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February 13, 2025) 
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 Meeting Details 
 

 

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

  

Date:  Thursday, February 20, 2025 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Special Requests 

2025-MOD-001 | 4021 West 71st Street  
Pike Township, Council District #6 

**Request for one-day waiver of 23-day notification period for written and posted Notice 

2025-CAP-804 / 2025-CVR-804 | 324 West Morris Street and 325 Wilkins Street  

Center Township, Council District #18 

**Request for three-day waiver of 23-day notification period for written Notice 

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2025-MOD-001 | 4021 West 71st Street  

Pike Township, Council District #6 
I-1 
Turner Adventures LLC, by Rebekah Phillips 

Modification of Commitments related to 2023-ZON-078 to terminate commitment #3 to provide for an agreement 
for contribution in lieu of sidewalk construction along 71st Street (previous commitment required the sidewalk to 
be installed within one year of zoning approval). 

**Staff request for continuance for cause to February 27, 2025, with Notice 

2. 2024-ZON-101 (Amended) | 1820 South Arlington Avenue 
Warren Township, Council District #20 
Prime USA, Inc., by David Gilman 

Rezoning of 22.02 acres from the D-A (FF) to the D-S (FF) district to provide for single-family residential 
development. 

**Petititoner has withdrawn the Petition 

3. 2024-ZON-136 | 10635 Indian Creek Road South  
Franklin Township, Council District #25 
Gurudwara Shaheedan, Inc., by Joseph D. Calderon 
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Rezoning of 7.544 acres from the D-A (FF) (FW) district to the SU-1 (FF) (FW) district to provide for religious 
uses.  

**Petitioner has withdrawn the Petition 

4. 2024-ZON-143 | 4505 South Harding Street  
Perry Township, Council District #22 
Blue Beacon, Inc., by Jennifer Milliken and Timothy Ochs 

Rezoning of 5.22 acres from the MU-1 (FF) district to the C-7 (FF) classification to provide for a heavy vehicle 
wash. 

**Remonstrator request for continuance for cause to March 13, 2025, with Notice 

5. 2025-ZON-001 | 4150 North High School Road  
Pike Township, Council District #5 
Nica Auto and Fleet Repair, LLC, by Joseph D. Calderon 

Rezoning of 1.90 acres from the C-3 district to the C-4 district to allow for an automobile repair shop. 

**Staff request for continuance for cause to March 13, 2025, with Notice as needed 

6. 2024-CZN-851 / 2024-CPL-851 | 7801 South Franklin Road  
Franklin Township, Council District #25 
Brenda K. Van Note Revocable Trust, by Chase Henderson 

Rezoning of 4.00 acres from the D-A district to the D-2 district to provide for residential uses. 

Approval of a subdivision plat, to be known as Capstone Lane, dividing 4.00 acres into nine lots. 

**Petitioner has withdrawn the Petitions 

7. 2025-CZN-802 / 2025-CPL-802 / 2025-CVR-802 | 5801 Mills Road  
Decatur Township, Council District #21 
Grand Communities, LLC, by David Gilman 

Rezoning of 16.5 acres from the SU-2 district to the D-4 district to provide for attached single-family dwellings. 

Approval of a Subdivision Plat to be known as Oak Springs, dividing 16.5 acres into 74 lots. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for 76-
foot lot width for all lots (minimum 90-foot lot width required), seven lots with lot  
areas ranging from 9,194 square feet to 9,815 square feet (minimum 10,000 square foot lot area required), and 
13 lots without public street frontage (public street frontage required). 

**Staff request for continuance for cause to March 13, 2025 

8. 2025-CAP-804 / 2025-CVR-804 | 324 West Morris Street and 325 Wilkins Street  
Center Township, Council District #18 
C-S 
Kaur Properties, LLC, by Adam DeHart 

Modification of commitments and site plan related to 2019-CZN-827, to provide for revised building footprint, 
indoor and outdoor amenities, minor site revisions, pedestrian access revisions, and a revised shared parking 
lot. 

Variance of Development Standard of the Consolidated Zoning and Subdivision Ordinance to provide for a zero-
foot front setback from Wilkins Street, with no landscaping (10-foot front setback required, minimum six-foot 
landscaping along the entire frontage required and one tree per 35 feet of street frontage required), no 
landscaping along Missouri Street (minimum six-foot landscaping along the entire frontage required and one 
tree per 35 feet of street frontage required), no interior landscaping within the parking area (minimum 
landscaping consisting of 6% land area within parking area required), a zero-foot south side yard setback (10-
foot side yard setback required), and the installation of landscaping within the right-of-way (not permitted). 

**Petitioner request for continuance for cause to March 13, 2025, with Notice 
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 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
9. 2024-APP-032 | 8075 and 8181 North Shadeland Avenue  

Lawrence Township, Council District #3 
HD-1 and HD-2 (FF) 
Community Health Network, Inc., and Community Health Network Foundation, Inc., by Timothy H. Button 

Hospital District-One and Hospital District-Two Approval for reconfiguration of existing parking areas to provide 
for additional ADA-compliant spaces, construction of a proposed 400-space surface parking lot, consolidation of 
two service drives into one service drive, and replacement of existing brine and bulk oxygen tanks. 

10. 2025-CVR-807 / 2025-CPL-807 | 6902 and 6943 Highland Ridge Court  
Franklin Township, Council District #24 
D-1 
Mark Simion 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
proposed detached single-family dwelling on proposed Lot 5, with zero-foot lot width and zero-foot street 
frontage (minimum 90-foot lot width required, and minimum 45-foot street frontage required). 

Approval of a Subdivision Plat, to be known as Simion Estates, a replat of Lots 1 and 2, dividing 11.484 acres 
into three lots. 

 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
11. 2024-ZON-093 (2nd Amended) | 4410 Allisonville Road  

Washington Township, Council District #8 
EZ-Stor LLC, by David Kingen & Emily Duncan 

Rezoning of 3.25 acres from the C-S (FF) (W-1) district to the C-S (FF) (W-1) district to provide for a proposed 
self-storage building expansion.  

12. 2024-ZON-123 | 281 and 303 North Elder Avenue and 320, 322, 324, 326, 328, 330, 332, and 334 North Miley 
Avenue and 1821 West New York Street  
Center Township, Council District #18 
NDZA, by David Kingen and Emily Duncan 

Rezoning of 1.19 acres from the I-4, D-5, and D-5 (RC) districts to the  
SU-7 and SU-7 (RC) classifications to provide for not-for-profit uses. 

13. 2024-ZON-137 | 1137 West 21st Street  
Center Township, Council District #12 
Riverside Renewal, LLC, by Josh Smith 

Rezoning of 0.4-acre from the I-2 (W-5) district to the D-8 (W-5) classification to provide for residential uses.  

14. 2024-ZON-140 | 6519 Carrollton Avenue  
Washington Township, Council District #7 
GP CM Carrollton Avenue, by Misha Rabinowitch 

Rezoning of 0.177-acre from the D-4 (FF) district to the C-3 (FF) classification to provide for commercial uses. 

15. 2024-CZN-845 (Amended) | 5022 Rockville Road  
Wayne Township, Council District #16 
Cultivar Properties, LLC, by David Gilman 

Rezoning of 3.03 acres from the C-3 (FF) and C-5 (FF) districts to the I-1 (FF) classification to provide for light 
industrial uses. 
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 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
16. 2024-ZON-110 | 6670 East 38th Street  

Lawrence Township, Council District #9 
Tikal, Inc., by Mitch Sever 

Rezoning of 2.37 acres from the C-3 (TOD) district to the C-7 (TOD) classification to provide for a building 
contractor, with outdoor storage of equipment and materials.  

17. 2025-ZON-002 | 6120 East Thompson Road  
Franklin Township, Council District #24 
Thompson and Commerce Properties LLC, by Richard Henderson 

Rezoning of 4.732 acres from the D-P (FF) district to the D-6 (FF) district to provide for residential uses. 

18. 2025-ZON-003 | 7420 North Shadeland Avenue  
Lawrence Township, Council District #3 
Shane Ellison 

Rezoning of 1.15 acres from the C-1 district to the C-7 district to provide for a commercial and building 
contractor business. 

19. 2024-CZN-835 / 2024-CVR-835 | 789 and 792 Edgemont Avenue  
Center Township, Council District #12 
Church of Christ Holiness USA Inc. by Joseph Phillips 

Rezoning of 0.81-acre from the D-5 (W-5) district to the SU-1 (W-5) district to provide for religious uses. 

The variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to 
provide for a 7.6-foot-tall internally illuminated pylon sign within 40 feet of a dwelling district (pylon sign not 
permitted within 600 feet of a dwelling district, illuminated sign not permitted within 50 feet of a dwelling district).  

20. 2024-CPL-852 / 2024-CVR-852 | 1217 East 88th Street  
Washington Township, Council District #2 
D-2 (TOD) 
Drew Dawson, Jocelyn Dawson, Michael Land, Jasmine Land, Warner Moses, and Lynne Moses, by Michael 
Rabinowitch 

Approval of a Subdivision Plat to be known as Nora Woods II, dividing 1.84 acres into four lots. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for one, 
single-family detached dwelling on each of the four proposed lots, without public street frontage (minimum 40 
feet of street frontage on each lot required). 

21. 2024-CZN-856 / 2024-CVR-856 | 7200 Brookville Road  
Warren Township, Council District #20 
Gerald L. Cowan 

Rezoning of 1.675 acres from the D-2 (FW) district to the C-7 (FW) classification to provide for  
truck parking. 

Variance of development standards and a Special Exception of the Consolidated Zoning and Subdivision 
Ordinance to provide for a commercial parking lot, with zero-foot front and rear yard transitional yard setbacks, 
no landscaping along the front and rear transitional yards, and no interior landscaping (minimum 9% of lot 
covered with landscaping required, minimum 10-foot front and rear yard transitional yards required, minimum 
one tree per 35 feet of street frontage required, minimum three large shrubs per 35 feet of street frontage 
required). 

 

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

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

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

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

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

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

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

Division. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-MOD-001 

Property Address:  4021 West 71st Street (approximate address) 

Location: Pike Township, Council District #6 

Petitioner: Turner Adventures LLC, by Rebekah Phillips 

Current Zoning: I-1 

Request: 

Modification of Commitments related to 2023-ZON-078 to terminate 
commitment #3 to provide for an agreement for contribution in lieu of sidewalk 
construction along 71st Street (previous commitment required the sidewalk to 
be installed within one year of zoning approval). 

Current Land Use: Commercial Contractor Business 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

Staff is requesting a continuance for cause from the February 20, 2025 hearing to the February 27, 

2025 hearing date with mailed notice to allow additional time to meet the notice requirements since a 

technical error prevented the legal notice information from being sent to the petitioner in a timely manner 

for this hearing.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request.  

 

PETITION OVERVIEW 
 

 
LAND USE  

The subject site is developed with a commercial building and associated parking area. It is bordered to 

the west, south, and east by undeveloped land, zoned I-2, and commercial and industrial properties to 

the north, zoned C-S and I-1.  

MODIFICATON 

The request would terminate commitment #3 related to a rezoning petition, 2023-ZON-078, that required 

sidewalk installation within one year of approval along 71st Street.  
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Instead, the petitioner proposes that an agreement for contribution in lieu of sidewalk construction be 

accepted. 

STAFF ANALYSIS 

When the rezoning petition was considered, staff provided a conditional approval. The sidewalk 

installation commitment could have disputed at that time, but the petitioner agreed to it knowing it included 

a one-year deadline for installation. 

The sidewalk installation request was due to staff’s concern regarding the high volume of traffic and 

pedestrian activity along 71st Street, which could have been mitigated in the long run with the sidewalk. 

Staff noted that if additional time for the sidewalk installation was needed, then staff would be willing to 

consider an extension of the timeframe in the future through a modification petition. The option to install 

the sidewalk in sections over time was also proposed during conversations prior to the filing of this 

request.  

It is unfortunate that the commitment has not been fulfilled to date considering the rezoning was approved 

by the City-County Council on December 4, 2023, but staff is not supportive of the request for contribution 

in lieu of sidewalk installation.  

This type of request is only considered in locations where site conditions cause extreme difficulty in the 

construction of sidewalks. Examples of extreme difficulty include, but are not limited to, waterway 

crossings, significant elevation change, existing deep drainage swales in the right-of-way, and grades 

steeper than 3:1. The request is required to include supporting documentation.  

The petitioner provided documentation noting difficulty in receiving responses from engineering 

companies and included the cost associated with the installation. Unfortunately, neither are adequate 

reasons to warrant a waiver of the sidewalks.  

Furthermore, no site difficulties exist to prevent the installation of sidewalks since there is more than 

adequate right-of-way to locate the sidewalks south of the drainage ditches along the street frontage.  

For these reasons, staff is recommending denial of the request.  

GENERAL INFORMATION 

 

Existing Zoning I-1 

Existing Land Use Commercial Contractor Business 

Comprehensive Plan Light Industrial 

Surrounding Context Zoning Land Use 
North:   C-S / I-1 Commercial / Industrial 

South:    I-2 Undeveloped 

East:    I-2 Undeveloped 

West:    I-2  Undeveloped 
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Thoroughfare Plan 

71st Street Primary Arterial Street 
119-foot proposed right-of-way and 
90-foot existing right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan N/A 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

•  Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends light industrial development for this site.  

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

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

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

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

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

local/residential traffic. 

• Light Industrial Uses 

o Industrial truck traffic should not utilize local, residential streets. 

o Streets internal to industrial development must feed onto an arterial street. 

o Removed as a recommended land use where they would be adjacent to a living or 

mixed-use typology. 
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• Heavy Commercial Uses 

o Removed as a recommended land use where they would be adjacent to a living 

typology. 

• Small-Scale Offices, Retailing, and Personal or Professional Services 

o Should be subordinate to and serving the primary uses of production, warehousing, and 

offices. 

o Should be adjacent to interstate interchanges if present. If no interchange is present, 

should be located along arterial streets at the edge of the light industrial typology. 

o Should be located and served in such a way that the use will not interfere with industrial 

traffic or loading. 

• The site falls within the Industrial Reserve (IR) overlay. It is intended for areas that are prime for 

industrial development due to factors such as large parcel size, proximity to compatible uses, 

and/or interstate access. 

• This overlay removes the Small-Scale Offices, Retailing, and Personal or Professional Services 

and Heavy Commercial Uses.  

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

•  Not Applicable to the Site.  

 

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

 

 

• The Indy Bike Master Plan 2011 proposed the Northtown Trail, which is an existing on-street bike 
lane along 71st Street from Winton Drive to Spring Mill Road.  

• A complete street greenway is proposed along 71st Street known as the Northtown Trail from 
Georgetown Road to Michigan Road per the FullCIRCLE Indy Greenways Master Plan 2014 and Indy 
Thoroughfare Plan 2016. This proposed multi-use path would be on the south side of the road and is 
considered a high priority project.  

• The 71st Street Complete Street & Northtown Trail will provide a key east-west multimodal connection 
on the Northwest side of Indianapolis, while establishing continuity in roadway configuration with a 
consistent three-lane typical section. Although this corridor already includes bike lanes, much of it is 
lacking pedestrian infrastructure. The Northtown Trail provides continuity for people walking along 
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the corridor, while also providing an off-street facility for bicyclists. People walking along the north 
side of 71st Street (opposite the Northtown Trail) will benefit from new sidewalks for the length of the 
project. A consistent three-lane typical section, with one travel lane in each direction and a two-way 
center turn lane, will be created by relocating and consolidating the existing bike lanes with the 
Northtown Trail to minimize right-of-way acquisition. 
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ZONING HISTORY 
 
 

Zoning History – Site 

2023-ZON-078; 4021 West 71st Street (subject site), Rezoning of 0.53 acre from the C-1 district to the 

I-1 district to provide for a commercial contractor, approved.  

78-Z-35; 4021 West 71st Street (subject site), Rezoning of the site being in the A-2 district to the C-1 

classification to permit real estate office, approved. 

Zoning History - Vicinity 

2017-ZON-084; 4040 and 4042 West 71st Street (north of site), Rezoning of 3.14 acres from the C-S 

district to the C-S classification to provide for C-1 uses, I-1 uses, warehouse and event center, approved. 

2003-ZON-187; 4040 and 4042 West 71st Street (north of site), Rezoning of 3.139 acres from the I- 1-

S District to the C-S classification to provide for C-1 and I-1-S uses, including an expansion of existing 

contractor offices and warehouses, approved. 

2002-ZON-179; 4212 West 71st Street (northwest of site), Rezoning of 9.974 acres from I-1-S to I-3-S, 

to provide for industrial uses within an existing structure, approved. 

2001-ZON-131; 3980 West 71st Street (northeast of site), Rezoning of 2.08 acres from the C-P District 

to the SU-1 classification to provide for religious uses, approved. 

98-Z-115; 4202 West 71st Street (northwest of site), Rezoning of 1.939 acres from I-1-S(FF) to I-2- 

S(FF), approved. 

96-CP-22Z / 96-CP-22P; 3840 West 71st Street (northeast of site), Rezoning of 13.77 acres from the 

D-S District to the C-P classification to provide for single-family residential, commercial, and industrial 

development and plan approval dividing 13.77 acres into 28 residential lots and three commercial blocks, 

approved. 

86-Z-256; 4002 West 71st Street (northeast of site), Rezoning of 12.77 acres, being in the A-2 district, 

to the D-S classification, to provide for residential development, approved. 

86-Z-38; 4102 West 71st Street (north of site), Rezoning of 16.32 acres, being in the A-2 district, to the 

I-1-S classification, to provide for light industrial use, approved. 

70-Z-247; 4202 West 71st Street (northwest of site), Rezoning of 16.25 acres, being in the A-2 district, 

to the I-1-S classification, to provide for light industrial use, approved. 
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EXHIBITS 
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2023-ZON-078 COMMITMENTS 
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PROPOSED COMMITMENTS 
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Photo of the property east of the subject site. 

 
Photo of the subject site. 

 
Photo of the property west of the subject site. 
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Photo of the street frontage west of the entrance drive.  

 
Photo of the street frontage east of the entrance drive.  
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METROPOLITAN DEVELOPMENT COMMISSION    February 20, 2025 
HEARING EXAMINER 
 

Case Number:  2024-ZON-101 (Amended) 
Property Address:  1820 South Arlington Avenue 
Location:  Warren Township, Council District # 20 
Petitioner:  Prime USA, Inc. by David Gilman 
Request:  Rezoning of 22.02 acres from the D-A (FF) district to the D-S (FF) district to 

provide for single-family residential development. 
Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged a timely automatic continuance request filed by a registered 
neighborhood organization that continued this petition from the September 12, 2024 hearing, to the 
October 10, 2024 hearing. 
 
The Hearing Examiner acknowledged a timely automatic continuance request filed by the petitioner’s 
representative that continued this petition from the October 10, 2024 hearing, to the November 14, 2024 
hearing. 
 
Because the petition was amended and required new notice, the Hearing Examiner continued this petition 
from the November 14, 2024 hearing, to the December 12, 2024 hearing. 
 
The Hearing Examiner continued this petition from the December12, 2024 hearing, to the January 23, 
2025 hearing, to provide additional time for further discussions. 
 
The Hearing Examiner continued this petition from the January 23, 2025 hearing, to the February 20, 
2025 hearing, without notice, to provide additional time to submit a site plan and continue discussions 
with the neighbors and neighborhood organization. 
 
The petitioner’s representative submitted an e-mail, file dated February 4, 2025, withdrawing the 
petition.  This would require acknowledgement from the Hearing Examiner. 

28

Item 2.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
METROPOLITAN DEVELOPMENT COMMISSION     February 20, 2025 
HEARING EXAMINER 
 

Case Number:  2024-ZON-136 
Property Address:  100635 Indian Creek Road South 
Location:  Franklin Township, Council District #25 
Petitioner:  Gurudwara Shaheedan, Inc., by Joseph D. Calderon 
Current Zoning:  D-A (FF) (FW) 
Request:  Rezoning of 7.544 acres from the D-A (FF) (FW) district to the SU-1 (FF) 

(FW) district to provide for religious uses. 
Current Land Use:  Undeveloped land 
Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged the automatic continuance filed by a remonstrator’s representative 
that continued this petition from the December 12, 2024 hearing, to the January 9, 2025 hearing.  
 
The Hearing Examiner continued this petition from the January 9, 2025 hearing, to the January 13, 
2025 hearing, at the request of the petitioner’s representative to provide time for discussions with the 
neighborhood organization. 

Due to unforeseen circumstances the February 13, 2025 hearing, was moved to a Special Hearing on 
February 20, 2025. 

The petitioner’s representative submitted an e-mail, file dated January 16, 2025, withdrawing the 
petition.  This would require acknowledgement from the Hearing Examiner. 
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Case Number: 2024-ZON-143 

Property Address: 4505 South Harding Street (Approximate Address) 
Location: Perry Township, Council District #22 
Petitioner: Blue Beacon, Inc. by Jennifer Milliken and Timothy Ochs 
Current Zoning: MU-1 

Request: Rezoning of 5.22 acres from the MU-1 (FF) district to the C-7 (FF) 
district to provide for a heavy vehicle wash. 

Current Land Use: Commercial 
Staff 
Recommendations: Approval 

Staff Reviewer: Desire Irakoze, Principal Planner II 
 

 

This petition was automatically continued by a registered neighborhood organization from the  
January 9th, 2025, to the February 13th, 2025, hearing.  
The February 13th, 2025, hearing date was rescheduled to February 20th, 2025.  
A remonstrator has submitted a written continuance for cause request to continue this matter 
from the February 20,2025 hearing to the March 13th, 2025, hearing to allow additional time to 
amend the request and provide new notice.  

 

Staff recommends approval, with the commitments of the rezone request. 1. Substantial 
compliance with the site plan 

 

 
LAND USE 

 
The 5.22-acre subject site a vacant lot located within the South Indianapolis Industrial City 
Subdivision situated in the North Perry Neighborhood. 

 
The surrounding zoning designation and land use are as follows: 

 
North: Zoned I-3 -Industrial Uses (Truck Driving School & Auto Sales) 
South: Zoned C-5/C-7 -Commercial Use/ (Restaurants & Hotel or Motel) 
East: Zoned I-4 -Industrial Use (Truck Parking) 
West: Zoned C-7 -Commercial Use (Truck Wash & Truck Stop) 

 
 
 

METROPOLITAN DEVELOPMENT COMMISSION 
HEARING EXAMINER 

February 20th, 2025 

PETITION HISTORY 

STAFF RECOMMENDATION 

PETITION OVERVIEW 

30

Item 4.



