
 

 
Metropolitan Development Commission 

(November 15, 2023) 
Meeting Notice 

 
 

 

 Meeting Details 
 

 

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

  

Date:  Wednesday, November 15, 2023 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Adoption of Meeting Minutes:  November 1, 2023 

 

Policy Resolutions: 
 

 
 

 ECONOMIC DEVELOPMENT / INCENTIVES: 
 

 
1. 2023-E-045 

Resolution amending Resolution No. 2023-E-029 to approve the funding agreement providing for the acquisition and 
improvement of real property within the Consolidated Allocation Area.  

2. 2023-A-027   

Preliminary Economic Revitalization Area Resolution for CTC02 LLC, located at 910 South Post Road, Council District 
#18, Warren Township. (Recommend approval of up to seven (7) years real property tax abatement.) 

3. 2023-A-028  

Preliminary Economic Revitalization Area Resolution for Garage Door Doctor, LLC and 5 Star Property, LLC located 
at 808 South Post Road, Council District #18, Warren Township. (Recommend approval of five (5) years real property 
tax abatement.)  

4. 2023-A-039  

Preliminary Economic Revitalization Area Resolution for DJ BCG Monon 22, LLC, located at 929 East 21st Street (aka 
1011 East 22nd Street), Council District #17, Center Township. (Recommend approval of ten (10) years real property 
tax abatement.) 

5. 2023-A-040  

Preliminary Economic Revitalization Area Resolution for Patch Washington Street, LLC, located at 8501, 8505, 8509, 
8517 and 8609 West Washington Street, Council District #22, Wayne Township. (Recommend approval of up to seven 
(7) years real property tax abatement.) 

 

PLANNING: 
 

 
6. 2023-P-017  
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Authorizes the Director of DMD to enter into a professional services agreement with Mojo Up, LLC, to create an 
overarching marketing communications/public education blueprint for planning process in an amount not to exceed two 
hundred thousand dollars ($200,000). 

 

BOND BANK: 
 

 
7. 2023-BB-005  

Preliminary determination to authorize the issuance of economic development tax increment revenue bonds in a 
maximum aggregate principal amount not to exceed nineteen million dollars ($19,000,000) to fund the 10th & Rural 
Infrastructure Project. 

8. 2023-BB-006 

Preliminary determination to authorize the issuance of economic development special benefits tax bonds in a maximum 
aggregate principal amount not to exceed twenty five million dollars ($25,000,000) to purchase the Broad Ripple Park 
Family Center and approve the purchase of the real estate. 

 

 Zoning Petitions: 
 

 
Special Requests 

 

 PETITIONS OF NO APPEAL (RECOMMENDED FOR APPROVAL): 
 

 
9. 2023-APP-029 | 1017 Udell Street  

Center Township, Council District #11 
City of Indianapolis, Department of Parks and Recreation, by Kate Warpool 

Park District One Approval to provide for playground equipment and other park improvements.  

10. 2023-ZON-004 | 5680 Eden Village Drive  
Pike Township, Council District #8 
Olanrewaju Ahmeed Azeez 

Rezoning of 1.55 acres from the C-S district to the D-6 district to allow for a single-family attached residential 
development. 

11. 2023-ZON-078 | 4021 West 71st Street  
Pike Township, Council District #7 
Turner Adventures, LLC, by Rebekah Phillips 

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

12. 2023-ZON-082 | 1102 and 1138 Roosevelt Avenue   
Center Township, Council District #17 
Roosevelt Landsite, LLC, by Russell L. Brown 

Rezoning of 6.60 acres from the I-4 district to the C-S district to provide for a mixed-use development including 
multi-family dwellings, neighborhood retail uses and a parking garage.  

13. 2023-ZON-088 | 8815 and 8817 Haverstick Road  
Washington Township, Council District #2 
Roman Catholic Archdiocese of Indianapolis, Inc. as trustee for Our Lady of Peace Cemetery, by Paul Carroll 

Rezoning of 2.99 acres from the D-A district to the SU-10 district to provide for cemetery uses. 

14. 2023-ZON-096 | 4239 Madison Avenue  
Perry Township, Council District #24 
Timothy J. Derloshon, by John Cross 

Rezoning of 0.17 acre from the D-3 (TOD) district to the C-3 (TOD) district to provide for neighborhood 
commercial uses.  
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15. 2023-ZON-097 | 1620 Industry Drive  
Warren Township, Council District #19 
Commercial Team Construction, LLC, by David Gilman 

Rezoning of 11.4 acres from the C-S district to the C-S district to add indoor recreational uses to the list of 
permitted uses and to modify Commitment #2, related to petition 2022-MOD-003, to amend the approved site 
plan.  

16. 2023-CZN-848 | 2069 Yandes Street  
Center Township, Council District #17 
M/E Residential, LLC, by David Gilman 

Rezoning of 0.42 acre from the I-3 district to the D-8 district. 

17. 2023-CZN-852 | 1902 Alvord Street  
Center Township, Council District #17 
Urban Core Associates, LLC, by Joseph D. Calderon 

Rezoning of 0.64 acre from the MU-1 district to the D-8 district to provide for a townhome development. 

18. 2023-CZN-857 | 436-444 Spruce Street and 1441 Deloss Street  
Center Township, Council District #17 
Structure Midwest, LLC, by Russell L. Brown and Elizabeth Bentz Williams 

Rezoning of 0.25 acre from the I-2 (TOD) district to the D-8 (TOD) district. 

 

Petitions for Public Hearing 
 

 
 

 PETITIONS FOR PUBLIC HEARING: 
 

 
19. REZONING PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, NO APPEAL FILED / 

REHEARING SCHEDULED DUE TO ERROR IN CALCULATED ACREAGE:  

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

Rezoning of 0.598 acre from the SU-1 (TOD) district to the D-5 (TOD) district to provide for single-family 
detached dwellings. 

**Petitioner will request a Waiver of Notice for the written notice given for the amended petition 

20. APPROVAL PETITION FILED BY PETITIONER TO APPEAL THE ADMINISTRATOR’S DENIAL OF 2023-ADM-158: 
 
2023-APP-030 | 5510 South Emerson Avenue 
Perry Township, Council District #24 
D-P 
Haven Health Management, LLC, by Cheyenne Riker 

Appeal of the Administrator’s Decision to deny 2023-ADM-158, which proposed the use of a drug addiction and 
treatment facility in the D-P classification, based on the Development Statement approved for 2007-APP-131 
and 2021-ZON-052. 

21. COMPANION PETITIONS RECOMMENDED FOR DENIAL BY THE HEARING EXAMINER, APPEAL FILED BY 
THE PETITIONER: 

2023-CZN-823 / 2023-CVC-823 | 1545 Van Buren Street and 2014, 2016 and 2018 Draper Street  
Center Township, Council District #21 
GSS, LLC, by Mary E. Solada 

Rezoning of 9.56 acres from the D-10 (TOD) and I-3 (TOD) districts to the I-2 (TOD)district. 
Vacation of the first 15-foot wide alley west of Draper Steet, from the north lot line of Lot 69 of The Justice C. 
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Adams South Park subdivision as recorded in Plat Book 16, Page 177 in the Office of the Recorder of Marion 
County, Indiana, north 44 feet to the north lot line of Lot 70 in said subdivision. 

Vacation of an irregular portion of right-of-way adjacent to the first north-south alley west of Draper Street, being 
part of Lot 57 in The Justice C Adams subdivision, as described in Instrument Number 76-53438 in the Office of 
the Recorder of Marion County, Indiana, all with a waiver of the Assessment of Benefits. 

**Petitions have been withdrawn by Petitioner 

22. REZONING PETITION SCHEDULED FOR INITIAL HEARING: 
 
2023-ZON-094 | 6729 Westfield Boulevard  
Washington Township, Council District #2 
J.C. Hart Company, Inc., Chase Development, Inc. and Evergreen, LLC, by Michael Rabinowitch 

Rezoning of 21.44 acres from the SU-34 (FF) and D-P (FF) district to the D-P (FF) district to provide for a multi-
family and townhome development. Modification of Commitments, related to 2003-ZON-100, to allow 
development in accordance with the DP Statement, Site Plan, Landscape Plan, Elevations and Renderings filed 
with this petition. 

**Automatic Continuance to December 20, 2023, filed by Registered Neighborhood Organization 

 

 Additional Business: 
 

 

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

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

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

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

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

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

Affairs at (317) 327-5654, at least 48 hours prior to the meeting. Department of Metropolitan Development - Current Planning 

Division. 
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METROPOLITAN DEVELOPMENT COMMISSION OF 
MARION COUNTY, INDIANA 

RESOLUTION NO. 2023-E-045 

A RESOLUTION OF THE METROPOLITAN DEVELOPMENT COMMISSION AMENDING 
RESOLUTION NO. 2023-E-029 TO APPROVE THE FUNDING AGREEMENT TO PROVIDE 

FOR THE ACQUISITION AND IMPROVEMENT OF REAL PROPERTY WITHIN THE 
CONSOLIDATED ALLOCATION AREA 

 
WHEREAS, the Metropolitan Development Commission of Marion County, Indiana, acting as 

the Redevelopment Commission of the City of Indianapolis, Indiana (the "Commission"), being the 
governing body of the Redevelopment District of the City of Indianapolis, Indiana (the "District"), exists 
and operates pursuant to the provisions of Indiana Code 36-7-15.1 and Indiana Code 36-7-25, each as 
amended from time to time (collectively, the "Act"); 

 
WHEREAS, the Commission has previously adopted and confirmed resolutions (as amended 

from time to time) which declared an area of the City, known as the "Consolidated/Harding Street 
Redevelopment Area," to be a redevelopment project area within the meaning of the Act, and designated 
a portion of the Consolidated Redevelopment Area, known as the "Consolidated Allocation Area," as an 
allocation area for the purposes of Section 26 of the Act (the "Consolidated Allocation Area"), all in 
accordance with the Act; 

 
WHEREAS, the MDC has broad authority to plan and undertake, alone or in cooperation with other 

agencies, projects to redevelop areas in need of redevelopment-including by funding improvements to, or 
the acquisition of, real prope1ty-pursuant to the Act, IC 36-7-15.1-7(a)(12) and (b)(l)-(2); 

 
WHEREAS, the MDC is authorized to accept loans from any source under the Act, IC 36-7- 15.1-

7(a)(14); 
 

WHEREAS, in Resolution No. 2023-E-029, the MDC approved the acceptance of loan proceeds 
from the Indiana Economic Development Corporation (“IEDC”); 

 
WHEREAS, the MDC wishes to amend Resolution No. 2023-E-029 to add the Central Indiana 

Regional Development Authority (“CIRDA”) as a potential funding source for the IEDC/CIRDA Loan, as 
defined below; 

 
WHEREAS, under IC 36-7.7-3-2 and IC 36-7.7-5-2(a), the CIRDA may finance projects that are 

of regional importance; 
 
WHEREAS, both the IEDC and the CIRDA have authority under IC 5-28-8-5 and IC 36-7-15.1-

41(b) to enter into an agreement to provide funds in connection with a redevelopment project 
notwithstanding any other law; 

 
WHEREAS, the IEDC and/or CIRDA are willing to loan $24,400,000 in duly authorized and 

presently available funds to the MDC (the "IEDC/CIRDA Loan"), which loan proceeds may then be used 
to provide funding for the acquisition and improvement of real property in order to facilitate redevelopment 
of an area in need of redevelopment within the Consolidated Allocation Area; and 
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WHEREAS, the MDC has authority under the Act, IC 36-7-15.1-26(b)(3)(A), to repay the 
IEDC/CIRDA Loan from allocated tax proceeds of the redevelopment district (the "City Funds") for the 
purpose of financing redevelopment of the Consolidated Allocation Area. 

 
 
ACCORDINGLY, be it resolved by the Metropolitan Development Commission that  

Resolution No. 2023-E-029 is amended as follows: 
 

1. Approval. Pursuant to and in accordance with the Act, the Commission hereby: (a) approves the 
acceptance of the IEDC/CIRDA Loan proceeds; (b) approves utilization of the IEDC/CIRDA Loan 
proceeds to fund acquisition and improvement of real prope1ty in order to facilitate redevelopment of the 
Consolidated Allocation Area; and (c) approves the repayment of the IEDC/CIRDA Loan by the 
Commission solely from City Funds pursuant to a funding agreement with IEDC and/or CIRDA. 

