
 

Board of Zoning Appeals 
Board of Zoning Appeals Division I 

(October 1, 2024) 
Meeting Agenda 

 

 

 Meeting Details 
 

 

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

 

Date:  Tuesday, October 01, 2024 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Adoption of Meeting Minutes 

 

Special Requests 

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2024-DV1-030 | 7848 Melbourne Road 

Pike Township, Council District #1, zoned D-3 
Jose & Maria Arroyo, by James P. Mack 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of a detached garage, being two-foot taller than the primary building (not permitted). 

**Staff to request continuance to November 7, 2024 hearing of Division I, due to insufficient notice 

2. 2024-UV1-014 | 6301 Lafayette Road 
Pike Township, Council District #1, zoned D-4 
Robinson Rental Solutions LLC 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the operation of a childcare facility (not permitted) with 27 parking spaces located within the right-of-way, 
including maneuverability (not permitted) and 34 spaces provided (maximum 22 spaces permitted). 

**Petitioner requesting continuance to the November 7, 2024 hearing of Division I 

3. 2024-UV1-017 | 1016 Tecumseh Street 
Center Township, Council District #13, zoned D-8 
Indy Opportunity Biz LLC, by William A Bentley II 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the location of two three-
unit apartment buildings on a lot improved with a two-unit multi-unit home (one primary building per lot 
permitted). 

**Petitioner to request a continuance to the November 7, 2024 hearing of Division I 

4. 2024-UV1-021 | 6740 Acton Road 
Franklin Township, Council District #25, zoned D-A 
Yadwinder and Didarbir Singh, by David Gilman 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the storage of three semi-
trucks and tractor trailers, as part of a goods transportation business (not permitted). 
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**Automatic continuance filed by petitioner to the November 7, 2024 hearing of Division I 

5. 2024-UV1-022 | 9111 Crawfordsville Road, Town of Clermont 
Wayne Township, Council District #11, zoned C-3 / I-2 
Rancho Enterprises Inc., by Mark and Kim Crouch 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the operation of a 
commercial contractor business, per the filed site plan and plan of operation. 

**Automatic Continuance filed by registered neighborhood organization to the November 7, 2024 hearing of 
Division I 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
 

 PETITIONS FOR PUBLIC HEARING (Transferred Petitions): 
 

 
 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
6. 2024-DV1-017 | 2715 & 2719 Madison Avenue 

Center Township, Council District #18, zoned C-5 
TGA SC Global Indy I LP, by Jay Ingrassia 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
location of a six-foot tall wooden privacy fence and a six-foot tall chain link privacy fence within the front yards of 
Madison Avenue and East Street (maximum fence height of five feet permitted) with the chain link fence along 
East Street being topped with barbed wire (prohibited, chain link fences not permitted within the front yard) and 
encroaching within the clear sight triangle of the driveways along East Street (not permitted). 

7. 2024-DV1-025 | 6438 Marble Lane 
Franklin Township, Council District #24, zoned D-2 
Patricia Moore 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
location of a fence with a maximum height of eight feet within the side yards and front yard of Marble Lane 
(maximum height of six feet in side yards, 3.5 feet in front yards permitted). 

8. 2024-UV1-011 (Amended) | 5151 South Franklin Road 
Franklin Township, Council District #25, zoned I-2 
Zahn Real Estate LLC, by Joseph D. Calderon 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for warehousing with outdoor storage within 85 feet of a protected district (not permitted within 500 feet of 
protected districts) with deficient transitional yard landscaping and 24 parking spaces (59 spaces required), and 
the construction of several buildings with a minimum of an 10-foot transitional side yard and 40-foot rear 
transitional yard (50 feet required) and a 48-foot front transitional yard (100 feet required). 

9. 2024-UV1-013 | 5501 East 71st Street 
Washington Township, Council District #3, zoned C-1 
Rock Investments LLC, by Tyler Ochs 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the operation of an indoor 
event center and banquet hall (not permitted). 

10. 2024-UV1-015 (Amended) | 3402 Georgetown Road 
Wayne Township, Council District #5, zoned C-3 (FF) 
Georgetown Parcel I LLC, by Thomas Pottschmidt 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for the expansion of an 
existing liquor store (not permitted) within twenty feet of a protected district (100-foot separation required) with 
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zero-frontage trees and deficient landscaping (eight trees, landscaping required) and zero bicycle parking 
spaces provided (three bicycle spaces required). 

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
11. 2024-DV1-029 | 9540 Maze Road 

Franklin Township, Council District #25, zoned D-A 
Terry Johnson, by David A. Retherford 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
subdivision of a ten-acre lot, with one lot containing the existing primary building with a 27-foot east side yard 
setback (30 feet required) and having a lot width between 78 and 196 feet (250-foot lot width required) with the 
proposed second lot containing a 130-foot lot width. 