METROPOLITAN DEVELOPMENT COMMISSION 
Division of Planning 

Current Planning 

 

 
REZONING REQUEST 

 
This petition seeks to rezone this site from the MU-1 (Mixed-Use District One) to the C-7 (High-Intensity 
Commercial District) to district to allow for the use of Heavy Vehicle Washing Station.  

Zoning District Overview: 
 

• MU-1 (Mixed-Use District One): Districts are intended for the development of high-rise 
office uses and apartments intermixed, grouped or in the same building. MU-1 is designed 
for use along arterials with both high-traffic counts and positive pedestrian experience or 
demand, typically located in the midtown and uptown areas of the city, very near rapid 
transit stops, or in the midst of high intensity regional commercial complexes”. 

 
• C-7 (High-Intensity Commercial District): Characterized by commercial uses which 

have unusually incompatible features relative to other commercial uses, such as major 
outdoor storage or display of sizeable merchandise and the outdoor parking and storage 
of trucks, materials or equipment essential to the operation of these uses. 

 
• FF (Floodway Fringe District): Which is a secondary zoning district that overlays the 

primary zoning district. FF indicates a 1% chance for significant flooding as well as 
shallow flooding in any given year. FF is based upon hydrological data and is delineated 
on the FEMA maps. 

 
STAFF ANALYSIS 
Given the surrounding property zoning and land uses geared towards industrial use mainly the 
maintenance, sale and parking of trucks, staff believes rezoning the property to C-7 to allow for 
truck washes aligns with the neighborhood needs. 

 
Traffic Impact Analysis: 

 
A Traffic Impact Study, dated November 21st, 2024, was conducted and reviewed by the 
Department of Public Works (DPW). The findings are as follows: The conclusions of which 
are. 

 
• The proposed development is projected to add 13 new trips during the A.M. peak hour (7 

in / 6 out) and 17 new trips during the P.M. peak hour (9 in / 8 out). 
• S. Harding Street and Proposed Site Driveway (Full Access) 
• Based on the right turn guidelines in Figure 46-4A of the IDM, the volume of traffic on S. 

Harding Street combined with the projected right turning site traffic volumes, a right turn 
lane is not. warranted during either peak hour in 2026. 

• Based on the results of the traffic analysis, it was found that the projected traffic volumes 
would have a minimal impact on the area roadways. 
 

These findings have been incorporated into the provided below in Exhibit C 
 

Comprehensive Plan Considerations: 
 

The Comprehensive Plan recommends this areas for Community Commercial Use, however, 
staff finds this designation inconsistent with both the existing and future land use trends in the 
area. 
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• The area is located off Highway 40 W, with the closest residential located on the other side of 

the highway. 
• The surrounding areas are all industrial or commercial uses geared towards semi-truck industry. 

 
White the proposed use does not align with the comprehensive plan’s recommendation; it does reflect 
the existing built environment. Therefore, staff is recommending approval of this rezone petition with 
the conditions below. 

1. Substantial compliance with the site plan 
 
GENERAL INFORMATION 
 

Existing Zoning MU-1 
Existing Land Use Vacant 
Comprehensive Plan Community Commercial 
Surrounding Context Zoning Land Use 

North: I-3 Industrial Use 
South: I-4 Industrial Use 

East: I-4 Commercial Uses, Industrial Use 
West: C-7 Industrial Use 

Thoroughfare Plan 
Harding Street Primary Arterial 102-foot proposed right-of-way 

Context Area Metro 
Floodway / Floodway 
Fringe Yes 
Overlay Yes- Environmentally Sensitive 
Wellfield Protection 
Area No 
Site Plan 12/09/2024 
Site Plan (Amended) 12/16/2024 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 
C-S/D-P Statement N/A 
  

 
 

 
• Marion County Land Use Plan Pattern Book (2019) 

 

 Pattern Book / Land Use Plan  
 

• The Marion County Land Use Plan Pattern Book (2019) recommends Community 
Commercial development for the subject site. 

Comprehensive Plan 
COMPREHENSIVE PLAN ANALYSIS 
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• The Community Commercial, “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.” 

 
• “The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 
woodlands, wetlands, or other natural resources that should be protected. The purpose of this overlay 
is to prevent or mitigate potential damage to these resources caused by development. This overlay is 
also appropriate for areas that present an opportunity to create a new environmental asset. This 
overlay is not intended for the preservation of open space.” 

 

 
• Not Applicable to the Site. 

 

 
• Not Applicable to the Site. 

 

 
• Not Applicable to the Site. 

 
• Not Applicable to the Site. 

Red Line / Blue Line / Purple Line TOD Strategic Plan 

Neighborhood / Area Specific Plan 

Infill Housing Guidelines 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 
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Zoning History - Vicinity 

 
2022ZON085; 4505 South Harding Street; (Subject Site) Rezoning of 5.22 acres from the MU-1 
(FF) to the I-3 (FF) district. Withdrawn 

 
2021CZN842; 4505 South Harding Street; (Subject Site) Rezoning of 5.22 acres from the MU-1 
district to the I-3 district. Withdrawn 

 
2012CZN813; 4580,4600 and 4800 S Harding Street (), Requested rezoning of 37.1 acres from 
the C-2, C-3, C-5, C-7, and I-3-S Districts to the I-4-S (FF) Classification to provide for a motor 
truck terminal. Approved. 

 
2012CVR813; 4580,4600 and 4800 South Harding Street(), Variance of use and development 
standards of the Industrial Zoning Ordinance to provide for truck and truck-related sales (not 
permitted) and to provide for a 15-foot north side lot line, a zero-foot front yard, without 
landscaping, zero-foot side yards lines abutting the parcel shown as an exception (addressed as 
4585 (Parcel 5028528) 4603 and 4605 South Harding Street), on the site plan submitted to the 
file, and a zero-foot south side lot line (30-foot setback from the proposed right- of-way or 100 feet 
from the centerline, whichever is greater required, 30-foot side setback required). Granted. 

 
2012ZON063; 4605 South Harding Street; Rezoning of 0.75-acre from the C-3 (FF) District 
to the C-7 (FF) classification to provide for the parking of semi-tractors and trailers. Approved 

 
2009SE1005; 4607 South Harding Street, requested special exception of the CZO to 
provide for an amusement arcade, Approved. 

 
98-Z-249; 4504 South Harding Street (west of site), requested rezoning of 2.57 acres 
from C-5 to C-7, approved. 

 
98-V2-14; 4584 South Harding (), requested variance of development standards of the Sign 
Regulations to provide for an off-premises advertising sign, granted. 

 
95-Z-141; 4640 South Harding Street (southwest of site), requested rezoning of 8.64 
acres from I-4-S to C-7, approved 

 
88-Z-178; 4444 South Harding Street (northwest of site), requested rezoning of 17.86 
acres from I-4-S and C-6 to C-7, approved. 

 
88-Z-171; 4610 South Harding Street Approved, requested rezoning of C-6 and I-4-S district, 
to C-7 classification to provide for a Truckstop operation, Approved. 

Zoning History 
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EXHBIT B 
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12650420 10 

 

 

 

EXHBIT C 
 
 

1. Conclusions 
 

Based on the results of the study, the conclusions are as follows: 

• In 2026, the proposed development is projected to add 13 new trips during the A.M. peak hour (7 in / 6 
out) and 17 new trips during the P.M. peak hour (9 in / 8 out). 

 
• S. Harding Street and Proposed Site Driveway (Full Access) 

 Based on the right turn guidelines in Figure 46-4A of the IDM, the volume of traffic on S. Harding 
Street combined with the projected right turning site traffic volumes, a right turn lane is not 
warranted during either peak hour in 2026. 
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Figure 1: Site Location 

12650420 11 
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METROPOLITAN DEVELOPMENT COMMISSION         Feburary 20th 2025 
HEARING EXAMINER 
 

 

Case Number: 2025ZON001 
Property Address:  4150 North High School Road (Approximate Address) 
Location: Pike Township, Council District #5 
Petitioner: Nica Auto and Fleet Repair, LLC by Joseph D. Calderon 
Current Zoning: C-3 

Request: Rezoning of 1.90 acres from the C-3 district to the C-4 district to allow for an 
automobile repair shop. 

Current Land Use: Commerical 
Staff 
Recommendations: Continue 

Staff Reviewer: Desire Irakoze, Principal Planner II 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff is requesting a continuance for cause to continue this matter from the February 20th, 2025 
hearing to the March 13th, 2025, hearing to allow additional time to review the building plans 
and if new notice is needed.  
 

PETITION OVERVIEW 
 

 
LAND USE 

The 1.89-acre subject site is developed with a two-family dwelling in the Circle City Addition 
Subdivision in the Near Southside neighborhood. This development is within ½ mile of Gateway 
West Park. 

The surrounding zoning designations and land uses are as follows: 

North: Zoned D-7 Multi-Family Use/ Woodhaven Park Apartments 
South: Zoned C-3/SU-1 Commerical Use / Stripmall and Olivet Baptist Chruch. 

East: Zoned C-3 Commerical Use/ Stripmall and reglious Use Olivet Baptist Chruch   
West: Zoned C-S Commerical Use / EL Pasisano Warehouse Home Goods Stores. 

 

STAFF ANALYSIS 

REZONING REQUEST: 
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This petition seeks to rezone the site from C-3 (Neighborhood Commercial District) to the C-5 (General 
Commercial District) in order to build and operation an auto sales store.  

The comprehensive plan shows this area as Heavy Commercial . The proposed use Auto mobile 
repair shop aligns with that use.  The site plan shows acess of an access road with public entry 
off of High School Road.  The property is visiable objstructed by two exising commerical centers 
on side of a private drive.  This rezone would also allow for a reasonbly buffer between commerical 
uses and the more intense warehouse uses .  

Petition will need to be reviewed for Variances   

• Fence Material -Chain link not allowed in front yard  
• Fence Height – Max height front yard 3.5 
• Landscaping – Commerical abutting a residential 
• Parking Requirement – not reviewd.  
• Sidewalk Connections- Not sidewalk connection to exting network.  
• Etc.  

Zoning District Overview: 

C-3 (Neighborhood Commercial District) : Characterized extensive range of retail sales and 
personal, professional and business services required to meet the demands of the residential 
neighborhood in proximity. C-3 generally does not allow those businesses that require the outdoor 
display, sale or storage of merchandise; or require outdoor operations.  
 
C-5 (General Commercial District): designed for those retail sales and service functions whose 
operations are typically characterized by automobiles, outdoor display, or sales of merchandise; 
by major repair of motor vehicles; by outdoor commercial amusement and recreational activities; 
or by activities or operations conducted in buildings or structures not completely enclosed. 
 
RDA/EDA Area: A redevelopment area (RDA) or economic development area (EDA) are 
established to promote reinvestment and redevelopment in a defined geography and enable 
certain statutory redevelopment tools. Practically, a TIF district must be located within an RDA 
or EDA. 
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GENERAL INFORMATION 

 
Existing Zoning C-3 
Existing Land Use Commerical 
Comprehensive Plan Heavy commercial 
Surrounding Context Zoning Land Use 

North:   D-7 Residentail Use 
South:    C-3 Commerical Use 

East:    C-3 Commercial Uses, Religious Use 
West:    C-S Commerical Use 

Thoroughfare Plan 
High school Road Primary collector 102-foot proposed right-of-way   

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 1/21/2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends Community 
Commercial development for the subject site.  
 

• 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. 

o Heavy Commercial Uses 
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Should be located along an arterial or collector streets. 
 

o Small-Scale Offices, Retailing, and Personal or Professional Services 
Should be subordinate to and serving the primary heavy commercial uses. Should be 
adjacent to interstate interchanges if present. If no interchange is present, should be 
located along arterial streets at the edge of the heavy commercial typology. Should be 
located and served in such a way that the use will not interfere with heavy commercial 
traffic or loading. 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site.  
 

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

Subject Site  

 64-Z-139; North of 38th Street (Subject Site), Request rezoning of 66.77 acres 
parcel of ground, being in an A-2 (Agricultural) district to a B-3 (business) Classification, 
to provide for the construction of a regional shopping Center, Located north of 38th street 
between High School Road and I-465 in Pike Township. Approved. 

Vicinity 

2014ZON060; 6450 Gateway Drive (West of Subject Site), Rezoning of 9.127 acres from the 
C-S district to the C-S classification to provide for an indoor warehouse, offices, wholesale 
display and distribution of grocery-related items, and an indoor sports education and training 
complex, including soccer, boxing and karate. Approved 
 
86-Z-27; 4002 (West of Subject Site) request rezoning of 10.73 acres, being in the C-S district 
to the C-5 classification to provide for the construction of a night club. Approved 
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EXHIBITS 
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View of property subject site  View of subject property 

  
Looking west Looking East 

  
 Looking form private drive to subject site Looking form private drive to subject site 
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METROPOLITAN DEVELOPMENT COMMISSION    February 20, 2025 
HEARING EXAMINER 
 

Case Number:  2024-CZN-851 / 2024-CPL-851 
Property Address:  7801 South Franklin Road 
Location:  Franklin Township, Council District #13 
Petitioner:  Brenda K. Van Note Revocable Trust by Chase Henderson 
Request:  Rezoning of 4.00 acres from the D-A district to the D-2 district to provide for 

residential uses. 

 Approval of a subdivision plat, to be known as Capstone Lane, dividing 4.00 
acres into nine lots. 

Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged the automatic continuance filed by a remonstrator that continued 
these petitions from the January 9, 2025 hearing, to the February 13, 2025 hearing. 
 
Due to unforeseen circumstances the February 13, 2025 hearing, was moved to a Special Hearing on 
February 20, 2025. 

The petitioner’s representative submitted an e-mail, file dated February 11, 2025, withdrawing the 
petition.  This would require acknowledgement from the Hearing Examiner. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025  
HEARING EXAMINER 
 

 

Case Number: 2025-CZN-802 / 2025-CPL-802 / 2025-CVR-802 
Property Address:  5801 Mills Road (Approximate Address) 
Location: Decatur Township, Council District #21 
Petitioner: Grand Communities, LLC, by David Gilman 
Current Zoning: SU-2 

Request: Rezoning of 16.5 acres from the SU-2 District to the D-4 District to provide for 
attached single-family dwellings. 

Current Land Use: Approval of a Subdivision Plat to be known as Oak Springs, dividing 16.5 
acres into 74 lots. 

Staff 
Recommendations: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for 76-foot lot width for all lots (minimum 
90- foot lot width required), seven lots with lot areas ranging from 9,194 
square feet to 9,815 square feet (minimum 10,000 square foot lot area 
required), and 10 lots without public street frontage (public street frontage 
required). 

Staff Reviewer: Vacant 
 
 

PETITION HISTORY 
 
 

Staff is requesting a continuance for cause request to continue this matter from the from the February 
20, 2025, hearing to the March 13th hearing to allow time for the petitioner to provide staff with additional 
information for review. 
 

STAFF RECOMMENDATION 
 

 
Staff recommendation to be determined. 
 

PETITION OVERVIEW 
 

 
This petition is to be continued to the March 13, 2025, hearing. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-CAP-804 / 2025-CVR-804 

Property Address:  324 West Morris Street and 325 Wilkins Street (Approximate Addresses) 

Location: Center Township, Council District #18 

Petitioner: Kaur Properties, LLC, by Adam DeHart 

Current Zoning: C-S 

Request: 

Modification of commitments and site plan related to 2019-CZN-827, to 
provide for revised building footprint, indoor and outdoor amenities, minor site 
revisions, pedestrian access revisions, and a revised shared parking lot. 

Variance of Development Standard of the Consolidated Zoning and 
Subdivision Ordinance to provide for a zero-foot front setback from Wilkins 
Street, with no landscaping (10-foot front setback required, minimum six-foot 
landscaping along the entire frontage required and one tree per 35 feet of 
street frontage required), no landscaping along Missouri Street (minimum six-
foot landscaping along the entire frontage required and one tree per 35 feet 
of street frontage required), no interior landscaping within the parking area 
(minimum landscaping consisting of 6% land area within parking area 
required), a zero-foot south side yard setback (10-foot side yard setback 
required), and the installation of landscaping within the right-of-way (not 
permitted). 

Current Land Use: Gas Station, Convenience Store, and Undeveloped  

Staff 
Recommendations: 

To be determined. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

The petitioner submitted a written continuance for cause request to continue this matter from the 

February 20, 2025 hearing to the March 13, 2025 hearing to allow additional time to amend the request 

and provide new notice. 

 

STAFF RECOMMENDATION 
 

 

Staff recommendation to be determined. 

 

PETITION OVERVIEW 
 

 
This petition is to be continued to the March 13, 2025 hearing. 
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METROPOLITAN DEVELOPMENT COMMISSION          February 20th, 2025  
HEARING EXAMINER 
 

 

Case Number: 2024-APP-032 
Property Address:  8075 and 8181 North Shadeland Avenue (approximate address) 
Location: Lawrence Township, Council District #3 

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

Current Zoning: HD-1 

Request: 

Hospital District-One and Hospital District-Two Approval for reconfiguration 
of existing parking areas to provide for additional ADA-compliant spaces, 
construction of a proposed 400-space surface parking lot, consolidation of 
two service drives into one service drive, and replacement of existing brine 
and bulk oxygen tanks. 

Current Land Use: Hospital  
Staff 
Recommendations: Approval 

Staff Reviewer: Desire Irakoze, Principal Planner II 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the request. 
 

PETITION OVERVIEW 
 

 
LAND USE 

The subject site is developed with a hospital complex. It is surround by commercial 
development to the north, across North Shadeland Avenue, zoned C-4; medical offices to the 
south, across Clearvista Drive, zoned HD-1; medical offices to the east, across Clearvista Way, 
zoned HD-2; and medical offices and commercial uses to the west, across North Shadeland 
Avenue, zoned HD-1 and C-S respectively. 

North: Zoned I-3 contians the industrial uses of  Truck Driving School & Auto Sales. 
South: Zoned I-3 contains gas station, restaurants, and Hotel/Motel use. 

East: Zoned I-4 contians Truck parking Uses and Vacant. 
West: Zoned C-7 contains blue Beacon Truck Washing location, a Truck Stop. 
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The Comprehensive Plan recommends regional special use. This category provides for public, 
semi-public and private land uses that serve a specific institutional purpose for a significant 
portion of the county. Examples are large-scale, generally stable institutional uses such as 
cemeteries, hospitals, universities, high schools, government complexes, large museums, the 
Indiana State Fairgrounds, and the Indianapolis Motor Speedway 

HOSPITAL DISTRICT ONE APPROVAL 

This request would provide for the Hospital District-One Approval to provide an updated parking 
lot configuration, and the net addition of 361 parking spaces, and the replacement of existing 
brine and bulk oxygen tanks.  

Land in the development plan districts is subject to the following site and development 
requirements. In review of the proposed Site and Development Plan, the Commission must 
assess whether the Site and Development Plan, proposed use, buildings, and structures must: 

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

b. Create and maintain a desirable, efficient, and economical use of land with high 
functional and aesthetic value, attractiveness and compatibility of land uses, within the 
development plan district and with adjacent uses, 

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

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

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

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

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

 
STAFF ANALYSIS 

The proposed updates to add new 400 employee parking lots, and modification to the existing 
parking lot to add increase traffic circulation by consolidating service drives, and ADA complain 
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parking align with the regional Special use recommendation of the Comprehensive Plan as 
hospitals are a given example of regional special use.  The proposed plan aligns with the 
development standards of the zoning ordinance. For these reasons, Staff is recommending 
approval of the request. 

GENERAL INFORMATION 

 
Existing Zoning HD-1 
Existing Land Use Hospital 
Comprehensive Plan Regional Special Use 
Surrounding Context Zoning Land Use 

North:   HD-2/ C-4 Medical Offices/ Commercial Uses 
South:    HD-2 Medial offices 

East:    HD-2 Parking lot/ parking garage 
West:    C-4/C-S Commercial uses 

Thoroughfare Plan 
Shadeland Avenue 

Clearvista Drive 
Collector Street 
Local Street 

112-foot proposed right-of-way  
50-foot proposed right-of-way  

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 12/30/2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan 12/30/2024 
Findings of Fact 12/30/2024 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
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• The Marion County Land Use Plan Pattern Book (2019) recommends Community 
Commercial development for the subject site.  

• The Regional Special Use  
o This category provides for public, semi-public and private land uses that serve a 

specific institutional purpose for a significant portion of the county. 
o  Examples are large-scale, generally stable institutional uses such as cemeteries, 

hospitals, universities, high schools, government complexes, large museums, the 
Indiana State Fairgrounds, and the Indianapolis Motor Speedway.  
 

o Long Range Planning staff should provide guidance regarding any property use 
changes in this typology. Partial property changes should remain thematically or 
economically supportive of the special use while also being contextually sensitive to 
adjacent existing development and land use plans.  

 
Redevelopment, use changes, or other significant changes to the entire property 
must be informed by a planning study conducted by Department of Metropolitan 
Development to determine Land Use Plan recommendations. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site.  
 

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

• 2019-APP-007; 8075 North Shadeland Avenue (subject site), requested to provide for 
three wall signs, approved. 

• 2018-APP-018; 7165 (7150-parcel) Clearvista Drive and 8181 Shadeland Avenue (east 
of site), requested Hospital District One approval to provide for additional parking and 
general site modifications, including sign and light pole relocations, entrance drive revisions, 
landscaping and other miscellaneous modifications, and to provide for a temporary gravel 
construction/contractor parking and construction staging area, approved. 

• 2017-CAP-805 / 2017-CVR-805; 7979 and 8075 North Shadeland Avenue; 7150 
Clearvista Drive and 8102 Clearvista Parkway (subject site), requested Hospital District 
Two Approval to provide for a sign program, including wall signs, pylon signs and incidental 
signs and a variance of development standards of the Consolidated Zoning and Subdivision 
Ordinance to provide for pylon signs, with deficient setback and separation and exceeding 
the height, approved. 

• 2015-APP-020; 8075 Shadeland Avenue and 7150 Clearvista Drive (subject site), 
requested Hospital District-One Approval to provide for a skybridge pedestrian connector, 
with a minimum clearance of 17.5 feet over Clearvista Way, from Community Hospital North 
to the Community Heart and Vascular Hospital, approved. 

• 2012-CAP-834/ 2012-CVR-834; 7150 Clearvista Drive (south of site), requested HD1 and 
HD2 approval to replace a wall sign on the south fa9ade of the parking garage, with a 
smaller wall sign and to provide for the erection so five, eight-foot tall, 20-square foot 
identification signs along Clearvista Way, and a variance of developments standards of the 
sign Regulations to provide for eight-foot tall, 20-square foot identification signs with 
reduced setbacks for Clearvista Way and exceeding the square feet permitted, approved. 

