
 

 
Metropolitan Development Commission 

Hearing Examiner (July 13, 2023) 
Meeting Agenda 

 
 

 

 Meeting Details 
 

 

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

  

Date:  Thursday, July 13, 2023 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Special Requests 

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2023-ZON-042 | 3002 South Arlington Avenue  

Franklin Township, Council District #18  
Vishavdeep Singh Cheema, by David Kingen 

Rezoning of 5.52 acres from the D-A district to the I-2 district to provide for light industrial uses. 

**Petitioner request for a continuance to August 24, 2023 

2. 2023-ZON-043 | 1400 Campbell Avenue  
Warren Township, Council District #19 
JAK Holdings Group, LLC, by Mark and Kim Crouch 

Rezoning of 1.16 acres from the C-1 district to the D-7 district. 

**Staff request for a continuance to August 10, 2023 

3. 2023-ZON-054 | 1554 Ringgold Avenue  
Center Township, Council District #21 
Jason Blankenship, by Mark and Kim Crouch 

Rezoning of 0.14 acres from the D-5 (TOD) district to the D-5II (TOD) district. 

**Continuance request for Notice to July 27, 2023  

4. 2023-ZON-055 | 8850 E 21st Street  
Warren Township, Council District #19 
8850 Twenty First Street, Inc, by David E. Dearing 

Rezoning of 3.433 acres from the C-4 district to the D-7 district to provide for multi-family housing. 

**Petitioner request for a continuance to August 10, 2023  

5. 2023-ZON-056 | 3700 and 3818 South Post Road 
Franklin Township, Council District #18 
West Side Tractor Sales, by David A Retherford 
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Rezoning of 23.56 acres from the D-A and SU-43 districts to the C-S district to provide for a business 
headquarters and tractor and equipment sales and service. 

**Petitioner request for a continuance to July 27, 2023 

6. 2023-ZON-057 | 6801 and 6921 Mills Road and 6912 Camby Road 
Decatur Township, Council District #20 
Arbor Homes, by Caitlin Dopher 

Rezoning of 106.721 acres from the D-A district to the D-4 district to provide for residential development. 

**Staff request for a continuance to August 10, 2023 to allow for a Traffic Impact Study  

7. 2023-CZN-833 / 2023-CPL-833 | 3815 North Lawndale Avenue 
Pike Township, Council District #10 
317 Realty Group LLC, by Jynell D. Berkshire 

Rezoning of 1.192 acres from the D-7 District to the D-5II District to provide for single-family residential 
development. 

Approval of a Subdivision Plat to be known as Lawndale Addition, dividing 1.192 acres into eight lots. 

**Automatic Continuance filed by Registered Neighborhood Organization to August 10, 2023 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
8. 2023-ZON-026 | 6501 Brookville Road  

Warren Township, Council District #18  
Brookville Mart, Inc., by Cindy Thrasher 

Rezoning of 2.9 acres from the I-3 district to the C-4 district to provide for a gas station and convenience store. 

9. 2023-CAP-822 / 2023-CVR-822 | 1625, 1631 and 1637 Nowland Avenue and 1258 Windsor Street 
Center Township, Council District #17 
1625 Nowland, LLC, 1631 Nowland, LLC, Raymond Street Partners, LLC and Indianapolis Film Project, by David 
Kingen 
MU-2 

Modification of the Site Plan and Commitments for 2017-CZN-816 / 2017-CVR-816 as modified by 2018-MOD-
006 to: 
A. Modify Commitment #1 requiring adherence to the Site plan file-dated June 21, 2018 and the Plan of 
Operation file-dated July 18, 2018 to provide for an amended site plan and to provide for an outdoor seating 
area for the serving and sales of alcohol. 
B. Terminate Commitment #18 which required certain building materials and colors for the building façade and 
former window openings. 
C. Modify Commitment #22 to allow the selling and serving of alcohol (previous commitment prohibited 
alcohol sales). 

 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
10. 2023-ZON-047 | 6901 Michigan Road  

Pike Township, Council District #7  
DealPoint Merrill, LLC, by J. Murray Clark 

Rezoning of 11.737 acres from the C-4 district to the C-S district to provide for self-storage uses.  

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 

2



11. 2023-ZON-053 | 2500 Lafayette Road 
Wayne Township, Council District #11 
Luis Antonio & Maria E. Mena, by Don Fisher 

Rezoning of 0.762 acres from the C-4 district to the C-5 district to allow for vehicle sales. 

12. 2023-CVR-832 / 2023-CPL-832 | 2144 East 12th Street 
Center Township, Council District #17 
D-5 
Bybee Holdings LLC, by Jynell D. Berkshire 

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
subdivision of a 5,700 square foot lot into two lots, with: 
a)  Lot One containing an area of 2,742 square feet (minimum 5,000 square feet of lot area required); 
b)  Lot Two containing an area of 2,968 square feet and a lot width of 27.82 feet (40-foot lot width required); 
And the construction of a single-family dwelling on each lot, with: 
c)  The dwelling on Lot One having a 1.8-foot front yard setback from Jefferson Avenue and a five-foot rear yard 
setback (minimum 10-foot front setback, 20-foot rear yard setback required); and 
d)  The dwelling on Lot Two having a 5.1-foot rear yard setback. 

