/25 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

• Infill Housing Guidelines 
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Pattern Book / Land Use Plan 

 

• The Marion County Land Use Plan pattern Book recommends the Traditional Neighborhood 
typology for this site. 
 

 

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 
 

 
• Enter Recommendation by IHG or “Not Applicable to the Site.  
 

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

 

 
• Not Applicable to the Site.  
 

ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

2006DV3024; Numerous Addresses, Variance of Development Standards of the Dwelling Districts 
Zoning Ordinance to provide for ten-foot front yard setbacks  (minimum 25-foot front setbacks required), 
and in the case of a corner lot, to provide for a 10-foot front setback for the elevation of the single-family 
dwelling with the primary entrance (minimum 25-foot front setback required) and for a five-foot front 
setback for other elevations (minimum 25-foot front setback required), approved. 

86-UV3-4; Variance of Development Standards of the Dwelling Districts Ordinance to provide for a 
second story addition and a detached garage for an existing apartment building without the required off-
street parking, withdrawn. 

ZONING HISTORY – VICINITY 

2015DV3020; 2401 N College Ave (south of site), Variance of Development Standards of the 
Commercial Zoning Ordinance to legally establish a tavern, within approximately 38 feet of the nearest 
protected district (100-foot separation required), parking with deficient maneuvering (adequate 
maneuvering required) and a four-foot north side transitional setback (20-foot transitional setback 
required), and to legally establish the existing building with zero-foot front setbacks along College Avenue 
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and 24th Street and zero-foot east side transitional setbacks (70-foot setback from the centerline of 
College Avenue and 20-foot side transitional setback required, and 10-foot setback from 24th Street 
required), approved. 

2007ZON803 / 2007VAR803; 655 and 661 East 24th Street (south of site), Rezoning of 0.063 acre 
from C-1 to D-8 and a Variance of Development Standards to legally establish an existing multi-family 
dwelling and to provide for construction of a building containing a dwelling unit on the upper floor and 
parking on the main floor with a deficient rear yard setback and a deficient lot open space ratio, granted. 

2006ZON859 / 2006VAR859; 670 East 24th Street (south of site), Rezoning of 0.08 acre from the C-1 
to D-8 and a Variance of Development Standards to provide for the construction of a single-family 
dwelling with a five-foot front yard setback, granted. 
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EXHIBITS 
 

 

 

Aerial photo 
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Subject site looking east 
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Looking north along College Avenue 

 

Looking south along College Avenue 
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BOARD OF ZONING APPEALS DIVISION I                         October 7, 2025 
 

 
Case Number: 2025-DV1-046 
Address: 201 Shelby Street (approximate address) 
Location: Center Township, Council District #18 

Zoning: I-3 
Petitioner: Progress House Inc., by James Lingenfelter 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for installation of a six-foot-tall chain link 
fence within the front yard of Bates Street (maximum height of 3.5 feet 
permitted in front transitional yards. 

Current Land Use:    Alcohol and Drug Treatment Facility  
 
Staff Recommendation:   Staff recommends denial of this petition. 
 
Staff Reviewer:    Robert Uhlenhake, Senior Planner 
 
 
 

PETITION HISTORY 
 
 

This is the first hearing for this petition.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition.  

PETITION OVERVIEW 
 

 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance permits a 
maximum fence height of 42 inches within the front yard, and six (6) feet in the rear yard.  The 
purpose of the height limitation is to create an open appearance along public rights-of-way, prevent 
blocking views at intersections, limit the negative visual impacts on adjacent properties, and prevent 
a canyonized effect of the streetscape.    

 

 The height requirements are in place to limit bulk, create a consistent density and intensity, and 
keep the environment at a human-scale. This regulation limits the number of “walls” or abnormally 
tall structures that can be built to ensure neighborhood compatibility and to prevent unreasonable 
blockage of sunlight. 

 

 The fence could be built as proposed in the front transitional yard with a height of 3.5 feet, and then 
increasing to six (6) feet behind the adjacent dwelling. In addition, supplemental plantings could be 
added to increase any needed barrier or security.  
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GENERAL INFORMATION 

 

Existing Zoning I-3 

Existing Land Use Alcohol and Drug Treatment Facility 

Comprehensive Plan Light Industrial 

Surrounding Context Zoning Surrounding Context 
North:   I-4 Industrial uses 

South:    I-4 Industrial uses 

East:    I-3/I-4 Undeveloped 

West:    D-8 Single-Family dwelling 

Thoroughfare Plan 

Bates Street Local Street 62-foot existing and proposed right-of-way. 

Context Area Compact area 

Floodway / Floodway Fringe No 

Overlay Industrial Reserve 

Wellfield Protection Area No 

Site Plan July 9, 2025 

Elevations N/A  

Landscape Plan N/A  

Findings of Fact August 11, 2025 
 
 

 
COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Light Industrial typology for 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. 

Pattern Book / Land Use Plan 

 

• 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.  

 

• The following elements of the Pattern Book apply to this site:  
• Light Industrial Uses  

o Industrial truck traffic should not utilize local, residential streets. Streets internal to 
industrial development must feed onto an arterial street.  
o Removed as a recommended land use where they would be adjacent to a living or 
mixed-use typology.  
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• Heavy Commercial Uses  
○ Removed as a recommended land use where they would be adjacent to a living 
typology.  
 