• 2014-APP-005; 7229 Clearvista Drive (south of site); requested Hospital District One 
Approval to provide for the construction of an approximately 4,100-square foot oncology 
annex, with additional parking and with sidewalks constructed elsewhere on the Community 
Hospital Campus, subject to Administrator's Approval, approved. 

• 2012-CZN/CAP-803; 7250 and 7343 Clearvista Drive (south of site); requested rezoning of 
11.4 acres from HD-1 and HD-2 to HD-1 and HD-1 Approval for a 63,000-square foot 
rehabilitation hospital, approved. 

• 2012-CAP-816 and 2012-CVR-816; 7150, 7229, 7343 and 7250 Clearvista Drive, 8101, 
8103, 8177 and 8180 Clearvista Parkway and 8075, 8100 and 8181 North Shadeland 
Avenue (subject site), requested Hospital District One and Hospital District Two Approval to 
provide for a campus-wide sign program including replacement and new building 
identification wall signs, and replacement and new identification and incidental freestanding 
signs, approved; and variances of development standards of the Sign Regulations to 
provide for one southwest-facing, 441-square foot wall sign with a sign area 12% of the 
fa9ade area to which it is attached, and one northeast- facing, 435-square foot wall sign with 
a sign area 5.2% of the fa9ade area to which it is attached, a package of nine freestanding 
incidental/identification signs along Clearvista Parkway and Clearvista Drive which do not 
meet separation requirements, as indicated on the site plan, file- dated July 16, 2012, a 
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package of 28 freestanding directional incidental signs with sign areas up to 108.4 square 
feet, and heights up to 16.25 feet, and a package of freestanding parking and loading 
incidental signs with heights up to six feet, granted. 

• 2012-CZN/CAP-803; 7250 and 7343 Clearvista Drive (south of site); requested rezoning of 
11.4 acres from HD-1 and HD-2 to HD-1 and HD-1 Approval for a 63,000-square foot 
rehabilitation hospital, approved. 

• 2007-APP-814; 7250 Clearvista Drive (south of site); requested HD-1 Approval and HD-2 
Approval to provide for the expansion of an interior access drive, approved. 

• 2001-APP-125; 7250 Clearvista Drive (south of site); requested HD-1 Approval to provide 
for the construction of a parking lot with 104 spaces to serve the Indiana Surgery Center and 
Heart Hospital, approved. 

• 2007-APP-814; 7250 Clearvista Drive (south of site); requested HD-1 Approval and HD-2 
Approval to provide for the expansion of an interior access drive, approved. 

• 2007-APP-042; 7150, 7229 and 7250 Clearvista Drive and 8101, 8102, 8103 and 8177 
Clearvista Parkway and 8100, 8075 and 8181 North Shadeland Avenue (subject site), 
requested Hospital District One approval to provide for a 472.42-square foot wall sign on the 
west fa9ade of the parking garage and a 121.46-square foot wall sign above an entrance on 
the interior of the site and Hospital District Two approval to provide for a 377.2-square foot 
wall sign on the south fa9ade of the parking garage, approved. 

• 2007-VAR-826 and 2007-APP-826; 8102 Clearvista Parkway (north of site), requested 
Hospital District One Approval to provide for two six-foot tall, 24-square foot pylon signs, 
three 4.5-foot tall, 13.5-square foot incidental signs and an 83.67-square foot wall sign, and 
Variance of Development Standards of the Sign Regulations to provide for three, 4.5-foot 
tall, 13.5-square foot incidental signs, and a six-foot tall, 24-square foot pylon sign with a 
seven-foot setback from the existing right-of-way of Clearvista Parkway, approved. 

• 2004-APP-068; 7250 Clearvista Drive (south of site), requested Hospital District One 
Approval and Hospital District Two Approval to provide for the removal of 422 off-street 
surface parking spaces, the construction of a six-story, 1,140 parking space parking garage 
to be linked to be linked to the main hospital building by a pedestrian walkway and to a 
proposed six-story, 93,000- square foot addition of physicians' offices by an overhead 
pedestrian bridge, a one-story, 7,500- square foot addition to the emergency room, a six-
story, 385,000-square foot general ward addition, a two-story, 47,200-square foot surgery 
ward addition and a six-story, 93,000-square foot addition of physicians' office, approved. 

• 2004-APP-044; 7250 Clearvista Drive (south of site), requested Hospital District One 
Approval and Hospital District Two Approval to provide for a two-story, 24,000-square foot 
hospital addition, the relocation of a hospital entrance with the addition of a drop-off lane, 
and the addition 976 parking spaces, approved. 

• 2001-APP-161; 7150 Clearvista Drive (south of site), requested Hospital District One 
Approval and Hospital District Two Approval to provide for the expansion of an interior 
access drive, approved. 

• 2001-APP-125; 7250 Clearvista Drive (south of site); requested HD-1 Approval to provide 
for the construction of a parking lot with 104 spaces to serve the Indiana Surgery Center and 
Heart Hospital, approved. 
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• 2001-APP-067; 7150 Clearvista Drive (south of site), requested Hospital District One 
Approval and Hospital District Two Approval to provide for the construction of a three-story 
addition to an existing health care facility, approved.   
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 PHOTOS EXHIBITS 
 
Insert Photos 
 
Insert Photos 
 
Insert Photos 
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CALCULATION SUMMARY

LABEL (AREA) UNITS

BOUNDARY

PARKING LOT

ROADWAY

DOCK

SIDEWALKS

FC

FC

FC

FC

FC

AVG

0.01

2.22

1.97

1.92

4.72

MIN

0.0

0.3

0.1

0.1

1.9

MAX

0.1

7.4

6.8

6.8

7.7

AVG/MIN

N/A

7.4

19.7

19.2

2.48

SYMBOL INDICATES FIXTURE TYPE WHEN SHOWN ON LIGHTING PLANS ADJACENT TO FIXTURE.

ELECTRICAL SITE LEGEND

SL1

LIGHT LINE WEIGHT INDICATES EXISTING LIGHTING FIXTURE.

HEAVY LINE WEIGHT INDICATES NEW LIGHTING FIXTURE AS SCHEDULED.

SITE LIGHTING PEDESTRIAN OR LOW LEVEL BOLLARD AS SCHEDULED.

SITE LIGHTING WALL LIGHTING FIXTURE.
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GENERAL NOTES:

A. LIGHTING CALCULATIONS PERFORMED UTILIZING AGI32 VERSION 20.5.1 LIGHTING ANALYSTS 
ILLUMINATION ENGINEERING SOFTWARE.

B. CALCULATIONS UTILIZE LIGHTING MANUFACTURER PROVIDED "IES" FILES.

C. ALL CALCULATIONS BASED ON LIGHTING FIXTURE LIGHT LOSS FACTOR (LFF) = 0.70.

D. FOOTCANDLE LEVELS INDICATED ARE SIMULATED AT GRADE SURFACES.
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PLAN NOTES
1. ASPHALT PAVEMENT.

2. CONCRETE CURB AND WALK.

3. ACCESSIBLE RAMP.

4. 4" WIDE PAINTED PARKING STRIPE.

5. CONCRETE WALK.

6. STRAIGHT CONCRETE CURB.

7. BRINE TANK PAD.

8. BULK OXYGEN TANK PAD, FOR 6,000 GALLON MAIN TANK.

9. 6" CONCRETE PAVEMENT.

10. PAINTED CROSSWALK STRIPING.

11. PAINTED DRIVE STRIPING.

12. 6' TALL CHAIN LINK FENCE.

13. STOP SIGN.

14. PAINTED STOP BAR.

15. CONCRETE INLET COLLAR.

16. CONCRETE CURB AND GUTTER.

17. HEAVY DUTY ASPHALT.

18. DECORATIVE CONCRETE BOLLARD.

19. FRONTAGE CONCRETE SIDEWALK, 6' WIDE AND 935' LONG.

20. CONCRETE WALK WITH CURB AND GUTTER.

21. CONCRETE CURB TAPER.

22. ASPHALT TRAIL.

23. CONCRETE WHEEL STOP.

24. LOCATION FOR DUAL EV CHARGING STATION. SEE ELECTRICAL PLANS
FOR MORE INFORMATION.

25. 4" WIDE PAINTED PARKING STRIPE (RE-STRIPING EXISTING PARKING
AREA).

26. ACCESSIBLE PARKING SPACE.

A. REFER TO IMPROVEMENT DETAILS FOR NOTE REFERENCES.
B. ALL RADIUSES ARE 5' RADIUS UNLESS NOTED.

GENERAL NOTES

PARKING TYPE # OF SPACES

NEW EMPLOYEE PARKING SPACES 400

SPACES LOST TO DRIVEWAY
CONSOLIDATION -29

REGULAR SPACES LOST TO ADDED
ADA SPACES IN EXISTING PARKING

LOT
-10

NET INCREASE IN PARKING 361
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Project Overview for Petition for Approval 

8075 and 8181 Shadeland Avenue 

for 

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

 

Community Heart and Vascular Hospital, New 400 Space Employee Parking Lot on Former Site 
of Parking Lot of former Hilton Hotel at 8181 Shadeland Avenue 

The purpose of this project is to provide the parking spaces needed for employees at the 
Community Heart and Vascular Hospital with a goal to increase capacity for patient parking 
immediately adjacent to the hospital, and to allow for reconfiguration of the existing parking areas to 
provide for additional ADA compliant parking spaces in the existing parking lot of the hospital. 

To accommodate this need, a 400 space employee parking lot to the northeast of the hospital is 
proposed on the former site of the Hilton Hotel and its associated parking areas.  This will satisfy the 
parking need as shown below. 

Number of spaces Location 
400 New employee parking lot 
-29 Spaces lost to the driveway consolidation 

-10 Regular spaces lost in the existing 
employee lot due to req’d ADA spaces 

361 Net increase in parking 
 

In addition to this new parking lot, this proposal includes a request for the replacement of 
the hospital’s brine tank and bulk oxygen tanks, located near the existing dock.  These tanks need 
refurbishment and are currently undersized for the amount of use the hospital has.  These tanks will 
be relocated to the opposite side of the dock service drive for the need to maintain the existing 
tanks while the new ones are being constructed.  

Lastly, there currently are two parallel service drives on the east side of this hospital due to the fact 
that separate drives existed at one time when there was a hotel located on the new parking lot 
property.  These are being consolidated to create better use of the land and allow the new 
employee parking to be closer to the hospital. 

Landscape and site lighting per ordinance requirements will be provided for the new parking lot. 

4904-1654-7592, v. 1 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-CVR-807 / 2025-CPL-807 

Property Address:  6902 and 6943 Highland Ridge Court (Approximate Addresses) 

Location: Franklin Township, Council District #24 

Petitioner: Mark Simion 

Current Zoning: D-1 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a proposed detached single-family 
dwelling on proposed Lot 5, with zero-foot lot width and zero-foot street 
frontage (minimum 90-foot lot width required, and minimum 45-foot street 
frontage required). 

Approval of a Subdivision Plat, to be known as Simion Estates, a replat of 
Lots 1 and 2, dividing 8.389 acres into three lots. 

Current Land Use: Residential 

Staff 
Recommendations: 

Approval 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the variance.  
 
Staff recommends that the Hearing Examiner approve and find that the plat, file-dated 
December 18, 2024, complies with the standards of the Subdivision regulations, subject to the 
following conditions: 
 
1. Subject to the Standards and Specifications of the Department of Public Works, 

Sanitation Section. 
2. Subject to the Standards and Specifications of the Department of Public Works, 

Drainage Section. 
3. Subject to the Standards and Specifications of the Department of Public Works, 

Transportation Section. 
4. That addresses and street names, as approved by the Department of Metropolitan 

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

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

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

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

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

commitments, be submitted, prior to recording the final plat. 
10. That all the standards related to secondary plat approval listed in Sections 741-207 and 

741-208 of the Consolidated Zoning and Subdivision Ordinance are met, prior to the 
recording of the final plat. 

11. The ingress/egress easement shall be more clearly defined on the final plat.  
  

 

PETITION OVERVIEW 
 

 
LAND USE 

The subject site contains two lots and is zoned D-1. The smaller of the two existing lots, 6943 Highland 

Ridge Court, is improved with a single-family dwelling. The larger lot at 6902 Highland Ridge Court is 

also developed with a single-family dwelling and will be the predominant lot to be replated for the newly 

proposed Lot 5.  

VARIANCE  

The grant of the request would allow a proposed detached single-family dwelling on proposed Lot 5, with 

zero-foot lot width and zero-foot street frontage 

Per Table 744-201-1: Dimensional Standards for Districts D-A through D-5II, the D-1 district requires a 

90-foot lot width and 45-foot street frontage. 

Because the site is already developed with single-family dwellings that gain access to Southport Road 

through a private access, staff did not find that the addition of one more lot would create any issues.  

PLAT 

The plat would replat Lots 1 and 2, dividing 11.484 acres into three lots to be known as Simion 
Estates. The proposed plat would meet the standards of the D-1 district except for the development 
standards included in the companion variance request.  

TRAFFIC / STREETS 

The replated lots would front on Harcourt Ridge Court which is a private driveway easement. 
No new streets are proposed as part of this petition. 
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SIDEWALKS 

Sidewalks do not exist along Harcourt Ridge Court and sidewalks along East Southport Road 
were waived for this subdivision per 2013-PLT-006.  

STAFF ANALYSIS 

Staff is supportive of the subdivision plat because the addition of one lot in this subdivision 
would not substantially affect the existing lots within this subdivision. 

GENERAL INFORMATION 

 

Existing Zoning D-1 

Existing Land Use Residential 

Comprehensive Plan Rural or Estate Neighborhood 

Surrounding Context Zoning Land Use 
North:   D-A Residential (Single-family dwelling) 

South:    D-A Residential (Single-family dwelling) 

East:    D-A Residential (Single-family dwelling) 

West:    D-A Residential (Single-family dwelling) 

Thoroughfare Plan 

Highland Ridge Court Private Street 
Not included in the Thoroughfare 
Plan. 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan December 18, 2024 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact January 10, 2025 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 
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Pattern Book / Land Use Plan 

 

• The Comprehensive Plan recommends rural or estate neighborhood development.  

• The Rural or Estate Neighborhood typology applies to both rural or agricultural areas and historic, 
urban areas with estate-style homes on large lots. In both forms, this typology prioritizes the 
exceptional natural features – such as rolling hills, high quality woodlands, and wetlands – that 
make these areas unique. Development in this typology should work with the existing topography 
as much as possible. Typically, this typology has a residential density of less than one dwelling unit 
per acre unless housing is clustered to preserve open space. 

• Detached Housing  
o Should preserve open space.  
o In older, established historic areas, lots should be deep and narrow with deep setbacks. 

This allows for city services such as streets and sewer lines to be used more efficiently. 
Mature trees should be preserved whenever possible.  

o In more rural areas, the protection of open space is even more critical. Lots should be 
both deep and wide.  

o Denser development is appropriate only if the houses are clustered together and public 
open space is provided. 

o “Flag lots” (lots that are behind other lots, buildings, or otherwise not visible from the 
road) should be avoided.  

o Lots should be no larger than one and a half times the adjacent lots. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2013-PLT-006; 6152 East Southport Road (subject site), Approval of a Subdivision Plat to be known 

as Simion Esates, a replat of Lots 5-23 and 25-28 of Southern Plateaux, as recorded in Plat Book 30, 

Page 94, subdividing 13.39 acres into four lots, with a waiver of sidewalks, approved.  

86-V1-106; 6152 East Southport Road (subject site), Variance of Development Standards to provide 

for two single-family dwellings on a single lot with insufficient frontage (needed 90, 50 proposed), 

approved.  

75-VAC-16; 29 South Walnut Street (subject site), Vacation of lots 5 through 23 and lots 25 through 28 

inclusive of the Southern Plateaux Subdivision including all roads, easements except 5-foot easement in 

rear of lots 5, 6, 7, and 8, and rights-of-way as recorded in Plat Book 30, Page 94 in the office of the 

Marion County Recorder approved.  

Zoning History – Vicinity 

2012-DV1-041; 6152 East Southport Road (southwest of site), Variance of development standards of 

the Dwelling Districts Zoning Ordinance to provide for four lots, a) with three lots having zero feet of 

frontage and lot width, without direct access to a public street (45 feet of frontage, 90 feet of lot width at 

the required setback line and direct access to a public street required), and b) with Lot Two (8.4 acres) 

having 45 feet of lot width, accessory building area of 4,361 square feet or 155.7% of the main floor area 

of the primary dwelling and accessory use area of 6,161 square feet or 220.1% of the total floor area of 

the primary dwelling (minimum 90 feet of lot width required, maximum 2,100 square feet of accessory 

building area or 75% of the main floor area of the primary dwelling, maximum 2,792.2 square feet or 

99.9% of the total floor area of the primary dwelling), approved.  

64-Z-71; Southeast corner of Southport Road and Arlington Avenue (southwest of site), Rezoning of 5 

acres, being in A-2 District to SU-1 classification to provide for the construction of a church and 

parsonage, approved.  
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EXHIBITS 
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PREVIOUS SUBDIVISION PLAT  
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Photo of the subject site. 

 
Photo of 6943 Harcourt Ridge Court, Lot 1, south of the newly proposed Lot 5.  
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Photo of 6902 Harcourt Ridge Court which is Lot 2. 

 
Photo of Lot 3 and 4 southwest of the new lot. 
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Private street entrance to the subdivision looking north.  

 
Photo of the single-family dwellings south of the subdivision entrance. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-093 (2nd Amended) 

Property Address:  4410 Allisonville Road (Approximate Address) 

Location: Washington Township, Council District #8 

Petitioner: EZ-Stor LLC, by David Kingen & Emily Duncan 

Current Zoning: C-S 

Request: 
Rezoning of 3.25 acres from the C-S (FF) (W-1) district to the C-S (FF) (W-1) 
district to provide for a proposed self-storage building expansion. 

Current Land Use: Industrial 

Staff 
Recommendations: 

Approval with commitments. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR FEBRUARY 20, 2025 HEARING EXAMINER 

This petition was continued from the December 12, 2024 hearing to the February 13, 2025 hearing date 

at the request of the petitioner. At this hearing the petitioner withdrew the variance petition, 2024-VAR-

011, which was acknowledged by the Hearing Examiner. 

The February 13, 2025 hearing was rescheduled to February 20, 2025.  

The petitioner proposed a commitment to having no more than 639 units at this location, which would 

correlate with the limitation that was approved in 2019 through 2019-CZN-826. Staff determined that the 

reduction in unit count to be proposed from a total of 875 to 639 would be acceptable since it would not 

increase the number of units. Had the total of 875 been kept it would have generated more traffic on site, 

which staff considered problematic.  

A revised building elevation was submitted to be more acceptable, but staff is requesting that the final 

building elevations be submitted for Administrative Approval and review by the City Architect.  

Staff also requests that a final site plan be submitted for Administrative Approval to note an entry gate at 

the western fence where the connecting sidewalk is proposed, for a walkway to be proposed from the 

west gate entrance to the new building, and for the sidewalk to extend along the entire street frontage of 

East Fall Creek Parkway North Drive with a grass buffer between the sidewalk and street to provide 

added protect for pedestrians.  

Staff recommends approval subject to the following commitments being reduced to writing on the 

Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
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1. An 82-foot half right-of-way shall be dedicated along the frontage of Allisonville Road as per 

the request of the Department of Public Works (DPW), Engineering Division. Additional 

easements shall not be granted to third parties within the area to be dedicated as public right-

of-way prior to the acceptance of all grants of right-of-way by the DPW. The right-of-way shall 

be granted within 60 days of approval and prior to the issuance of an Improvement Location 

Permit (ILP). 

2. A final site plan shall be submitted for Administrative Approval to note a sidewalk along the 

entire street frontage of East Fall Creek Parkway North Drive with a grass buffer area, an 

entry gate at the western fence where a connecting sidewalk will extend to the existing 

sidewalk, and a walkway that extends from the west entry gate to the new proposed building 

entrance.  

3. The final building elevations shall be submitted for Administrative Approval and review by the 

City Architect.  

4. No more than at total of 639 units will be located at this facility.  

ADDENDUM FOR DECEMBER 12, 2024 HEARING EXAMINER 

This petition was continued from the November 14, 2024 hearing to the December 12, 2024 hearing at 

the request of the petitioner.  

An updated site plan was submitted on November 8, 2024 for review and a drainage plan was provided 

on November 5, 2024.  

The additional plans show the proposed sidewalk relocation, proposed street frontage landscaping, in 

addition to providing an entrance gate along Old Allisonville Road to allow access to the site from the 

street parking spaces.  

Ultimately, the changes proposed to the site plan did not alter staff’s denial recommendation. It was 

determined that the expansion of the use would not be supportable. If allowed to expand, it would not 

allow for the site to operate as a true C-S district should with other uses on site and there are no plans to 

incorporate other uses either. 

ADDENDUM FOR NOVEMBER 14, 2024 HEARING EXAMINER 

This petition was continued from the September 26, 2024 hearing to the November 14, 2024 hearing at 

the request of the petitioner to allow additional time to make changes to the plans and provide to staff for 

review. No changes to the plans were submitted to the case file.  

September 26, 2024 

This petition was continued from the September 12, 2024 hearing to the September 26, 2024 hearing at 

the request of the petitioner to allow additional time to amend the request and provide new notice. 
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STAFF RECOMMENDATION 
 

 

Staff recommends denial of the requests.   

If approved against staff’s recommendation, approval shall 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. An 82-foot half right-of-way shall be dedicated along the frontage of Allisonville Road as per 

the request of the Department of Public Works (DPW), Engineering Division. Additional 

easements shall not be granted to third parties within the area to be dedicated as public right-

of-way prior to the acceptance of all grants of right-of-way by the DPW. The right-of-way shall 

be granted within 60 days of approval and prior to the issuance of an Improvement Location 

Permit (ILP). 

 

 

PETITION OVERVIEW 
 

 
LAND USE 

This 3.25-acre site, zoned C-S, is developed with a self-storage facility.  It is surrounded by commercial 

uses to the northwest, across Old Allisonville Road and west, zoned C-5; medical office and multi-

family dwellings to the east, across Allisonville Road, zoned MU-1; Fall Creek, park, and multi-family 

dwellings, across Binford Boulevard, to the south, zoned PK-2, PK-1, and D-7. 

Petition 2000-ZON-869 rezoned the site to the C-S (W-1) to provide for a self-storage, self-service 

automobile wash bays and an apartment for an on-site manager. 

REZONING  

This request would rezone C-S district to the C-S classification to provide for C-1 office uses, one 

dwelling unit for the on-site manager and an expansion of the self-storage facility, see Development 

Statement.   