Approval of a Subdivision Plat to be known as Bybee’s 12th Street Addition, a replat of Lot 18 in Joseph A. 
Moore’s Addition, subdividing 0.14 acre into two lots. 

 

 Additional Business: 
 

 

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

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

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

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

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

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

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

Division. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-042 
Address:  3002 South Arlington Avenue (Approximate Addresses) 
Location:  Franklin Township, Council District #18 
Petitioner: Vishavdeep Singh Cheema, by David Gilman 
Request: Rezoning of 5.52 acres from the D-A district to the I-2 district to 

provide for light industrial uses. 
 
 
The petitioner has requested a continuance from the July 13, 2023 hearing to the August 
24, 2023 hearing to allow time for the petitioner to potentially amend the petition. 
 
This petition was continued from the June 15, 2023 hearing to the July 13, 2023 hearing at the 
request of the petitioner to allow time for the petitioner to work with nearby interested parties. 
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Item 1.



STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-043 
Address: 1400 Campbell Avenue (Approximate Addresses) 
Location: Warren Township, Council District #19 
Petitioner: JAK Holdings Group, LLC, by Mark and Kim Crouch 
Request: Rezoning of 1.16 acres from the C-1 district to the D-7 district. 

 
Staff is requesting a continuance from the July 13, 2023 hearing, to the August 10, 2023, 
hearing, to provide time for the petitioner and their representative to clarify the request.  The site plan 
initially submitted with the rezoning request has substantially changed and requires further 
discussions with staff. 
 
 
kb 
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Item 2.



STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-054 
Address:  1554 Ringgold Avenue (Approximate Address) 
Location:  Center Township, Council District #21 
Petitioner:  Jason Blankenship, by Mark and Kim Crouch 
Request: Rezoning of 0.14 acres from the D-5 (TOD) district to the D-5II (TOD) 

district. 
 
This petition should be continued from the July 13, 2023 hearing to the July 27, 2023 
hearing to provide time for the required mailed notice. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-055 
Address:  8850 East 21st Street (Approximate Address) 
Location:  Warren Township, Council District #19 
Petitioner: 8850 Twenty First Street, Inc, by David E. Dearing 
Request: Rezoning of 3.433 acres from the C-4 district to the D-7 district to provide 

for multi-family housing. 
 
The petitioner has requested a continuance from the July 13, 2023 hearing to the August 10, 
2023 hearing to allow time to supply additional information about the request and for further 
conversations with staff. 
 
 
klh  

******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-056 
Address: 3700 and 3818 South Post Road (Approximate Address) 
Location: Franklin Township, Council District #18 
Petitioner: West Side Tractor Sales, by David A Retherford 
Requests: Rezoning of 23.56 acres from the D-A and SU-43 districts to the C-S 

district to provide for a business headquarters and tractor and 
equipment sales and service. 

 
The petitioner’s representative has requested a continuance from the July 13, 2023 hearing, to the 
July 27, 2023, hearing.  Staff would have no objection to the continuance request. 
 
 
kb 
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Item 5.



STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-057 
Address:  6801 and 6921 Mills Road and 6912 Camby Road (Approximate 

Addresses) 
Location:  Decatur Township, Council District #20 
Petitioner:  Arbor Homes, by Caitlin Dopher 
Request: Rezoning of 106.721 acres from the D-A district to the D-4 

district to provide for residential development. 

 
Staff requests a continuance from the July 13, 2023 hearing to the August 10, 2023 
hearing to allow time for the submission and review of a traffic impact study. 
 
 
 
klh 

******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-833 / 2023-CPL-833 
Address: 3815 North Lawndale Avenue (Approximate Address) 
Location: Pike Township, Council District #10 
Petitioner: 317 Realty Group LLC, by Jynell D. Berkshire 
Requests: Rezoning of 1.192 acres from the D-7 District to the D-5II District 

to provide for single-family residential development. 

Approval of a Subdivision Plat to be known as Lawndale 
Addition, dividing 1.192 acres into eight lots. 

 
A timely automatic continuance request was submitted by a registered neighborhood organization 
continuing this matter from the July 13, 2023 hearing to the August 10, 2023 hearing. This 
would require the Hearing Examiner’s acknowledgement.  
 
AR ******** 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-026 
Address: 6501 Brookville Road (Approximate Address) 
Location: Warren Township, Council District #18 
Petitioner: Brookville Mart, Inc., by Cindy Thrasher 
Request: Rezoning of 2.9 acres from the I-3 district to the C-4 district to provide 

for a gas station and convenience store.  
 
ADDENDUM FOR JULY 13, 2023, HEARING EXAMINER 
 
The Hearing Examiner continued this petition from the June 15, 2023 hearing, to the July 13, 2023 
hearing, at the request of the petitioner’s representative. 
 