 
2. Document Authorization. The Commission authorizes the Department of Metropolitan 
Development, acting in consultation with legal counsel and on behalf of the Commission, to negotiate, 
finalize, and execute a funding agreement with the IEDC and/or CIRCA concerning the IEDC/CIRDA 
Loan and the repayment thereof by the MDC solely from City Funds. 

3. Other Actions. The officers of the Commission hereby are authorized to take any and all actions, 
including executing and delivering any documents or certificates, that the President or any such officer 
deems to be necessary or reasonably appropriate to effect the resolutions set forth herein. Any such 
actions taken, including any documents or certificates executed and delivered, hereby are ratified, 
confirmed, and approved. 

4. No Conflict. All ordinances, resolutions, and orders (or parts thereof) that conflict with the 
provisions of this Resolution hereby are repealed to the extent of such conflict. 

 
5. Severability. If any section, paragraph, or provision of this Resolution is held to be invalid or 
unenforceable for any reason, then the invalidity or unenforceability of such section, paragraph, or 
provision shall not affect any of the remaining provisions of this Resolution. 

 
6. Effectiveness. This Resolution shall be in full force and effect from and after its passage. 

 
ADOPTED AND APPROVED at a meeting of the Metropolitan Development 

Commission of Marion County, Indiana, held on the ___ day of __________ 2023. 
 

METROPOLITAN DEVELOPMENT COMMISSION OF 
MARION COUNTY, INDIANA, acting as the Redevelopment 
Commission of the City of Indianapolis, Indiana 

 
 

John J. Dillon III, President 
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CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
 

METROPOLITAN DEVELOPMENT COMMISSION OF 
 

MARION COUNTY, INDIANA 
 

PRELIMINARY ECONOMIC REVITALIZATION AREA RESOLUTION 
 

Resolution No.  2023-A-027 
 

REAL PROPERTY TAX ABATEMENT  
 

CTC02, LLC  
910 South Post Road 

(Proposed Lot 3, Wolters Industrial Commercial Plat) 
 

WHEREAS, I.C. 6-1.1-12.1 allows a partial abatement of property taxes attributable to 
"redevelopment or rehabilitation" activities (hereinafter "Project") in "Economic Revitalization 
Areas"; and 

 
WHEREAS, I.C. 6-1.1-12.1 empowers the Metropolitan Development Commission (hereinafter 

"Commission") to designate Economic Revitalization Areas and determine the length of the 
abatement period and annual abatement schedule during the term of the abatement for such property 
and to limit the dollar amount of the deduction that will be allowed with respect to a Project, by 
following a procedure involving adoption of a preliminary resolution, provision of public notice, 
conducting of a public hearing, and adoption of a resolution confirming the preliminary resolution 
or a modified version of the preliminary resolution; and 

 
WHEREAS, the Commission has established in Resolution No. 01-A-041, 2001, certain standards 

and procedures for the designation of Economic Revitalization Areas for the partial abatement of 
property taxes attributable to redevelopment or rehabilitation activities; and 

 
WHEREAS, I.C. 6-1.1-12.1 requires an applicant for Economic Revitalization Area designation to 

provide a statement of benefits and requires the Commission, before it makes a decision to designate 
such an area as an Economic Revitalization Area, to determine that the Project can be reasonably 
expected to yield the benefits identified in the statement of benefits and determine that the totality 
of benefits arising from the Project is sufficient to justify Economic Revitalization Area designation; 
and 

 
WHEREAS, a business (hereinafter "Applicant") named in the attachment to this Resolution, which 

is incorporated herein by reference, has an ownership interest in the geographical area (hereinafter 
"Subject Real Estate") described in such attachment; and 

 
WHEREAS, during a hearing at 1:00 p.m. on Wednesday, November 15, 2023, the Commission 

received evidence about whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, and sufficient evidence was provided which established Assertion 1 and some 
evidence was provided which tended to establish Assertions 2, 3, 4, 5, and 6 stated on the attachment 
to this Resolution. 

7

Item 2.



 

CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
 

 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1.   The Subject Real Estate is preliminarily designated as an Economic Revitalization Area for an 

abatement period of up to seven (7) years with a proposed abatement schedule as shown on the 
attachment to this Preliminary Resolution.  Final designation as an Economic Revitalization Area 
does not occur unless a resolution confirming this Preliminary Resolution is adopted in accordance 
with the governing statute. 

 
2.   Designation as an Economic Revitalization Area allows abatement of property taxes, for the period 

indicated, only relative to the Project and the effectiveness of the designation can be terminated 
by action of the Commission if: 

 
  A. Construction on the Subject Real Estate is not in substantial conformance with the Project 

description contained in a final resolution as supplemented by information in the application, site 
plans, and elevations; or 

 
  B. Construction of the Project is not initiated within one (1) year of the date a final resolution 

designating the Subject Real Estate as an Economic Revitalization Area is adopted. 
 

 3.  In the event the investment period, as identified on the Statement of Benefits form, covers more 
than one assessment cycle, it is the intention of the Commission that Marion County Auditor 
shall treat each year of partial assessment as the first year of the abatement deduction schedule 
outlined in this abatement resolution. Each new increment of assessment that occurs during the 
approved investment period will trigger its own deduction schedule, ensuring that the Applicant 
is eligible to receive the full, intended abatement savings associated with its forecasted 
investment, provided that the Applicant timely files with Marion County a separate deduction 
application (State Forms CF-1 and 322/RE) for each new increment of assessment for which it 
seeks an abatement deduction. 

 
4.   The Economic Revitalization Area designation terminates two (2) years after the date a final 

resolution is adopted; however, relative to redevelopment or rehabilitation completed before the end 
of the two (2) year period, this termination does not limit the period of time the Applicant or 
successor owner is entitled to receive an abatement of property taxes to a period of not less than 
five (5) and up to seven (7) years. 

 
5.   This Economic Revitalization Area designation is limited to allowing the abatement of property 

taxes attributable to redevelopment or rehabilitation activities:  This designation does not allow 
abatement of property taxes for new manufacturing equipment pursuant to I.C. 6-1.1-12.1-
4.5. Pursuant to IC 6-1.1-12.1-2 (i), the Commission hereby limits the dollar amount of the 
deduction that will be allowed, with respect to redevelopment in the ERA, to those respective tax 
savings attributable to the development of a building of up to approximately 69,000 square feet in 
total area. 

 
6.   Under the authority of I.C. 6-1.1-12.1, the Commission directs the Department of Metropolitan 

Development to survey projects receiving Economic Revitalization Area designation for 
compliance with job creation/retention figures, salaries associated with these figures and investment 
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figures contained in the Applicant's approved statement of benefits form.  The annual date of survey 
shall be contained in a final resolution designating the property as an Economic Revitalization Area. 

 
7.   The Commission fixes 1:00 p.m. on Wednesday, December 6, 2023 in the Public Assembly Room 

of the City-County Building for the public hearing of remonstrances and objections from persons 
interested in the Project and directs the publication of notice of public hearing in accordance with 
the governing statute.  At this hearing, the Commission will take action relative to this Preliminary 
Resolution and determine whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, fix the length of the abatement period at up to seven (7) years and establish an 
abatement schedule. 

 
8.   A copy of this Resolution shall be filed with the Marion County Assessor. 
 
 
 
  METROPOLITAN DEVELOPMENT COMMISSION 
 
 
 
    _________________________________________           
   John J. Dillon III, President 
 
 
 
                                                                           _________________________________________ 
        Date            
   
 
 
 

Approved as to Legal Form 
and Adequacy this day 8th 
of November, 2023 
 
 
/s/ Toae Kim 
Toae Kim, 
Deputy Chief Counsel 
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ATTACHMENT TO 
 

METROPOLITAN DEVELOPMENT COMMISSION RESOLUTION 
 

REAL PROPERTY TAX ABATEMENT 
 
 

FACTUAL INFORMATION 
 
Applicant:  CTC02, LLC  
 
Subject Real Estate: 910 South Post Road 
 
Warren Township Parcel Numbers:  7034604 and a portion of 7006155
  

PROJECT DESCRIPTION 
 
Commercial Team Construction is a limited liability company based in Indianapolis, Indiana that 
specializes in industrial real estate development. It was founded in 2003 and has a unique approach 
to development focusing on Team Focused Contracting. This approach aims to provide clients with 
a single point of contact throughout the building process from design models and site selection 
methods to overall project management. CTC02 LLC, a single-point purpose entity, was created by 
Commercial Team Construction LLC to construct and manage a 68,250-square foot speculative 
industrial facility at 910 South Post Road.  CTC02 LLC has committed to invest $3,284,205 in the 
construction of this project. 
 
 
As part of the development agreement, CTC02 LLC has committed to create not less than 14 new 
full-time positions at a minimum wage of $18.00 per hour.  The developer has also agreed to target 
identified Opportunity Industries as tenants for the project.  Opportunity Industries are defined as 
those business sector that provide opportunities for worker advancement without requiring a 
bachelor’s degree.  For each building, if the effort to attract an Opportunity Industry tenant is success, 
two additional years of real property tax abatement would be authorized. 
 
 

 
FACTUAL ASSERTIONS 
 
1. The Subject Real Estate: 
 
 A.       Is in a planned area which has a tax abatement policy as a part of its plan, or 
 
 B.       is in a planned area which has a tax abatement policy as part of its plan, but such 

plan does not contain a recommendation for Economic Revitalization Area 
designation and the recommended length of abatement, or 
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 C.   x   is not located in a planned area with a tax abatement policy. 
 
2.   x   The Subject Real Estate and the surrounding area are undesirable for normal 

development. 
 
3. The project is allowed by zoning restrictions applicable to the subject real estate, or the 

necessary variance, rezoning or approval petitions are on file at the time of this 
application, and have final approval prior to a final hearing on this resolution. 

 
A.     x    Current zoning allows project. 

 
B.           Appropriate petition is on file. 

 
 C.          Final approval for variance, rezoning or approval petition has been granted. 

     
4. A.   x   The application for Economic Revitalization Area designation was filed before  
    a building permit was obtained or construction work was initiated on the  
    property, or 
 
 B.         substantial evidence has been provided supporting that work was started under  
    the following appropriate exception:     
 
5. A.    x   The subject real estate is governed by Metropolitan Development Commission  
    Resolution No. 01-A-041, 2001 Real Property Tax Abatement Policy for  
    Commercial Projects, which allows up to ten years of abatement for qualifying  
    development, or 
 
 B.          The project is eligible to receive ten (10) years tax abatement due to the  
    following recognized exceptional circumstances which justify the longer  
    deduction period:  
 
6. The Subject Real Estate is: 
 

A.   x  .  Located outside of a previously established allocation area as defined in 
   I.C. 36-7-15.1-26, or 

 
 B.           Located in an allocation area, but has been determined by the Commission to  
    be acceptable for real property tax abatement. 
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PROPOSED ABATEMENT SCHEDULE 
CTC02, LLC 

REAL PROPERTY TAX ABATEMENT 
 

 
YEAR OF DEDUCTION PERCENTAGE 

1st 100% 
2nd 80% 
3rd 60% 
4th 40% 
5th 20% 

 
 
 

PROPOSED ABATEMENT SCHEDULE 
CTC02, LLC 

REAL PROPERTY OPPORTUNITY BUSINESS EXTENDED TAX ABATEMENT 
(Must be invoked by third year of deduction) 

 
   YEAR OF DEDUCTION PERCENTAGE 

1st 100% 
2nd 80% 
3rd 60% 
4th 55% 
5th 45% 
6th 35% 
7th 25% 

12

Item 2.



 

CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
 

STAFF ANALYSIS 
REAL PROPERTY TAX ABATEMENT 

 
Area Surrounding Subject Real Estate:  The site is located within the Wolters Industrial 
Commercial Plat, slightly north of the Pepsi facility on the west side of Post Road between Rawles 
Ave. and E Prospect St. 
 
Current Zoning: ..................... I-2 
 
New Jobs Created: ................. 14 
 
Jobs Retained:  ...................... None. 
 
Estimated Cost of proposed project: $3,284,205.00 
 

STAFF ANALYSIS 
 
Commercial Team Construction LLC, through its single-purpose entity, CTC02 LLC, has proposed 
to invest $3,284,205 to develop an approximately 69,000-square foot speculative building for lease 
to one or more industrial users. The addition of such a facility will provide opportunities for smaller 
regional firms to relocate to, and expand within, Marion County. 
 