“The C-S District is designed to permit, within a single zoning district, multi-use commercial complexes 

or land use combinations of commercial and noncommercial uses, or single-use commercial projects.  

The primary objective of this district is to encourage development which achieves a high degree of 

excellence in planning, design or function, and can be intermixed, grouped or otherwise uniquely 

located with maximum cohesiveness and compatibility.  The district provides flexibility and procedural 

economy by permitting the broadest range of land use choices within a single district, while maintaining 

adequate land use controls.  The C-S District can include high-rise or low-rise developments, can be 

applied to large or small land areas appropriately located throughout the metropolitan area, and can be 

useful in areas of urban renewal or redevelopment.” 
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The Ordinance identifies the purposes of the C-S District: 

1. To encourage:  

i. A more creative approach in land planning.  

ii. Superior site and structural design and development.  

iii. An efficient and desirable use of open space.  

2. To provide for a use of land with high functional value.  

3. To assure compatibility of land uses, both within the C-S district and with adjacent areas.  

4. To permit special consideration of property with outstanding features, including, but not 

limited to, historical, architectural or social significance, unusual topography, landscape 

amenities, and other special land characteristics.  

5. To provide maximum adaptability and flexibility in zoning and development controls to meet 

the changing and diverse needs of the metropolitan area.  

The Comprehensive Plan recommends office/industrial mixed-use.  “The Office/Industrial Mixed-Use 

(Business Park) typology is intended to provide for light industrial, distribution, and office uses 

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

vibrations.  The typology is characterized by groups of buildings within office/warehouse parks.  

Examples of typical uses include warehousing, wholesaling, research, and development facilities, 

testing and evaluation facilities, offices, education resource centers, assembly of high technology 

products, and conference centers. Industrial or truck traffic should be separated from local/ residential 

traffic in this typology.” 

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. 

This site is located in an environmentally sensitive area (100-year floodplain).  “The Environmentally 

Sensitive Areas (ES) Overlay is intended for areas containing high quality woodlands, wetlands, or 

other natural resources that should be protected. The purpose of this overlay is to prevent or mitigate 

potential damage to these resources caused by development. This overlay is also appropriate for areas 

that present an opportunity to create a new environmental asset. This overlay is not intended for the 

preservation of open space.” 

The request would be consistent with the Comprehensive Plan recommendation, however, staff is 

concerned that the expansion would result in a site that would be covered with buildings and pavement, 

leaving little space for landscaping and buffering for surrounding land uses (park and residential).  

Furthermore, the area proposed for expansion is located in the 100-year floodplain.   

Staff would not object to an appropriate and reasonable expansion that would provide more areas of 

landscaping and buffering, but as proposed, a site primarily of hard surface would not be supportable. 
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Floodway Fringe 

This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of the 

regulatory floodplain that is not required to convey the 100-year frequency flood peak discharge and 

lies outside of the floodway. 

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

but outside the Floodway (FW) District.  All uses permitted in the primary zoning district (C-S in this 

request) are permitted, subject to certain development standards of the Flood Control Districts Zoning 

Ordinance. 

Wellfield Protection Secondary Zoning 

A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 

wells that are the source of our drinking water.  This secondary zoning district places closer scrutiny on 

uses and activities that might contaminate the underground drinking water supply. 

There are two wellfield district designations.  An area identified as W-1 is a one-year time-of-travel 

protection area.  The W-5 is a five-year time-of-travel protection area.  All development within these 

districts are subject to Commission approval.  The filing of a site and development plan is required and 

subject to approval, on behalf of the Commission, by a Technically Qualified Person (TQP), unless 

exempted by the Ordinance. 

“Because of the risk that hazardous materials or objectionable substances pose to groundwater quality, 

it is recognized that the further regulation of the manufacturing of, handling, transfer, disposal, use or 

storage of hazardous materials or objectionable substances related to nonresidential use activities is 

essential in order to preserve public health and economic vitality with Marion County.” 

All uses permitted in the applicable primary zoning district shall be those uses permitted in the W-1 and 

W-5 zoning districts, unless otherwise prohibited by the Ordinance, and provided no other secondary 

zoning district prohibits the use. 

“No building, structure, premises or part thereof shall be altered, constructed, converted, erected, 

enlarged, extended, modified, or relocated except in conformity with this Section, and not until the 

proposed Site and Development Plan has been filed with and approved on behalf of the Commission by 

the Technically Qualified Person (TQP). Regulations found in Chapter 742, Article II, Section 4 shall 

apply to all land within the Wellfield Protection Zoning Districts. The entire site shall be subject to review 

by the TQP.  These regulations shall be in addition to all other primary and secondary zoning district 

regulations applicable to such land, and in case of conflict, the more restrictive regulations shall apply.” 

The subject site is located in W-1 Fall Creek wellfield protection area and any use or development 

within a wellfield protection district would be subject to the Technically Qualified Person (TQP) review 

and approval, unless and until the property owner provides sufficient justification that the type of use, 

type of facility, and chemical quantity limits, independent of the land use would be exempt from the 

requirements for filing a development plan. Otherwise, a development plan would be required to be filed 

and approved on behalf of the Metropolitan Development Commission by the (TQP).  Contaminants 

that would have an adverse effect would include chemicals that are used in the home, business, 

industry, and agriculture.  Chemicals such as furniture strippers, lawn and garden chemicals, cleaning 
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chemical and solvents, gasoline, oil, and road salt can all contaminate groundwater supplies if poured 

on the ground or improperly used or stored. 

DEPARTMENT OF PUBLIC WORKS 

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

conveyance of an 82-foot half right-of-way along Allisonville Road. This dedication would also be 

consistent with the Marion County Thoroughfare Plan. 

VARIANCE OF DEVELOPMENT STANDARDS 

This request would provide for nine parking spaces when the Ordinance requires one parking space for 

every 30 units, for a total of 30 required parking spaces for the 875 units proposed.  The information 

filed indicates that the requirement would be decreased by 21 spaces. 

The petitioner’s representative has not provided a finding of fact that presents a practical difficulty for a 

reduction of parking spaces.  Furthermore, staff believes there is not a practical difficulty in the use of 

the site if the required number of parking spaces would be provided. 

STAFF ANALYSIS 

The grant of the request would allow for a two-story building expansion of the self-storage facility that 

would include 546 new units on site, with a total of 875 units.  

Staff has concerns with the proposal since it would significantly reduce the green space in the front 

yard and would remove the trees that are in front of the existing building. Additionally, the existing 

sidewalk would be removed with no indication on the proposed site plan that a new sidewalk installation 

would be proposed as required.  

Lastly, staff determined that the newly proposed building would create a site is completely made up of 

pavement and buildings which would leave no green space for drainage proposed. The request for the 

reduction of parking spaces indicates the overdevelopment of the site since the increased number of 

required parking spaces would not be needed without the large expansion proposed on site.  

Because the rezoning would be tied to the C-S Statement and the site plan, staff cannot recommend 

approval of the rezoning since it would allow for the expansion that is not supportable by staff.  

GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Mini warehouses 

Comprehensive Plan Office/Industrial Mixed-Use 

Surrounding Context Zoning Land Use 
North:   C-5 Commercial 

South:    D-7 / PK-1 / PK-2 Park and Multi-family dwellings 

East:    MU-1 
Medical Office and Multi-family 
dwellings 

West:    C-5 Commercial  
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Thoroughfare Plan 

Old Allisonville Road 
 

Allisonville Road 
 

Binford Boulevard 

Local Street 
 
Secondary Arterial Street 
 
Binford Boulevard  

48-foot proposed right-of-way and 
74-foot existing right-of-way.  
 
126-foot proposed right-of-way and 
82-foot existing right-of-way.  
 
104-foot proposed right-of-way and 
116-foot existing right-of-way.  

Context Area Compact 

Floodway / Floodway 
Fringe 

Yes 

Overlay Yes  

Wellfield Protection 
Area 

Yes  

Site Plan August 26, 2024 

Site Plan (Amended) November 8, 2024 

Elevations August 26, 2024 

Elevations (Amended) October 14, 2024 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement August 2, 2024 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• Marion County Land Use Plan Pattern Book (2019) recommends office/industrial mixed-use 

development for the site.  

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

• Conditions for All Land Use Types  
o Master-planned developments in excess of 2 acres should include pedestrian amenities 

for passive and active recreation internal to the development. 

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

mixed-use typology. 

• Small-Scale Retailing, and Personal or Professional Services  
o Should be subordinate to and serving the primary uses of production, warehousing, and 

offices.  
o Should be adjacent to interstate interchanges if present. If no interchange is present, 

should be located along arterial streets at the edge of the business park.  
o Should be located and served in such a way that the use will not interfere with industrial 

traffic or loading. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site. 

 

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

 

 

• Indy Moves Transportation Integration Plan (2018) proposes a complete streets multi-use path along 
Allisonville Road from Binford Boulevard to 56th Street. 
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ZONING HISTORY 
 
 

Zoning History – Site  

2019-CZN-826; 4410 Allisonville Road (subject site), Rezoning of 3.25 acres from the C-S district to 

the C-S district to provide for C-1 office uses and to expand a self-storage facility, approved.  

2019-CVR-826; 4410 Allisonville Road (subject site), Variance of development standards of the 

Consolidated Zoning and Subdivision Ordinance, to provide for nine parking spaces, a 20.3-foot tall, 221-

square foot freestanding pole sign, with a 140-square foot digital display equaling 63% of the sign area 

located 50 feet from the nearest protected district  (maximum 20-foot height for pole signs, maximum 

100-square foot digital display, pole sign not permitted with digital display, digital display cannot exceed 

40% of sign area, 600-foot separation required).withdrawn.  

2019-CVC-826; 4410 Allisonville Road (subject site), Vacation of an irregular portion of Binford 

Boulevard, being approximately 70 feet wide, consisting of 0.28 acre from the west right-of-way line of 

Allisonville Road to a point along the 70-foot right-of-way of Binford Boulevard 265.72 feet to the west, 

being a part of Lots 20, 21, 23, 24, 25 and 26 in Fall Creek Boulevard Addition recorded in Plat Book 20, 

Page 34 in the Office of the Recorder of Marion County, with a waiver of the assessment of benefits, 

adopted.  

2013-VAC-010; 4410 Allisonville Road (subject site), Vacation of four-foot-wide utility easements along 

the east side of Lots Four to Eleven, along the west side of Lots 18-23, along the south side of Lot 21 

and along the north side of Lots 23-24, approved.  

2000-VAC-869; 4405 Allisonville Road (subject site), Vacation of the four utility easements:  approved.  

2000-ZON-869; 4405 Allisonville Road (subject site), Rezoning of 2.8 acres from the C-5 (W-1) district 

to the C-S (W-1) classification to provide for a self-storage facility, self-service automobile wash bays, 

and an apartment, approved. 

96-VAC-22; 4407 Allisonville Road (subject site), Vacation of a utility easements, being approximately 

8 feet in cumulative width, between Lots 4 through 11 and Lots 18 through 24 of Fall Creek Boulevard 

Addition, recorded in Plat book 20, page, 34, withdrawn.  

Zoning History – Vicinity 

2020-DV3-065; 4405 Allisonville Road (east of site), Variance of development standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for a 16.33-foot-tall building and façade 

transparencies ranging from seven percent to 24% (minimum 25-foot height and 40% transparency 

required), void.  

2017-ZON-044; 2717 Anna Lane (east of site), Rezoning of 1.194 acres from the MU-1 (W-1) (FF) 

District to the C-3 (W-1) (FF) classification, withdrawn.   
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93-UV1-17; 4446 Allisonville Road (north of site), Variance of use of the Commercial Zoning Ordinance 

to provide for the continued operation of an automobile sales service and repair shop including body 

work, approved. 

91-UV1-141; 4359 North Keystone Avenue (southwest of site), Variance of development standards of 

the Commercial Zoning Ordinance to permit a building addition resulting in a setback of 28 feet from the 

centerline of Allisonville Road (70-foot setback from centerline required), denied.  

89-UV1-109; 4446 Allisonville Road (north of site), Variance of use of the Commercial Zoning 

Ordinance to provide for operation of an automobile sales, service and repair shop including body work, 

approved for three years. 

85-V2-127; 4359 North Keystone Avenue (southwest of site), Variance of development standards to 

permit a building addition located within the required setback, granted.  
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EXHIBITS 
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AMENDED SITE PLAN 
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DRAINAGE PLAN 
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AMENDED ELEVATIONS 
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3RD AMENDED ELEVATIONS 

 
4th AMENDED ELEVATIONS 
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2019 C-S Statement 
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2019 Site Plan 
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2000-ZON-869 COMMITMENTS 
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2000-ZON-869 SITE PLAN 
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Photo of the subject site looking north.   

 
Photo of the subject site looking northwest.  
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Photo of the subject site looking west.  

 
Photo of the subject site looking southwest.  
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Photo of the street frontage along Binford Boulevard looking northeast.  

 
Photo of the street frontage along Binford Boulevard looking southwest. 
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Photo of the southwestern property boundary and existing storage building.  

 
Photo of the northwestern property boundary and existing storage buildings along Old Allisonville Road. 
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Photo of the storage facility looking northeast.  

 
Photo of the storage facility looking northwest from Binford Boulevard.  
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Photo of Fall Creek across Binford Boulevard looking south.  

 
Medical office and multifamily dwellings east of the site.  

 
Commercial uses north of the site. 

106

Item 11.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

  
Photo of the commercial use southwest of the site.  

 
Photo of the commercial uses northwest of the site across Old Allisonville Road.  
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-123 

Property Address:  
281 and 303 North Elder Avenue and 320, 322, 324, 326, 328, 330, 332, 
and 334 North Miley Avenue and 1821 West New York Street (approximate 
addresses) 

Location: Center Township, Council District #18 

Petitioner: NDZA, by David Kingen and Emily Duncan 

Current Zoning: I-4, D-5, and D-5 (RC) 

Request: 
Rezoning of 1.19 acres from the I-4, D-5, and D-5 (RC) districts to the  

SU-7 and SU-7 (RC) classifications to provide for not-for-profit uses. 

Current Land Use: Not-for-profit use and undeveloped land 

Staff 
Recommendations: 

Approval with a commitment.  

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR FEBRUARY 20, 2025 HEARING EXAMINER 

This petition was continued from the January 9, 2025 hearing to the February 13, 2025 hearing date at 

the request of the petitioner to allow additional time for the mailed notices to be sent.  

The February 13, 2025 hearing was rescheduled to February 20, 2025.  

Staff continues to recommend approval 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. A 24-foot half right-of-way shall be dedicated along the frontage of New York Street, as per 

the request of the Department of Public Works (DPW), Engineering Division. Additional 

easements shall not be granted to third parties within the area to be dedicated as public right-

of-way prior to the acceptance of all grants of right-of-way by the DPW. The right-of-way shall 

be granted within 60 days of approval and prior to the issuance of an Improvement Location 

Permit (ILP). 

January 9, 2025 

This petition was continued from the December 12, 2024 hearing to the January 9, 2025 hearing at the 

request of staff due to a publication error.  

This is the first public hearing for this petition. 
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STAFF RECOMMENDATION 
 

 

Staff recommends approval 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. A 24-foot half right-of-way shall be dedicated along the frontage of New York Street, as per 

the request of the Department of Public Works (DPW), Engineering Division. Additional 

easements shall not be granted to third parties within the area to be dedicated as public right-

of-way prior to the acceptance of all grants of right-of-way by the DPW. The right-of-way shall 

be granted within 60 days of approval and prior to the issuance of an Improvement Location 

Permit (ILP). 

. 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 1.19-acre subject site consists of a dozen parcels, two of which are used for a non-for-profit 

organization, two others are developed with a playground, and the remaining are undeveloped.  

The site is surrounded by single-family dwellings and undeveloped lots to the west and north, zoned D-

5, undeveloped lots to the west, zoned I-4, and industrial lots to the east and south, zoned I-4 within the 

Regional Center.  

REZONING 

The grant of the request would rezone the site from the I-4, D-5, and D-5 (RC) districts to the SU-7 district 

to provide for not-for-profit uses. 

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 I-4 district is for those heavy industrial uses which present an elevated risk to the general public and 

are typically characterized by factors that would be exceedingly difficult, expensive or impossible to 

eliminate. These industries are therefore buffered by a sizeable area to minimize any detrimental aspects. 

The development standards and performance standards reflect the recognition of these problems. 

Location of this district should be as far as possible from protected districts and environmentally sensitive 

areas as practical and never be adjacent to protected districts. 

The SU-7 district permits charitable, philanthropic, and not-for-profit institutions.  
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Regional Center 

The site falls within the Regional Center Secondary Zoning District and would require Regional Center 

Approval. 

All development of land and demolition of structures located within the Regional Center and the North 

Meridian Street Corridor district shall be subject to the Commission's approval as included within a 

required Site and Development Plan approved as hereinafter provided. 

DEPARTMENT OF PUBLIC WORKS 

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

conveyance of a 24-foot half right-of-way along New York Street. This dedication would also be consistent 

with the Marion County Thoroughfare Plan. 

STAFF ANALYSIS 

The proposed not-for-profit uses could align with the Near West Neighborhood Land Use Plan (2014) 

depending on what type of operation occurs since half of the parcels are recommended for special use 

development. However, not-for-profit uses would not align with the high-density residential development 

recommendation for the remainder of the parcels. 

However, this request would address the community principles and objectives outlined in the 

Neighborhood Plan to encourage and stimulate economic development, create job opportunities in the 

area, and provide an environment where blight and deterioration can be more easily reversed.  

For these reasons, staff is recommending approval of the request.  

GENERAL INFORMATION 

 

Existing Zoning I-4, D-5, and D-5 (RC) 

Existing Land Use Not-for-profit use and undeveloped land 

Comprehensive Plan Special Use, 5 to 8 and 8 to 15 Residential Units per Acre 

Surrounding Context Zoning Land Use 

North:   D-5  
Residential (Single and two-family 
dwellings) / Undeveloped 

South:    D-5 / I-4 (RC) 
Residential (Single-family dwellings) 
/ Undeveloped 

East:    I-4 (RC) Industrial 

West:    D-5 / I-4 
Residential (Single-family dwellings) 
/ Undeveloped 

Thoroughfare Plan 

Elder Avenue 
 

Miley Avenue 

Local Street 
 
Local Street 

48-foot proposed right-of-way and 
50-foot existing right-of-way.  
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New York Street 
 
Local Street 

48-foot proposed right-of-way and 
50-foot existing right-of-way.  
 
48-foot proposed right-of-way and 
45-foot existing right-of-way.  
 

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan N/A 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Near West Neighborhood Land Use Plan (2014) 

• Blue Line Transit-Oriented Development Strategic Plan (2018) 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site. Please see Near West Neighborhood Land Use Plan (2014) below. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• The subject site falls within the Blue Line Transit-Oriented Development Strategic Plan (2018) but 
does not fall within the Transit-Oriented Development Secondary District. 

• The site is within ½ mile from the Harding Street and Washington Street proposed transit station 
classified as a community center.   
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• The Community Center typology recommends a dense mixed-use neighborhood center with a 

minimum of 2 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 housing with a minimum of 3 units, 
structured parking at the core and attractive surface parking at the periphery are recommended as 
well. 

 

Neighborhood / Area Specific Plan 
 

 

• The site falls within the Near West Neighborhood Land Use Plan (2014).  

• The site has split recommendations for Special Use, 5 to 8 and 8 to 15 Residential Units per Acre. 

• The special use category consists of a variety of public, semi-public and private land uses that either 

serve a specific public purpose (such as schools, churches, libraries, neighborhood centers and 

public safety facilities) or are unite uses exhibiting significant impacts on adjacent property (such as 

the Indianapolis Airport, Indiana State Fair, and Indianapolis Motor Speedway).  

• The recommendation for residential development greater than five and equal to 8 units per acre in 

suburban and rural areas is a common multi-family density and typically the highest density single-

family category in suburban areas. In urban areas, it is common for both single-family and multi-family 

development. Development at this density is appropriate along bus corridors but should not take place 

in proximity to planned light rail transit stops.  

• The recommendation for residential development greater than eight and equal to 15 units per acre is 

typically the highest density serviceable in suburban areas. In suburban areas it would typically be a 

multi-family (apartment or condominium) category. In urban areas, this is the highest density single-

family residential category and a common multi-family category. Development at this density is 

appropriate for all types of mass transit corridors.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2005-UV2-020; 307 North Elder Avenue (subject site), Variance of use and development standards of 

the Dwelling Districts Zoning Ordinance to provide for the construction of a one-story, 2,818-square foot 

community center (not permitted), with a 5.47-foot front yard setback along New York Street (minimum 

25-foot front yard setback required), with a 2.5-foot encroachment into the clear sight triangle at the 

intersection of New York Street and Elder Avenue (not permitted), and with a lot open space of 62.88 

percent (minimum 65 percent lot open space required), granted.  

Zoning History – Vicinity 

2016-ZON-038; 1730 Astor Street, 261 and 269 North Elder Street; 1721 West Market Street; 1746 

West Miami Street; 221, 252, 259, 266, 268, 271, 275 and 280 Miley Avenue; 1815 West New York 

Street; 210, 211, 215, 217, 218 and 224 North Richland Street; 410 North White River Parkway; 

1519 Wilcox Street (southeast of site), Rezoning of 2.6 acres from the I-4 (RC) (W-5), I-4 (W-5) and C-

3 (RC) (W-1) districts to the D-5 (RC) (W-1) and the D-5 (RC) (W-5) and D-5 (W-5) classifications, 

approved.  

2013-SE1-003; 1751 West Vermont Street (east of site), Special Exception of the Industrial Zoning 

Ordinance to legally establish a vehicle towing, wrecking, storage, and salvage operation, with two office 

trailers, denied.  

2002-ZON-154; 284-290 Miley Avenue (southeast of site), Rezoning of 0.22 acres from the I-4-U District 

to the SU-1 district for religious uses, withdrawn. 
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EXHIBITS 
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NEAR WEST NEIGHBORHOOD LAND USE PLAN (2014) 
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Photo of the subject site to the left looking north along Miley Avenue. 

 
Photo of the subject site looking west toward New York Street from Miley Avenue. 
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Photo of the subject site at 303 North Elder Avenue looking west from the alley.  

 
Photo of the alley that splits the subject sites looking north.  
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Photo of the subject site at 303 North Elder Avenue 

Photo of the playground at 1821 West New York Street to the right of the residential building.  
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Industrial site east of the site. 

 
Undeveloped lots and single-family dwelling to the north. 
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Photo of a two-family dwelling west of the site.  
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-137 
Property Address:  1137 West 21st Street 
Location: Center Township, Council District #12 
Petitioner: Riverside Renewal, LLC, by Josh Smith 
Current Zoning: I-2 (W-5) 

Request: Rezoning of 0.4 acres from the I-2 (W-5) district to the D-8 (W-5) district to 
provide for residential use. 