June 15, 2023 
 
The Hearing Examiner acknowledged an automatic continuance filed by a registered neighborhood 
organization that continued this petition from the May 11, 2023 hearing, to the June 15, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, 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. The site and improved areas within the site shall be maintained in a reasonably neat and 
orderly manner during and after development of the site with appropriate areas and 
containers / receptables provided for the proper disposal of trash and other waste 

2. A 56-foot half right-of-way shall be dedicated along the frontage of Brookville Road and a 
40-foot half right-of-way along the frontage of South Kitley 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). 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 2.9-acre site, zoned I-3, is comprised of three parcels, and developed with an industrial 

building (vacant) and parking lot.  It is surrounded by commercial, industrial, and residential uses 
to the north; across Brookville Road, zoned C-7, I-3 and D-11, respectively; railroad right-of-way to 
the east and south, zoned I-3; and industrial uses to the west, across Kitley Avenue, zoned I-4. 

(Continued) 
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STAFF REPORT 2023-ZON-026 (Continued) 
 
REZONING 
 
◊ This request would rezone the site from the I-3 District to the C-4 classification.  “The C-4 District 

is designed to provide for the development of major business groupings and regional-size 
shopping centers to serve a population ranging from a community or neighborhoods to a major 
segment of the total metropolitan area.  These centers may feature a number of large traffic 
generators such as home improvement stores, department stores, and theatres.  Even the 
smallest of such freestanding uses in this district, as well as commercial centers, require excellent 
access from major thoroughfares.  While these centers are usually characterized by indoor 
operations, certain permitted uses may have limited outdoor activities, as specified.” 

 
◊ The Comprehensive Plan recommends heavy commercial typology.  “The Heavy Commercial 

typology provides for consumer-oriented general commercial, and office uses that tend to exhibit 
characteristics that are not compatible with less intensive land uses. They are often dominated by 
exterior operations, sales, and display of goods. Examples include vehicle sales and commercial 
lumber yards.” 

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

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

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

Heavy Commercial Uses 
 

   • Should be located along an arterial or collector streets 
 
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; 

(Continued) 
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STAFF REPORT 2023-ZON-026 (Continued) 
 

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

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

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

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

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

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

conveyance of a 56-foot half right-of-way along Brookville Road and a 40-foot half right-of-way 
along South Kitley Road.  This dedication would also be consistent with the Marion County 
Thoroughfare Plan. 

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

heavy commercial.  The proposed use would not be considered a heavy commercial use but 
would be permitted in a heavy commercial district and would be compatible with surrounding 
commercial and industrial uses.   

 
◊ Because of the anticipated redevelopment of the site, and the likely demolition of the existing 

structure, staff believes there would be minimal development impediments on this site.  
Consequently, staff would not support any development standards variances associated with the 
proposed use, including a waiver of sidewalks along both street frontages. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 I-3  Industrial uses (vacant) 
SURROUNDING ZONING AND LAND USE 

 North - C-7 / I-3 / 
D-11 

 Commercial uses / industrial uses / mobile home park 

 South - I-3  Railroad right-of-way 
 East - I-3  Railroad right-of-way 
 West - I-4  Industrial uses 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-026 (Continued) 
 
COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 

County (2018) recommends heavy commercial typology.  
Marion County Land Use Pattern Book (2019). 
 

THOROUGHFARE PLAN This portion of Brookville Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
105-foot right-of-way and a proposed 112-foot right-of-way. 
This portion of South Kitley Avenue is designated in the Marion 
County Thoroughfare Plan as a primary collector, with an 
existing 70-foot right-of-way and a proposed 80-foot right-of-
way 

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

OVERLAY  There is no overlay for this site. 

 
ZONING HISTORY 
 
None. 
 
 
kb ******* 

14

Item 8.



 

15

Item 8.



 
View looking west along Brookville Road 

 
 

 
View looking east along Brookville Road 
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View looking north along South Kitley Avenue 

 
 

 
View looking northwest across intersection of Brookville Road and South Kitley Avenue 
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View of site looking southeast across Brookville Road 

 
 

 
View of site looking south across Brookville Road 

18

Item 8.



 
View of site looking south across Brookville Road 

 
 

 
View of site looking east across South Kitley Avenue 
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View of site looking east across South Kitley Avenue 

 
 

 
View of site looking east across South Kitley Avenue  
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View of southern boundary of site looking east across South Kitley Avenue 

 

21

Item 8.



STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CAP-822 / 2023-CVR-822 
Address: 1625, 1631 and 1637 Nowland Avenue and 1258 Windsor Street 

(Approximate Address) 
Location: Center Township, Council District #17 
Petitioner: 1625 Nowland, LLC, 1631 Nowland, LLC, Raymond Street Partners, LLC 

and Indianapolis Film Project, by David Kingen 
Zoning: MU-2 
Requests: Modification of the Site Plan and Commitments for 2017-CZN-816 / 2017-

CVR-816 as modified by 2018-MOD-006 to: 
A. Modify Commitment #1 requiring adherence to the Site plan file-

dated June 21, 2018 and the Plan of Operation file-dated July 18, 
2018 to provide for an amended site plan and to provide for an 
outdoor seating area for the serving and sales of alcohol. 

B. Terminate Commitment #18 which required certain building 
materials and colors for the building façade and former window 
openings. 

C. Modify Commitment #22 to allow the selling and serving of alcohol 
(previous commitment prohibited alcohol sales). 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 6.75-foot tall fence with eleven-
foot tall support posts surrounding an outdoor dining area (maximum 
3.5-foot tall fence permitted). 