CTC02 LLC has committed to a minimum of 14 net new jobs in the industrial building, at a minimum 
wage of $18.00/hr. The petitioner’s Inclusivity Plan will dedicate five percent of the estimated 
abatement value toward employment and training through the Apprenticeship program.  Petitioner 
has also agreed through its Inclusivity Plan to provide a youth apprenticeship, partnering with 
EmployIndy to select a candidate from Warren Central High School’s Modern Apprenticeship 
Program.  This program will be a three-year commitment beginning Junior year of high school. 
 
The proposed CTC02 LLC tax abatement includes an enhanced incentive if the project if 51% of 
the gross leasable area of the facility is occupied by one or more tenants that align with the City’s 
Target & Opportunity Industries.  This would help promote industry clustering, job access and 
opportunities to the surrounding community’s workforce.     
 
The applicant is requesting tax abatement to assist in off-setting the high costs of investment 
associated with this proposed project.  The granting of property tax abatement will assist the petitioner 
in making this project more economically feasible by phasing in the increased tax liability resulting 
from the investments.  In staff’s opinion, a project such as this would not be economically feasible 
without the tax abatement incentive. Staff believes that the use of tax abatement is an appropriate tool 
to assist with this project and support continued development within Marion County. For these 
reasons, staff believes tax abatement to be an appropriate tool for development. 
 
Staff believes this project does comply with the requirements of Metropolitan Development 
Commission Resolution No. 01-A-041, 2001 concerning the granting of property tax abatement. 
 
RECOMMENDATION: Staff recommends approval of up to seven (7) years real property tax 

abatement. 
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TOTALITY OF BENEFITS 
 

PETITIONER:  CTC02, LLC 
 
INVESTMENT:              Staff estimates that the proposed investment of $3,284,205.00 should 

result in an increase to the tax base of approximately $2,475,000.00 of 
assessed value.  Staff estimates that over the initial five (5) year real 
property tax abatement period the petitioner will realize savings of 
approximately $207,380.25 (a 60.7% savings).  During the abatement 
period, the petitioner is expected to pay an estimated $134,518.89 in real 
property taxes relative to the new investment.  This is in addition to the 
current taxes being paid on the undeveloped property in the approximate 
amount of $18,956.09 annually (pay2023 taxes).  After the tax 
abatement expires, the petitioner can be expected to pay an estimated 
$207,380.25 in real property taxes annually on the new improvements, 
in addition to the annual taxes attributable to the current value of the 
land. 

 
OPPORTUNITY  
INDUSTRY 
INCENTIVE: The petitioner has agreed to target Opportunity Industries in their 

marketing effort to lease or sell the developed property.  If petitioner 
successful in leasing at least 51% of the gross leasable area of the 
proposed building to such an industry, then the petitioner will be 
entitled to an alternate deduction schedule, including two (2) more 
years of deduction.  Staff estimates that if the proposed building 
qualifies for the enhanced real property tax abatement, the petitioner will 
realize an additional tax savings of approximately $69,126.75, in 
addition to the tax savings realized during the initial abatement term.  
The petition would also pay an additional $67,632.90 in real property 
taxes during the enhanced abatement term. 

 
 

EMPLOYMENT:  The petitioner estimates that this project will create a minimum of 
fourteen (14) positions at a minimum wage of not less than $18.00/hr.  
Staff finds these figures to be reasonable for a project of this nature. 

 
OTHER BENEFITS:       Staff believes this project is significant for Warren Township in terms of 

new taxes and potential job creation and retention. Furthermore, staff 
believes the petitioner’s project will lead to continued future investment 
and development in Marion County. 

 
STAFF COMMENT: Staff believes the "Totality of Benefits" arising from the project are   

sufficient to justify the granting of the tax abatement. 
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CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
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CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
 

Site Plan 

Conceptual 
Elevations 
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CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
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CTC02, LLC – Up to 7 Year Real Property Tax Abatement 
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METROPOLITAN DEVELOPMENT COMMISSION OF 
 

MARION COUNTY, INDIANA 
 

PRELIMINARY ECONOMIC REVITALIZATION AREA RESOLUTION 
 

Resolution No.  2023-A-028 
 

REAL PROPERTY TAX ABATEMENT  
 

Garage Door Doctors, LLC and 5 Star Property, LLC  
808 South Post Road 

(Proposed Lot 2, Wolter Property Commercial Plat) 
 

WHEREAS, I.C. 6-1.1-12.1 allows a partial abatement of property taxes attributable to 
"redevelopment or rehabilitation" activities (hereinafter "Project") in "Economic Revitalization 
Areas"; and 

 
WHEREAS, I.C. 6-1.1-12.1 empowers the Metropolitan Development Commission (hereinafter 

"Commission") to designate Economic Revitalization Areas and determine the length of the 
abatement period and annual abatement schedule during the term of the abatement for such property 
and to limit the dollar amount of the deduction that will be allowed with respect to a Project, by 
following a procedure involving adoption of a preliminary resolution, provision of public notice, 
conducting of a public hearing, and adoption of a resolution confirming the preliminary resolution 
or a modified version of the preliminary resolution; and 

 
WHEREAS, the Commission has established in Resolution No. 01-A-041, 2001, certain standards 

and procedures for the designation of Economic Revitalization Areas for the partial abatement of 
property taxes attributable to redevelopment or rehabilitation activities; and 

 
WHEREAS, I.C. 6-1.1-12.1 requires an applicant for Economic Revitalization Area designation to 

provide a statement of benefits and requires the Commission, before it makes a decision to designate 
such an area as an Economic Revitalization Area, to determine that the Project can be reasonably 
expected to yield the benefits identified in the statement of benefits and determine that the totality 
of benefits arising from the Project is sufficient to justify Economic Revitalization Area designation; 
and 

 
WHEREAS, a business (hereinafter "Applicant") named in the attachment to this Resolution, which 

is incorporated herein by reference, has an ownership interest in the geographical area (hereinafter 
"Subject Real Estate") described in such attachment; and 

 
WHEREAS, during a hearing at 1:00 p.m. on Wednesday, November 15, 2023, the Commission 

received evidence about whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, and sufficient evidence was provided which established Assertion 1 and some 
evidence was provided which tended to establish Assertions 2, 3, 4, 5, and 6 stated on the attachment 
to this Resolution. 
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NOW, THEREFORE, BE IT RESOLVED: 
 
1.   The Subject Real Estate is preliminarily designated as an Economic Revitalization Area for an 

abatement period of five (5) years with a proposed abatement schedule as shown on the attachment 
to this Preliminary Resolution.  Final designation as an Economic Revitalization Area does not 
occur unless a resolution confirming this Preliminary Resolution is adopted in accordance with the 
governing statute. 

 
2.   Designation as an Economic Revitalization Area allows abatement of property taxes, for the period 

indicated, only relative to the Project and the effectiveness of the designation can be terminated 
by action of the Commission if: 

 
  A. Construction on the Subject Real Estate is not in substantial conformance with the Project 

description contained in a final resolution as supplemented by information in the application, site 
plans, and elevations; or 

 
  B. Construction of the Project is not initiated within one (1) year of the date a final resolution 

designating the Subject Real Estate as an Economic Revitalization Area is adopted. 
 

 3.  In the event the investment period, as identified on the Statement of Benefits form, covers more 
than one assessment cycle, it is the intention of the Commission that Marion County Auditor 
shall treat each year of partial assessment as the first year of the abatement deduction schedule 
outlined in this abatement resolution. Each new increment of assessment that occurs during the 
approved investment period will trigger its own deduction schedule, ensuring that the Applicant 
is eligible to receive the full, intended abatement savings associated with its forecasted 
investment, provided that the Applicant timely files with Marion County a separate deduction 
application (State Forms CF-1 and 322/RE) for each new increment of assessment for which it 
seeks an abatement deduction. 

 
4.   The Economic Revitalization Area designation terminates two (2) years after the date a final 

resolution is adopted; however, relative to redevelopment or rehabilitation completed before the end 
of the two (2) year period, this termination does not limit the period of time the Applicant or 
successor owner is entitled to receive an abatement of property taxes to a period of not less than 
five (5) years. 

 
5.   This Economic Revitalization Area designation is limited to allowing the abatement of property 

taxes attributable to redevelopment or rehabilitation activities:  This designation does not allow 
abatement of property taxes for new manufacturing equipment pursuant to I.C. 6-1.1-12.1-
4.5. Pursuant to IC 6-1.1-12.1-2 (i), the Commission hereby limits the dollar amount of the 
deduction that will be allowed, with respect to redevelopment in the ERA, to those respective tax 
savings attributable to the development of a building of up to approximately 32,000 square feet in 
total area. 

 
6.   Under the authority of I.C. 6-1.1-12.1, the Commission directs the Department of Metropolitan 

Development to survey projects receiving Economic Revitalization Area designation for 
compliance with job creation/retention figures, salaries associated with these figures and investment 
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figures contained in the Applicant's approved statement of benefits form.  The annual date of survey 
shall be contained in a final resolution designating the property as an Economic Revitalization Area. 

 
7.   The Commission fixes 1:00 p.m. on Wednesday, December 6, 2023 in the Public Assembly Room 

of the City-County Building for the public hearing of remonstrances and objections from persons 
interested in the Project and directs the publication of notice of public hearing in accordance with 
the governing statute.  At this hearing, the Commission will take action relative to this Preliminary 
Resolution and determine whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, fix the length of the abatement period of five (5) years and establish an 
abatement schedule. 

 
8.   A copy of this Resolution shall be filed with the Marion County Assessor. 
 
 
 
  METROPOLITAN DEVELOPMENT COMMISSION 
 
 
 
    _________________________________________           
   John J. Dillon III, President 
 
 
 
                                                                           _________________________________________ 
        Date            
   
 
 
 

Approved as to Legal Form 
and Adequacy this 8th day 
of November, 2023 
 
 
/s/ Toae Kim 
Toae Kim, 
Deputy Chief Counsel 
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ATTACHMENT TO 
 

METROPOLITAN DEVELOPMENT COMMISSION RESOLUTION 
 

REAL PROPERTY TAX ABATEMENT 
 
 

FACTUAL INFORMATION 
 
Applicant:  Garage Door Doctor, LLC and 5 Star Property, LLC  
 
Subject Real Estate: 808 South Post Road 
 
Warren Township Parcel Numbers:  7034604 and a portion of 7006155
  

PROJECT DESCRIPTION 
 
Garage Door Doctor, LLC is a family-owned garage door company established in 2009, servicing the 
Indianapolis area.  They specialize in installing and servicing various types of garage doors, including 
residential, commercial, and industrial.   Customer service is key for this company offering same day 
appointment service as well as 24/7 emergency service.  5 Star Property, LLC, a single-purpose 
entity, was created by Garage Door Doctor, LLC to construct a 32,000-square foot headquarters 
office industrial building at 808 South Post Road.  5 Star Property, LLC has committed to invest 
$2,500,000.00 in the construction of this project. 
 
 
As part of the development agreement, 5 Star Property, LLC has committed to retain 48 positions 
with an average hourly wage of $23.00 per hour and create at least 30 new full-time positions at an 
average wage of $20.00 per hour by December 31, 2027.  The petitioner’s Inclusivity Plan will also 
dedicate five percent of the estimated abatement value toward employment and training through 
an Apprenticeship program.    
 

 
FACTUAL ASSERTIONS 
 
1. The Subject Real Estate: 
 
 A.       Is in a planned area which has a tax abatement policy as a part of its plan, or 
 
 B.       is in a planned area which has a tax abatement policy as part of its plan, but such 

plan does not contain a recommendation for Economic Revitalization Area 
designation and the recommended length of abatement, or 

 
 C.   x   is not located in a planned area with a tax abatement policy. 
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2.   x   The Subject Real Estate and the surrounding area are undesirable for normal 
development. 

 
3. The project is allowed by zoning restrictions applicable to the subject real estate, or the 

necessary variance, rezoning or approval petitions are on file at the time of this 
application, and have final approval prior to a final hearing on this resolution. 