12. 2024-DV1-031 | 8040 Southport Road 
Franklin Township, Council District #25, zoned C-3 / C-S 
DRGSF Outlot One LLC, by Elizabeth Bentz Williams 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
erection of a freestanding pylon sign, being the fifth freestanding sign along Southport Road (maximum of two 
permitted). 

13. 2024-UV1-018 | 2243 Massachusetts Avenue 
Center Township, Council District #8, zoned C-7 / D-8 
INCERTEC Heat Treating LLC, by John Ferrier 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the construction of a freestanding surface parking lot (not permitted) with a six-foot tall decorative fence 
within the front yard of Brookside Avenue (maximum height of 3.5-feet permitted). 

14. 2024-UV1-019 | 2562 North Bancroft Street 
Center Township, Council District #8, zoned I-3 / D-4 (FF) (FW) 
Edward Hansen, by James Pierce 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for the construction of a non-permitted minor residential structure (not permitted) within the floodway fringe (only 
permitted within Floodway Fringe if less than 70 percent of the primary building), being larger and taller than the 
primary building (not permitted). 

15. 2024-UV1-020 | 3450 Winthrop Avenue 
Center Township, Council District #8, zoned D-5 
Wehome LLC, by Navneet Kaur 

Variance of use and development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for operation of a mobile spa (not permitted) within a recreational vehicle parked within the front yard on a non-
hard surfaced area (hard surfaced area required). 

 

 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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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-DV1-030 
Property Address:  7848 Melbourne Road (approximate address) 
Location: Pike Township, Council District #1 
Petitioner: Jose & Maria Arroyo, by James P. Mack 
Current Zoning: D-3 

Request: 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a detached 
garage, being two-foot taller than the primary building (not permitted). 

Current Land Use: Residential 
Staff 
Recommendations: Staff has no recommendation for this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This petition is to be continued to the November 7, 2024 BZA Division I hearing due to insufficient 
notice. 
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Item 1.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-UV1-014 
Property Address:  6301 Lafayette Road (approximate address) 
Location: Pike Township, Council District #1 
Petitioner: Robinson Rental Solutions LLC 
Current Zoning: D-4 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the operation of a childcare 
facility (not permitted) with 27 parking spaces located within the right-
of-way, including maneuverability (not permitted) and 34 spaces 
provided (maximum 22 spaces permitted). 

Current Land Use: Commercial 
Staff 
Recommendations: Staff has no recommendation for this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR OCTOBER 1, 2024 BZA DIVISION I HEARING 

• This petition was continued from the September 3, 2024 hearing to the October 1, 2024 BZA Division 
I hearing. 

• The petitioner is requesting an additional continuance to the November 7, 2024 BZA Division I hearing 
to allow for further review. 
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Item 2.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION  I                           October 1, 2024 
 

 

Case Number: 2024-UV1-017 
Property Address:  1016 Tecumseh Street (approximate address) 
Location: Center Township, Council District #13 
Petitioner: Indy Opportunity Biz LLC, by William A Bentley II 
Current Zoning: D-8 

Request: 
Variance of use of the Consolidated Zoning and Subdivision Ordinance 
to provide for the location of two three-unit apartment buildings on a lot 
improved with a two-unit multi-unit home (one primary building per lot 
permitted). 

Current Land Use: Residential 
Staff 
Recommendations: Staff has no recommendation for this petition 
  
Staff Reviewer: Noah Stern, Senior Planner 

 
 

PETITION HISTORY 
 
 

The petitioner is requesting a continuance to the November 7, 2024 BZA Division I hearing to provide 
more information and to potentially revise the submitted site plan. 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

STAFF RECOMMENDATION 
 

 
Enter Staff Recommendation 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the location of two three-unit apartment buildings on a lot improved 

with a two-unit multi-unit home (one primary building per lot permitted).  
•  

GENERAL INFORMATION 

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

North:   D-8 North: Residential   
South:    C-3 South: Commercial    

East:    D-8 East: Residential    
West:    C-3 West: Commercial    

Thoroughfare Plan 

Tecumseh Street Local Street 50-foot existing right-of-way and 
48-foot proposed right-of-way 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 07/22/2024 
Site Plan (Amended) Enter Date. N/A if not applicable 
Elevations Enter Date. N/A if not applicable 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 07/22/2024 
Findings of Fact 
(Amended) Enter Date. N/A if not applicable 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

• The Pattern Book recommends this site to the Traditional Neighborhood typology to allow for a full 
spectrum of housing types, ranging from single family homes to large-scale multifamily housing. 
Development should be compact and well-connected with access to individual parcels by an alley 
when practical. Infill development should continue the existing visual pattern, rhythm, and 
orientation of surrounding buildings when possible. This typology usually has a residential density of 
5 to 15 dwelling units per acre, but a higher density is recommended if the development is within a 
quarter mile of a frequent transit line, greenway, or park. 