 
The Hearing Examiner continued these petitions from the June 15, 2023 and June 29, 2023 hearings 
to provide for required notice. 
 
The Hearing Examiner continued these petitions from the June 29, 2023 hearing to the July 13, 2023, 
at the request of staff to clarify the request.  
 
RECOMMENDATIONS 
 
Staff has no recommendation of the modification of the site plan and commitments. 
 
Staff recommends approval of the variance of the development standards request. 
 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 1.07-acre site, zoned MU-2 is developed with a mixed-use development. The site is 

surrounded by park and floodway to the north, across Commercial Avenue and Nowland Avenue, 
zoned PK-1 and D-8, respectively; single-family dwellings to the south, zoned D-8; single-family 
dwellings to the west, across State Avenue, zoned D-8; and single-family dwellings and a library 
to the east, across Windsor Street, zoned MU-1 and SU-37, respectively. 

 
◊ Petitions 2017-CZN 816 / 2017-CVR-816 / 2017-CVC-816 provided for a community theater and 

commercial uses with variances of development standards.  Petition 2018-MOD-006 modified the 
previous site plan and commitments and provided for a Plan of Operation. 

 
MODIFICATION 
 
◊ This request would modify the site plan and commitments for 2017-CZN-816 / 2017-CVR-816, as 

modified by 2018 MOD-006 to provide for an outdoor seating area, certain building materials and 
colors and allow for the sale of alcohol.  See Exhibit A and Exhibit B. 

 
◊ Because staff played no role in the negotiation of these subject commitments, staff would 

ordinarily provide no recommendation under such circumstances.  Staff would note, however, that 
the neighborhood organization(s) negotiated in good faith with the petitioner during the petition 
process, and their agreement was contingent upon all commitments being included with the 
rezoning petition. 

 
VARIANCE OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for a 6.57-foot-tall fence with eleven-foot-tall support posts 

surrounding an outdoor dining area when the Ordinance limits the fence height to 3.5 feet. 
 
◊ As proposed the fence is setback from Windsor Street and the building façade, which mitigates 

the impact of the height.  Additionally, the fence encloses an approximately 35-foot-long dining 
area, with a landscape buffer, resulting in minimal impact to surrounding land uses.  Staff, 
therefore, supports this variance. 

 
 
 
 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 MU-2  Mixed-use 
SURROUNDING ZONING AND LAND USE 

 North - PK-1 / D-8  Spade Park / Pogues Run Creek 
 South - D-8  Single-family dwellings 
 East - SU-37 / 

MU-1 
 Library branch / single-family dwellings 

 West - D-8  Single-family dwellings 
 
COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 

County (2018) recommends traditional neighborhood typology.  

THOROUGHFARE PLAN This portion of Nowland Avenue is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 
and proposed 50-foot right-of-way. 
This portion of Commerce Avenue is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing   
and proposed 90-foot right-of-way. 
This portion of Windsor Avenue is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 
and proposed 55-foot right-of-way. 
This portion of State Avenue is designated in the Marion County 
Thoroughfare Plan as a local street, with an existing 40-foot 
right-of-way and a proposed 45-foot right-of-way. 
 

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

SITE PLAN 
SITE PLAN (AMENDED) 

File-dated April 14, 2023 
File-dated May 19, 2023 and June 28, 2023 

FINDINGS OF FACT File-dated May 16, 2023 

 
ZONING HISTORY 
 
2018-MOD-006; 1625, 1631 and 1637 Nowland Avenue; 1701 and 1705 Commerce Avenue and 
1248 and 1254 Windsor Street (1258-parcel), provided for modification of the site plan and 
Commitments for 2017-CZN-816 / 2017-CVR-816 to modify Commitment One requiring adherence to 
the site plan file-dated September 27, 2017 and the Plan of Operation file-dated August 31, 2017 to 
provide for an amended site plan and eliminate renovation of the 14,000 square foot existing building, 
approved. 

(Continued) 
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STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
2017-CZN 816 / 2017-CVR-816 / 2017-CVC-816; 1625, 1631 and 1637 Nowland Avenue; 1701 and 
1705 Commerce Avenue and 1248 and 1254 Windsor Street (1258-parcel), requested rezoning of 
1.07 acres from the SU-1, D-8 and MU-1 districts to the MU-2 classification to provide for a 
community theater and a restaurant and bar; variances of development standards with reduced 
parking, reduced transitional yard setbacks, an illuminated pylon / ground signs, with reduced front 
setbacks and vacation along Commerce and Nowland Avenues; and vacation of the first north-south 
alley, west of Windsor Street and irregular portions of Commercial Avenue, approved and granted.  
 
2007-AP3-002; 1258 Windsor Street, requested administrative appeal of the Administrator’s 
determination that an on-site soup kitchen is a reasonable related accessory use to a religious use, 
withdrawn. 
 
99-Z-158; 1248, 1252, 1254 Windsor Street, requested rezoning of 0.4 acre from the D-8 and C-2 
Districts to the SU-1 classification to provide for religious uses, approved. 
 