 
A.     x    Current zoning allows project. 

 
B.           Appropriate petition is on file. 

 
 C.          Final approval for variance, rezoning or approval petition has been granted. 

     
4. A.   x   The application for Economic Revitalization Area designation was filed before  
    a building permit was obtained or construction work was initiated on the  
    property, or 
 
 B.         substantial evidence has been provided supporting that work was started under  
    the following appropriate exception:     
 
5. A.    x   The subject real estate is governed by Metropolitan Development Commission  
    Resolution No. 01-A-041, 2001 Real Property Tax Abatement Policy for  
    Commercial Projects, which allows up to ten years of abatement for qualifying  
    development, or 
 
 B.          The project is eligible to receive ten (10) years tax abatement due to the  
    following recognized exceptional circumstances which justify the longer  
    deduction period:  
 
6. The Subject Real Estate is: 
 

A.   x  .  Located outside of a previously established allocation area as defined in 
   I.C. 36-7-15.1-26, or 

 
 B.         _  Located in an allocation area, but has been determined by the Commission to  
    be acceptable for real property tax abatement. 
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PROPOSED ABATEMENT SCHEDULE 
Garage Door Doctor, LLC and 5 Star Property, LLC 

REAL PROPERTY TAX ABATEMENT 
 

 
YEAR OF DEDUCTION PERCENTAGE 

1st 100% 
2nd 80% 
3rd 60% 
4th 40% 
5th 20% 
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STAFF ANALYSIS 
REAL PROPERTY TAX ABATEMENT 

 
Area Surrounding Subject Real Estate:  The site is located within the Wolters Industrial 
Commercial Plat, slightly north of the Pepsi facility on the west side of Post Road between Rawles 
Ave. and E Prospect St. 
 
Current Zoning: ..................... I-2 
 
New Jobs Created: ................. 30 
 
Jobs Retained:  ...................... 48 
 
Estimated Cost of proposed project: $2,500,000.00 
 

STAFF ANALYSIS 
 
Garage Door Doctor LLC, through its single-purpose entity, 5 Star Property LLC, has proposed to 
invest $2,500,000.00 to develop an approximately 32,000-square foot headquarters office industrial 
building. Garage Door Doctor LLC will fully occupy the building. The addition of such a facility will 
bring job growth to the Warren Township area in Marion County. 
 
5 Star Property LLC has committed to retaining 48 jobs with a minimum of 30 new jobs in the 
industrial building, at an average wage of $20.00/hr. The petitioner has also agreed through its 
Inclusivity Plan to provide a youth apprenticeship; partnering with EmployIndy to select a candidate 
from the Modern Apprenticeship Program with an interest in becoming a garage door technician.  
This program will be a three-year commitment beginning in the apprentice’s Junior year of high 
school.   
 
The petitioner is requesting the tax abatement to assist in off-setting the high costs of investment 
associated with this proposed project.  The granting of property tax abatement will assist the petitioner 
in making this project more economically feasible by phasing in the increased tax liability resulting 
from the investments.  In staff’s opinion, a project such as this would not be economically feasible 
without the tax abatement incentive. Staff believes that the use of tax abatement is an appropriate tool 
to assist with this project and support continued development within Marion County. For these 
reasons, staff believes tax abatement to be an appropriate tool for development. 
 
Staff believes this project does comply with the requirements of Metropolitan Development 
Commission Resolution No. 01-A-041, 2001 concerning the granting of property tax abatement. 
 
RECOMMENDATION: Staff recommends approval of five (5) years real property tax abatement. 
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TOTALITY OF BENEFITS 
 

PETITIONER:  Garage Door Doctor, LLC and 5 Star Property, LLC 
 
INVESTMENT:              Staff estimates that the proposed investment of $1,939,083.00 should 

result in an increase to the tax base of approximately $1,454,312.25 of 
assessed value.  Staff estimates that over the initial five (5) year real 
property tax abatement period the petitioner will realize savings of 
approximately $121,856.82 (a 60.7% savings).  During the abatement 
period, the petitioner is expected to pay an estimated $79,024.78 in real 
property taxes relative to the new investment.  This is in addition to the 
current taxes being paid on the undeveloped property in the approximate 
amount of $18,956.09 annually (2023 taxes).  After the tax abatement 
expires, the petitioner can be expected to pay an estimated $121,856.82 
in real property taxes annually on the new improvements, in addition to 
the annual taxes attributable to the current value of the land. 

 
EMPLOYMENT:  The petitioner estimates that this project will retain 48 jobs and create a 

minimum of thirty (30) new positions at an average wage of not less than 
$20.00/hr.  Staff finds these figures to be reasonable for a project of this 
nature. 

 
OTHER BENEFITS:       Staff believes this project is significant for Warren Township in terms of 

new taxes and potential job creation and retention. Furthermore, staff 
believes the petitioner’s project will lead to continued future investment 
and development in Marion County. 

 
STAFF COMMENT: Staff believes the "Totality of Benefits" arising from the project are   

sufficient to justify the granting of the tax abatement. 
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Site Plan 
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Conceptual Elevations 
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METROPOLITAN DEVELOPMENT COMMISSION OF 
 

MARION COUNTY, INDIANA 
 

PRELIMINARY ECONOMIC REVITALIZATION AREA RESOLUTION 
 

Resolution No. 2023-A-039 
 

REAL PROPERTY TAX ABATEMENT  
 

DJ BCG Monon 22, LLC 
1011 East 22nd Street 

 
WHEREAS, I.C. 6-1.1-12.1 allows a partial abatement of property taxes attributable to 

"redevelopment or rehabilitation" activities (hereinafter "Project") in "Economic Revitalization 
Areas"; and 

 
WHEREAS, I.C. 6-1.1-12.1 empowers the Metropolitan Development Commission (hereinafter 

"Commission") to designate Economic Revitalization Areas and determine the length of the 
abatement period, the annual abatement schedule during the term of the abatement and the 
abatement deduction limit for such property by following a procedure involving adoption of a 
preliminary resolution, provision of public notice, conducting of a public hearing, and adoption of 
a resolution confirming the preliminary resolution or a modified version of the preliminary 
resolution; and 

 
WHEREAS, the Commission has established in Resolution No. 01-A-041, 2001, certain standards 

and procedures for the designation of Economic Revitalization Areas for the partial abatement of 
property taxes attributable to redevelopment or rehabilitation activities; and 

 
WHEREAS, I.C. 6-1.1-12.1 requires an applicant for Economic Revitalization Area designation to 

provide a statement of benefits and requires the Commission, before it makes a decision to designate 
such an area as an Economic Revitalization Area, to determine that the Project can be reasonably 
expected to yield the benefits identified in the statement of benefits and determine that the totality 
of benefits arising from the Project is sufficient to justify Economic Revitalization Area designation; 
and 

 
WHEREAS, a business (hereinafter "Applicant") named in the attachment to this Resolution, which 

is incorporated herein by reference, has an ownership interest in the geographical area (hereinafter 
"Subject Real Estate") described in such attachment; and 

 
WHEREAS, during a hearing at 1:00 p.m. on Wednesday, November 15, 2023, the Commission 

received evidence about whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, and sufficient evidence was provided which established Assertion 1 and some 
evidence was provided which tended to establish Assertions 2, 3, 4, 5, and 6 stated on the attachment 
to this Resolution. 
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NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Subject Real Estate is preliminarily designated as an Economic Revitalization Area for an 

abatement period of ten (10) years with a proposed abatement schedule as shown on the 
attachment to this Preliminary Resolution.  Final designation as an Economic Revitalization Area 
does not occur unless a resolution confirming this Preliminary Resolution is adopted in 
accordance with the governing statute. 

 
2. Designation as an Economic Revitalization Area allows abatement of property taxes, for the 

period indicated, only relative to the Project and the effectiveness of the designation can be 
terminated by action of the Commission if: 

 
  A. Construction on the Subject Real Estate is not in substantial conformance with the Project 

description contained in a final resolution as supplemented by information in the 
application, site plans, and elevations; or 

 
  B. Construction of the Project is not initiated within one (1) year of the date a final resolution 

designating the Subject Real Estate as an Economic Revitalization Area is adopted. 
 
3. The Economic Revitalization Area (hereinafter the “ERA”) designation terminates December 

31, 2025; however, relative to redevelopment or rehabilitation completed before the ERA period, 
this termination does not limit the period of time the Applicant or successor owner is entitled to 
receive an abatement of property taxes to a period of not less than ten (10) years. 

 
4. This Economic Revitalization Area designation is limited to allowing the abatement of property 

taxes attributable to redevelopment or rehabilitation activities:  This designation does not allow 
abatement of property taxes for new manufacturing equipment pursuant to I.C. 6-1.1-12.1-
4.5.   

 
5. Under the authority of I.C. 6-1.1-12.1, the Commission directs the Department of Metropolitan 

Development to survey projects receiving Economic Revitalization Area designation for 
compliance with job creation/retention figures, salaries associated with these figures and 
investment figures contained in the Applicant's approved statement of benefits form.  The annual 
date of survey shall be contained in a final resolution designating the property as an Economic 
Revitalization Area. 
 

6. The Commission fixes 1:00 p.m. on Wednesday, December 6, 2023, in the Public Assembly 
Room of the City-County Building for the public hearing of remonstrances and objections from 
persons interested in the Project and directs the publication of notice of public hearing in 
accordance with the governing statute.  At this hearing, the Commission will take action relative 
to this Preliminary Resolution and determine whether the Subject Real Estate should be 
designated as an Economic Revitalization Area, fix the length of the abatement period at ten (10) 
years and establish an abatement schedule. 
 

7. A copy of this Resolution shall be filed with the Marion County Assessor. 
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 METROPOLITAN DEVELOPMENT COMMISSION 
 
 
 
    _________________________________________           
                                                John Dillon, III President 
 
 
   

_________________________________________ 
                                                                                 Date            
   
 

Approved as to Legal Form 
and Adequacy October 24, 2023. 
 
 
/s/ Toae Kim 
Toae Kim, 
Deputy Chief Counsel 
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ATTACHMENT TO 
 

METROPOLITAN DEVELOPMENT COMMISSION RESOLUTION 
 

REAL PROPERTY TAX ABATEMENT 
 
 
FACTUAL INFORMATION 

 
Applicant:   DJ BCG Monon 22, LLC 
 
Subject Real Estate: 1011 East 22nd Street 
 
Center Township Parcel Number:   1027413 
 

PROJECT DESCRIPTION 
 
DJ BCG Monon 22, LLC is a redevelopment partnership formed by two local real estate 
development companies, Chase Development and Brown Capital Group. The proposed 
development would consist of the demolition of existing warehouse structures and construction 
three new three-story multi-family residential buildings, comprising 111 residential units, 57 units 
of which reserved for households earning less than Area Median Income (AMI). Construction of 
the Project is scheduled to commence in Q1 2024, with delivery of the units by Q1 2025.  The 
development will create two new full-time permanent positions at or over $27.00 per hour by the 
end of 2025.  
 
 
FACTUAL ASSERTIONS 
 
1. The Subject Real Estate: 
 
 A.       Is in a planned area which has a tax abatement policy as a part of its plan, or 
 
 B.       is in a planned area which has a tax abatement policy as part of its plan, but such 

plan does not contain a recommendation for Economic Revitalization Area 
designation and the recommended length of abatement, or 

 
 C.   x   is not located in a planned area with a tax abatement policy. 
 
2.   x   The Subject Real Estate and the surrounding area are undesirable for normal 

development. 
 
3. The project is allowed by zoning restrictions applicable to the subject real estate, or the 

necessary variance, rezoning or approval petitions are on file at the time of this 
application, and have final approval prior to a final hearing on this resolution. 

 
 A.   x    Current zoning allows project. 
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 B.       Appropriate petition is on file. 
 
 C.   x   Final approval for variance, rezoning or approval petition has been granted. 
     
4. A.   X   The application for Economic Revitalization Area designation was filed before 

a building permit was obtained or construction work was initiated on the 
property, or 

 
 B.        substantial evidence has been provided supporting that work was started under 

the following appropriate exception:                                                                                                                                                                        
 
5. A.    x   The subject real estate is governed by Metropolitan Development Commission 

Resolution No. 01-A-041, 2001 Real Property Tax Abatement Policy for 
Commercial Projects, which allows up to ten years of abatement for qualifying 
development, or 

 
 B.          The project is eligible to receive ten (10) years tax abatement due to the 

following recognized exceptional circumstances which justify the longer 
deduction period:  

 
6. The Subject Real Estate is: 
 
 A. _ x_.  Located outside of a previously established allocation area as defined in I.C. 36-

7-15.1-26, or 
 
 B.   _ _ located in an allocation area, but Applicant’s statement of benefits has been 

submitted to the legislative body for its approval as required by I.C.6-1.1-12.1-
2(k)  
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PROPOSED ABATEMENT SCHEDULE 
REAL PROPERTY TAX ABATEMENT 

DJ BCG MONON 22, LLC 
 

 
YEAR OF DEDUCTION PERCENTAGE 

1st 85% 
2nd 85% 
3rd 85% 
4th 85% 
5th 85% 
6th 85% 
7th 85% 
8th 85% 
9th 85% 
10th 85% 
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STAFF ANALYSIS 
REAL PROPERTY TAX ABATEMENT 

 
Area Surrounding Subject Real Estate:  The site is located at the southwest corner of 22nd 
Street and the Monon Trail, in an urban neighborhood comprise of low and mid-density 
housing and legacy industrial uses.   
 