Current Land Use: Undeveloped 
Staff 
Recommendations: Denial  

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner continued this petition from the December 19, 2025 hearing, to the January 23, 
2025 hearing, at the request of staff to provide additional time for discussions with the petitioner’s 
representative. 

The Hearing Examiner continued this petition from the January 23, 2025 hearing, to the February 20, 
2025 hearing, at the request of the petitioner’s representative to provide time for further consideration of 
the request and to submit new documents. 
 
No updated documents have been filed. 
 
 

STAFF RECOMMENDATION 
 

 
If approved, staff would request that approval be subject to the following commitments being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 

1. Final site plan and elevations shall be submitted for Administrator Approval prior to the 
issuance of an Improvement Location Permit (ILP). 

2. 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. 
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PETITION OVERVIEW 
 

 
This 0.4-acre site, zoned I-2, is undeveloped and surrounded by a single-family dwelling and vacant land 
to the north, across East 21st Street, zoned D-5 and I-3, respectively; a single-family dwelling to the south, 
zoned D-5; industrial uses to the east, across Rembrandt Street, zoned I-3; and a single-family dwelling 
to the west, zoned D-5. 
 
REZONING 
 
The request would rezone the site from the I-2 district to the D-8 district provide for multi-unit dwellings.  
“The D-8 district is intended for a variety of housing formats, with a mix of small-scale multi-unit building 
types. This district can be used as a part of new mixed-use areas, or for infill situations in established 
urban areas, including medium and high-density residential recommendations of the Comprehensive 
Plan, and the Traditional Neighborhood, City Neighborhood, and Village or Urban Mixed-Use Typologies 
of the Land Use Pattern Book.” 
 
To advance the Livability Principles of this Code, the D-5, D-5II, D-8, D9 and D-10 districts implement 
walkable, compact neighborhoods within a well-connected street network and block structure, using slow 
neighborhood streets, walkable connectors, and multi-mode thoroughfares.  Access to parks and 
recreation, transit and neighborhood services within walking distance is important.  Street trees, 
landscape and trees along private frontages, and an active amenity zone create comfortable walking 
environment and add appeal to neighborhoods.  These districts require urban public and community 
facilities and services to be available.  These districts may be used in combination to supply critical mass 
of residents to support nearby commercial and transit investments. 
 
The United Northwest Neighborhood Plan recommends residential uses at 3.5 to five units per acre, with 
a recommended D-5 district that would provide for low density and single-family dwellings. 
 
As proposed, this request would not be consistent with the Plan.  The proposal would provide for three 
structures that would consist of two to four dwelling units in each building, with density ranging from 15 
to 30 units per acre.  The petitioner’s representative submitted an amended site plan file-dated January 
15, 2025, that provided for two four-unit buildings and one two-unit building for a total of ten dwelling 
units.  Both proposals would far exceed the recommended density in the Plan. 
 
Maximum Floor Area Ratio / Minimum Livability Ratio 
 
To provide appropriate amenities for multi-family developments (over two dwelling units per building), the 
D-8 district requires the floor area ratio and livability space ratio.  The maximum floor area ratio is 0.60 
for one to three floors and 0.80 for four to five floors.  The minimum livability space ratio is 0.66. 
 
The floor area ratio is the measurement that compares the size of a building’s floor area to the size of 
the land upon which it is built and determines whether the scale and mass of the development is 
compatible with the surrounding neighborhood. 
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The livability space ratio measures the amount of space dedicated to open, green and recreational 
areas within a built environment that contributes to the overall quality of life for the residents and users. 
 
Wellfield Protection Secondary Zoning 
 
A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 
wells that are the source of our drinking water.  This secondary zoning district places closer scrutiny on 
uses and activities that might contaminate the underground drinking water supply. 
 
There are two wellfield district designations.  An area identified as W-1 is a one-year time-of-travel 
protection area.  The W-5 is a five-year time-of-travel protection area.  All development within these 
districts is subject to Commission approval.  The filing of a site and development plan is required and 
subject to approval, on behalf of the Commission, by a Technically Qualified Person (TQP), unless 
exempted by the Ordinance. 
 
“Because of the risk that hazardous materials or objectionable substances pose to groundwater quality, 
it is recognized that the further regulation of the manufacturing of, handling, transfer, disposal, use or 
storage of hazardous materials or objectionable substances related to nonresidential use activities is 
essential in order to preserve public health and economic vitality with Marion County.” 
 
All uses permitted in the applicable primary zoning district shall be those uses permitted in the W-1 and 
W-5 zoning districts, unless otherwise prohibited by the Ordinance, and provided no other secondary 
zoning district prohibits the use. 
 
“No building, structure, premises or part thereof shall be altered, constructed, converted, erected, 
enlarged, extended, modified, or relocated except in conformity with this Section, and not until the 
proposed Site and Development Plan has been filed with and approved on behalf of the Commission by 
the Technically Qualified Person (TQP). Regulations found in Chapter 742, Article II, Section 4 shall apply 
to all land within the Wellfield Protection Zoning Districts. The entire site shall be subject to review by the 
TQP.  These regulations shall be in addition to all other primary and secondary zoning district regulations 
applicable to such land, and in case of conflict, the more restrictive regulations shall apply.” 
 
The subject site is located in W-5 White River wellfield protection area and any use or development within 
a wellfield protection district would be subject to the Technically Qualified Person (TQP) review and 
approval, unless and until the property owner provides sufficient justification that the type of use, type of 
facility, and chemical quantity limits, independent of the land use would be exempt from the requirements 
for filing a development plan. Otherwise, a development plan would be required to be filed and approved 
on behalf of the Metropolitan Development Commission by the (TQP).  Contaminants that would have an 
adverse effect would include chemicals that are used in the home, business, industry, and agriculture.  
Chemicals such as furniture strippers, lawn and garden chemicals, cleaning chemical and solvents, 
gasoline, oil, and road salt can all contaminate groundwater supplies if poured on the ground or 
improperly used or stored. 
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Environmental Public Nuisances 
 
The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 
Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 
of the city by making it unlawful for property owners and occupants to allow an environmental public 
nuisance to exist. 
 
All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
 
Environmental public nuisance means: 
 

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

 
2.  Vegetation, trees or woody growth on private property that, due to its proximity to any 

governmental property, right-of-way or easement, interferes with the public safety or lawful 
use of the governmental property, right-of-way or easement or that has been allowed to 
become a health or safety hazard; 

 
3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 

private or governmental property, which facility has not been maintained as required by that 
chapter; or 

 
4.  Property that has accumulated litter or waste products, unless specifically authorized under 

existing laws and regulations, or that has otherwise been allowed to become a health or 
safety hazard. 

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
Planning Analysis 
 
Because the proposed rezoning would introduce a zoning district and housing typology that would not be 
consistent with the adjacent residential development to the north, south and east, staff does not support 
this rezoning request. 
 
The adjacent neighborhood to the north, south and west is zoned D-5 and is a walkable neighborhood.  
It did not develop in a manner that would allow for this dense of housing.  The proposal would also 
create or encourage a disjointed pattern of residential development that does not follow the Housing 
Infill Guidelines and could have a destabilizing impact on the neighborhood. 
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Staff believes the Neighborhood Plan recommendation of low-density development in the D-5 district 
would be more appropriate and compatible with the neighborhood.  Three single-family dwellings with 
possibly an accessory dwelling unit above a detached garage would maintain the neighborhood character 
and be consistent with the Infill Housing Guidelines in terms of massing, scale, building height and open 
space. 
 
Staff would also note a 2022 rezoning to the D-5 district adjacent to the south along Rembrandt Street 
included three lots, two of which have been developed with single-family dwellings.  Staff supported this 
request. 
 

GENERAL INFORMATION 

 
Existing Zoning I-2 (W-5) 
Existing Land Use Undeveloped 
Comprehensive Plan 3.5 to 5 units per acre 
Surrounding Context Zoning Land Use 

North:   D-5 (W-5) / I-3 (W-5) Single-family dwelling / vacant land 
South:    I-2 (W-5) Single-family dwelling 

East:    I-3 (W-5) Industrial uses 
West:    D-5 (W-5) Single-family dwelling 

Thoroughfare Plan 

East 21st Street 
 
 

Rembrandt Street 

Local Street 
 
 
Local Street 

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

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan November 18, 2024 
Site Plan (Amended) January 16, 2025 
Elevations January 16, 2025 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

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

Comprehensive Plan 
 

Not Applicable to the Site. 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) and the land use map.  The Pattern Book provides a land use classification system 
that guides the orderly development of the county and protects the character of neighborhoods while 
also being flexible and adaptable to allow neighborhoods to grow and change over time. 
 
Staff believes appropriate application of The Pattern Book for the proposed D-8 district in this area 
would be those guidelines associated with the traditional neighborhood typology. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
• Conditions for All Land Use Types – Traditional Neighborhood Typology 

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

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

throughs for longer blocks, are encouraged. 
 

● Conditions for All Housing 
 

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

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

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

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

● Developments with densities higher than 15 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be incremental 
with higher density housing types located closer to frequent transit lines, greenways or 
parks. 
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● Attached Housing (defined as duplexes, triplexes, quads, townhouses, row houses, stacked flats, and 

other, similar legally complete dwellings joined by common walls and typically with each unit on its 
own lot or part of a condominium.) 

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

lot.  
● It is preferred that townhomes should be organized around intersections of neighborhood 

collector streets, greenways, parks or public squares, or neighborhood-serving retail.  
● If the above conditions are not met, individual buildings of attached housing (not part of a 

complex) may be interspersed with single-family homes but should not make up more than 
25% of the primary residential structures on a block. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
United Northwest Neighborhood Plan (2008).  This Plan recommends low density residential typically 3.5 
to 5 dwelling units per gross acre consisting of single-family dwellings. 
 

Infill Housing Guidelines 
 

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

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

Aesthetic Considerations  
▪ Building Massing  
▪ Building Height  
▪ Building Elevations and Architectural Elements  
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Additional Topics  

▪ Secondary Dwelling Units, Garages, and Accessory Structures  
   ▪ Adapting to the Future 
 
“As established neighborhoods experience new development, infill residential construction will provide 
housing options for new and existing residents. Increased population contributes positively to the local 
tax base, economic development, lively neighborhoods, and an interesting city.  As infill construction 
occurs, it is important to guide development in a way that complements current neighborhoods.  Each 
home in a neighborhood not only contributes to the existing context of adjoining houses and the block, 
but to the sense of place of the entire neighborhood.” 
 
Because no elevations were submitted for review to confirm that the proposed dwelling would 
architecturally be compatible and harmonious with the surrounding land uses and neighborhood 
character, staff would request that elevations be submitted for Administrator Approval prior to the 
issuance of an Improvement Location Permit (ILP). 
 
 

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

 

 
• The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 

classifications and different infrastructure elements of roadways within a defined area.”   
• The following listed items describe the purpose, policies and tools: 
 

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

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

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

2022-ZON-079; 2018, 2022 and 2030 Rembrandt Street, requested rezoning of 0.36 acre from the I-2 
(W-5) district to the D-5 (W-5) district, approved. 

2003-ZON-157; 2024 & 2028 Gent Avenue and 1201, 1221, & 1225 West 21st Street (west of site), 
requested the rezoning of 0.67 acre from the D-5 district to the SU-1 district, approved. 
 
2003-ZON-138; 1209 & 1225 West 20th Street (southwest of site), requested the rezoning of 0.1 acre 
from the D-5 district to the SU-2 district, approved. 
 
2003-UV3-031; 2024 & 2028 Gent Avenue (west of site), requested a variance of use to provide for 
the storage of construction trailers in a dwelling district and a variance of development standards to 
provide for excessively tall fences, approved. 
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EXHIBITS 
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Updated Site Plan – January 16, 2025 
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Elevations - January 16, 2025
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Site Plan – November 18, 2024
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View looking east along East 21st Street 

 

 
View looking west along East 21st Street 
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View looking southwest across intersection of East 21st Street and Rembrandt Street 

 

 
View of adjacent properties looking northwest along East 21st Street 
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View looking northeast at adjacent property to the north of Rembrandt Stret 

 

 
View of adjacent property to the south looking west across Rembrandt Street 
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View of site looking west across Rembrandt Street 

 

 
View of site looking west across Rembrandt Street 
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View of site looking northwest across Rembrandt Street 

 

 
View of site looking southwest across East 21st Street 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-140 

Property Address:  6519 Carrollton Avenue (Approximate Address) 

Location: Washington Township, Council District #7 

Petitioner: GP CM Carrollton Avenue, by Misha Rabinowitch 

Current Zoning: D-4 (TOD) (FF) 

Request: 
Rezoning of 0.177-acre from the D-4 (TOD) (FF) district to the C-3 (TOD) (FF) 
classification to provide for commercial uses. 

Current Land Use: Office 

Staff 
Recommendations: 

Approval with a commitment.  

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was automatically continued from the January 9, 2025 hearing to the February 13, 2025 

hearing at the request of a registered neighborhood organization. 

The February 13, 2025 hearing was rescheduled to February 20, 2025. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval 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 following uses shall be included as prohibited used with this approval:  

• Business, art, or other post-secondary proprietary school 

• Day Care Center or Nursery School 

• Schools: Elementary, Middle or High Schools 

• Hospital 

• Plasma (Blood) Center 

• Bar or Tavern 

• Department Store 

 

 

PETITION OVERVIEW 
 

 
LAND USE  

The 0.177-acre subject site is developed with a primary and accessory structure with parking area.  
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General office uses were permitted for both the residence and accessory buildings under 78-UV2-13 but 

were limited by occupancy of the current owner and a plan of operation that is now outdated. 

A variance of use, 2024-UV2-001, was granted in 2024 to allow for an office use, per the filed site plan 

and plan of operation with a variance of development standards to provide for placement of a primary 

freestanding sign. The approval was subject to a commitment that the site would be rezoned by the end 

of 2024 “to a C-1 or other appropriate zoning classification”.  

The site is surrounded by formerly residential properties, zoned D-4, that have since been converted to 

allow for low intensity commercial uses through use variances. The property to the west of the site is 

undeveloped.  

REZONING  

The request would rezone the site from the D-4 district to the C-3 classification to provide for commercial 

uses. 

The D-4 district is intended for low or medium intensity single-family and two-family residential 

development. Land in this district needs good thoroughfare access, relatively flat topography, and nearby 

community and neighborhood services and facilities with pedestrian linkages. Provisions for recreational 

facilities serving the neighborhood within walking distance are vitally important. Trees fulfill an important 

cooling and drainage role for the individual lots in this district. The D-4 district has a typical density of 4.2 

units per gross acre. This district fulfills the low-density residential classification of the Comprehensive 

General Land Use Plan. All public utilities and facilities must be present. Development plans, which may 

include the use of clustering, should incorporate and promote environmental and aesthetic 

considerations, working within the constraints and advantages presented by existing site conditions, 

including vegetation, topography, drainage and wildlife. 

The C-3 District is for the development of an extensive range of retail sales and personal, professional 

and business services required to meet the demands of a fully developed residential neighborhood, 

regardless of its size. Examples of such types of uses include neighborhood shopping centers, sales of 

retail convenience or durable goods, shopping establishments, retail and personal and professional 

service establishments. At this neighborhood scale of retail, a fine- grain of accessibility requisite for all 

modes of travel must be provided and maintained. It does not make provision, however, for those 

businesses that draw customers in significant numbers from well beyond a neighborhood boundary and 

are, therefore, unusually heavy traffic generators, such as theaters. It does not allow those businesses 

that require the outdoor display, sale or storage of merchandise; or require outdoor operations. In general, 

to achieve maximum flexibility of permitted land use, the C-3 District makes possible a highly varied 

grouping of indoor retail and business functions. 

Floodway Fringe 

This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of the 

regulatory floodplain that is not required to convey the 100-year frequency flood peak discharge and 

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

but outside the Floodway (FW) District.  Unless explicitly prohibited by ordinance, all uses allowed by 

the primary zoning would also be allowable within the FF secondary zoning layer and subject to certain 

development standards of the Flood Control Districts Zoning Ordinance. 

STAFF ANALYSIS 

Several parcels within the immediate vicinity of this property have been rezoned to the C-1 Office-Buffer 

District designation, while others have obtained variances of uses to allow for low intensity commercial 

use such as offices while retaining the D-4 zoning designation. 

The rezoning request for the C-3 district would align with the village mixed-use recommendation of the 

Broad Ripple Village Plan Envision Broad Ripple (2012).  

Given that there was a commitment to rezone the site when the use variance, 2024-UV2-001, was 

granted, staff is supportive of the rezoning request. However, staff has concerns with the high volume 

and additional traffic that could be generated and lack of parking availability for some uses permitted in 

the C-3 district. Therefore, staff requests that the petitioner include the following uses in their prohibited 

list:  

• Business, art, or other post-secondary proprietary school 

• Day Care Center or Nursery School 

• Schools: Elementary, Middle or High Schools 

• Hospital 

• Plasma (Blood) Center 

• Bar or Tavern 

• Department Store 

GENERAL INFORMATION 

 

Existing Zoning D-4 (TOD) (FF) 

Existing Land Use Commercial 

Comprehensive Plan Village Mixed-Use 

Surrounding Context Zoning Land Use 
North:   D-4 Commercial (Office) 

South:    D-4 Commercial (Bakery) 

East:    D-4 Commercial (Office and Café) 

West:    D-4 Undeveloped 

Thoroughfare Plan 

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

Context Area Compact 

Floodway / Floodway 
Fringe 

Yes 

Overlay No 
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Wellfield Protection 
Area 

No 

Site Plan December 2, 2024 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Broad Ripple Village Plan Envision Broad Ripple (2012)  

• Red Line Transit-Oriented Development Strategic Plan (2021) 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site. Please see Broad Ripple Village Plan Envision Broad Ripple (2012) 
below. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• The site falls within the Red Line Transit-Oriented Development Strategic Plan (2021). 

• It is within 1000 feet of the existing Red Line and is designated with the Walkable Neighborhood 
typology by the comprehensive plan. This typology allows for a mix of uses near transit stations with 
stabilized residential uses beyond. 

• The proposed commercial district would not conflict with the Plan. 

 

Neighborhood / Area Specific Plan 
 

 

• The Broad Ripple Village Plan Envision Broad Ripple (2012) assigns this property to the Village 
Mixed-Use typology, which allows for a mixed-use core of small, neighborhood office/retail nodes, 
public and semi-public uses, open space, and light industrial development. 

• The site is also designated as being with Critical Area 2 (Broad Ripple Village; Village Mixed-Use 
development recommended) and is an environmentally sensitive area (floodplain).  
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• The plan also designates it as an environmentally sensitive area since it is located within a floodplain. 

This land use category and critical area seeks to promote a village-type atmosphere through 
residential and commercial uses and design choices appropriate for neighborhood gathering places. 

• The proposal would align with the neighborhood plan.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2024-UV2-001; 6519 Carrollton Avenue (subject site), Variance of use of the Consolidated Zoning and 

Subdivision Ordinance to provide for an office use, per the filed site plan and plan of operations (not 

permitted); and variance of development standards to provide for placement of a primary freestanding 

sign (two signs permitted for residential communities), granted.  

78-UV2-13, Variance of use and Development Standards to permit remodeling of 2 residences for 

general office use, small residence in rear to be rented for office use in future, if not needed by owner, 

as per plans filed, off-street parking available, approved. 

Zoning History – Vicinity 

2022-ZON-104; 6520 Ferguson Street (northeast of site), Rezoning of 0.18 acre from the D-4 (FF) 

(TOD) district to the C-1 (FF) (TOD) district to provide for office uses, approved. 

2015-MO2-005; 6515 Carrollton Avenue (south of site), Modification of Commitments and Site Plan 

related to 2013-UV2-021 to terminate Commitment Five, requiring the trash enclosure and dumpster to 

be located in the southeast corner of the rear parking lot, with removal access from the alley, and to 

modify the site plan file-dated October 3, 2013, granted.  

2013-UV2-021; 6515 Carrollton Avenue (south of site), Variance of use of the Dwelling Districts Zoning 

Ordinance and variance of development standards of the Sign Regulations to provide for a 470-square 

foot addition (not permitted) to the east end of an existing building, approved for use as a bakery and 

coffee house, with retail sales and outdoor seating (2012-UV2-022), to provide for an additional parking 

space (not permitted), and to provide for a free-standing sign (not permitted), with a three-foot front 

setback (15-front setback or the front established building line, whichever is less), granted.  

2013-UV2-011; 6516 Ferguson Street (east of site), Variance of use and development standards of the 

Dwelling Districts Zoning Ordinance and Sign Regulations to provide for: massage therapy in the eastern 

portion of the proposed building (not permitted, previously approved for a gift and antique shop, interior 

decorator and psychologist office (74-UV1-74A, 74-UV1-131, 80-UV2-51)); to convert the detached 

garage to an attached garage, with a five-foot rear setback (20-foot rear setback required) for use as a 

commercial café serving food and non-alcoholic beverages (not permitted); to add two outdoor freezer 

and refrigeration units (not permitted), with a zero-foot north side setback (minimum five-foot side setback 

required); to provide for outdoor seating south of and west of the converted garage, with a zero-foot 

setback from the west property line (not permitted, 20-foot rear yard required); to provide for window 

signs, and to provide for a four-foot tall, 18-square foot freestanding sign with a four-foot front setback 

(second revised); and with a parking area with a zero-foot south side setback (minimum five-foot side 

setback and 13-foot aggregate setback required), granted.  

2012-UV20-22; 6515 Carrollton Avenue (south of site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for a bakery and coffee house, with retail sales (not permitted), granted. 
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2005-UV1-009; 6523 Carrollton Avenue (east of site), provide for office uses (not permitted) within an 

existing 1,073.38-sq.ft. single-family dwelling, with a proposed 518.2-sq.ft. addition, with a 566-sq.ft. 

detached garage in D-4, granted. 

2003-UV3-022; 6524 Carrollton Avenue (northwest of site), Variance of Use and development 

standards of the Commercial Zoning Ordinance to provide for a beauty salon (not permitted), with seven 

off-street parking spaces (nine off-street parking spaces permitted), granted. 

2000-UV1-027; 6515 Carrollton Avenue (south of site), variance of use of the Dwelling Districts Zoning 

Ordinance to provide for a remodeling business (not permitted), within an existing single-family dwelling, 

granted. 

2000-UV1-025; 6523 Carrollton Avenue (north of site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for retail uses in an existing single-family dwelling (not permitted), granted. 