VICINITY 
 
2004-ZON-087; 1601-1737 Massachusetts Avenue (north of site), requested rezoning of 2.9 acres 
from the I-4 U District to the SU-9 classification to provide for a work release correctional facility, 
denied. 
 
97-HOV-85; 1801 Nowland Avenue (north of site), requests a variance of development standards 
of the Sign Regulations to provide for the placement of a four-foot tall nine-square foot sign, granted. 
 
96-AP1-4; 1801 Nowland Avenue (east of site), requested modification of conditions related to 
petition 86-UV1-46 to modify condition #3 to provide for two double-faced signs, withdrawn. 
 
95-Z-197 (905-CV-34) 1338 and 1344 Commerce Avenue (north of site), requested rezoning of 
0.23 acre from the C-e District to the C-ID classification, and a variance of development standards to 
permit construction of a building with a reduce front setback and side transitional yard, an access 
drive within 15 feet of a protected district and a gravel storage area, approved and granted 
 
86-UV1-46; 1801 Nowland Avenue (east of site), requested a variance of use of the Dwelling 
Districts Zoning Ordinance and the Sign Regulations to provide for construction of a parking lot to 
serve an existing library and for a double-faced ground sign, granted. 
 
 
kb ******* 
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EXHIBIT A 
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EXHIBIT B 
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View from site looking southeast, across Nowland Avenue 

 
 

 
View of site looking south across Nowland Avenue 
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View of site looking south across Nowland Avenue 

 
 

 
View of site looking south across Nowland Avenue 
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View of site looking east across State Avenue 

 
 

 
View of site looking east 
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View of site looking north 

 
 

 
View of site looking north at proposed outdoor dining area 
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View of site looking west at proposed outdoor dining area 

 
 

 
View of site looking northeast 
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View of site looking west 

 
 

 
View of site looking east 
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View of site looking south 

 
 

 
View of site looking north 
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View from site looking south into abutting neighborhood 

 
 

 
View from site looking south into abutting neighborhood 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-047 
Address: 6901 Michigan Road (Approximate Addresses) 
Location: Pike Township, Council District #7 
Petitioner: DealPoint Merrill, LLC, by J. Murray Clark 
Request: Rezoning of 11.737 acres from the C-4 district to the C-S district to 

provide for self-storage uses. 
 
The Hearing Examiner acknowledged a timely automatic continuance that continued this petition from 
the June 15, 2023 hearing, to the July 13, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, 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 final landscape plan shall be submitted for Administrator Approval prior to the issuance of 
an Improvement Location Permit and installed prior to the opening / operation of the 
proposed use.  Such plan shall indicate landscaping along the north and south area 
developed with new mini self-storage units in the existing parking lot, curbing around the 
parking lot landscaped islands and the installation of large (appropriately scaled) planters 
along the western façade of the existing building to soften the building mass. 

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. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 11.737-acre site, zoned C-4, is developed with a vacant commercial building and associated 

parking lot.  It is surrounded by commercial uses to the north and south, zoned C-4; multi-family 
dwellings to the east, zoned D-6II; and commercial uses and a parking lot to the west, zoned C-4. 

 
◊ Petition 2023-PLT-031 approved a subdivision plat to be known as Sand-West Subdivision, 

dividing 18.37 acres into four lots. 
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STAFF REPORT 2023-ZON-047 (Continued) 
 
REZONING 
 
◊ This request would rezone the site from the C-4 District to the C-S classification to provide for a 

self-storage facility.  “The C-S District is designed to permit, within a single zoning district, multi-
use commercial complexes or land use combinations of commercial and noncommercial uses, or 
single-use commercial projects. The primary objective of this district is to encourage development 
which achieves a high degree of excellence in planning, design or function, and can be 
intermixed, grouped or otherwise uniquely located with maximum cohesiveness and compatibility. 
The district provides flexibility and procedural economy by permitting the broadest range of land 
use choices within a single district, while maintaining adequate land use controls. The C-S District 
can include high-rise or low-rise developments, can be applied to large or small land areas 
appropriately located throughout the metropolitan area, and can be useful in areas of urban 
renewal or redevelopment.”  

 
◊ The Comprehensive Plan recommends community commercial typology.  “The Community 

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

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

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

 
◊ The following elements of the Pattern Book apply to this site: 
 
  Conditions for All Land Use Types 

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

   • All development should include sidewalks along the street frontage. 
 
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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STAFF REPORT 2023-ZON-047 (Continued) 
 
◊ Environmental public nuisance means: 
 

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

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

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

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

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

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

 
Site Plan 
 
◊ The site plan, file-dated May 12, 2023, indicates that the existing building would remain with 

additional mini storage units constructed within the parking lot to the west.  The elevations of this 
area provides for a split-face block enclosure and a landscape buffer. 

 
◊ Access to the site would maintain existing access drives and curbed landscaped islands would be 

installed throughout the parking lot. 
 
C-S Statement 
 
◊ The C-S Statement, file-dated May 12, 2023, limits the use of the site to a mini-warehouse (self-

storage facility). 
 
◊ The storage would provide for climate-controlled storage within the existing building.  Additional 

units would consist of mini-storage units that would be constructed and installed on a portion of 
the parking lot to the west of the existing building. 