Current Zoning: ............... D-P  
 
New Jobs Created: ........... Two at $27.00/hr. 
 
Jobs Retained: .................. None. 
 

  Estimated Cost of proposed project: $17,780,144.00 
 

STAFF ANALYSIS 
 
DJ BGC Monon 22, LLC has proposed redevelopment of the former Habitat for Humanity 
ReStore, an architectural salvage and building supply facility.  The proposed Project includes the 
demolition of existing industrial buildings and the construction multi-family residential 
development, consisting of three, three-story apartment buildings that would be comprised of 111 
residential units, 57 units of which reserved for households earning less than Area Median Income 
(AMI). Construction of the Project is scheduled to commence in Q1 2024, with delivery of the 
units by Q1 2025. 
 
For the Workforce Support Commitments for the Project, the applicant will be required to set 
aside 51% of units with rental restrictions.  These units shall be provided in the following 
proportions: 57 units must be affordable at an 80% AMI level (workforce housing). In addition, 
29 of these 80% AMI units must maintain this affordability level for 20 years, while 28 must 
remain affordable for 10 years.   
 
Staff believes this project does comply with the requirements of Metropolitan Development 
Commission Resolution No. 01-A-041, 2001 concerning the granting of property tax abatement. 

 
RECOMMENDATION: Staff recommends approval of ten (10) years real property tax 

abatement. 
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TOTALITY OF BENEFITS 
 

PETITIONER: DJ BCG MONON 22, LLC 
 
INVESTMENT:              Staff estimates that the proposed investment of $17,780,144.00 should 

result in an increase to the tax base of approximately $14,375,100.00 of 
assessed value.  Staff estimates that over the ten (10) year real property 
tax abatement period the petitioner will realize savings of $ 2,768,552.02 
(an 82.7% savings).  During the abatement period, the petitioner is 
expected to pay an estimated $577,250.61 in real property taxes on the 
project.  This is in addition to the current taxes being paid on the property 
in the amount of $17,157.84 annually (pay 2023 taxes).  After the tax 
abatement expires, the petitioner can be expected to pay an estimated 
$353,965.84 in real property taxes annually on the new improvements, 
in addition to the annual taxes attributable to the current value of the 
property. 

 
EMPLOYMENT:  The petitioner estimates that this project will create at least two (2) 

positions at an average wage of $27.00/hr.  Staff finds these figures to 
be reasonable for a project of this nature. 

 
OTHER BENEFITS:       Staff believes this project is significant for Center Township in terms of 

new taxes and potential job creation and retention. Furthermore, staff 
believes the petitioner’s project will lead to continued future investment 
and development in Marion County. 

 
STAFF COMMENT: Staff believes the "Totality of Benefits" arising from the project are   

sufficient to justify the granting of the tax abatement. 
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Patch Washington Street, LLC – 5-7 Year Real Property Tax Abatement 

METROPOLITAN DEVELOPMENT COMMISSION OF 
 

MARION COUNTY, INDIANA 
 

PRELIMINARY ECONOMIC REVITALIZATION AREA RESOLUTION 
 

Resolution No.  2023-A-040 
 

REAL PROPERTY TAX ABATEMENT  
 

Patch Washington Street, LLC  
8501, 8505, 8509, 8517 and 8609 West Washington Street   

 
WHEREAS, I.C. 6-1.1-12.1 allows a partial abatement of property taxes attributable to 

"redevelopment or rehabilitation" activities (hereinafter "Project") in "Economic Revitalization 
Areas"; and 

 
WHEREAS, I.C. 6-1.1-12.1 empowers the Metropolitan Development Commission (hereinafter 

"Commission") to designate Economic Revitalization Areas and determine the length of the 
abatement period and annual abatement schedule during the term of the abatement for such property 
and to limit the dollar amount of the deduction that will be allowed with respect to a Project, by 
following a procedure involving adoption of a preliminary resolution, provision of public notice, 
conducting of a public hearing, and adoption of a resolution confirming the preliminary resolution 
or a modified version of the preliminary resolution; and 

 
WHEREAS, the Commission has established in Resolution No. 01-A-041, 2001, certain standards 

and procedures for the designation of Economic Revitalization Areas for the partial abatement of 
property taxes attributable to redevelopment or rehabilitation activities; and 

 
WHEREAS, I.C. 6-1.1-12.1 requires an applicant for Economic Revitalization Area designation to 

provide a statement of benefits and requires the Commission, before it makes a decision to designate 
such an area as an Economic Revitalization Area, to determine that the Project can be reasonably 
expected to yield the benefits identified in the statement of benefits and determine that the totality 
of benefits arising from the Project is sufficient to justify Economic Revitalization Area designation; 
and 

 
WHEREAS, a business (hereinafter "Applicant") named in the attachment to this Resolution, which 

is incorporated herein by reference, has an ownership interest in the geographical area (hereinafter 
"Subject Real Estate") described in such attachment; and 

 
WHEREAS, I.C. 6-1.1-12.1-11.3 empowers the Commission, by resolution and following a 

public hearing, to waive the requirement that an area be designated as an economic revitalization 
area before initiation of the redevelopment; and  
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Patch Washington Street, LLC – 5-7 Year Real Property Tax Abatement 

WHEREAS, the Applicant is requesting, pursuant to the provisions of I.C. 6-1.1-12.1-11.3, that 
the Commission waive the requirement that an area be designated as an economic revitalization 
area before the initiation of the redevelopment (the "Waiver"); and 

 
WHEREAS, a public hearing upon the Waiver is fixed for Wednesday, December 6, 2023, in the 

Public Assembly Room of the City-County Building for the receiving of remonstrances and 
objections from persons interested in or affected by the Waiver; and 

 
WHEREAS, during a hearing at 1:00 p.m. on Wednesday, November 15, 2023, the Commission 

received evidence about whether the Subject Real Estate should be designated as an Economic 
Revitalization Area, and sufficient evidence was provided which established Assertion 1 and some 
evidence was provided which tended to establish Assertions 2, 3, 4, 5, and 6 stated on the attachment 
to this Resolution. 

 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Subject Real Estate is preliminarily designated as an Economic Revitalization Area for an 

abatement period of up to seven (7) years with a proposed abatement schedule as shown on the 
attachment to this Preliminary Resolution.  Final designation as an Economic Revitalization Area 
does not occur unless a resolution confirming this Preliminary Resolution is adopted in 
accordance with the governing statute. 

 
2. Designation as an Economic Revitalization Area allows abatement of property taxes, for the 

period indicated, only relative to the Project and the effectiveness of the designation can be 
terminated by action of the Commission if: 

 
  A. Construction on the Subject Real Estate is not in substantial conformance with the Project 

description contained in a final resolution as supplemented by information in the 
application, site plans, and elevations; or 

 
  B. Construction of the Project is not initiated within one (1) year of the date a final resolution 

designating the Subject Real Estate as an Economic Revitalization Area is adopted. 
 
3. The Economic Revitalization Area designation terminates two (2) years after the date a final 

resolution is adopted; however, relative to redevelopment or rehabilitation completed before the 
end of the two (2) year period, this termination does not limit the period of time the Applicant or 
successor owner is entitled to receive an abatement of property taxes to a period of less than five 
(5) years and up to seven (7) years. 

 
4. This Economic Revitalization Area (ERA) designation is limited to allowing the abatement of 

property taxes attributable to redevelopment or rehabilitation activities:  This designation does 
not allow abatement of property taxes for new manufacturing equipment pursuant to I.C. 
6-1.1-12.1-4.5.  Pursuant to IC 6-1.1-12.1-2 (i), the Commission hereby limits the dollar amount 
of the deduction that will be allowed, with respect to redevelopment and rehabilitation activities 
occurring in the ERA, to those respective tax savings attributable to the redevelopment of an 
industrial building not greater than 106,000 square feet of leasable area. 
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5. Under the authority of I.C. 6-1.1-12.1, the Commission directs the Department of Metropolitan 
Development to survey projects receiving Economic Revitalization Area designation for 
compliance with job creation/retention figures, salaries associated with these figures and 
investment figures contained in the Applicant's approved statement of benefits form.  The annual 
date of survey shall be contained in a final resolution designating the property as an Economic 
Revitalization Area. 

 
6. The Commission fixes 1:00 p.m. on Wednesday, December 6, 2023, in the Public Assembly 

Room of the City-County Building for the public hearing of remonstrances and objections from 
persons interested in the Project and the Waiver and directs the publication of notice of public 
hearing in accordance with the governing statute.  At this hearing, the Commission will take 
action relative to this Preliminary Resolution and Waiver and determine whether the Subject 
Real Estate should be designated as an Economic Revitalization Area, fix the length of the 
abatement period at up to seven (7) years and establish an abatement schedule. 
 

7. A copy of this Resolution shall be filed with the Marion County Assessor. 
 
 
 
  METROPOLITAN DEVELOPMENT COMMISSION 
 
 
 
    _________________________________________           
  John J. Dillon III, President 
 

 
_________________________________________ 

        Date            
   
 
 
 

Approved as to Legal Form 
and Adequacy this 12th day 
of November, 2023 
 
 
/s/ Toae Kim 
Toae Kim, 
Deputy Chief Counsel 
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ATTACHMENT TO 
 

METROPOLITAN DEVELOPMENT COMMISSION RESOLUTION 
 

REAL PROPERTY TAX ABATEMENT 
 
 

FACTUAL INFORMATION 
 
Applicant:  Patch Washington Street, LLC
   
Subject Real Estate: 8501, 8505, 8509, 8517 and 8609 West Washington Street 
 
Wayne Township Parcel Numbers:  9000815, 9027899, 9031589, 9006277, 9010822 and 

9025581 
  
 

PROJECT DESCRIPTION 
 
Patch Washington Street, LLC is a single-purpose business entity created by Westfield-based Patch 
Development to construct, own and manage a proposed 105,000-square foot, speculative industrial 
building on the far west side of Indianapolis.  The subject site is comprised of six parcels along West 
Washington Street, totaling 8.71 acres.  Prior to acquisition by Patch, the property was tax-exempt 
and owned by the Indianapolis Airport Authority (“IAA”). 
 
In late 2022, Patch received an offer of tax abatement from the City and its economic development 
partners, Develop Indy, a unit of the Indy Chamber.  Having not previously participated in the City’s 
tax abatement program, Patch was under the impression that the offer letter represented the ‘approval’ 
of the abatement.   
 
Moving forward with an assumption of the tax incentive having been approved, Patch closed on the 
purchase of the real estate from the IAA, Patch subsequently obtained building permits and began 
construction of the project at a cost of $12,500,000.00.   Shell construction is anticipated to be 
completed by end of year, and the tenant improvements in spring of 2024.  Additionally, Patch has 
been in negotiations with three potential tenants for the building, which collectively would create not 
less than 21 new jobs at the site. 

 
FACTUAL ASSERTIONS 
 
1. The Subject Real Estate: 
 
 A.       Is in a planned area which has a tax abatement policy as a part of its plan, or 
 
 B.       is in a planned area which has a tax abatement policy as part of its plan, but such 

plan does not contain a recommendation for Economic Revitalization Area 
designation and the recommended length of abatement, or 
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 C.   x   is not located in a planned area with a tax abatement policy. 
 
2.   x   The Subject Real Estate and the surrounding area are undesirable for normal 

development. 
 
3. The project is allowed by zoning restrictions applicable to the subject real estate, or the 

necessary variance, rezoning or approval petitions are on file at the time of this application, 
and have final approval prior to a final hearing on this resolution. 