• Small-Scale Offices, 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 light industrial typology.  
○ Should be located and served in such a way that the use will not interfere with 
industrial traffic or loading.  
 

• Wind or Solar Farms  
○ Recommended without additional conditions. 

 

• This site is also located within two (2) overlays, specifically the Industrial Reserve (IR) overlay and 
the Transit Oriented Development (TOD). “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 Industrial Reserve (IR) is intended for areas that are prime for industrial development due to 
factors such as large parcel size, proximity to compatible uses, and/or interstate access.  

• Added Uses  
○ No uses are added.  

• Modified Uses  
o No uses are modified.  

• Removed Uses  
o Small-Scale Offices, Retailing, and Personal or Professional Services  
○ Heavy Commercial Uses 

 

• The Transit-Oriented Development (TOD) overlay is intended for areas within walking distance of a 
transit station. The purpose of this overlay is to promote pedestrian connectivity and a higher 
density than the surrounding area.  

• Added Uses  
○ No uses are added.  

• Modified Uses  
○ Small Scale Offices, Retailing, and Personal or Professional Services - Development 
should be supportive of pedestrian activity (e.g. compact, connected to a pedestrian 
system, no more than one third of the frontage used for parking.)  

• Light Industrial Uses  
○ Development should be supportive of pedestrian activity (e.g. compact, connected to a 
pedestrian system, no more than one third of the frontage used for parking.) Only small-
scale light industrial uses are appropriate in this overlay.  

• Removed Uses  
○ Heavy Commercial Uses 
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Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• This site lies within two TOD strategic areas: The Red Line Transit Oriented Development Strategic 
Plan (2021) and The Blue Line Transit Oriented Development Strategic Plan (2018).  

• The Red Line proposed transit station serving this site is identified with a District Center typology.  

• The Blue Line proposed transit station serving this site is identified with a Central Business District 
typology.  

o Red Line - This site is located within a ½ mile walk of the Fletcher Place transit stop located at 
the intersection of Virginia Street and Merrill Street with a District Center typology.  

o Blue Line - This site is located within a ½ mile walk of the proposed transit station located at the 
intersection of U.S. 40 (Washington Street) and Southeastern Avenue / Shelby Street with a 
Central Business District typology.  

• District Center stations are located at the center of regionally significant districts with several blocks of 
retail or office at their core. Development opportunities include infill and redevelopment, dense residential, 
employment near transit stations, neighborhood retail and a focus on walkability and placemaking.  

○ Characteristics of the District Center typology are:  
• A dense mixed-use hub for multiple neighborhoods with tall buildings  
• Minimum of 3 stories at core with no front or side setbacks  
• Multi-family housing with a minimum of 5 units  
• Structured parking only with active first floor. 
  

● Central Business Center stations are located in the Regional Center with the region’s highest density 
and largest concentration of employment. Development opportunities include dense infill and 
redevelopment, office, mixed-use, cultural, and civic institutions, and a focus on enhances placemaking 
and livability.  

○ Characteristics of the Central Business Center typology are:  
• The densest core of the city with the tallest buildings  
• Mix of office, entertainment, civic retail, active public place and residential  
• Minimum of 5 stories throughout with no front or side setbacks  
• Structure parking only with active first floor 

 
 

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) 

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
2024-ZON-041; 1110 Bates Street (west of site), Rezoning of 0.11-acre from the I-4 (TOD) district to 
the D-8 (TOD) district to legally establish residential uses, approved.  
 
2022-UV1-041; 1110 Bates Street (west of site), Variance of Use and Development Standards of the 
Consolidated Zoning and Subdivision Ordinance to provide for the construction of a detached garage 
with a six-foot west side yard setback and a seven-foot east side yard setback and a 10-foot rear yard 
setback, granted.  
 
2003-UV2-043; 1127 Bates Street (south of site), Variance of Use and Development Standards of the 
Industrial Zoning Ordinance to provide for the continued operation of a motor vehicle salvage business, 
with a zero-foot west side setback, in I-4-U, granted (later dismissed because conditions were not 
met). 
 
99-UV1-48; 1101-1129 East Georgia Street and 1116-1126 East Bates Street (subject site), 
Variance of Use and Development Standards of the Industrial Zoning Ordinance to provide for an 
alcohol and drug treatment and recovery center, with a parking lot within the required front yards of 
Georgia and Shelby Streets, with off-street loading using an adjacent alley for vehicle maneuvering and 
loading, in I-3-U, granted. 
 
99-UV1-19; 1129 -1225 East Georgia Street (subject site), Variance of Use and Development 
Standards of the Industrial Zoning Ordinance to provide for an alcohol treatment and recovery center 
(not permitted) with 8 parking spaces located within the required front yard of Georgia Street and 1 
parking space within the required front yard of Leota Avenue (parking not permitted in the required front 
yard), granted.  
 
RU ******* 

 
 
  

160

Item 15.



 

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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Photographs 
 

 
Subject property looking southeast from Shelby Street. 

 

 
Adjacent Single Family Dwelling to the west of subject site, looking north.  
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Subject property, location of proposed fence, looking north from Bates Street. 

 

 
Subject property, looking south towards Bates Street. 
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