 
Planning Analysis 
 
◊ As proposed, this rezoning would provide for a self-storage facility within a large vacant 

commercial building, along with additional mini-storage units on the existing parking lot to the west 
of the existing building.  Landscaped islands within the parking would be installed. 

(Continued) 
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STAFF REPORT 2023-ZON-047 (Continued) 
 
◊ This request would not be consistent with the Comprehensive Plan recommendation of community 

commercial.  However, during the intervening years since the initial “big box” use vacated the 
building, there have been challenges related to maintaining a vibrant commercial use of this site 
along this heavily commercial corridor. 

 
◊ All storage would be contained within the existing building and the proposed additional storage 

units.  There would not be any outdoor storage. Furthermore, the installation of a masonry wall 
and landscaping around the new mini-storage units and within the existing parking lot would 
mitigate and minimize the negative impact of the proposed use. 

 
◊ For these reasons, staff is recommending approval of this request. 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-4  Commercial uses / parking lot (vacant)  
SURROUNDING ZONING AND LAND USE 

 North - C-4  Commercial uses 
 South - C-4  Commercial uses 
 East - D-6II  Multi-family dwellings 
 West - C-4  Commercial uses / parking lot 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends community commercial typology.  
Marion County Land Use Pattern Book (2019). 
 

THOROUGHFARE PLAN This portion of Michigan Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
100-foot right-of-way and a proposed 102-foot right-of-way. 

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

OVERLAY  There is no overlay for this site. 

SITE PLAN File-dated May 12, 2023 

ELEVATIONS File-dated May 12, 2023 

C-S STATEMENT File-dated May 12, 2023 
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STAFF REPORT 2023-ZON-047 (Continued) 
 
ZONING HISTORY 
 
2023-PLT-031; 6901 Michigan Road, requested approval of a Subdivision Plat to be known as 
Sand-West Subdivision, dividing 18.37 acres into four lots, approved. 
 
72-AP-158; 6901 Northwestern Avenue (now known Michigan Road), requested approval to 
delete covenant of condition of rezoning petition 72-Z-285B, specifying that there must be approval of 
the site plan by Crooked Creek Community Council and the director of Planning and Zoning, 
approved. 
 
72-Z-285A; 6901 Northwestern Avenue (now known as Michigan Road), requested rezoning of 
23.733 acres from the A-2 district to the C-4 classification to provide for commercial uses, approved. 
 
 
kb 
 ******* 
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C-S STATEMENT 
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View looking south along Michigan Road 

 
 

 
View from site looking north 
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View from site looking northeast at commercial strip center to the north 

 

 
View from site of adjacent commercial strip center to the north of site 
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View of site looking east across the parking lot 

 
 

 
View from site looking east along southern boundary 
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View from site looking east into adjacent multi-family dwellings 

 
 

 
View from site at adjacent property to the south 
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View from site looking south at adjacent commercial uses along the southern boundary 

 
 

 
View of site looking west along southern boundary 
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View from site looking southwest along southern boundary 

 
 

 
View from site looking northwest at commercial uses at the southwest corner of the site 
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View of site looking north (proposed location of additional storage units) 

 
 

 
View from site looking west 
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View from site looking west towards Michigan Road 

 
 

 
View from site looking northwest 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-053 
Address: 2500 Lafayette Road (approximate address) 
Location: Wayne Township, Council District #11 
Petitioner: Luis Antonio & Maria E. Mena, by Don Fisher 
Request: Rezoning of 0.762 acres from the C-4 district to the C-5 district to allow 

for vehicle sales. 
 
 
RECOMMENDATIONS 
 
Staff recommends denial of this request.  
 
If approved, staff would recommend 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. The existing buffer located along the rear property line, adjacent to the residential 
neighborhood, shall be preserved and maintained. 

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. 

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

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 0.762-acre site, zoned C-4, is developed with automobile repair operation.  It is surrounded 

by commercial uses to the north and south, zoned C-4; commercial uses to the east, across 
Lafayette Road, zoned C-4; and single-family dwellings to the west, zoned D-5. 
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REZONING 
 
◊ This request would rezone the site from the C-4 District (Community-Regional District) to the C-5 

classification (General Commercial).  “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 Comprehensive Plan recommends community commercial typology.  “The Community 

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

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

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

 
◊ The following elements of the Pattern Book apply to this site: 
 
  Conditions for All Land Use Types 
 

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

   • All development should include sidewalks along the street frontage. 
 

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

 
• Outdoor display of merchandise should be limited.  
• If adjacent to residential uses or a Living Typology, outdoor display of 
merchandise is not recommended.  
• Should be located along an arterial or collector street.  
• If proposed within one-half mile along an adjoining street of an existing or approved 
residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided. 
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STAFF REPORT 2023-ZON-053 (Continued) 
 
Department of Public Works 
 
◊ The Department of Public Works, Traffic Engineering Section, has requested the dedication and 

conveyance of a 60-foot half right-of-way along Lafayette Road.  This dedication would also be 
consistent with the Marion County Thoroughfare Plan. 