 
A.     x    Current zoning allows project. 

 
B.           Appropriate petition is on file. 

 
 C.          Final approval for variance, rezoning or approval petition has been granted. 

     
4. A.       The application for Economic Revitalization Area designation was filed before  
    a building permit was obtained or construction work was initiated on the  
    property, or 
 
 B.     x   substantial evidence has been provided supporting that work was started under  
    the following appropriate exception:   Waiver Requested.  
 
5. A.    x   The subject real estate is governed by Metropolitan Development Commission  
    Resolution No. 01-A-041, 2001 Real Property Tax Abatement Policy for  
    Commercial Projects, which allows up to ten years of abatement for qualifying  
    development, or 
 
 B.          The project is eligible to receive ten (10) years tax abatement due to the  
    following recognized exceptional circumstances which justify the longer  
    deduction period:  
 
6. The Subject Real Estate is: 
 

A.  x  .  Located outside of a previously established allocation area as defined in 
   I.C. 36-7-15.1-26, or 

 
 B.          Located in an allocation area, but has been determined by the Commission to  
    be acceptable for real property tax abatement. 
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PROPOSED ABATEMENT SCHEDULE 
PATCH WASHINGTON STREET, LLC  
REAL PROPERTY TAX ABATEMENT 

 
 

YEAR OF DEDUCTION PERCENTAGE 
1st 100% 
2nd 80% 
3rd 60% 
4th 40% 
5th 20% 

 
 
 

PROPOSED ABATEMENT SCHEDULE 
PATCH WASHINGTON STREET, LLC 

REAL PROPERTY OPPORTUNITY BUSINESS EXTENDED TAX ABATEMENT 
(Must be invoked by third year of deduction) 

 
   YEAR OF DEDUCTION PERCENTAGE 

1st 100% 
2nd 80% 
3rd 60% 
4th 55% 
5th 45% 
6th 35% 
7th 25% 
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STAFF ANALYSIS 
REAL PROPERTY TAX ABATEMENT 

 
Area Surrounding Subject Real Estate:  The site is located in a legacy commercial/industrial area, 
on US 40, north of the Indianapolis International Airport.   
 
Current Zoning: ................................. I-2 
 
Qualified New Jobs Created:……….21 
 
Qualified Jobs Retained: .................... None. 
 
Estimated Cost of proposed project: $12,500,000.00 
 

STAFF ANALYSIS 
 
Patch Washington Street, LLC, through its parent company, Patch Development, will soon complete 
construction of a speculative industrial building of approximately 105,000 square feet in leasable area.  
Patch had obtained an offer of support for tax abatement from the City and Develop Indy in late 2022.  
Subsequently, Patch acquired the 8.71-acre site from the Indianapolis International Airport, began 
construction of the $12,500,000 project shortly thereafter.  Since the project was initiated prior to the 
submittal of the Statement of Benefits, a Waiver is required.  Staff recommends approval of the 
Waiver, as we believe Patch began the project in good faith, and the project was, and is, aligned with 
the City’s incentives policy on industrial development.   
 
Petitioner has agreed to target “Opportunity Industries” as tenants for the project. Opportunity 
Industries are defined as those business sectors that provide for worker advancement without 
requiring a bachelor’s degree. If an Opportunity Industry tenant or tenants are secured, two 
additional years of real property tax abatement would be authorized. 
 
The petitioner’s Inclusivity Plan will require donation of five percent of estimated abatement savings 
to the Indianapolis Housing Trust Fund, to support the development and preservation of affordable 
housing in the City.   
 
The applicant is requesting tax abatement to assist in off-setting the high costs of investment 
associated with this proposed project.  The granting of property tax abatement will assist the petitioner 
in making this project more economically feasible by phasing in the increased tax liability resulting 
from the investments.  In staff’s opinion, a project such as this would not be economically feasible 
without the tax abatement incentive. Staff believes that the use of tax abatement is an appropriate tool 
to assist with this project and support continued development within Marion County. For these 
reasons, staff believes tax abatement to be an appropriate tool for development. 
 
Staff believes this project does comply with the requirements of Metropolitan Development 
Commission Resolution No. 01-A-041, 2001 concerning the granting of property tax abatement. 
 
RECOMMENDATION: Staff recommends approval of up to seven (7) years real property tax 

abatement. 
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TOTALITY OF BENEFITS 
 

PETITIONER:  Patch Washington Street, LLC 
 
INVESTMENT:              Staff estimates that the proposed investment of $12,500,000.00 should 

result in an increase to the tax base of approximately $9,375,000.00 of 
assessed value.  Staff estimates that over the initial five (5) year real 
property tax abatement period the petitioner will realize savings of 
approximately $849,530.52 (a 54.1% savings).  During the abatement 
period, the petitioner is expected to pay an estimated $720,781.98 in real 
property taxes relative to the new investment.  No taxes are currently 
being paid on the property, as it has been owned by a tax-exempt entity 
(pay 2023 taxes).  After the tax abatement expires, the petitioner can be 
expected to pay an estimated $317,127.75 in real property taxes annually 
on the new improvements, in addition to the annual taxes attributable to 
the value of the land as improved industrial ground. 

 
OPPORTUNITY  
INDUSTRY 
INCENTIVE: The petitioner has agreed to target Opportunity Industries in their 

marketing effort to lease or sell the developed property.  If petitioner 
successful in leasing at least 51% of the gross leasable area of the 
building to such an industry, then the petitioner will be entitled to an 
alternate deduction schedule, including two (2) more years of 
deduction.  Staff estimates that if the building qualifies for the enhanced 
real property tax abatement, the petitioner will realize an additional tax 
savings of approximately $267,954.71, in addition to the tax savings 
realized during the initial abatement term.  The petitioner would also pay 
an additional $360,170.29 in real property taxes during the enhanced 
abatement term. 

 
QUALIFIED 
EMPLOYMENT:  The petitioner estimates that this project will create twenty-one (21) new 

positions at a minimum wage of not less than $18.00/hr.  Staff finds these 
figures to be reasonable for a project of this nature. 

 
OTHER BENEFITS:       Staff believes this project is significant for Wayne Township in terms of 

new taxes and potential job creation and retention. Furthermore, staff 
believes the petitioner’s project will lead to continued future investment 
and development in Marion County. 

 
STAFF COMMENT: Staff believes the "Totality of Benefits" arising from the project are   

sufficient to justify the granting of the tax abatement. 
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Site Plan 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-084 (Amended) 
Address:  5640 East 38th Street (3800 Block of Audubon Road) (Approximate 

Addresses) 
Location:  Lawrence Township, Council District #13 
Petitioner:  Jeff Hasser 
Request:  Rezoning of 0.598 acre from the SU-1 (TOD) district to the D-5 (TOD) district 

to provide for single-family detached dwellings. 
 
ADDENDUM FOR NOVEMBER 15, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was amended to rezone an area of 0.598 acre where it was previously heard and 
recommended for approval by the Hearing Examiner at the September 28, 2023 hearing for an area 
of 0.47 acre and approved by the Metropolitan Development Commission on October 18, 2023.  
 
Staff discovered that the petition form acreage and subsequent legal description originally submitted 
were incorrect. This amendment is to accurately note the 0.598 acre to be rezoned from the SU-1 
(TOD) district to the D-5 (TOD) district.  
 
A waiver of the second mailing notice will be requested by the petitioner.  
 
Staff recommends approval of the request as amended and will have no objection to the waiver of 
second mailed notice request.  
 
September 28, 2023 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request. 
 
SUMMARY OF ISSUES 
 
LAND USE 
 

 The 0.47-acre subject site consists of two parcels (4002389 and 4002390) that are currently 
developed as a parking lot that was once used for the church south of the site, zoned SU-1. 
Single-family dwellings are located north and east of the site, zoned D-5, and a multi-family 
development is west of the site, zoned D-10.  

 

 The site is in the Devington Neighborhood and is part of the Puritan Realty Co’s subdivision that 
was platted August 7, 1913.  

 
REZONING 
 

 The request would rezone the parcels to the D-5 district to provide for single-family detached 
dwellings.  

(Continued) 
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 The site is zoned SU-1, which is a special use district that only allows for the operation of a 
religious use and associated accessory uses which have historically been located here.  

 

 The D-5 district is intended for medium and large-lot housing formats, primarily for detached 
houses, but may incorporate small-scale multi-unit building types in strategic locations. This 
district can be used for new, walkable suburban neighborhoods or for infill situation in established 
urban areas, including both low density and medium density residential recommendations of the 
Comprehensive Plan, and the Suburban Neighborhood and Traditional Neighborhood Typologies 
of the Land Use Pattern Book. 

 

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

 

 The northern portion of the site does not have a recommendation since it was once part of 39th 
Street that extended west of Audubon Road which was vacated and became private property.  

 
TRANSIT-ORIENTED DEVELOPMENT OVERLAY 
 

 The site falls within a ¼ mile of a proposed Purple Line Bus Rapid Transit Station at 38th Street 
and Layman Avenue that would promote a mix of uses at station area and primarily residential 
beyond in this walkable neighborhood typology as envisioned by the Purple Line Transit-Oriented 
Development Strategic Plan (2021).  

 
Staff Analysis 
 

 Per the submitted site plan and survey, the two parcels would be divided in a manner that would 
allow for three individual lots with single-family dwellings on each lot.  

 

 In staff’s opinion, the requested D-5 district for single-family detached dwellings would be 
appropriate at this mid-block location since it is surrounded by residential uses on three sides. 

 

 Although the Comprehensive Plan recommends community commercial development for the 
subject site, an introduction of commercial uses this far north on the block would be out of place. 
Staff does not typically make recommendations contrary to the Comprehensive Plan unless it is 
apparent the that the recommendation would not align with the context of the area or other plans 
such as the Purple Line Transit-Oriented Development Strategic Plan (2021). 

 

 For these reasons, staff is recommending approval of the request.  
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 SU-1  Compact Parking lot 

 
 

(Continued) 
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SURROUNDING ZONING AND LAND USE 
 North  SU-1  Residential (Single-family dwelling) 
 South  SU-1  Parking lot 
 East  D-5  Residential (Single-family dwellings) 
 West  D-10  Residential (Multifamily dwellings) 
 
COMPREHENSIVE PLAN  The Comprehensive Plan recommends community 

commercial development. 
 
THOROUGHFARE PLAN  38th Street is classified in the Official Thoroughfare Plan for 

Marion County, Indiana as a local street, with a 50-foot 
existing right-of-way and a 48-foot proposed right-of-way. 

 
TRANSIT-ORIENTED   This site is located within the Transit-Oriented 
DEVELOPMENT    Development Overlay, specifically the Bus Rapid Transit 

Purple Line. 
 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway fringe. 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection district. 
 
SITE PLAN    File-dated August 17, 2023. 
 
SURVEY    File-dated August 17, 2023. 
 
AMENDED SURVEY  File-dated October 30, 2023. 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS 
 
None.  
 
PREVIOUS CASES 
 
None.  
 
ZONING HISTORY – VICINITY 
 
2023-UV3-014; 5640 East 38th Street (south of site) Variance of use and development standards of 
the Consolidated Zoning and Subdivision Ordinance to provide for the development of up to 50 multi-
family dwelling units and independently operated social services (not permitted), granted.  
 
2022-ZON-129; 3904 and 3908 Audubon Road (north of site), Rezoning of 0.85 acres from the SU-
1 district to the D-5 district, approved.  
 
96-Z-94; 5604 to 5640 East 38th Street (south and southwest of site), Rezoning of 0.8 acre, being in 
the D-5 District, to the SU-1 classification to conform the zoning classification for an existing church 
use and to provide for additional parking, approved.  

(Continued) 
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96-Z-33; 3901 North Lesley Avenue (west of site), Rezoning of 1.5 acres, being in the SU-1 and D-5 
Districts, to the D-10 classification to provide for multi-family residential development, approved.  
 
95-Z-198; 3901 Lesley Avenue (west of site), Rezone 1.5 acres from SU-1 and D-5 to D-10 with a 
variance of development standards to permit the construction of a multi-family dwelling, withdrawn.  
 
 
MI 

******* 
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2023-ZON-084; Location Map 
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2023-ZON-084; Survey 
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2023-ZON-084; Amended Survey 
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2023-ZON-084; Site Plan  
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2023-ZON-084; Photographs 
 

 
Photo of the Subject Property: 5640 East 38th Street (Parcel 4002390). 