• The land use type of Small-Scale Multi-Family Housing is contemplated for this typology. It should 
be organized around intersections of neighborhood collector streets, parks or public squares, or 
neighborhood-serving retail. If those conditions are not met, individual small apartment buildings 
may be interspersed with single-family homes but should not make up more than 25% of the 
residential structures on a block. Parking should be either behind or interior to development. 
 

 

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 
 

 
• With regards to new housing construction, the Infill Housing Guidelines recommends: 

o   
 

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

 

 
• Not Applicable to the Site.  
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2019DV1066; 1938 E 11th Street (north of site), Variance of development standards of the Consolidated 
Zoning and Subdivision Control Ordinance to provide for the rehabilitation of a single-family dwelling with 
a one-foot side setback, a zero-foot front setback, a one-foot rear setback and within the clear sight 
triangle of the abutting street and alley (not permitted) and to provide for an attached garage with 15% 
open space and nine feet between dwellings (four-foot side setback, 18-foot front setback or average, 
15-foot rear setback, 55% open space and 10 feet between dwellings required), approved. 

2019DV1064; 1102 Tecumseh Street (north of site), Variance of development standards of the 
Consolidated Zoning and Subdivision Control Ordinance to provide for the rehabilitation of a single-family 
dwelling within the clear sight triangle of the abutting streets (not permitted) with a one-foot side setback, 
an 11-foot front setback and to provide for a 20-foot by 20-foot attached garage with a 6.9-foot rear 
setback and 38% open space (four-foot side setback, 18-foot front setback or average, 15-foot rear 
setback, and 55% open space required), approved. 

2017DV3013; 1844 E 10th Street (south of site), Variance of development standards of the 
Consolidated Zoning and Subdivision Ordinance to provide for a building addition, and a one-foot front 
setback along Tecumseh Street, with deficient landscaping and a three-foot transitional setback, along 
10th Street, with deficient landscaping (10-foot front and front transitional setback, with a six-foot 
landscape strip required), and with 16 parking spaces (22 parking spaces required), approved. 

2015UV2019; 2014 E 10th Street (southeast of site), Variance of use and development standards of 
the Commercial Zoning Ordinance to permit primary and accessory residential uses (not permitted), 
including the legal establishment of an existing dwelling unit and the construction of a 746-square foot 
detached garage, with a second floor dwelling unit, and with both structures having an approximately 
one-foot west side setback (10-foot side setback required), approved. 

2001DV1001; 1129 Tecumseh Street (northeast of site), development standards of the Dwelling 
Districts Zoning Ordinance to provide for the conversion of a two-story, 906 square foot garage into a 
single-family dwelling with a 169 square foot addition and a 5-foot rear yard setback (minimum 15-foot 
rear yard setback required), denied. 

  

9

Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
 

 

2024UV1017; Aerial Map 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2024UV1017; Site Plan 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2024UV1017; Elevations? 

X 

2024UV1017; Multiple Dwelling Project Analysis 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2024UV1017; Findings of Fact 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

2024UV1017; Photographs 

 

Photo 1: Subject Site (northern portion) from East 

 

Photo 2:Subject Site from South 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

2024UV1017; Photographs (continued) 

 

Photo 3: Existing Alleyway from Southeast (1844 E 10th) 

 

Photo 4: Existing Alleyway from Northwest (11th Street) 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

2024UV1017; Photographs (continued) 

 

Photo 5: Adjacent Property to East 

 

Photo 6: Adjacent Property to West 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
BOARD OF ZONING APPEALS DIVISION I                          October 1, 2024 
 

 
Case Number: 2024-UV1-021 
Address: 6740 Acton Road (approximate address) 
Location: Franklin Township, Council District #25 
Zoning: D-A 
Petitioner: Yadwinder and Didarbir Singh, by David Gilman 
Request: Variance of use of the Consolidated Zoning and Subdivision Ordinance to 

provide for the storage of three semi-trucks and tractor trailers, as part of a 
goods transportation business (not permitted). 

 
Staff Reviewer:    Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

 
This is the first public hearing for this petition. 