99-UV3-72; 6512 Ferguson Street (southeast of site), to provide for a 4-seat hair salon with off-street 

parking, granted. 

94-UV2-78; 6524 Carrollton Avenue (northwest of site), variance of use and development standards 

of the Commercial Zoning Ordinance to provide for a boutique business in an existing two-story 2,112 

square foot building with storage located in the basement (not permitted), parking 4.5 feet from Coil Street 

(minimum 20 foot setback required), parking 3 feet from the west property line and 0.5 feet from the south 

property line (minimum 10-foot setback required for each), granted. 

89-Z-177; 6524 Carrollton Avenue (northwest of site), approval of 0.177 acres to the C-1 District 

classification, approved. 
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EXHIBITS 
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2024-UV2-001 COMMITMENT 
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Photo of the subject site. 

 
Photo of the driveway looking east and two parking spaces. 
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Photo of an accessory building on site. 

 
Photo of the parking area on site.  
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Photo of the rear entrance to the main building. 

 
Photo of the business south of the site.  
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Photo of the property north of the site. 

 
Photo of the undeveloped land west of the site. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-CZN-845 (Amended) 

Property Address:  5022 Rockville Road (Approximate Address) 

Location: Wayne Township, Council District #16 

Petitioner: Cultivar Properties, LLC., By David Gilman 

Current Zoning: C-3 / C-5 (FF) 

Request: 
Rezoning of 3.03 acres from the C-3 (FF) and C-5 (FF) districts to the I-1 (FF) 
classification to provide for light industrial uses. 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued for cause from the December 12, 2024 hearing to the January 9, 2025 hearing 

at the request of the petitioner and staff to allow staff additional time to review a revised site plan 

submitted December 3, 2024. 

At the December 12, 2024 hearing, the petitioner withdrew the variance requests to provide for a 15-foot 

east side transitional yard setback and a 10-foot north rear yard setback. The request that remains is 

only the rezoning petition.  

This petition was continued for cause from the January 9, 2025 hearing to the February 13, 2025 hearing 

at the request of the petitioner to allow them additional time to continue discussions with the Department 

of Public Works and allow staff additional time for staff to review a plan of operation submitted on January 

2, 2025. 

The February 13, 2025 hearing was rescheduled to February 20, 2025. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request.  
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PETITION OVERVIEW 
 

 
LAND USE 

The 3.03-acre subject site is an undeveloped commercial lot. It is bordered to the east by single-family 

dwellings, zoned D-4, to the north by a telecommunications company, zoned SU-35, to the west by a 

public utility station, zoned C-5, in addition to a telecommunications company, zoned SU-35, and to the 

south by an office, zoned C-3.  

REZONING 

The request would rezone the site from the C-3 and C-5 districts to the I-1 district to allow for light 

industrial uses. 

The C-3 District is for the development of an extensive range of retail sales and personal, professional 

and business services required to meet the demands of a fully developed residential neighborhood, 

regardless of its size. Examples of such types of uses include neighborhood shopping centers, sales of 

retail convenience or durable goods, shopping establishments, retail and personal and professional 

service establishments. At this neighborhood scale of retail, a fine grain of accessibility requisite for all 

modes of travel must be provided and maintained. It does not make provision, however, for those 

businesses that draw customers in significant numbers from well beyond a neighborhood boundary and 

are, therefore, unusually heavy traffic generators, such as theaters. It does not allow those businesses 

that require the outdoor display, sale or storage of merchandise; or require outdoor operations. In general, 

to achieve maximum flexibility of permitted land use, the C-3 District makes possible a highly varied 

grouping of indoor retail and business functions. 

The C-5 District is designed to provide areas for those retail sales and service functions whose operations 

are typically characterized by automobiles, outdoor display, or sales of merchandise; by major repair of 

motor vehicles; by outdoor commercial amusement and recreational activities; or by activities or 

operations conducted in buildings or structures not completely enclosed. The types of uses found in this 

district tend to be outdoor functions, brightly lit, noisy, etc. Therefore, to provide a location where such 

uses can operate in harmony with the vicinity, the C-5 district should be located on select heavy 

commercial thoroughfares and should avoid locating adjacent to protected districts. 

The I-1 district is designed for those industries that present the least risk to the public. In the I-1 district, 

uses carry on their entire operation within a completely enclosed building in such a manner that no 

nuisance factor is created or emitted outside the enclosed building. No storage of raw materials, 

manufactured products, or any other materials is permitted in the open space around the buildings. 

Loading and unloading berths are completely enclosed or shielded by solid screening. This district has 

strict controls on the intensity of land use providing protection of each industry from the encroachment of 

other industries. It is usually located adjacent to protected districts and may serve as a buffer between 

heavier industrial districts and business or protected districts. 
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Floodway Fringe 

This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of the 

regulatory floodplain that is not required to convey the 100-year frequency flood peak discharge and 

lies outside of the floodway. 

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

but outside the Floodway (FW) District.  Unless explicitly prohibited by ordinance, all uses allowed by 

the primary zoning would also be allowable within the FF secondary zoning layer and subject to certain 

development standards of the Flood Control Districts Zoning Ordinance. 

STAFF ANALYSIS 

The request would allow for the introduction of an industrial district where other industrial districts are not 

present.  

Because the site is sandwiched between C-5 and SU-35 districts to the west and a D-4 district to the 

east, a proposal to include an I-1 district and consider it a transitional district is not accurate. Instead, it 

would be an outlier and would not serve as an intended buffer from heavier industrial or commercial 

districts.  

Staff has concern with the industrial district encroaching into the residential area, which would not align 

with the Comprehensive Plan recommendation for suburban neighborhood development. 

Although the C-3 district currently borders the D-4 district, it has not been developed and has provided 

some protection for the residents to the east. Additionally, the uses permitted in the C-3 district would 

overall be less intense than those permitted in an I-1 district because the suburban neighborhood 

development recommendation contemplates small-scale offices, retailing, and personal or professional 

services.  

The petitioner provided a list of prohibited uses such as a Transit Center, Heliport, Heavy Equipment 

Sales, Service or Repair, Firearms Sales, and a Gas Station. They also proposed five self-imposed 

commitments in the Plan of Operation, but staff did not find reason to support the request since the 

intended users could locate in other areas that would be more suitable for the development.  

For these reasons, staff recommends denial of the request. 

GENERAL INFORMATION 

 

Existing Zoning C-3 / C-5 (FF) 

Existing Land Use Undeveloped 

Comprehensive Plan Enter Comprehensive Plan Recommendation 

Surrounding Context Zoning Land Use 
North:    SU-35 Telecommunications Company 

South:    C-3 Office 

East:    D-4 Residential (Single-family dwellings) 
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West:    C-5 / SU-35 
Public Utility Station / 
Telecommunications Company 

Thoroughfare Plan 

Rockville Road Primary Arterial Street 
119-foot proposed right-of-way and 
80-foot to 108-foot range of existing 
right-of-way. 

Context Area Compact or Metro 

Floodway / Floodway 
Fringe 

Yes 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan September 26, 2024 

Site Plan (Amended) February 5, 2025 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends suburban neighborhood development of the site.  

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

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

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

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

throughs for longer blocks, are encouraged. 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o If proposed within one-half mile along an adjoining street of an existing or approved 

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

o Should be located at the intersections of arterial streets and should be no closer than 
one mile to another commercial node with one acre or more of commercial uses except 
as reuse of a historic building.  

o Should be limited to an aggregate of 3.5 acres per intersection, with no one corner 
having more than 1.5 acres.  

o Should be limited to areas and parcels with adequate space for required screening and 
buffering.  

o Automotive uses (such as gas stations and auto repair) and uses requiring a distance of 
separation of greater than 20 feet under the zoning ordinance (such as liquor stores, 
adult uses, and drive-through lanes) are excluded. Should not include outdoor display of 
merchandise. 

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Indy Moves Transportation Integration Plan (2018), specifically the IndyMoves PedalIndy 2018 Plan, 
proposes a complete street on-street bike lane along Rockville Road from Lynhurst Drive to Rockville 
Avenue.  
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ZONING HISTORY 
 
 

Zoning History - Vicinity 

2006-ZON-038; 5212 Rockville Road (west of site), Rezoning of 1.683 acres, being from the SU-35 

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

95-Z-163; 5206 Rockville Road (west and north of the site), Rezoning of 13.63 acres, being in the D-A 

and C-5 districts to the SU-35 classification to provide for construction of a 100 by 48-foot equipment / 

administration building, nine to 12 satellite dishes ranging from 12 to 15 feet in diameter and a 100-foot-

tall monopole antenna structure, approved.  

76-Z-21; 5206 Rockville Road (west and north of the site), Rezoning 7.67 acres from the C-3 district to 

the C-5 classification to permit installation and repair of various telephone equipment, approved.  

65-Z-160; Rockville Road and Lynhurst Drive (north of site), Rezoning of 3.64 acres being in A-2 

district to B-6 classification to provide for the construction of a customer service building and garage for 

utility use, approved.  

61-Z-118; Rockville Road and Lynhurst Drive (west of site), Rezoning of 9.3 acre, being in B-6 district, 

to Special Use 42 classification to permit the construction of a Mixing Substation (which induces air into 

natural gas), approved.  

58-Z-67; 5026 Rockville Road (west and north of the site), Rezoning from the A-1 district to B-6 

classification to permit the erection of a Service Center and use thereof by Citizens Gas and Coke Utility, 

approved.  

58-Z-44; Rockville Road and Lynhurst Drive (west of site), rezoning of seven-acre plot of ground being 

in an A-1 district to a B-6 classification to provide for the construction of a Bowling Alley and restaurant, 

approved.  
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EXHIBITS 
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SITE PLAN 
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AMENDED SITE PLAN 
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Photo of the subject site to the right looking north along a private drive to the west of the site. 

 
Photo of the subject site looking north. 
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Photo of the subject site looking east towards the single-family dwellings. 

 
Photo of the subject site looking south. 
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Photo of the subject site looking east towards the single-family dwellings. 

 
Photo of the property west of the site. 
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Photo of the office south of the subject site looking west on Rockville Road. 

 
Photo of the street frontage at the C-3 parcel to the south not included in the request. 
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METROPOLITAN DEVELOPMENT COMMISSION                  January 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-110 
Property Address:  6670 East 38th Street 
Location: Lawrence Township, Council District #9 
Petitioner: Tikal, Inc., by Mitch Sever 
Current Zoning: C-3 (TOD) 

Request: 
Rezoning of 2.37 acres from the C-3 (TOD) district to the C-7 (TOD) 
classification to provide for a building contractor, with outdoor storage of 
equipment and materials. 

Current Land Use: Commercial Office 
Staff 
Recommendations: Denial. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing on this petition. 
 

STAFF RECOMMENDATION 
 

 
Denial. 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: 

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. 

 
 

PETITION OVERVIEW 
 

 
This 2.37-acre site, zoned C-3 (TOD), is comprised of two parcels.  The eastern parcel is developed with 
a commercial use and the remaining acreage is undeveloped.  It is surrounded by railroad right-of-way 
and undeveloped land to the north, zoned D-4 (TOD) and SU-16 (TOD) (indoor and outdoor recreation 
and entertainment), respectively; commercial uses to the south, across East 38th Street, zoned C-7 
(TOD); undeveloped land to the east, zoned SU-16 (TOD); and railroad right-of-way and East 38th Street 
right-of-way to the west, zoned D-4 (TOD).  

170

Item 16.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
There have been seven petitions dating back to 1961 through 2022, including a rezoning and variances 
for commercial development on the eastern parcel.  See Zoning History. The most recent (2022) rezoned 
the site to the C-3 (TOD) district.  
 
REZONING 
 
The request would rezone the site to the C-7 (TOD) (High Intensity Commercial) district to provide for a 
building contractor and outdoor storage of equipment and materials.  “The C-7 District is designed to 
provide specific areas for commercial uses which have unusually incompatible features relative to other 
commercial uses, such as major outdoor storage or display of sizeable merchandise and the outdoor 
parking and storage of trucks, materials or equipment essential to the operation of these uses.  Many of 
these uses generally are not visited by customers, but rather involve service operations from 
headquarters with some on-site fabrication of parts.  The nature of operation or appearance are more 
compatible with industrial than retail commercial activities.  Because of the character and intensity of 
these uses, this district should be appropriately located on major commercial arterial thoroughfares and 
near interstate freeways, but not in close association with those commercial activities involving shopping 
goods, professional services, restaurants, food merchandising, and the like.  Due to the intensity of uses, 
location of this district should never be adjacent to protected districts.” 
 
The Comprehensive Plan recommends community commercial typology for the site. 
 
Recommended land uses in this typology include small- and large- scale offices, retailing, and personal 
or professional services; small- and large- scale schools, places of worship, neighborhood serving 
institutions / infrastructure, and other places of assembly; and small-scale parks. 
 
This request would provide for a commercial C-7 district that is characterized as more compatible with 
industrial uses that include major outdoor storage and display, rather than low intensity commercial uses 
that serve nearby neighborhoods.   
 
The Plan of Operation, file dated November 22, 2024, states that the site would primarily be used for 
storage of equipment and materials, with hours of operation Monday through Saturday from 8:00 a.m. to 
8:00 p.m.  
 
Additionally, this site is located within the Transit Oriented Development (TOD) overlay.  Consequently, 
proposed land uses should enhance and support pedestrian experience and activities.  The proposed 
high intense commercial use would be disruptive of the Comprehensive and TOD plans and would be 
wholly inappropriate for this site and surrounding land uses.  The current C-3 district allows for land uses 
that are supportable of and contribute to the purpose and goals of the TOD overlay. 
 
Site Plan 
 
The initial site plan file dated September 5, 2024, provided for a 22,000-square foot building in the 
undeveloped area to the west of the existing building.  The site plan, file dated October 11, 2024, removes 
the building, leaving the western portion of the site for approximately 81,000 square feet of outdoor 
storage, which would be consistent with the Plan of Operation. 
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Violations 
 
On May 3, 2024, Violation VIO24-003753 was issued, followed by five citations (CIT24-00164, CIT24-
00165, CIT24-00166, CIT24-00167 and CIT24-00168) issued on August 2, 2024. 
 
Violations include:  outdoor storage of junk, trash or debris; outdoor storage of inoperable vehicles; 
outdoor storage of vehicle parts; parking or storage of commercial vehicles; non-permitted use of the 
property for a fleet terminal; outdoor storage of commercial or industrial liquids; vehicle repair; storage of 
portable storage; failure to install sidewalks; parking lot in poor condition; unpaved parking lot; unstriped 
parking lot; no ADA parking spaces; and fence exceeding 42 inches.  
 
Overlays 
 
This site is also located within an overlay, specifically the Transit Oriented Development (TOD).  
“Overlays are used in places where the land uses that are allowed in a typology need to be adjusted. 
They may be needed because an area is environmentally sensitive, near an airport, or because a certain 
type of development should be promoted. Overlays can add uses, remove uses, or modify the conditions 
that are applied to uses in a typology.” 
 
The 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. 
 
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; 
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3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 
private or governmental property, which facility has not been maintained as required by that 
chapter; or 

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

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning C-3 (TOD) 
Existing Land Use Commercial office / undeveloped land 
Comprehensive Plan Community Commercial 
Surrounding Context Zoning Land Use 

North:   D-4 (TOD) / SU-16 (TOD) Railroad right-of-way / undeveloped 
land 

South:    C-7 (TOD) Commercial uses 
East:    SU-16 (TOD) Undeveloped land 

West:    D-4 (TOD) Railroad right-of-way / East 38th 
Street right-of-way 

Thoroughfare Plan 

East 38th Street Primary arterial Existing 92-150-foot right-of-way and 
proposed 88-foot right-of-way. 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay Yes.  Transit-Oriented Development 
Wellfield Protection 
Area No 

Site Plan September 5, 2024 
Site Plan (Amended) October 11, 2024 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

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

Comprehensive Plan 
 

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

Pattern Book / Land Use Plan 
 

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

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

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage.  

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

Purple Line Transit-Oriented Development Strategic Plan (2021). 

This site is located within the Transit Oriented Development Overlay. 
 
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 of a transit stop located at the intersection of East 38th Street and 
Shadeland Avenue, with a District Center typology. 
 
District Center stations are located at the center of regionally significant districts with several blocks of 
retail or office at their core.  Development opportunities include infill and redevelopment, dense 
residential, employment near transit stations, neighborhood retail and a focus on walkability and 
placemaking. 
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Characteristics of the District Center typology are: 
 • A dense mixed-use hub for multiple neighborhoods with tall buildings 
 • Minimum of three stories at core with no front or side setbacks 
 • Multi-family housing with a minimum of five units 
 • Structured parking only with active first floor 
 
Modifications 
 
The Pattern Book also provides guidance related to overlays and whether an overlay adds, modifies, or 
removes the recommended land uses within the base typology.  This site lies within the Transit-Oriented 
Development overlay.  Below are the recommended modifications within this overlay. 
 
 • There are no added uses or removed uses. 

• Development of small- and large- offices, retailing, and personal or professional services and 
large-scale schools, places of worship, community serving institutions / infrastructure and other 
places of assembly “should be supportive of pedestrian activity (e.g. compact, connected to a 
pedestrian system, no more than one third of the frontage used for parking). 

• Bollards or other vehicular barriers should be present in small-scale parks.  
 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

 
• The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 

classifications and different infrastructure elements of roadways within a defined area.”   
• The following listed items describe the purpose, policies and tools: 
 

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

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

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

2022-ZON-094; 6670 East 38th “Street, rezoned 2.63 acres from the D-4 (TOD) and C-3 (TOD) districts 
to the C-3 (TOD) district to provide for neighborhood commercial development, approved. 
 
2021-ZON-113; 6670 East 38th Street, requested rezoning of 2.63 acres from the D-4 and C-3 districts 
to the C-S classification, withdrawn. 
 
97-Z-124; 6670 East 38th Street, requested rezoning of 0.51 acre from the D-4 District to the C-3 
classification to provide for neighborhood commercial, approved. 
 
95-UV3-18; 6670 East 38th Street, requested a variance of use and development standards of the 
Dwelling Districts Zoning Ordinance to provide for the construction of an automobile body repair and paint 
business, with a 32-square foot pole sign, and with the bottom of the sign face having a ground clearance 
of six feet, granted. 
 
75-UV3-102; 6670 East 38th Street, requested a variance of use and development standards to permit 
the sales and service of sailboats and accessories in an existing residence, with a pole sign and chain 
link fence, granted. 
 
73-UV2-153; 6670 East 38th Street, requested a variance of use of the Dwelling Districts Zoning 
Ordinance to permit an existing residence to be used as a residence and show room for the sale of 
recliner chairs, with a setback variance and with off-street parking located in the required transitional 
yard, granted. 
 
61-V-711; 6670 East 38th Street, requested a one-year extension of the approved temporary permit for 
the continued operation of an open-air auto sales lot, granted. 
 
VICINITY 
 
2009-ZON-012; 6690 East 38th Street (east of site), requested rezoning of 0.5 acre, from the D-4 
District, to the SU-16 classification to provide for indoor or outdoor commercial recreation uses, 
approved. 
 
2006-ZON-135; 6680 East 38th Street and 3828 Elizabeth Street (east of site), requested rezoning of 
2.57 acres from D-4 to SU-16, approved. 
 
94-Z-154 / 94-CV-22; 6729-6747 East 38th Street (east of site), requested rezoning of 0.35 acre, being 
in the D-3 and C-4 Districts, to the C-4 classification to provide for commercial retail uses  and a variance 
of development standards of the Commercial Zoning Ordinance to legally establish five existing buildings, 
parking, maneuverability areas with reduced setbacks without landscaping, unpaved parking within the 
right-of-way of Elizabeth Street, outdoor display of merchandise within the required front yard and a 132-
square foot pole sign with a reduced setback from East 38th Street, approved and granted. 
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94-UV3-30; 6710 East 38th Street (east of site), requested a variance f use of the Commercial Zoning 
Ordinance to provide for outdoor automobile sales, rental and display, denied. 
 
91-UV3-6; 6729 East 38th Street (east of site), requested a variance of use to permit a variety store 
within an existing building and a variance of development standards of the Sign Regulations to legally 
establish the existing sign, granted. 
 
91-UV2-84; 6685 East 38th Street (west of site), requested variance of use of the Dwelling Districts 
Zoning Ordinance to permit an automobile repair garage within an existing building, approved. 
 
84-UV2-53; 6667 East 38th Street (east of site), requested variance of use and development standards 
to provide for the additional use of the property for the sales and service of trucks and truck equipment, 
approved. 
 
82-UV3-118; 6667 East 38th Street (east of site), requested a variance of use and development 
standards of the Commercial Zoning Ordinance to permit a wrecker service with storage and motor 
vehicle repair, related to a motorcycle repair shop, denied. 
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EXHIBITS 
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Site Plan – September 5, 2024 
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Site Plan – October 11, 2024 
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View looking east along East 38th Street 

 

 
View of site looking northwest across East 38th Street 
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View of site looking northwest across East 38th Street 

 

 
View of adjacent property to the east looking north 
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View of property looking southwest across East 38th Street to the south  

 
 

 

184

Item 16.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

METROPOLITAN DEVELOPMENT COMMISSION         Feburary 20th 2025 
HEARING EXAMINER 
 

 

Case Number: 2025ZON002 
Property Address:  6120 East Thompson Road (Approximate Address) 
Location: Franklin Township, Council District #24 
Petitioner: Thompson and Commerce Properties, LLC by Richard Henderson 
Current Zoning: D-P 

Request: Rezoning of 4.732 acres from the D-P (FF) district to the D-6 (FF) district to 
provide for residential uses. 

Current Land Use: Commerical 
Staff 
Recommendations: Approval 

Staff Reviewer: Desire Irakoze, Principal Planner II 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval with the following commitment.  

1. Prior to ILP petitioner receive administrative approval for site plan review. 
 

PETITION OVERVIEW 
 

 

LAND USE 

The 4.73-acre subject site is part of the South of The Villas at Franklin Crossing Subdivision 
within the Poplar Grove Neighborhood.  Thompson Park is located to the southeast of the 
property. 

The surrounding zoning designations and land uses are as follows: 

North: Zoned D-A Residential Use / The Villas at Franklin Crossing 
South: Zoned D-P Commerical Use Residential Use /  (CVS Drug) (Belmont Subdivion) 
East: Zoned D-P Commerical Use/ (Franklin Corners Strip Mall) 
West: Zoned C-3 Commerical Use / Gas Station, Medical Office & Franklin Township 

Chapel 
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REZONING REQUEST 

This petition would rezone this site from the D-P Planned Unit Development District to the D-6 
(Dwelling District Six)  to allow the development of Five (5) multi-unit buildings with a total of 23 
dwelling units. The density of the development (4.86 units per acre).  