 
Photo of the Subject Property: 5640 East 38th Street (Parcel 4002389). 
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Photo of the sinlge-family dwelling north of the site.  

 
Photo of the sinble-family dwellings east of the site.  
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Photo of the remaining church parking lot and building.  

 
Photo of the multi-family development west of the site.  

 
Photo of the subject site looking northeast on the site.  
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-APP-030 
Address:  5510 South Emerson Avenue (approximate addresses) 
Location:  Perry Township, Council District #24 
Zoning:  D-P 
Petitioner:  Haven Health Management, LLC, by Cheyenne Riker 
Request:  Appeal of the Administrator’s Decision to deny 2023-ADM-158, which 

proposed the use of a drug addiction and treatment facility in the D-P 
classification, based on the Development Statement approved for 2007-
APP-131 and 2021-ZON-052. 

 
RECOMMENDATIONS 
 
Staff recommends denial of this request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 D-P  Metro  Drug Addiction and Treatment Facility 
 
SURROUNDING ZONING AND LAND USE 
 North  D-A  Surface Parking Lot 
 South  D-P  Residential (Townhomes) 
 East  C-S  Undeveloped 
 West  D-P  Residential (Townhomes) 
 
COMPREHENSIVE PLAN  The Comprehensive Plan for Indianapolis and Marion County 

(2018) recommends suburban neighborhood development. 
 

 The subject site is zoned D-P and is developed with a commercial building and associated parking 
area. The property is bordered to the west and south by townhomes, zoned D-P, to the north by a 
parking lot, zoned D-A, and an undeveloped lot to the east across Emerson Avenue, zoned C-S.  

 
 
 
 
 
 
 
 
 

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

 

 The request would allow the operation of a drug addiction and treatment facility in this D-P district.  
 
HISTORY 
 

 The site was included in rezoning case 2004-ZON-078, which rezoned 25.539 acres from the D-A 
and D-P Districts to the D-P classification to provide for the development of the 104-unit Planned 
Unit Development known as Coventry Park consisting of multi-family townhouses and two-family 
dwellings. That rezoning petitioner contemplated eventual development of a Senior Housing 
Component on the subject site.  

 

 In 2007, approval petition 2007-APP-131 was granted for the Modification of Development 
Statement, related to petition 2004-ZON-78 (2004-DP-005), to provide for a shared senior living 
building consisting of twelve resident rooms, an owner’s room and a guest room on 1.04 acres, 
with density of 13.46 units per acre and Approval to Modify Commitments, related to petition 2004-
ZON-078 (2004-DP-005), recorded as instrument number 2004-021854, and replace them with 
new commitments. See Staff Exhibit A. 

 

 In 2021, the property was rezoned from the D-P district to the D-P district, via 2021-ZON-052, to 
use the existing building for a residential living facility for individuals with psychiatric 
disorders. Approval was subject to the Approved Preliminary Planned Unit Development, 
stamped-approved July 21, 2021. See Staff Exhibit B. 

 

 The D-P Statement, from 2021-ZON-052, describes the change of use from a shared senior living 
facility to a facility for adults who voluntarily seek residential mental health treatment. The 
maximum number of adults would be 16, with the average stay ranging from thirty days to one 
year. 

 
Staff Analysis 
 

 The Consolidated Zoning and Subdivision Ordinance, specifically Table 743-1: USE TABLE, 
distinctly differentiates the residential uses such as group homes, assisted living facilities, and 
transitional living quarters from health care facilities such as methadone clinic or treatment facility 
and substance abuse treatment facilities.  

 
 
 

(Continued) 
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 Group Home is defined as a residential facility for 2 or more individuals meeting the definition of a 
handicapped person under the Federal Fair Housing Act and court decisions interpreting that act. This 
definition includes Community residential facilities for persons with developmental disabilities (as defined 
by IC 12-7-2-61) as licensed by the Division of Disability and Rehabilitative Services – Bureau of 
Developmental Disabilities Services, per 460 IAC 9-2. This definition includes residential living facilities for 
persons with psychiatric disorders or addictions as licensed by the Division of Mental Health and Addiction, 
per 440 IAC 7.5. For purposes of this definition, the term handicapped does not include persons currently 
using or addicted to alcohol or controlled substances who are not in a recognized recovery program, nor 
does it include half-way houses for individuals in the criminal justice system, or diversion centers. 

 

 Substance Abuse Treatment Facility is defined as a facility, the primary function of which is to administer 
or dispense a schedule II-controlled substance (as listed under IC 35-48-2-6(b) or (c)) to a narcotic addict 
for maintenance or detoxification treatment. This definition does not include a methadone clinic or 
treatment facility. 

 

 Methadone Clinic or Treatment Facility is defined as a clinic or facility engaged in dispensing Methadone 
(dolophine) for the purpose of elimination or reduction of opiate use by drug addicts and abusers. 

 

 Staff determined that the now proposed use of an addiction and treatment facility is not a 
permitted use in this D-P district.  

 

 Staff notified the applicant of Administrative Approval 2023-ADM-158 that the site needed to be 
rezoned from D-P to D-P to allow for the additional use.  

 
GENERAL INFORMATION 
 
THOROUGHFARE PLAN  Emerson Avenue is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a primary arterial street, 
with a 140-foot existing right-of-way and a 102-foot proposed 
right-of-way. 

 
SITE PLAN    File-dated September 25, 2023. 
 
FINDINGS OF FACT   File-dated September 25, 2023. 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS 

1.  VIO22-006966; 5510 South Emerson Avenue (subject site), Building violation for the notice of 
change in permit information: amendment of permits and plans.  

 
PREVIOUS CASES 
 
2023-ADM-158; 5510 South Emerson Avenue (subject site), Approval of three building additions for 
a drug addiction and treatment facility, denied.  

 
 
 

(Continued) 
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2021-ZON-052; 5510 South Emerson Avenue (subject site), Rezoning of 1.1 acres from the D-P 
district to the D-P district to use the existing building for a residential living facility for individuals with 
psychiatric disorders, approved.  
 
2015-ADM-373; (subject site), Approval of a ground sign, approved.  
 
2007-APP-131; 5524 South Emerson Avenue (subject site), Approval of Modification of 
Development Statement, related to petition 2004-ZON-78 (2004-DP-005), to provide for a shared 
senior living building consisting of twelve resident rooms, an owner’s room and a guest room on 1.04 
acres, with density of 13.46 units per acre and Approval to Modify Commitments, related to petition 
2004-ZON-078 (2004-DP-005), recorded as instrument number 2004-021854, and replace them with 
new commitments related to this request, approved.  
 
2004-PLT-070; 5500 and 5640 South Emerson Avenue (subject site), Subdivision approval dividing 
25.53 acres into 41 lots and a Waiver request for sidewalks along South Emerson Avenue and within 
the interior of the multi-family residential development, approved.  
 
2004-ZON-078; 5500 South Emerson Avenue (subject site), Rezoning of 25.539 acres from D-P 
and D-A to D-P to provide for 30 multi-family townhouses and 37 two-family dwellings, for a total of 
104 dwelling units, with a density of 4.1 units per acre, approved.  
 
99-Z-23/ 99-DP-5; 5502 South Emerson Avenue (subject site), Rezone 13 acres from D-A to D-P to 
provide for a mixed residential development, consisting of townhomes and two-family residential 
structures, approved.  
 
98-Z-230/98-DP-28; 5502 South Emerson Avenue (subject site), Rezoning of 13 acres, being in the 
D-A District to the D-P classification to provide for a mixed residential development, consisting of 
townhomes and two-family residential structures, consisting of 89 units, denied.  
 
ZONING HISTORY – VICINITY 
 
2021-CZN-809 / 2021-CVR-809; 5340 & 5406 South Emerson Avenue (north of site), Rezoning of 
2.08 acre from the D-A and C-1 districts to the C-1 district and Variance of use of the Consolidated Zoning 
and Subdivision Ordinance to legally establish a single-family dwelling in the C-1 district (not permitted), 
approved and granted.  
 
2017-ZON-018; 5055 Shelbyville Road (north of site), Rezoning of 1.5 acre from the D-A district to the 
C-3 district, denied. 
 
2008-ZON-096; 5406 South Emerson Avenue, (north of site), Rezoning of four acres from the D-A 
district to the C-1 district, approved. 
 
2009-CZN-832 / 2009-CAP-832; 5501 South Emerson Avenue (east of site), Rezoning of 4.5 acres 
from the C-S district to the C-S district to provide for a pharmacy, offices, a restaurant and personal and 
professional services and requested the approval of a modification of site plan to provide for a 
convenience store and gas station and a modification of commitments related to 89-Z-102 to removed 
commitments for right-of-way dedication and the requirement that the site be developed as an integrated 
center, approved. 
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2005-ZON-215; 5640 South Emerson Avenue (south of site), Rezoning of 1.824 acres, being in the 
D-A District, to the C-1 classification to provide for the construction of commercial office buildings, 
approved.  
 
2005-ZON-215A; 5640 South Emerson Avenue (south of site), Rezoning of 0.263 acres, being in 
the D-A District, to the D-P classification to correct an error in the legal description for 2004-ZON-078 
(2004-DP-005), approved. 
 
2003-ZON-825 / 2003-VAR-825; 5120 Shelbyville Road (northeast of site), Rezoning of 0.75 acre 
from the D-A district to the C-4 district and a variance of development standards to provide for deficient 
transitional yard and a freestanding sign with deficient setbacks, approved. 
 
89-Z-102; 5521 South Emerson Avenue (east of site), Rezoning of 4.84 acres from the A-2 district to 
the C-S district to provide for a pharmacy, offices, a restaurant and personal and professional services, 
approved. 
 
88-Z-59; 5651 South Emerson (east of site), Rezoning of 4.54 acres from the A-2 district to the C-4 
district, withdrawn. 
 
 
MI 

******* 
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2023-APP-030; Aerial Map 
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2023-APP-030; Site Plan 
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2023-APP-030; Staff Exhibit A 
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2023-APP-030; Staff Exhibit A (Continued) 
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2023-APP-030; Staff Exhibit A (Continued) 
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2023-APP-030; Staff Exhibit A (Continued) 
 

 
 
  

101

Item 20.



2023-APP-030; Staff Exhibit B 
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2023-APP-030; Staff Exhibit B (Continued) 
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2023-APP-030; Findings of Fact 
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2023-APP-030; Photographs 
 

 
Photo of the Subject Property: 5510 South Emerson Avenue 

 
Photo of the Subject Property: 5510 South Emerson Avenue 
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Photo of the northern buiding façade.  

 
Photo of the subject site looking west.  
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Photo of the surface parking lot north of the site looking northeast.  

 
hoto of the surface parking lot north of the site looking north.  

 
hoto of the surface parking lot north of the site looking northwest.  
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-823 and 2023-CVC-823 
Address: 1545 Van Buren Street and 2014, 2016 and 2018 Draper Street 

(Approximate Address) 
Location: Center Township, Council District #21 
Petitioner: GSS, LLC, by Mary E. Solada 
Request: Rezoning of 9.56 acres from the D-10 (TOD) and I-3 (TOD) districts to the 

I-2 (TOD) district. 
Vacation of the first 15-foot wide alley west of Draper Steet, from the 
north lot line of Lot 69 of The Justice C. Adams South Park subdivision 
as recorded in Plat Book 16, Page 177 in the Office of the Recorder of 
Marion County, Indiana, north 44 feet to the north lot line of Lot 70 in 
said subdivision. 
Vacation of an irregular portion of right-of-way adjacent to the first 
north-south alley west of Draper Street, being part of Lot 57 in The 
Justice C Adams subdivision, as described in Instrument Number 76-
53438 in the Office of the Recorder of Marion County, Indiana, all with a 
waiver of the Assessment of Benefits. 

 
ADDENDUM FOR NOVEMBER 15, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued these petitions from the September 20, 2023 
hearing, to the November 15, 2023 hearing, at the request of the petitioner’s representative.  
Subsequently, the petitioner’s representative submitted a letter, dated September 25, 2023, 
withdrawing the requests.  This would require acknowledgement by the Commission. 
 
ADDENDUM FOR SEPTEMBER 20, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued these petitions from the August 2, 2023 
hearing, to the September 20, 2023 hearing, without notice, at the request of the petitioner’s 
representative. 
 