The petitioner has filed an automatic continuance, continuing this petition from the October 1, 2024, 
hearing, to the Thursday, November 7, 2024, hearing.  This will require the Board’s 
acknowledgement.  
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Item 4.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I                  October 1st, 2024 
 

 

Case Number: 2024-UV1-022 

Property Address:  9111 Crawfordsville Road 

Location: Wayne Township, Council District #11 

Petitioner: Rancho Enterprises Inc., by Mark and Kim Crouch 

Request: 

Variance of use of the Consolidated Zoning and Subdivision Ordinance 

to provide for the operation of a commercial contractor business, per 

the filed site plan and plan of operation. 

Staff Reviewer: Kiya Mullins, Associate Planner 
 
 

CONTINUANCE 
 
 

The Town of Clermont, a registered neighborhood organization, has filed an Automatic Continuance, 
continuing this petition from the October 1st, 2024, hearing, to the November 7th, 2024  Division I, hearing.  
This will require the Board’s acknowledgement. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I            October 1, 2024 
 

 

Case Number: 2024-DV1-017 

Property Address:  2715 and 2719 Madison Avenue 

Location: Center Township, Council District #18 

Petitioner: TGA SC Global Indy I LP, by Jay Ingrassia 

Current Zoning: C-5 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the location of a six-foot tall 
wooden privacy fence and a six-foot tall chain link privacy fence within 
the front yards of Madison Avenue and East Street (maximum fence 
height of five feet permitted) with the chain link fence along East Street 
being topped with barbed wire (prohibited, chain link fences not 
permitted within the front yard) and encroaching within the clear sight 
triangle of the driveways along East Street (not permitted). 

Current Land Use: Self-Storage Facility 

Staff 
Recommendations: Approval, subject to a commitment 

Staff Reviewer: Eddie Honea, Principal Planner II, Interim Administrator 
 
 

PETITION HISTORY 
 
 

This case was initially scheduled for hearing on July 2, 2024. It was continued, for cause, by agreement 

between Staff and the petitioner, in order to further discuss specifics of the filing. 

At the August 6, 2024 hearing, Staff requested a continuance in order to make an amendment to the 

address on the notice. The petitioner subsequently amended the petition to clarify that the barbed wire 

portion of the fence is only along East Street. Staff continues to recommend denial of the request. 

At the September 3, 2024, the petitioner requested a continuance at the recommendation of the Board 

in order to further engage with Staff and interested parties to reach a resolution. 

On September 20th and 24th, the petitioner submitted revised site plans depicted different portions of the 

site depicting the following changes: a substantial portion of the fencing along Madison Avenue will be 

five-foot tall aluminum decorative fencing; the fence and gates along East Street will be relocated to the 

west, behind the established tree line and replaced with vinyl coated chain link fence; the barbed wire 

will be removed. This would eliminate the need for variances for barbed wire and clear sight triangle 

encroachment. These plans are available below, within the Exhibits portion of the Staff Report. Staff 

believes these changes to be a reasonable compromise and represent a substantial improvement to 

existing site conditions. Therefore, Staff recommends approval of the request, subject to the site plans 

referenced above. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request. 

 

PETITION OVERVIEW 
 

 

• This petition would allow for the installation of a six-foot tall decorative fence along the frontage 

of Madison Avenue, and a six-foot tall chain link fence along the East Street frontage. It would 

also legally establish an existing six-foot tall chain link fences along the side lot lines, but within 

the front yard of the subject site.  

 

• At the time of filing, the fence along East Street was improved with barbed wire. The petitioner 

has verbally indicated this may be removed. Should this still be the intent, the petitioner should 

verbally withdraw this portion of the request. 

 

• Chain link fencing is not permitted within the front yards of Commercial, Industrial or Mixed-Use 

Districts in order to promote an enhanced streetscape. In addition, non-chain link fencing tends 

to be more difficult to scale, remove or otherwise breach which has the effect of enhancing site 

security. 

 

• The C-5 District, due to the intensity of uses permitted and typical application in areas with 

significant separation from protected districts and less intense land uses, allows for five-foot tall 

fencing within front yards. Fence height limitations within front yards are intended to promote 

aesthetic streetscapes and prevent their “canyonization” 

 

• The clear sight triangle is an area along rights-of-way intersections or driveways where structures 

or landscaping between 2.5-feet and eight-feet tall are not permitted to be located. This clearance 

is intended to preserve lines of sight in order to reduce the potential for vehicle, pedestrian and 

cyclists collisions. 

 

• Barbed or Razor where is prohibited in all districts and applications with the exception of: 

enclosing livestock or agricultural uses; public safety facilities; or correctional or penal institutions. 

This prohibition is intended to enhance streetscapes and the injury or maiming of the public. 