This area was frist developed in the 2000 (2000ZON032/2000DP007), when the areas was 
rezoned form D-A to D-P Planned Unit Development Plan that allowed for a mix of residential and 
retail development.  

The Comprehensive Plan so this area as Community Commerical, this project fits the overall 
theme of the previsouly approved development plan desired mix of commerical and residential; 
uses.  

The Site plan review by staff has elements of non complaince to the zoning ordinance such as 
dead end streets and lack of ammenities. If rezoning petition is approved staff would request.  

1. Prior to ILP petitioner receive administrative approval for site plan review. 

Zoning District Overview: 

D-P (Planned Unit Development District): Which is predominantly residential in nature, but 
may include supportive commercial or industrial development. the D-P requires metropolitan 
development commission approval of all uses, site and development plans. creative site 
planning, variety in physical development, and imaginative uses of open space are objectives to 
be achieved in a D-P district. 

D-6 (Dwelling District Six): Which permits medium intensity residential development of a 
variety of housing types: multifamily dwellings, triplex, fourplex, two-family and single-family 
attached dwellings. the district is intended for developments in suburban areas well served by 
major thoroughfares, sanitary sewers, and school and park facilities with a typical density of 6 to 
9 residential units per acre.  

 
 
GENERAL INFORMATION 

 
Existing Zoning D-P 
Existing Land Use undeveloped 
Comprehensive Plan Community Commercial 
Surrounding Context Zoning Land Use 

North:   D-A Residential Use  
South:    D-P Commercial Use 

East:    D-P Commercial Uses, Residential 
West:    C-3 Residential Use 

Thoroughfare Plan 
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 East Thompson Road 
 

South Arlington Avenue 

Primary Arterial 
 
Primary Arterial 

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

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

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

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends: 
 

• The Office Commercial typology provides for single and multi-tenant office buildings. It is 
often a buffer between higher intensity land uses and lower intensity land uses. Office 
commercial development can range from a small freestanding office to a major employment 
center. This typology is intended to facilitate establishments such as: 

 
 Medical and Dental Facilities, Education Services, Insurance, Real Estate, Financial 

Institutions, Design Firms, Legal Services, Hair and Body Care Salons.  
 

o Conditions for All Land Use Types 
o All land use types except small-scale parks and community farms/gardens in this 

typology must have adequate municipal water and sanitary sewer. 
 

o All development should include sidewalks along the street frontage. 
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o Master-planned developments in excess of 2 acres should include pedestrian 
amenities for passive and active recreation internal to the development. 
 

• 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, Public Gathering Spaces. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site.  
 

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

SUBJECT SITE  

2001ZON823/2001APP823/2001PLT832 (2001DP005); 6040 East Thompson Road; 
requests a rezoning of 17.346 acres from D-P to D-P to provide for 41, two-family residential 
lots, and a modification of development statement, related to petition 2000-ZON-032 (2000-
DP-007), to provide for: 

o 82 dwelling units (76 dwelling units approved by the development statement), with 
minimum main floor livable space between 1,300 square feet (minimum main floor 
livable space between 1,050 square feet approved by the development statement), 

o all dwelling units with an attached garage capable of storing at least two vehicles (75-
percent of the dwelling units shall have an attached garage capable of storing at least 
two vehicles and 25-percent of the dwelling units may construct a garage to store one 
vehicle approved by the development statement), 

o eliminate paragraph II-A-2, both access points on Arlington Avenue and Thompson 
Road for the connector street with a boulevard design with landscape islands, 

o eliminate paragraph II-A-3, a residential boulevard street incorporating landscaping 
islands and landscaping along either side of the connector,  

o eliminate paragraph II-A-4, the connector street with a 70-foot maximum right-of-way 
and a 34-foot maximum pavement width.   

o Plat Request: Subdivision approval of 17.349 acres into 41 lots. 
2000-ZON-032 (2000-DP-007); 6040 East Thompson Road Rezone 32.26 acres from the 
D-A to DP to provide for two-family residential development, multi-family residential 
development for seniors, offices, and neighborhood service and retail development. 
Approved 

VICINITY 

2023ZON038; 6041 East Thompson Road (South of Subject Site) Rezoning of 3.40 acres 
from the C-S and D-P districts to the C-3 district to provide for a neighborhood commercial 
development. Approved  
2007ZON848/2007VAR848; 6041 East Thompson Road (South of Subject Site), Rezoning 
of 1.5 acres, from the D-P District, to the C-S classification to provide for the following uses: 
A single family dwelling, all C-3 uses, temporary seasonal retail sales, retail sale of a 
lawnmower, ATVS, Scooters, and detached accessory buildings, with a 2,475-square foot 
outdoor display area and three accessory buildings on display at one time. 
Variance of Development standards of the Commercial Zoning Ordinance to Legally Establish 
a 3,430-square foot gravel parking lot (paved and striped parking required) with a zero-foot 
east side setback (minimum 15ft east transitional side yard required). Approved.  
97-Z-107/97-DP-6; 6401 East Thompson Road, request rezoning of 100 acres, being in the 
D-A District, to the DP classification to provide for a planned unit development, consisting of 
a 320-lot single-family residential development at 3.2 units per acre and an 8-acre park. 
Approved.  
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97-Z-132 /97-DP-8; 6001 East Thompson Road (South of Subject Site), Request a rezoning 
of 73.27 acres, being in the D-A District, to the DP Classification to provide for 3 existing 
residences, a 94- lot single-family residential development, 49 one story fourplexes, and C-1 
or C-3 uses, Approved.  
99-Z-113/99-DP-20; 4501 South Arlington Avenue, Request rezoning of 25.8 acres from D-
A to DP to provide for two-family residential development. Approved. 
98-CP-21-Z; 4727 South Arlington Avenue (North of Subject Site), request rezoning of 
17.70 acres, being in the D-A District, to the D-3 classification to provide for single-family 
residential development, Approved.  
91-Z-13; 4410 South Arlington Avenue, request rezoning of 28.62 acres, being in the D-A 
District, to the D-3 classification to provide for single-family residential development. 
Approved. 
72-Z-135; 4500-500 South Arlington Avenue, request rezoning of 160 acres, being in the 
A-2 district, to the D-3 classification to provide for single-family residential development. 
Approved. 
73-Z-281; 4902 South Arlington Avenue (East of Subject Site), request rezoning of 8.69 
acres, being in D-3 district to C-3 classification for convenience shopping center including 
branch bank. 
73-Z-282; 4902 South Arlington Avenue (East of Subject Site), request to rezone 0.92 acres 
from D-3 to C-3  
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EXHIBITS 
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PHOTO EXHBITS 

  
On Subject Site looking at Villas Sub On Subject Site looking at Villas Sub 

  
Subject property Vacant Looking towards commercial property 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-ZON-003 

Property Address:  7420 North Shadeland Avenue (Approximate Address) 

Location: Lawrence Township, Council District #3 

Petitioner: Shane Ellison 

Current Zoning: C-1 

Request: 
Rezoning of 1.15 acres from the C-1 district to the C-7 district to provide for a 
commercial and building contractor business. 

Current Land Use: Commercial Contractor Business 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request. 

If approved against staff’s recommendation, approval shall 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. A 56-foot half right-of-way shall be dedicated along the frontage of Shadeland Avenue, as per the 

request of the Department of Public Works (DPW), Engineering Division. Additional easements shall 

not be granted to third parties within the area to be dedicated as public right-of-way prior to the 

acceptance of all grants of right-of-way by the DPW. The right-of-way shall be granted within 60 days 

of approval and prior to the issuance of an Improvement Location Permit (ILP). 

.  

 

PETITION OVERVIEW 
 

 
LAND USE 

The 1.15-acre site is developed with a commercial building, accessory structure, and associated parking 

areas in front and behind the primary building.  

 

195

Item 18.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
It is subject to a zoning violation, VIO24-009392, that includes violations for the failure to obtain sign 

permits, a sign in the right-of-way, prohibited signs on site, outdoor storage of construction/demolition 

debris, tires and miscellaneous vehicle parts on site, storage of inoperable vehicles without valid license 

plates, unpermitted construction contractor use, storage of vehicles not permitted in the C-1 district, 

unenclosed dumpster, deficient parking area, and unmanaged sidewalks, pedestrian ways interior access 

or parking areas.  

A few of these violations appear to have been addressed at the time of staff’s site visit, but the violation 

has not closed them out while others are still present on site.  

The site is bordered to the north and south by offices, zoned C-1, a commercial shopping strip to the east 

across Shadeland Avenue, zoned C-4, and single-family dwellings to the west across I-465, zoned D-2.  

REZONING 

The request would rezone the property from the C-1 district to the C-7 district to provide for a commercial 

and building contractor business. 

The C-1 District is designed to perform two functions: act as a buffer between uses, and provide for a 

freestanding area that office uses, compatible office-type uses, such as medical and dental facilities, 

education services, and certain public and semipublic uses may be developed with the assurance that 

retail and other heavier commercial uses with incompatible characteristics will not impede or disrupt. 

Since the buildings for office, office-type and public and semipublic uses are typically much less 

commercial in appearance, landscaped more fully and architecturally more harmonious with residential 

structures, this district can serve as a buffer between protected districts and more intense commercial or 

industrial areas/districts - if designed accordingly. This district, with its offices and other buffer type uses, 

may also be used along certain thoroughfares where a gradual and reasonable transition from existing 

residential use should occur. 

The C-7 District is designed to provide specific areas for commercial uses which have unusually 

incompatible features relative to other commercial uses, such as major outdoor storage or display of 

sizeable merchandise and the outdoor parking and storage of trucks, materials or equipment essential to 

the operation of these uses. Many of these uses generally are not visited by customers, but rather involve 

service operations from headquarters with some on-site fabrication of parts. The nature of operation or 

appearance are more compatible with industrial than retail commercial activities. Because of the 

character and intensity of these uses, this district should be appropriately located on major commercial 

arterial thoroughfares and near interstate freeways, but not in close association with those commercial 

activities involving shopping goods, professional services, restaurants, food merchandising, and the like. 

Due to the intensity of uses, location of this district should never be adjacent to protected districts.  

DEPARTMENT OF PUBLIC WORKS 

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

conveyance of a 56-foot half right-of-way along Shadeland Avenue. This dedication would also be 

consistent with the Marion County Thoroughfare Plan. 
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STAFF ANALYSIS 

The grant of the request would introduce the most intense commercial district to an area comprised of 

low to medium commercial districts. The block west of Shadeland Avenue is recommended for office 

commercial development by the Comprehensive Plan. The entire block is zoned C-1 except for the corner 

lot at 75th and Shadeland Avenue that is zoned C-S.  

A variety of zoning districts can be seen east of Shadeland Avenue that range between C-1, C-4, D-P, 

SU-1, and SU-34.  

Staff determined that rezoning to the C-7 district to provide for a commercial and building contractor 

business, more specifically a masonry contractor, would be inappropriate in an area designated for 

office use. Furthermore, no other high intense commercial districts are in the immediate area. Approval 

of the request would not align with the context of the surround area.  

Staff had concerns with the disorderly outdoor storage of materials on site and would not support the 

materials being located near the Blue Creek Stream along the western property boundary that requires 

a 50-foot stream protection corridor along both sides of the top of bank.   

The petitioner was informed that a sign permit would be needed for the sign on the western façade of 

the shed that faces the interstate if one has not already been applied for.  

Although the C-7 district would allow for the intended use on site, it is not an appropriate district at this 

location. Instead, the existing C-1 district is most appropriate and aligns with the office commercial 

recommendation of the Comprehensive Plan.  

For these reasons, staff recommends denial of the request.  

GENERAL INFORMATION 

 

Existing Zoning C-1 

Existing Land Use Commercial Contractor Business 

Comprehensive Plan Office Commercial 

Surrounding Context Zoning Land Use 
North:   C-1 Offices 

South:    C-1 Offices 

East:    C-4 Commercial Shopping Strip 

West:    D-2 
 I-465 and Residential (Single-family 
dwellings) 

Thoroughfare Plan 

Shadeland Avenue Primary Arterial Street 
112-foot proposed right-of-way and 
100-foot existing right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 
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Wellfield Protection 
Area 

No 

Site Plan January 14, 2025 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends office commercial 
development of the site.  

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

• Conditions for All Land Use Types 
o All land use types except small-scale parks and community farms/gardens in this 

typology must have adequate municipal water and sanitary sewer. 
o All development should include sidewalks along the street frontage. 
o Master-planned developments in excess of 2 acres should include pedestrian amenities 

for passive and active recreation internal to the development. 
 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o Appropriate as a primary use only in major employment centers.  
o Outdoor display of merchandise should be limited.  
o If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 

not recommended.  
o Should be located along an arterial or collector street.  
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o If proposed within one-half mile along an adjoining street of an existing or approved 

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

• The request would not align with this recommendation. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• The Indy Moves Transportation Integration Plan (2018) proposes a complete street off-street multi-
use path from Johnson Road/Fall Creek to Hague Road/82nd Street.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2008-DV2-006; 7420 Shadeland Avenue (subject site), Variance of development standards of the 

Commercial Zoning Ordinance to provide for the construction of a two-story, 14,000 square-foot office 

building, and to provide for an existing 3,000 square-foot office building to remain during construction of 

the new building with sixteen off-street parking spaces (minimum 60 parking spaces required), 

withdrawn.  

81-Z-4; 7305 North Shadeland Avenue (along street frontage of subject site), rezoning of 46.57 acres, 

being in the D-P district, to the C-1 classification, to provide for office use, approved.  

71-Z-228; 7100 to 7500 North Shadeland Avenue (subject site), Rezoning of 20.06 acres from A-2 

district to C-1 classification to provide for Commercial Use, approved.  

Zoning History – Vicinity 

85-Z-49; 7321 North Shadeland Avenue (east of site), Rezoning of 3.56 acres, being in the C-1 and C-

4 districts, to the C-4 classification, to provide for retail commercial development, approved.  

81-Z-3; 7405 North Shadeland Avenue (east of site), Rezoning of 13.85 acres, being in the D-P district, 

to the C-4 classification, to provide for retail commercial development, approved.  

73-Z-234; 7401 North Shadeland Avenue (east of site), Rezoning of 108.5 acres, being in an A-2 district 

to D-P classification to provide for a Planned Unit Development Community, consisting of apartments, 

condominiums, detached cluster housing, conventional platted lots, recreation areas, commercial 

development, and an office park, as per plans filed, approved.  
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EXHIBITS 
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Subject site street frontage looking south along Shadeland Avenue. 

 
Photo of the subject site. 
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Photo of the front parking area and offices north of the site. 

 
Commercial shopping strip east of the site.  
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Northern property boundary looking west.  

 
Photo of the rear parking area.  
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Photo of the existing outdoor storage of materials.  

 
Proximity of outdoor storage in relation to the Blue Creek Stream.  
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Photo of Blue Creek Stream and interstate in the background.  

 
Photo of what appears to be the start of a perimeter fence and enclosed dumpster at the rear.  
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PETITION HISTORY 

STAFF RECOMMENDATION 

PETITION OVERVIEW 

 

 
 

Case Number: 2024CZN835 / 2024CVR835 

Property Address: 789 and 792 Edgemont Avenue (Approximate Address) 
Location: Center Township, Council District #12 
Petitioner: Church of Christ Holiness USA., Inc. by Joseph Phillips 
Current Zoning: D-5 (W-5) 
 
 

 
Request: 

Rezoning of 0.81-acre from the D-5 (W-5) district to the SU-1 (W-5) district to 
provide for religious uses. 
Variance of use and development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 7.6-foot-tall internally illuminated pylon 
sign, within 40 feet of a dwelling district (pylon sign not permitted within 600 
feet of a dwelling district, illuminated sign not permitted within 50 feet of a 
dwelling district). 

Current Land Use: Church 
Staff 
Recommendations: Split 

Staff Reviewer: Desire Irakoze, Principal Planner II 
 

This is the first public hearing for this petition. 
 

 
Staff recommends approval of the rezoning request. 
Staff also recommends approval of the development standards variance for a pylon sign 
located 24 feet from a dwelling district.  
However, Staff recommends denial of the variance request for an internally illuminated sign.  

 

 
LAND USE 

 
The 0.45-acre subject site, located at 792 Edgemont Ave, is currently vacant land within the 
Allen’s 2nd North Addition. The adjacent property at 789 Edgemont Ave is occupied by the Church 
of Christ Holiness USA. Both sites are situated in the Near NW- Riverside neighborhood. 

METROPOLITAN DEVELOPMENT COMMISSION 
HEARING EXAMINER 

February 20, 2025 
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The surrounding zoning designation and land use are as follows. 
 

North: Zoned D-5 Residential use (Single-family dwelling units). 
South: Zoned PK-2 Park and Open Space (Watkins Park, a Community Park). 

East: Zoned PK-2 Park and Open Space (The Flanner House) 
West: Zoned D-5 Residential Use (Single-family dwelling units). 

STAFF ANALYSIS 
 
REZONING REQUEST 

 
This petition seeks to rezone the site located at 792 Edgemont Ave from the D-5 (Dwelling 
District Five) (W-5) district to the SU-1 (Special Use District On) (W- 5) district to allow for 
religious use. 
 
The proposed rezoning aligns with the comprehensive plan, which designates this area for 
Dwellings 3.5 - 5 Units per Acre otherwise Suburban Neighborhood Typology. This 
typology permits among others: 

• Small-Scale Schools 
• Places of Worship 
• Neighborhood-Serving Institutions/ Infrastructure 
• Other Places of Assembly. 

 
Rezoning to allow a place of worship is consistent with the intended use and goals of the pattern 
book. Additionally, with four existing places of worship in the neighborhood, this use is compatible 
with the area. 

 
Zoning District Overview: 

• D-5 (Dwelling District Five): Intended for medium intensity residential development at a 
typical density of 4.5 units per acre and is not intended for suburban use. Designed for 
urban, built-up areas of the Community using a rectilinear development pattern to achieve 
the fine grain of accessibility requisite for all modes of travel. Complete urban public and 
community facilities are required. 

• SU-1(Special Use District One): Which permits religious uses. 
• W-5 (Wellfield Protection District Five): Which is a secondary zoning district that overlays the 

primary zoning district. W-5 indicates a five-year time-of-travel protection area around a municipal 
water wellfield. 

VARIANCE REQUESTS 
 

Request 1: To provide for a 7.6-foot-tall pylon sign. 
 

Ordinance: According to the Zoning Ordinance Table 744-906-12. A. “No Freestanding Pylon Sign 
shall be permitted within 600 feet of a Dwelling District.” 

 

Findings of Fact: 
 

1. The grant will not be injurious to the public health, safety, morals, and general 
welfare of the community because: 
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a. The presence of three existing pylon signs on this street indicates that granting 
tis request would not cause harm. 

2. The use or value of the area adjacent to the property included in the variance will 
not be affected in a substantially adverse manner because:  

a. Places of worship commonly have pylon signs, and their presence in residential 
districts is permitted. This variance would not substantially impact surrounding 
property values.  

3. The strict application of the terms of the zoning ordinance will result in practical 
difficulties in the use of the property because: 

a. The ordinance subjects all special-use districts to the same distance restrictions, 
even when an SU-1 district is often interwoven with dwelling districts, creating 
unnecessary hardship. 

Staff recommendation:  

Approval of the pylon sign within 24 feet of a dwelling district, given the presence of similar 
signs in the area and the integration of SU-1 districts within residential districts. 

 
Request 2: To allow an internal illuminated sign within 50 feet of a dwelling district. 

 
Ordinance:  According to Zoning Ordinance Table 744-906-12. F. states: “No illumination 
permitted on signs within 50 feet of a protected district.” 

1. The grant will not be injurious to the public health, safety, morals, and general 
welfare of the community because: 

a. Granting this variance will be injurious as, this ordinance is intended to protect 
public welfare by preventing light pollution, which could negatively impact nearby 
residents. 

 
2. The use or value of the area adjacent to the property included in the variance will 

not be affected in a substantially adverse manner because: 
a.  Granting this variance would adversely affect adjacent properties by allowing 

light pollution and trespass, which would disturb use and enjoyment. 
 

3. The strict application of the terms of the zoning ordinance will result in practical 
difficulties in the use of the property because: 

a. Strict application will not result in practical difficulties, as the applicant can still use 
a non-illumination sign. No justification has been provided to demonstrate that the 
need for the illumination sign outweighs potential harm. 

 

 

 

 

 

 210

Item 19.



METROPOLITAN DEVELOPMENT COMMISSION 
Division of Planning 

Current Planning 

 

GENERAL INFORMATION 
 

Existing Zoning D-5 
Existing Land Use Church 
Comprehensive Plan Dwellings 3.5 - 5 Units per Acre /Special Use 
Surrounding Context Zoning Land Use 

North: D-5 3.5-5 Units per acre 
South: PK-1/ PK-2 Park and Open Space 

East: PK-2 Park and Open Space 
West: D-5 3.5-5 Units per acre 

Thoroughfare Plan 
Edgemont Ave 

Franklin Pl Local Street 
Local Street 

48-foot proposed right-of-way 
48-foot proposed right-of-way 

Context Area Compact 
Floodway / Floodway 
Fringe No 
Overlay No 
Wellfield Protection 
Area Yes, White River- W5 
Site Plan 08/21/2024 
Site Plan (Amended) 1/21/2025 
Elevations 1/21/2025 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 1/21/2025 
Findings of Fact 
(Amended) N/A 
C-S/D-P Statement N/A 
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Pattern Book / Land Use Plan 

Red Line / Blue Line / Purple Line TOD Strategic Plan 

Neighborhood / Area Specific Plan 

Infill Housing Guidelines 

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

 
 
 

 

• Marion County Land Use Plan Pattern Book (2019) 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends Suburban 
Neighborhood Typology (Dwellings 3.5 - 5 Units per Acre) and Special Use for the subject site. 

• Small-Scale Schools, Places of Worship, Neighborhood-Serving Institutions/ Infrastructure, 
and Other Places of Assembly. 

“If proposed within one-half mile along an adjoining street of an existing or approved residential 
development, then connecting, continuous pedestrian infrastructure between the proposed site 
and the residential development (sidewalk, greenway, or off-street path) should be in place or 
provided.” 

o The rezoning of the property into a place of worship aligns with the intended use and 
goals of the pattern book. The addition of a church use aligns with the existing 
neighborhood as there are four places of warship within the neighborhood. 

 

 
• Not Applicable to the Site. 

 

 
• Not Applicable to the Site. 

 

 
• Not Applicable to the Site. 

 

Comprehensive Plan 
COMPREHENSIVE PLAN ANALYSIS 

212

Item 19.