ADDENDUM FOR AUGUST 2, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission acknowledged the automatic continuance by the 
petitioner’s representative that continued these petitions from the July 5, 2023 hearing, to the August 
2, 2023, hearing. 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 
ADDENDUM FOR JULY 5, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were heard by the Hearing Examiner on June 15, 2023.  After a full hearing, the 
Hearing Examiner recommended denial of the rezoning and the vacation requests.  Subsequently, 
the petitioner’s representative filed an appeal of the Hearing Examiner’s decision.  A memorandum of 
her recommendation is attached. 
 
A timely automatic continuance was filed by the petitioner’s representative continuing these petitions 
from the July 5, 2023 hearing, to the August 2, hearing.  This would require acknowledgement 
from the Metropolitan Development Commission. 
 
June 15, 2023 
 
RECOMMENDATIONS 
 
Staff recommends denial of these requests. 
 
If approved, staff would request that approval be subject to the following commitment being reduced 
to writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

1. The site and improved areas within the site shall be maintained in a reasonably neat 
and orderly manner during and after development of the site with appropriate areas and 
containers / receptables provided for the proper disposal of trash and other waste. 

2. A site plan, landscape plan, and building elevations shall be submitted to Administrator 
Approval prior to the issuance of an Improvement Location Permit (ILP). 

 
RECOMMENDED MOTION (denial):  That the Metropolitan Development Commission find that the 
proposed vacation is not in the public interest and that the waiver of the assessment of benefits be 
denied. 
 
RECOMMENDED MOTION (approval):  That the Metropolitan Development Commission find that 
the proposed vacation is in the public interest; that a hearing upon the assessment of benefits be 
waived; that the Hearing Examiner confirm and ratify the adoption of Declaratory Resolution 2023-
CVC-823; and that the vacation be subject to the rights of public utilities under IC 36-7-3-16 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 9.56-acre site, zoned D-10 (TOD) and I-3 (TOD), is undeveloped.  It is surrounded by a 

railroad right-of-way to the north, zoned I-3; single-family dwellings to the south, zoned I-3; 
industrial uses to the east, zoned I-3; and single-family dwellings to the west, zoned D-5. 

 
(Continued) 
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STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 
REZONING 
 
◊ This request would rezone the site from the D-10 (TOD) and I-3 (TOD) Districts to the I-3 (TOD) 

classification.  “The I-3 district is an intermediate district for industries that present moderate risks to the 
general public.  Wherever practical, this district should be away from protected districts and buffered by 
intervening lighter industrial districts. Where this district abuts protected districts, setbacks are large and 
enclosure of activities and storage is required. 

 
◊ The Comprehensive Plan recommends heavy industrial typology.  “The Heavy Industrial typology 

provides for industrial, production, distribution, and repair uses that are intense and may create 
emissions of light, odor, noise, or vibrations. This typology is characterized by freestanding 
buildings or groups of buildings, often within industrial parks. Outdoor operations and storage are 
common. Typical uses include food processing, milling, storage of petroleum products, recycling, 
welding, and concrete mixing. Industrial or truck traffic should be separated from local/residential 
traffic.” 

 
◊ 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  
 

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

 
Heavy Industrial Uses  
 

• The primary entrance should be served by an arterial street.  
• Industrial truck traffic should not utilize local, residential streets.  
• Streets internal to industrial development must feed onto an arterial street.  

 • Removed as a recommended land use where they would be adjacent to a living or 
mixed-use typology. 

 
Overlays 
 
◊ This site is located within an overlay, specifically 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.” 
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STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 
◊ 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. 

 
◊ This site is located within a ½ mile walk to a transit stop located at the intersection of Shelby 

Street and Raymond Street, with a Community Center typology. 
 
◊ This typology is described as walkable commercial centers with a range of commercial types 

(aging to new strip commercial, office, shopping malls, big box).  It is a mixed of retail, 
entertainment, office and residential as desired.  Surface parking should be consolidated and 
placed behind buildings, allowing a pedestrian orientation at the street, while still supporting drive-
to business. 

 
◊ Characteristics of the Community Center typology are: 
   • A dense mixed-use neighborhood center 
   • Minimum of two stories at core 
  • No front or side setbacks at core; zero to 10-foot front setbacks and zero-to 10-foot side 

setbacks at the periphery. 
   • Multi-family with a minimum or three units 
   • Structured parking at the core and attractive surface parking at the periphery 
 
Environmental Public Nuisances 
 
◊ The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental 

Public Nuisances) is to protect public safety, health and welfare and enhance the environment 
for the people of the city by making it unlawful for property owners and occupants to allow an 
environmental public nuisance to exist. 

 
◊ All owners, occupants, or other persons in control of any private property within the city shall be 

required to keep the private property free from environmental nuisances. 
 
◊ Environmental public nuisance means: 
 

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

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

 
3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 
private or governmental property, which facility has not been maintained as required by that 
chapter; or 
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STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 

4.  Property that has accumulated litter or waste products, unless specifically authorized 
under existing laws and regulations, or that has otherwise been allowed to become a health 
or safety hazard. 

 
◊ Staff would request a commitment that emphasizes the importance of maintaining the site in a 

neat and orderly manner at all times and provide containers and receptables for proper disposal 
of trash and other waste. 

 
Site Plan 
 
◊ The site plan, file-dated April 10, 2023, provides for 13 buildings of various sizes with a total 

square footage of 99,795-square feet, along with 88 parking spaces located along the Van Buren 
Street frontage and the southeast portion of the site. 

 
◊ With the exception of a dry retention basin at the northwest corner of the site, the site is covered 

with buildings and pavement.  No landscape plan has been provided. 
 
◊ A sidewalk is proposed along Van Buren Street but there are no internal sidewalks or any 

connections to the sidewalk along Van Buren. 
 
Plan of Operation 
 
◊ The Plan of Operation, file-dated April 10, 2023, describes the development as industrial 

warehouse space for small businesses. 
 
◊ As proposed the site would offer storage space, distribution / warehouse facilities and office 

space. 
 
◊ There would not be any permanent loading docks, but a forklift would be available for the tenants. 
 
◊ Two to three large truck deliveries per day is anticipated. 
 
◊ Although the property would be monitored 40 hours per week by an on-site manager, no hours or 

days of operation have been provided. 
 
VACATION 
 
Summary 
 
◊ This request would Vacate a portion of the first 15-foot-wide alley west of Draper Steet, from the 

north lot line of Lot 69 of the Justice C. Adams South Park subdivision, north 44 feet to the north 
lot line of Lot 70 in said subdivision and an irregular portion of right-of-way adjacent to the first 
north-south alley west of Draper Street, being part of Lot 57 in the Justice C Adams subdivision.  
All with a waiver of the Assessment of Benefits. 
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STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 
◊ As proposed the vacated area would provide open space that would allow for the proposed 

redevelopment of the site. 
 
◊ Staff does not support this vacation request because it is an integral component to the rezoning 

request for industrial uses that staff believes is not appropriate for this site. 
 
Assessment of Benefits 
 
◊ The petitioner has requested a waiver of the Assessment of Benefits for the subject right-of-way. 

Staff, however, does not support the waiver of the assessment of benefits because of its 
association with the industrial rezoning. 

 
Procedure 
 
◊ Neither the Division of Planning nor the Plat Committee, Hearing Examiner or Metropolitan 

Development Commission determines how vacated right-of-way is divided.  The approval of a 
vacation petition only eliminates the public right-of-way.  The vacation approval does nothing 
more.  A petitioner will not receive a deed or other document of conveyance after the approval of a 
vacation. 

 
◊ The general rule under Indiana case law is that when a street or highway is vacated or abandoned 

the title to the land reverts to the abutting property owners. This rule exists by virtue of the fact that 
the abutting landowner owns to the center of the street or highway subject only to an easement for 
the public to the use of the street or highway.  Gorby v. McEndarfer 135 Ind.App. 74, *82, 191 
N.E.2d 786, **791 (Ind.App.1963).  However, there are possible exceptions to this general rule.   

 
◊ After a vacation of public right-of-way, the county assessor determines how the vacated right-of-

way will be assessed for tax purposes.   
 
◊ Petitioners and abutters of the vacated right-of-way should consult their own attorneys for advice 

regarding the ownership of the vacated right-of way. 
 
Planning Analysis 
 
◊ The request would be consistent with the Comprehensive Plan recommendation of heavy 

industrial typology but would be wholly inappropriate at this location abutting residential uses 
because of the development guidelines provided in the Pattern Book.  Furthermore, this proposed 
use would be in conflict with the transit-oriented Plan that generally recommends residential and a 
range of commercial uses.  No industrial uses are recommended. 

 
◊ The Pattern Book outlines seven development guidelines related to light and heavy industrial uses 

primarily related to site access that would mitigate the impact of industrial uses on adjacent 
residential uses. 
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◊ The guidelines state that local streets should not be used and entrance to industrial uses should 

feed into an arterial street.  The only access to the site would be Van Buren Street, which is a 
local street with an existing 40-foot right-of-way.  In other words, the industrial uses would create 
traffic patterns in the area that would compromise the safety and security of the surrounding land 
uses. 

 
◊ Staff believes that existing D-10 district provides appropriate transitions from the industrial uses to 

the north and to allow rezoning to the I-3 district would be wholly inappropriate and would be 
detrimental to the surrounding residential neighborhood. 

 
◊ If approved, staff would request Administrator Approval prior to the issuance of an Improvement 

Location Permit (ILP) that would provide for pedestrian connectivity both internally and to the 
sidewalk along Van Buren Street, year around landscaping along the site perimeter, and building 
materials that would be harmonious with the surround land uses. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 D-10 

(TOD) / I-3 
(TOD 

 Undeveloped  

SURROUNDING ZONING AND LAND USE 

 North - I-3  Railroad right-of-way 
 South - I-3  Single-family dwellings 
 East - I-3  Industrial uses 
 West - D-5  Single-family dwellings 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends heavy industrial typology.  
Marion County Land Use Pattern Book (2019). 
Red Line Transit-Oriented Development Strategic Plan (2021) 

THOROUGHFARE PLAN This portion of Van Buren Street is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 40-
foot right-of-way and a proposed 48-foot right-of-way. 
This portion of Draper Street is designated in the Marion County 
Thoroughfare Plan as a local street, with an existing 50-foot 
right-of-way and a proposed 48-foot right-of-way. 

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

OVERLAY  This site is located within a transit-oriented development overlay 
(TOD). 

SITE PLAN File-dated April 10, 2023 

 
(Continued) 

114

Item 21.



STAFF REPORT 2023-CZN-823 and 2023-CVC-823 (Continued) 
 
LANDSCAPE PLAN File-dated June 6, 2023 

PLAN OF OPERATION File-dated April 10, 2023 

FINDINGS OF FACT File-dated April 20, 2023 

 
ZONING HISTORY 
 
2013-ZON-058; 1545 Van Buren Street, requested rezoning of 9.0 acres from the I-3-U district to the 
D-10 district to provide for multi-family residential development, approved. 
 
 
kb ******* 
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LANDSCAPE PLAN 
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LANDSCAPE PLAN 
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View looking east along Van Buren Street 

 
 

 
View looking west along Van Buren Street 
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View from site looking east 

 
 

 
View of site looking southeast across Van Buren Street 
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View of site looking south across Van Buren Street 

 
 

 
View of site looking south across Van Buren Street 
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View of site looking southeast across Van Buren Street 

 
 

 
View from site looking northeast across Van Buren Street 
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View of site looking north from neighborhood to the south 

 
 

 
View of site looking north from neighborhood to the south 
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View of site looking north from neighborhood to the south 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-ZON-094 
Address: 6729 Westfield Boulevard (Approximate Address) 
Location: Washington Township, Council District #2 
Petitioner: J.C. Hart Company, Inc., Chase Development, Inc. and Evergreen, LLC, 

by Michael Rabinowitch 
Requests: Rezoning of 21.44 acres from the SU-34 (FF) and D-P (FF) district to the 

D-P (FF) district to provide for a multi-family and townhome 
development. 
Modification of Commitments, related to 2003-ZON-100, to allow 
development in accordance the DP Statement, Site Plan, Landscape 
Plan, Elevations and Renderings filed with this petition. 

 
A registered neighborhood organization filed a timely automatic continuance that would continue this 
petition from the November 15, 2023 hearing, to the December 20, 2023 hearing.  This would 
require acknowledgement from the Metropolitan Development Commission. 
 
 
kb ******* 
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