 

• The fence along East Street is comprised of a six-foot tall chain link fence and an electric sliding 

access gate. Staff believes that this fence can be modified or replaced with a compliant five-foot 

tall decorative fence that would comply with Ordinance standards. Staff would note that the 

properties directly across East Street include a High School (Providence Cristo Rey High School) 

and a public park (Columbia Park). In Staffs opinion, the location of a non-compliant fence, 

particularly one improved with barbed wire, in close proximity to these land uses is wholly 

inappropriate. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• Existing six-foot tall chain link fences are located along the northern and southern lot lines, but 

forward of the primary building, therefore are located within the front yard of the property. The 

subject site contains two out lots, being 2711 and 2719 Madison Avenues. If these were 

developed, this portion of the fence request would become compliant. These fences also abut 

other C-5 zoned properties. While Staff is not opposed to this portion of the request, for these 

reasons, given the scope of the petition in its entirety, Staff recommends denial. 

 

• As proposed, the mid to southern portion of the subject site along Madison Avenue would be 

improved with a six-foot tall decorative fence. In Staff’s opinion, a five-foot-tall fence would provide 

the same degree of site security and that an appropriate practical difficulty is not present 

warranting a favorable Staff recommendation. 

 

• The subject site was originally improved as a large format retail building (K-Mart) and automobile 

fueling station. The automobile fueling station has since be demolished and remediated for 

redevelopment. In 2016 a use variance was filed to allow for an indoor self-storage facility for 

personal property, including recreational vehicles. It was expressly conveyed to Staff in that filing 

that outdoor storage and operations would not be provided. Staff recommended approval of that 

request largely due to this exclusion. The request was approved by the Board of Zoning Appeals 

on January 17, 2017. 

 

• In 2022 another use variance was filed to allow for the existing self-storage facility in addition to 

the outdoor covered storage of recreational vehicles. Staff strongly opposed the request given 

the reasoning of support for the 2016 filing. While outdoor operations are permitted in the C-5 

District, outdoor storage is only permitted for vehicles awaiting repair. General outdoor storage, 

which includes the type of storage permitted by the grant of 2022-UV1-036, is only permitted 

within the C-7 and Industrial District. Staff would note that these are the same districts that permit 

self-storage facilities by-right. 

 

• Six-foot tall fences are only permitted by-right within the front yards of C-7, I-3 and I-4 Districts. 

This is due to the generally enhanced intensity and significant separation from less intense land 

uses. Staff is concerned about the growing intensity and development pattern of the subject site, 

particularly by variance grant, and that the site effectively operates at an intensity that is 

comparable to C-7, I-3 and I-4 uses. In addition, Staff would note that the site is recommended 

for Community Commercial, which is indicative of C-3 and C-4 zoning. Therefore, Staff believes 

the property to be over zoned in comparison to its comprehensive plan recommendation. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
GENERAL INFORMATION 

 

Existing Zoning C-5 

Existing Land Use Self-Storage Facility 

Comprehensive Plan Community Commercial 

Surrounding Context Zoning Surrounding Context 

North:   C-5 /D-8 
North: Office Building and Single-
family dwellings 

South:    C-5 South: Automotive Repair 

East:    SU-2 East: School 

West:    C-5 West: Retail & Non-profit 

Thoroughfare Plan 

 
Madison Avenue 
East Street 

 
Local Street 
Local Street 
 

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan April 23, 2024 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact April 23, 2024 

Findings of Fact 
(Amended) 

N/A 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Land Use Pattern Book 

Pattern Book / Land Use Plan 
 

• 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. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• While the request is a development standard and the Land Use Pattern book generally provides 

guidance on land use, Staff would note that one of the conditions for Large-Scale retailing and 
Services is that outdoor display should be limited. Given that, in Staffs opinion, the request is 
primarily driven by the non-permitted outdoor storage, that the request is in direct conflict with the 
plan 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) 

 

 

• Not Applicable to the Site. 

 

ZONING HISTORY 
 
 

Subject Site: 

2022-UV1-036; 2711, 2715 and 2719 Madison Avenue; requested Variance of use of the 

Consolidated Zoning and Subdivision Ordinance to provide for the operation of a self-storage 

facility in an existing retail building (not permitted) with the outdoor covered storage of 

recreational vehicles, boats, and other vehicles (only storage of inoperable vehicles awaiting 

repair permitted); approved 

2019-MO3-002; 2711 Madison Avenue (subject site), requested a Modification of 
Commitments of 2016-UV3-017 to extend the time limitation for Commitment Two until April 1, 
2020, denied.  
 