 
Environmental Public Nuisances 
 
◊ The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental 

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

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

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

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

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

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

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

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

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

 
Planning Analysis 
 
◊ The request would not be consistent with the Comprehensive Plan recommendation of community 

commercial typology and would, in fact, be an inappropriate intensification of the current 
commercial uses. 
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STAFF REPORT 2023-ZON-053 (Continued) 
 
◊ Furthermore, the Pattern Book clearly indicates the negative impact of outdoor display and 

recommends that it not be located adjacent to residential uses.  
 
◊ Staff would note the absence of any C-5 District in the area, which is further evidence that this 

request would be incongruent with the surrounding land uses and would negatively impact the 
area, particularly the residential neighborhood to the west. 

 
◊ Staff, therefore, recommends denial of this request. 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-4  Automobile repair  
SURROUNDING ZONING AND LAND USE 

 North - C-4  Commercial uses 
 South - C-4  Commercial uses 
 East - C-4  Commercial uses 
 West - D-5  Single-family dwellings 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends community commercial typology.  
Marion County Land Use Pattern Book (2019). 

THOROUGHFARE PLAN This portion of Lafayette Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
80-foot right-of-way and a proposed 102-foot right-of-way. 

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

OVERLAY  There is no overlay for this site. 

 
ZONING HISTORY 
 
2005-UV1-039; 2535 and 2545 Lafayette Road (east of site), requested a variance of use of the 
Dwelling Districts Zoning Ordinance to modify condition Number One of variance petition 85-UV2-109 
to provide for a revised site plan and landscape plan, granted. 
 
93-UV1-55; 2537 Lafayette Road (east of site), variance of use of the Dwelling Districts Zoning 
Ordinance to provide for the continued use of an existing restaurant and the construction of a 16 x 30-
foot pole storage building, granted. 
 
85-Z-55; 2525 Lafayette Road (east of site), requested the rezoning of 0.28 acres, being in the D-4 
district to the C-4 classification to provide for the operation of a retail cabinet store, approved. 
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85-UV2-109; 2545 Lafayette Road (east of site), variance of use of the Dwelling Districts Zoning 
Ordinance to provide for the construction of an office and garage for use as an automobile sales 
facility and with outdoor display and sales of vehicles, granted. 
 
84-UV1-27; 2442 Lafayette Road (south of site), requested a variance of use to provide for the 
remodeling and expansion of an existing restaurant, granted. 
 
82-UV1-91; 2527 Lafayette Road (east of site), requested a variance of use and development 
standards to permit commercial building to be used for salt and water conditioning sales and service 
of artificial kidney supplies, granted. 
 
82-UV3-47; 2450 Lafayette Road (south of site), requested a variance of use and development 
standards to permit additional display of mini-barns in the front yard of a construction office along with 
two display garages, granted for a maximum of three mini barns, 
 
 
kb ******* 
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View looking south along Lafayette Road 

 
 

 
View looking north along Lafayette Road 
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View of site looking west across Lafayette Road 

 
 

 
View of site looking west across Lafayette Road 
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View of site looking south from adjacent property to the north 

 
 
 

 
View of site looking southwest from adjacent property to the north 
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View of adjacent uses to the south of site looking west, across Lafayette Road 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-CVR-832 / 2023-CPL-832 (Amended) 
Address: 2144 East 12th Street (Approximate Addresses) 
Location: Center Township, Council District #17 
Zoning: D-5 
Petitioner: Bybee Holdings LLC, by Jynell D. Berkshire 
Request: Variance of development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the subdivision of a 5,700 
square foot lot into two lots, with: 

a) Lot One containing an area of 2,742 square feet (minimum 5,000 
square feet of lot area required); 

b) Lot Two containing an area of 2,968 square feet; 

And the construction of a single-family dwelling on each lot, with: 

c) The dwelling on Lot One having a 1.8-foot front yard setback 
from Jefferson Avenue and a five-foot rear yard setback 
(minimum 10-foot front setback, 20-foot rear yard setback 
required); and 

d) The dwelling on Lot Two having a 5.1-foot rear yard setback. 

Approval of a Subdivision Plat to be known as Bybee’s 12th Street 
Addition, a replat of Lot 18 in Joseph A. Moore’s Addition, subdividing 
0.14 acre in to two lots. 

 

RECOMMENDATIONS 
 

Staff recommends approval of the variance petitions to provide for the subdivision of a 5,700 
square foot lot into two lots, with Lot One containing an area of 2,742 square feet and Lot Two 
containing an area of 2,968 square feet; and the construction of a single-family dwelling on 
each lot, with: the dwelling on Lot One having a five-foot west rear yard setback; and the 
dwelling on Lot Two having a 5.1-foot rear yard setback. 

Staff recommends denial of the variance to have a 1.8-foot front yard setback from Jefferson 
Avenue. 
 

Staff recommends that the Hearing Examiner approve and find that the plat, file-dated June 
10, 2023, 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. 
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81

Item 12.



 

2023-CVR-832 / 2023-CPL-832 STAFF REPORT (Continued) 

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. 

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. That no driveway curb cuts shall be permitted for Lot Two  
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE   
 

 The subject site is zoned D-5 and is undeveloped. This site is in the Near Eastside 
neighborhood. This neighborhood is mostly single-family development. Several corner lots 
are subdivided to provide for two dwellings. 