METROPOLITAN DEVELOPMENT COMMISSION 
Division of Planning 

Current Planning 

 

ZONING HISTORY 
 

 
Zoning History – N/A 

Zoning History 
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EXHIBITS 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

Photos Exhibit 

  
Looking across Edgemont Avenue at the rezoning subject site The front of the church 

  
  

 

 

Looking across Edgemont Avenue towards the church  
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\fof-use.frm   2/23/10 

Petition Number  
 
 

METROPOLITAN DEVELOPMENT COMMISSION  
HEARING EXAMINER 

METROPOLITAN BOARD OF ZONING APPEALS, Division  
OF MARION COUNTY, INDIANA 

 
PETITION FOR VARIANCE OF USE 

 
FINDINGS OF FACT 

 
1.  THE GRANT WILL NOT BE INJURIOUS TO THE PUBLIC HEALTH, SAFETY, MORALS, AND 
GENERAL WELFARE OF THE COMMUNITY BECAUSE 
 
 
 
 
 
2.  THE USE AND VALUE OF THE AREA ADJACENT TO THE PROPERTY INCLUDED IN THE 
VARIANCE WILL NOT BE AFFECTED IN A SUBSTANTIALLY ADVERSE MANNER BECAUSE 
 
 
 
 
 
3. THE NEED FOR THE VARIANCE ARISES FROM SOME CONDITION PECULIAR TO THE 
PROPERTY INVOLVED BECAUSE 
 
 
 
 
 
4.  THE STRICT APPLICATION OF THE TERMS OF THE ZONING ORDINANCE CONSTITUTES 
AN UNUSUAL AND UNNECESSARY HARDSHIP IF APPLIED TO THE PROPERTY FOR WHICH 
THE VARIANCE IS SOUGHT BECAUSE 
 
 
 
 
 
5. THE GRANT DOES NOT INTERFERE SUBSTANTIALLY WITH THE COMPREHENSIVE PLAN 
BECAUSE 
 
 
 
 
 
 DECISION 
 
IT IS THEREFORE the decision of this body that this VARIANCE petition is APPROVED. 
 
Adopted this  day of  , 20  
 
   

   

   

 

The variance being requested is for an internal illumninated sign with LED lamps, thus eliminating the need for overhead power lines,

polls or an additional electrical stand alone power soure. Power supply for said sign is a 20 amp circuit, 120 volts, 1.2 amps

power source emanating from the chruch.

Said sign will be installed ten feet of the main sidewalk in front of said church. With this set back complience, should variance be granted

the sign will not affecte the value of the area adjacent to the property in any manner. 

Current zoning codes restrict use of a lighted sign in the area. 

With out a variance the petitioner will not be able to experience the full intended us of the new sign, should permission not 

be granted for use of an internal illuminating LED light sign. 

No construction, other than the installation of a 7'6" internal illuminated LED lamp sing is being requested. 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-CPL-852 / 2024-CVR-852 
Property Address:  1217 East 88th Street 
Location: Washington Township, Council District #2 

Petitioner: Drew Dawson, Jocelyn Dawson, Michael Land, Jasmine Land, Warner 
Moses, and Lynne Moses, by Michael Rabinowitch 

Current Zoning: D-2 

Request: 

Approval of a Subdivision Plat to be knows as Nora Woods II, dividing 1.84 
acres into four lots. 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for one, single-family detached dwelling on 
each of the four proposed lots, without public street frontage (minimum 40 
feet of street frontage on each lot required).  

Current Land Use: Vacant accessory building. 

Staff 
Recommendations: 

Approval of the Subdivision Plat (Nora Woods II). 
Denial of the Variance of Development Standards 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing on this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends that the Hearing Examiner approve and find that the plat, file dated December 2, 2024, 
complies with the standards of the Subdivision regulations, subject to the following conditions: 
 
1. That the applicant provides a bond as required by Section 741-210, of the Consolidated Zoning 

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

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

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

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

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

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

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

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

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

Hearing Examiner. 
 
 

PETITION OVERVIEW 
 

 
This 1.84-acre site, zoned D-2, is developed with an accessory building that would be demolished.  It is 
surrounded by single-family dwellings to the north and east, zoned D-2; commercial uses to the south, 
zoned C-3 (TOD); and the Monon Trail to the west, zoned D-2. 
 
PLAT 
 
Site Plan 
 
The request would provide for a subdivision plat known as Nora Woods II that would divide the parcel 
into four lots, each developed with a detached single-family dwelling. 
 
Streets 
 
All four lots would be served by a private drive along East 88th Street located within an easement that 
would also include a 30-foot utility easement in the northern portion of the drive.  There would be a cul-
de-sac at the terminus of the drive that would serve as access to the proposed four lots. 
 
Sidewalks  
 
Sidewalks do not exist but would be required as development occurs  A Performance Bond would also 
be required during the platting process. 
 
Waivers 
 
None requested. 
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VARIANCE OF DEVELOPMENT STANDARDS 
 
The request would provide for one, single-family detached dwelling on each of the four proposed lots, 
without public street frontage when the Ordinance requires a minimum 40 feet of street frontage on each 
lot. 
 
A purpose of required feet street frontage of a public street is related to the safety of the residences and 
the ability of emergency vehicles to easily locate and gain access to individual dwellings.  The petitioner 
has agreed to place an incidental sign that would include addresses at the entrance drive along East 88th 
Street that would identify each of the proposed single-family dwellings and a cul-de-sac with appropriate 
maneuverability, but staff continues to support the provisions and purposes of the Ordinance. 
 
Staff believes that two lots on this site would be supportable but four lots increases safety concerns of 
the residents. 
 
GENERAL INFORMATION 

 
Existing Zoning D-2 
Existing Land Use Vacant accessory building 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   D-2  
Single-family dwelling 

South:    C-3 (TOD) Commercial uses 
East:    D-2 Single-family dwelling 

West:    D-2 Monon Trail 
Thoroughfare Plan 

East 88th Street Local Street Existing 44-foot right-of-way and 
proposed 50-foot right-of-way. 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan December 2, 2024 (Plat) 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

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

Comprehensive Plan 
 

• Not Applicable to the Site. 

Pattern Book / Land Use Plan 
 

Not Applicable to the Site.  
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

 
• The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 

classifications and different infrastructure elements of roadways within a defined area.”   
• The following listed items describe the purpose, policies and tools: 
 

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

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

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

67-Z-57; East 91st Street to East 87th Street, requested rezoning of 18.75 acres being in the A-2 district 
to the D-7 classification to provide for the construction of apartments, undecided. 
 
VICINITY 
 
84-Z-192 / 84-CV-24; 1420 East 86th Street (south of site), requested rezoning of 11.29 acres being in 
the D-2, C-3 and C-4 districts to the C-3 classification to provide for the reconstruction of a new retail 
commercial center and a variance of development standards to reduce the number of required parking 
spaces, approved and granted. 
 
73-Z-215; 1439 East 86th Street (west of site), requested rezoning of 0.66 acre, being in the SU district 
to the C-4 classification to provide for commercial uses, approved. 
 
67-Z-58; North of 86th Street and East of the Monon Trail (south of site), requested rezoning of 3.50 
acres being in the A-2, B-2, B-6 and I-2-U districts to the B-2 classification to provide for commercial 
uses, approved. 
 
67-Z-2; 1650 East 86th Street (south of site), requested rezoning of 2.36 acres, being in the A-2 district 
to the B-2 classification to provide for retail sales and personal service shops, approved. 
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EXHIBITS 
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View looking southwest into site from East 88th Street 

 

 
View looking north along Nora Woods Drive 
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View looking east along East 88th Street 
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METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2024-CZN-856 / 2024-CVR-856 
Property Address:  7200 Brookville Road 
Location: Warren Township, Council District #20 
Petitioner: Gerald Cowan 
Current Zoning: D-2 

Request: 

Rezoning of 1.675 acres from the D-2 (FW) district to the C-7 (FW) 
classification to provide for truck parking. 
Variance of development standards and a Special Exception of the 
Consolidated Zoning and Subdivision Ordinance to provide for a commercial 
parking lot, with zero-foot front and rear yard transitional yard setbacks, no 
landscaping along the front and rear transitional yards, and no interior 
landscaping (minimum 9% of lot covered with landscaping required, minimum 
10-foot front and rear yard transitional yards required, minimum one tree per 
35 feet of street frontage required, minimum three large shrubs per 35 feet of 
street frontage required). 

Current Land Use: Floodway 
Staff 
Recommendations: Denial 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing on this petition. 
 

STAFF RECOMMENDATION 
 

 
Denial.  If approved, staff would request that approval be subject to the following commitments being 
reduced to writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 

1. A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 
submitted for Administrator Approval prior to preliminary plat approval and prior to any site 
preparation activity or disturbance of the site.  This plan shall, at a minimum: a) indicate proposed 
development; b) delineate the location of the existing trees, c) characterize the size and species 
of such trees, d) indicate the wooded areas to be saved by shading or some other means of 
indicating tree areas to be preserved and e) identify the method of preservation (e.g. provision of 
snow fencing or staked straw bales at the individual tree's dripline during construction activity).  
All trees proposed for removal shall be indicated as such. 
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2. 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. 

 
 

PETITION OVERVIEW 
 

 
This 1.675-acre site, zoned D-2, is undeveloped floodway surrounded by floodway to the north, zoned 
D-2 (FW); floodway to the south, across Brookville Road, zoned I-1 (FW); commercial uses to the east, 
across Shortridge Road, zoned D-2 (FF); and commercial uses to the west, zoned D-2 (FW). 

REZONING 
 
The request would rezone the site from the D-2 district to the C-7 (High Intensity Commercial) district.  
“The C-7 District is designed to provide specific areas for commercial uses which have unusually 
incompatible features relative to other commercial uses, such as major outdoor storage or display of 
sizeable merchandise and the outdoor parking and storage of trucks, materials or equipment essential to 
the operation of these uses. Many of these uses generally are not visited by customers, but rather involve 
service operations from headquarters with some on-site fabrication of parts. The nature of operation or 
appearance are more compatible with industrial than retail commercial activities. Because of the 
character and intensity of these uses, this district should be appropriately located on major commercial 
arterial thoroughfares and near interstate freeways, but not in close association with those commercial 
activities involving shopping goods, professional services, restaurants, food merchandising, and the like. 
Due to the intensity of uses, location of this district should never be adjacent to protected districts.” 
 
The Comprehensive Plan recommends a non-typology land use, which is a standalone land use that is 
mapped outside of the typology system due to the scale or the nature of the use.  The non-typology land 
use recommended for this site is floodway which is “a category that delineates areas that exhibit a great 
potential for property loss and damage from severe flooding, or for water quality degradation.  No 
development should occur within the floodway.  Nonconforming uses currently within a floodway 
should not be expanded or altered.” 
 
As proposed, this request would not be consistent with the Plan recommendation of floodway and would, 
in fact, be under the jurisdiction of the State of Indiana, Department of Natural Resources. 
 
Site Plan – Plan of Operation 
 
The amended site plan, file dated January 2, 2025, would provide for asphalt on the entire site and 
providing 20 parking spaces for trucks.  No structures are proposed.   
 
Access would be from South Shortridge Road, with what appears to be limited to left turn into the site 
and a right turn out of the site. 
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The Plan of Operation, file-dated December 30, 2024, states that the site would be accessible 24 hours 
a day for 365 days a year.   
 
Repairs would be made as needed from a mechanic that would visit the site and be equipped with tools 
to make the repairs. 
 
Floodway / Floodway Fringe 
 
This site has a secondary zoning classification of a Floodway (FW) and Floodway Fringe (FF).  The 
Floodway (FW) is the channel of a river or stream and those portions of the floodplains adjoin the 
channels which are reasonably required to efficiently carry and discharge the peak flood flow of the base 
flood of any river or stream.  The Floodway Fringe (FF) is the portion of the regulatory floodplain that is 
not required to convey the 100-year frequency flood peak discharge and lies outside of the floodway. 

 
The purpose of the floodway district is to guide development in areas identified as a floodway.  The 
Indiana Department of Natural Resources (IDNR) exercises primary jurisdiction in the floodway district 
under the authority of IC 14-28-1. 
 
Stream Protection Corridor  
 
A stream protection corridor consists of a strip of land, extending along both sides of all streams, with 
measurements taken from the top of the bank on either side.  The width of the corridor is based upon 
whether the stream is designated as a Category One or Category Two.  Category One streams have a 
corridor width of 60 feet in the compact context area and 100 feet in the metro context area.  Category 
Two streams have a corridor width of 25 feet in the compact context area and 50 feet in the metro context 
area. 
 
The vegetative target for the Stream Protection Corridor is a variety of mature, native riparian tree and 
shrub species that can provide shade, leaf litter, woody debris, and erosion protection to the stream, 
along with appropriate plantings necessary for effective stream bank stabilization.  
 
The Stream Protection Corridor is defined as: 

 
 “A vegetated area, including trees, shrubs, and herbaceous vegetation, that exists or is 

established to protect a stream system, lake, or reservoir, and where alteration is strictly limited. 
Functionally, stream protection corridors provide erosion control, improve water quality (lower 
sedimentation and contaminant removal) offer flood water storage, provide habitat, and improve 
aesthetic value.” 

 
Stream is defined as “a surface watercourse with a well-defined bed and bank, either natural or artificial 
that confines and conducts continuous or periodic flowing water.” 

 
Stream Bank is defined as “the sloping land that contains the stream channel and the normal flows of the 
stream.” 
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Stream Channel is defined as “part of a watercourse that contains an intermittent or perennial base flow 
of groundwater origin.” 
 
There are two types of categories of Streams: Category One Streams and Category Two Streams.  
Category One Stream is defined as: “A perennial stream that flows in a well-defined channel throughout 
most of the year under normal climatic conditions.  Some may dry up during drought periods or due to 
excessive upstream uses.  Aquatic organism such as some fish are normally present and easily found in 
these streams.  The Category One Streams are listed in Table 744-205-2: Category One Streams.” 
 
A Category Two Stream is defined as:  “An intermittent stream that flows in a well-defined channel during 
wet seasons of the year but not necessarily for the entire year. These streams generally exhibit signs of 
water velocity sufficient to move soil, material, litter, and fine debris. Aquatic organisms, such as fish, are 
often difficult to find or not present at all in these streams. These streams are identified on the United 
States Geological Survey (USGS) topographic maps and on the Department of Natural Resources 
Conservation Service (NRCS) soils maps.” 
 
There are 34 Category One streams listed in the Ordinance.  The stream protection corridor is a strip of 
land on both sides of the stream whose width varies according to whether it is within the Compact or 
Metro Context Area and whether it is a Category One or Category Two Stream.   
 
Fisher Branch lies within the Metro Context Area and is located along the western boundary of the site.  
It is designated as a Category Two stream requiring a 50-foot-wide stream protection corridor on both 
sides of the stream, as measured parallel from the top of the bank.  Top of the bank is not defined by the 
Ordinance, other than by Diagram UU, Stream Protection Corridor Cross-section, as shown below. 
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Tree Preservation / Heritage Tree Conservation 
 
The entire site has significant amounts of natural vegetation and trees.  Due to their inherent ecological, 
aesthetic, and buffering qualities, the maximum number of these existing trees should be preserved on 
the site. 
 
All development shall be in a manner that causes the least amount of disruption to the trees. 
 
A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 
submitted for Administrator Approval prior to preliminary plat approval and prior to any site preparation 
activity or disturbance of the site.  This plan shall, at a minimum: a) indicate proposed development, b) 
delineate the location of the existing trees, c) characterize the size and species of such trees, d) indicate 
the wooded areas to be saved by shading or some other means of indicating tree areas to be preserved 
and e) identify the method of preservation (e.g. provision of snow fencing or staked straw bales at the 
individual tree's dripline during construction activity).  All trees proposed for removal shall be indicated as 
such. 
 
If any of the trees are heritage trees that would be impacted, then the Ordinance requires that the 
Administrator, Urban Forester or Director of Public Works determine whether the tree(s) would be 
preserved or removed and replaced.  
 
The Ordinance defines “heritage tree” as a tree over 18 inches Diameter at Breast Height (DBH) and one 
of the Heritage tree species. Heritage tree species include: Sugar Maple (Acer saccharum), Shagbark 
Hickory (Carya ovata), Hackberry (Celtis occidentalis), Yellowwood (Cladrastus kentukea), American 
Beech (Fagus grandifolia), Kentucky Coffeetree (Gymnocladus diocia), Walnut or Butternut (Juglans), 
Tulip Poplar (Liriodendron tulipifera), Sweet Gum (Liquidambar styraciflua), Black Gum (Nyssa sylvatica), 
American Sycamore (Platanus occidentalis), Eastern Cottonwood (Populus deltoides), American Elm 
(Ulmus americana), Red Elm (Ulmus rubra) and any oak species (Quercus, all spp.) 
 
The Ordinance also provides for replacement of heritage trees if a heritage tree is removed or dies within 
three years of the Improvement Location Permit (ILP) issuance date.  See Exhibit A, Table 744-503-3:  
Replacement Trees. 
 
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. 
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Environmental public nuisance means: 
 

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

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

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

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

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
Variance of Development Standards / Special Exception 
 
As proposed this request would provide for zero-foot front and rear transitional yards when the Ordinance 
requires 10 feet.  Allowing the zero-foot setback also eliminates required landscaping in the transitional 
yards.  Both the setbacks and landscaping provide an appropriate buffer between intense commercial 
uses and surrounding land uses.  Consequently, lack of the required buffer would negatively impact 
surrounding land uses. 
 
Grant of the special exception would be detrimental to the surrounding land uses and disrupt the function 
of the floodway that could cause damage to surrounding properties and existing development on those 
properties.  
 
Planning Analysis 
 
As proposed this request would be wholly inappropriate for this site that lies within the floodway of Fisher 
Branch.  Based upon the site plan, the wooded site would be clear-cut, paved, and all the trees removed, 
with no land available to mitigate the removal of the trees or provide the appropriate buffers.   
 
The site plan file-dated January 2, 2025, does not provide contours or identify the top of the bank of 
Fisher Branch so it is not possible to determine the amount of encroachment into the stream protection 
corridor that would occur when this site would be developed.  Preserving the stream protection corridor 
would be critical to maintaining stabilization of the stream bank within this floodway. 
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Furthermore, a commercial parking lot on this site without any buffers provided by landscaping and 
setbacks and located within a floodway would result in a substantial negative impact on surrounding 
properties, including contaminated water and property damage. 
 
 
 
 
 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning D-2 (FW) 
Existing Land Use Floodway / undeveloped land 
Comprehensive Plan Floodway 
Surrounding Context Zoning Land Use 

North:   D-2 (FW) Floodway 
South:    I-1 (FW) Floodway 

East:    D-2 (FF) Commercial uses 
West:    D-2 (FF) Commercial uses 

Thoroughfare Plan 

Brookville Road 
 
 

South Shortridge Road 

Primary arterial 
 
 
Local Street 

Existing 237-foot right-of-way and 
proposed 112-foot right-of-way. 
 
Existing 90-168-foot right-of-way and 
proposed 50-foot right-of-way. 
 

Context Area Metro 
Floodway / Floodway 
Fringe Yes 

Overlay No 
Wellfield Protection 
Area No 

Site Plan December 30, 2024 
Site Plan (Amended) January 2, 2025 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact December 30, 2024 
Findings of Fact 
(Amended) January 2, 2025 

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

Comprehensive Plan 
 

• The Comprehensive Plan recommends Floodway, a non-typology land use. 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

 
• The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 

classifications and different infrastructure elements of roadways within a defined area.”   
• The following listed items describe the purpose, policies and tools: 
 

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

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

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

87-Z-87;1112 South Shortridge Road, requested rezoning of 3.03 acres from the D-2 district to the C-
ID classification to provide for a contractor and a warehouse, withdrawn. 
 
81-Z-104; 1120 South Shortridge Road, requested rezoning of 3.03 acres being in the D-2 district, to 
the C-7 classification to provide for a car and truck radiator and body shop, denied.  
 
VICINITY 
 
77-Z-100; 7540 Brookville Road (east of site), requested rezoning of 2.0 acres from the D-2 district to 
the C-5 classification, approved. 
 
76-Z-83; 11435 Sears Road (east of site), requested rezoning of 4.48 acres, being in the D-2 district to 
the I-2-S classification to provide for office warehouse, approved. 
 
76-Z-32; 7540 Brookville Road (west of site), requested rezoning of 1.12 acres from the D-2 district to 
the C-43 classification to provide for retail sales and service of lawn care equipment, approved. 
 
70-V2-41; 1121 Shortridge Road (east of site), requested a variance of use and rear yard requirements 
to permit erection of an addition to the west side of the existing commercial building, granted. 
 
65-V-145; 1121 Shortridge Road (east of site), requested a variance of use and development standards 
to permit construction of a commercial building to be used as an office and for storage, granted. 
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EXHIBITS 
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EXHIBIT A 

 
 
Heritage Tree Conservation  
 
Removal of any Heritage Tree is prohibited unless any of the following determinations are made before 
removal:  
 

1.  The Administrator or the city’s Urban Forester determines that the tree is dead, significantly and terminally 
diseased, a threat to public health or safety, or is of an undesirable or nuisance species.  

2.  The Director of the Department of Public Works determines that the tree interferes with the provision of 
public services or is a hazard to traffic.  

3.  The Administrator determines that the location of the tree is preventing development or redevelopment 
that cannot be physically designed to protect the tree.  

4.  The site from which the tree is removed is zoned D-A and the tree is harvested as timber or similar forestry 
product. 
 
 
 
 
 
 
 

Table 744-503-3: Replacement Trees 
Size of tree 

removed or dead 
(inches) 

Number of Trees to 
be planted to 

replace a Heritage 
Tree 

Number of Trees to 
be planted to 

replace an existing 
tree 

Over 36 DBH 15 10 
25.5 to 36 DBH 11 8 
13 to 25 DBH 8 6 

10.5 to 12.5 DBH 6 4 
8.5 to 10 DBH 5 4 

6.5 to 8 3 2 
4 to 6 2 2 

2.5 to 3.5 1 1 
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View looking west across intersection of Brookville Road and South Shortridge Road 

 

 
View looking south along South Shortridge Road 

 

244

Item 21.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 
View looking north along South Shortridge Road 

 

 
View looking south along South Shortridge Road 
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View of site looking west across South Shortridge Road 

 

 
View of site looking west across South Shortridge Road 
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View of site looking west across South Shortridge Road 

 

 
View of site looking west across South Shortridge Road 
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View looking west across South Shortridge Road along Fisher Branch 

 

 
View looking east across South Shortridge Road along Fisher Branch 
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