2016-UV3-017; 2715 Madison Avenue (subject site), requested a Variance of use of the 
Consolidated Zoning and Subdivision Ordinance to provide for the conversion of the existing 
retail building into an indoor self-storage facility, including indoor boat/RV storage, approved 
(subject to Plan of Operation).  
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2001-ZON-059; 2715 Madison Avenue, requested a rezoning of 10.337 from D-8 and C-5 
district, approved (with commitments).  

 
2001-UV1-005; 2715 Madison Avenue, requested a Variance of use of the Dwelling Districts 
Zoning Ordinance to provide for a 7,396 square foot addition and a 28,804 square foot addition 
to an existing commercial building, approved (with conditions). 
 
70-V3-32; 2715 Madison Avenue, requested a Variance of use and setback requirements of 
the Dwelling Districts Ordinance to permit the erection and operation of a K-mort department 
store, with patio shop, outside sales, pole sign and signs on the building, approved.  
 

Vicinity: 

2021-UV1-033, 2726 Madison Avenue, requested a Variance of use and development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for a collection 
center/warehouse and to provide for a 3,840-square-foot building with zero percent 
transparency on the west facade, without west and south transitional yards, without 
landscaping and without sidewalks, approved.  
 
2018-DV1-044; 2729 Madison Avenue, requested a Variance of development standards of 
the Consolidated Zoning and Subdivision Ordinance to provide for an automobile repair shop, 
with storage of operable vehicles and equipment equal to 48% of the gross floor area and to 
legally establish zero-foot side and rear setbacks, with a handicapped space with deficient 
width and a three-foot front setback, approved.  
 
2017-ZON-010; 2829 Madison Avenue, requested the rezoning of 4.8 acres from the 
D-10 district to the C-4 classification to provide for commercial uses, approved. 
 
2016-UV3-017; 2715 Madison Avenue, requested a variance of use of the 
Consolidated Zoning and Subdivision Ordinance to provide for the conversion of the existing 
retail building into an indoor self-storage facility, including indoor boat/RV storage, granted. 
 
2014-CZN-828 / 2014-CVR-828; 2829 Madison Avenue, requested the rezoning of 
4.48 acres from the C-5 District to the D-10 classification to provide for four, three-story multi-
family buildings, with 144 units and a variance of development standards of the Dwelling 
Districts Zoning Ordinance to provide for a multi-family development, with a floor area ratio of 
0.7036 and an open space ratio of 1.067; approved and granted. 
 
2002-HOV-026; 2640 Madison Avenue, requested a variance of development 
standards of the Commercial Zoning Ordinance to provide for a trash dumpster located within 
the 
required front yard, granted. 
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2001-UV1-005; 2715 Madison Avenue, requested a variance of use of the Dwelling 
Districts Zoning Ordinance to provide for a 7,396-square foot addition and a 28,804-square 
foot 
addition to an existing commercial building, granted. 
 
2001-ZON-059; 2715 Madison Avenue, requested the rezoning of 10.337 acres from 
C-5 and D-8 to C-5, approved. 
 
94-UV1-17; 2715 Brill Road, requested a variance of use to expand a parking lot for 
an adult entertainment business, granted. 
 
85-UV2-32; 2735 Brill Road, requested a variance of use and development standards 
of the Commercial Zoning Ordinance to provide for the removal of an existing residence and 
construction of a 1,256-square foot addition to an existing garage to be used for the storage of 
commercial vehicles both inside and outside; granted. 
 
83-UV1-107; 2740 Madison Avenue, requested a variance of use of the Commercial 
Zoning Ordinance and of the Dwelling Districts Zoning Ordinance to allow the outside display 
of merchandise in the required front yard of an existing retail furniture store and off-street 
parking on a portion of the subject property; granted. 
 
79-UV1-105; 2652 Brill Road, requested a variance of use to provide for an automobile 
machine shop; granted. 
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EXHIBITS 
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Original Site Plan: 
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Revised Site Plan September 20: 
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Revised Site Plan September 24 
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Photo One: Looking South Along Madison Avenue 

 

Photo Two: Area of Proposed Fencing Within Front Yard of Madison Avenue 
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Photo Three: Primary Building, Facing East 

 

Photo Four: Facing North Along Madison Avenue 
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Photo Five: Existing Fencing Within North Side Yard 

 

Photo Six: Existing Fence Within Front Yard of East Street in Background 
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BOARD OF ZONING APPEALS DIVISION I                           August 6, 2024 
 

 
Case Number: 2024-DV1-025 
Address: 6438 Marble Lane (approximate address) 
Location: Franklin Township, Council District #24 

Zoning: D-2 
Petitioner: Patricia Moore 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the location of a fence with a maximum 
height of eight feet within the side yards and front yard of Marble Lane 
(maximum height of six feet inside yards, 3.5 feet in front yards permitted). 