 

 This petition would subdivide the property into two lots to be developed with single-family 
detached dwellings.  

 
VARIANCE OF DELOPMENT STANDARDS 
 

 This petition would provide for the subdivision of a 5,700 square foot lot into two lots, with 
Lot One containing 2,742 square feet and Lot Two containing 2,968 square feet. 
 

 The minimum lot area for D-5 for a detached house-small lot is 5,000 square feet. The 
standard for detached house-compact lot is 2,500 square feet, but is permitted in D-5II or 
higher. Staff would note that it would be preferred to rezone to a denser district; however, 
there is a precedent in the neighborhood for subdivision of corner lots. Staff would not be 
opposed to reduced lot area where it meets compact lot standards and is consistent with 
existing development. 
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 This request would provide for construction of a single-family dwelling on Lot One with a 
front yard setback of 1.8 feet where ten feet is required, and a rear setback of five feet 
where 20 feet is required. 
 

 Staff would not recommend approval of the 1.8-foot front setback on Jefferson Avenue. 
Staff would note that the proposed dwelling floor area could be modified or reduced to meet 
the required setback, and is therefore not supportive.  

 

 The proposed Lot One is oriented so that its frontage is on the east, making the lot depth 
only forty feet. This would make the rear yard align with the side yard of adjacent lots, 
which have a minimum setback of five feet. Staff would note that most lots’ rear yards are 
on the alley while this orientation puts the alley access in the side yard. Given the general 
placement of the structure is consistent with the north and east/west setbacks of the 
neighborhood, staff is not opposed to the five-foot rear setback.  

 

 This request would provide for construction of a single-family dwelling on Lot Two with a 
5.1-foot rear yard setback where 20 feet is required. Staff would note that the compact lot 
standards allow for a 15-foot setback, which would be more appropriate for a lot of this 
size. Staff would also note that although the front setback could be decreased so that the 
rear yard could be increased, the current front setback is more consistent with the 
neighborhood lot averages. Staff would not be opposed to a reduced rear setback where all 
other setbacks and open space are met, and where the proposed dwelling placement is 
consistent with the neighborhood development patterns. 

 
PLAT 
 

 The plat would subdivide the subject site into two lots. The proposed plat generally meets 
the standards of the D-5 zoning classifications and variances of development standards as 
proposed in this companion petition.  

TRAFFIC / STREETS 
 

 The proposed lots would both have frontage on Jefferson Avenue to the east. Lot One will 
also have alley access to the north side yard. Lot Two’s frontage would be on East 12th 
Street to the South. No new streets are proposed as part of this petition.  
 

 Staff is requesting a condition that no curb cuts be permitted for Lot Two. Staff believes a 
driveway on Jefferson Avenue would be too close to the intersection to the south. 

 

SIDEWALKS 
 

 Sidewalks are existing on the 12th Street and Jefferson Avenue frontages.  
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GENERAL INFORMATION 
 

EXISTING ZONING, CONTEXT AREA, AND LAND USE 
D-5  Compact  Undeveloped  

 

SURROUNDING ZONING AND LAND USE 
North  D-5   Residential 
South  D-5   Residential 
East  D-5   Residential  
West  D-5   Residential  

 

COMPREHENSIVE LAND USE PLAN Traditional Neighborhood  
 
THOROUGHFARE PLAN East 12th Street is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as a 
local street, with a 50-foot existing and proposed 
right-of-way. 
Jefferson Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
local street, with a 50-foot existing and proposed 
right-of-way. 

 

SITE PLAN     File-dated June 10, 2023 

PRELIMINARY PLAT   File-dated June 10, 2023 

FINDINGS OF FACT   File-dated June 10, 2023 

ZONING HISTORY – SITE 

None 

ZONING HISTORY – VICINITY 

2022-UV1-004, 1131 Jefferson Avenue, Variance to provide for the detached single-family 
dwelling with a four-foot north side setback and the construction of a detached garage with 
three-foot side setbacks, approved. 

2019-HOV-048, 1135 Jefferson Avenue, variance to provide for a single-family dwelling and 
attached garage with a five-foot rear setback and 50% open space, approved.  

2002-UV1-040, 1131 Jefferson Avenue, variance to legally establish a two-family dwelling in 
the D-5 district, approved.  

96-V2-5, 1131 Jefferson Avenue, variance to permit an above-ground pool and six-foot-tall 
fence in the front yard, approved.  

95-V1-48, 1125 North Hamilton Avenue, variance to provide for a six-foot-tall fence in the 
front yard, approved.  

88-UV3-105, 2115 East 12th Street, variance to provide for a two-family dwelling in the D-5 
district, approved.  

AR **** 
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2023-CVR-832 / 2023-CPL-832 Aerial Map 
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2023-CVR-832 / 2023-CPL-832 Site Plan 
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2023-CVR-832 / 2023-CPL-832 Preliminary Plat 
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2023-CVR-832 / 2023-CPL-832 Site Photos 

  
Subject site viewed from the intersection of 12th Street and Jefferson Avenue, looking north 

 
Proposed Lot Two, looking north 

 
Proposed Lot One, Jefferson Avenue frontage, looking south 
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Proposed Lot One, alley access, looking south 

 
East of site 

 
South of Site 
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