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

PETITION HISTORY 
 
 

This petition was continued for cause by the petitioner from the August 6, 2024, hearing, to the September 

3, 2024, hearing, and from the September 3, 2024, hearing to the October 1, 2024, hearing.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition.  

PETITION OVERVIEW 
 

 

 The request would legally establish the location of a fence with a maximum height of eight feet 
within the side yards and front yard of Marble Lane. 

 

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

 

 The height requirements are in place to limit bulk, create a consistent density and intensity, and 
keep the environment at a human-scale. This regulation limits the number of “walls” or abnormally 
tall structures that can be built to ensure neighborhood compatibility and to prevent unreasonable 
blockage of sunlight. 
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 The fence could remain in its current location if reduced to six feet behind the dwelling, and 42 
inches where in front of the dwelling. In addition, supplemental plantings could be added to increase 
any needed privacy.  

 

 Staff acknowledges there is a grade change on site, but the property, and adjoining neighboring 
properties have been able to operate without a hardship prior to the current fence being installed 

 

 There is no practical difficulty associated with the subject site that would warrant the grant of this 
variance.  The subject site has no natural or manmade physical obstacles that would prohibit 
compliance with the required fence height requirements of the Ordinance.  Similar nearby 
properties on adjacent and nearby corners are able to comply with the Ordinance.  

 
GENERAL INFORMATION 

 

Existing Zoning D-2 

Existing Land Use Single-Family Dwelling 

Comprehensive Plan Recommends Suburban Neighborhood uses 

Surrounding Context Zoning Surrounding Context 
North:   D-2 North:  Single-Family dwelling 

South:    D-2 South: Single-Family dwelling 

East:    D-2 East:   Single-Family dwelling 

West:    D-2 West:  Single-Family dwelling 

Thoroughfare Plan 

Marble Lane Local Street 50-foot existing and proposed right-of-way. 

Context Area Metro area 

Floodway / Floodway Fringe No 

Overlay N/A 

Wellfield Protection Area No 

Site Plan June 24, 2024 

Elevations N/A  

Landscape Plan N/A  

Findings of Fact June 24, 2024 
 
 

 
COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Suburban Neighborhood uses for the site. 
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Pattern Book / Land Use Plan 
 

• The Comprehensive Land Use Plan recommends the Suburban Neighborhood typology, which is 
predominantly made up of single-family housing, but is interspersed with multifamily housing where 
appropriate. This typology should be supported by a variety of neighborhood-serving businesses, 
institutions, and amenities. Natural Corridors and natural features 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 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
97-HOV-46; 5221 Sandstone Court (south of site), requested a variance of development 
standards to legally establish a 12 by 17-foot screened porch with a rear yard setback of 18 
feet, for an existing single-family dwelling, granted.                   
 
83-HOV-103; 6419 Lava Court (northeast of site), requested a variance of development 
standards to allow the construction of an attached garage at 9.75 feet from a side property line 
making the aggregate side setbacks of the lot 20.75 feet, granted.          
 
RU ******* 
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EXHIBITS 
 

 
Location Map 
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Site Plan 
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Findings of Fact 
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Photographs 
 

 
Subject property looking southwest. 

 

 
Subject property looking west. 
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Subject property looking south. 

 

 
Subject property looking south. 
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Subject property looking west. 
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BOARD OF ZONING APPEALS DIVISION I            October 1, 2024 
 

 

Case Number: 2024-UV1-011 (Amended) 

Property Address:  5151 South Franklin Road (approximate address) 

Location: Franklin Township, Council District #25 

Petitioner: Zahn Real Estate LLC, by Joseph D. Calderon 

Current Zoning: I-2 

Request: 

Variance of use and development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for warehousing with outdoor storage within 
68 feet of a protected district (not permitted within 500 feet of protected 
districts) and 100% the size of the gross floor area of enclosed buildings (25% 
maximum allowed) with deficient transitional yard landscaping and 53 parking 
spaces (63 spaces required), and the construction of several buildings with a 
minimum of a 73-foot front transitional yard (100 feet required). 

Current Land Use: Industrial 

Staff 
Recommendations: Staff recommends denial of this petition. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

September 3, 2024: A timely automatic continuance request was filed by a registered neighborhood 

group in advance of the hearing date to allow additional time for discussion. The request will be amended 

in advance of the new hearing date of October 1, 2024 without new notice needed. A full staff report will 

be made available in advance of the October hearing date. 

August 6, 2024: An automatic continuance request was filed by the petitioner to continue this petition to 

the September 3, 2024 meeting to allow time for additional discussion with staff and neighborhood groups 

that will likely result in amendments to the scope and plans. A full staff report will be available in advance 

of the September hearing date. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 
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PETITION OVERVIEW 
 

 

• The subject site is currently developed with a residential structure as well as several accessory 

buildings and is zoned I-2 for light industrial uses. The site is largely surrounded by property that 

is either undergoing or scheduled to undergo development of single-family homes: the property 

to the west was recently rezoned for residential development in 2024, and construction of new 

homes is underway directly to the south and east of the subject site. The only parcels in the 

immediate area still zoned for industrial use are the subject site and the vacant parcel to the north. 

 

• The most recent application and plans provided by the applicant indicate development of 

warehousing structures for multiple contracting businesses at the property: five larger buildings 

with an area of 36,000 square feet (7200 SF each) would be built along with 27 smaller storage 

units (majority are 1600 SF) on the eastern portion of the property. All existing buildings except 

for the home and barn structure would be removed, and the site would incorporate five dedicated 

areas of outdoor storage (one for each of the five larger buildings). It is unclear if the residential 

structure would continue as a home or be related to the industrial uses, and it is also unclear what 

types of contractors would utilize this space or what types of equipment or vehicles they would be 

storing in either enclosed or unenclosed areas. 

 

• Although both warehousing (primary) and outdoor storage and operations (accessory) are 

allowed uses within I-2 zoning, the use-specific standards for warehousing contains a proximity 

requirement of 500 feet that would not allow for outdoor storage areas to be established absent 

a use variance: warehousing rules would require a separation of 500 feet from protected districts 

if any warehousing was conducted outside of enclosed buildings as would be the case here. 

 

• Additionally, the zoning ordinance requires that accessory outdoor storage areas be surrounded 

with a fence of at least 6 feet in height and that they be screened with trees or landscape hedges 

in accordance with transitional yard landscaping requirements. Although the five outdoor storage 

areas shown on revised plans show a cumulative area (21,125 SF) that is less than 25% of the 

total gross floor area of enclosed buildings (the maximum accessory outdoor storage allowed for 

I-2 zoning), those areas are not fenced or screened, and it appears that the larger fenced areas 

surrounding the areas delineated as outdoor storage would be approximately 100% of the building 

area which would be 4 times the ordinance requirement. For the purposes of this review, staff 

would consider the larger fenced areas to fully comprise outdoor storage due to a lack of 

explanation on how the 65x65 outdoor storage areas would be delineated or buffered on-site. 

 

• In addition to the use stipulations above, several variances of development standards would also 

be required to allow for the development as shown. 63 parking spaces would be required, while 

this layout only shows 53 spaces. Transitional yard landscaping would be required along the 

entirety of the southern, eastern, and western yards (only partial compliance is shown on most 

current plans), and while the revised site plan shows compliant side and rear transitional yards, a 

front transitional yard of 100 feet would be required and Building 1 has a setback of only 73 feet. 
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• Building illustrations (not-to-scale) were provided that show a rendering of how the proposed 

structures might appear: the height of the buildings is unclear, but structures within or bordering 

required yards would be limited to a height of 22 feet: this could be verified during permitting. Of 

greater concern to staff is the lack of detail in the operation plan: no information has been provided 

about the number or type of vehicles at the site, how frequently they might enter or exit, and what 

types of materials might be stored in accessory outdoor storage areas. 

 

• The subject site is zoned I-2 to allow for light industrial uses that present minimal risk and typically 

do not create objectionable characteristics (such as dirt, noise, glare, heat, odor etc.) that extend 

beyond the lot lines. If outdoor operations are present within I-2, they should be completely 

screened if adjacent to protected districts and limited to a small percentage of the total operation 

compared to heavier industrial uses such as that proposed by this petition. 

 

• Additionally, the Comprehensive Plan recommends this site to the Office Commercial working 

typology to allow for single and multi-tenant office buildings (enumerated land uses include 

medical and dental facilities, education services, insurance, real estate, financial institutions, 

design firms, legal services, and hair and body care salons) that are often a buffer between higher 

and lower-intensity land uses. Industrial uses are not suggested for this site by the Plan, and both 

I-2 zoning districts and the Office Commercial typology are envisioned as being buffer districts 

between protected districts and more intense areas. 

 

• Staff does not feel that an undue hardship exists at this site that would preclude it from being 

developed with alternate uses that are compliant with the ordinance. An optimal land use would 

be a less intense commercial use as described by the Comprehensive Plan, though less intense 

industrial uses could utilize the site by-right and even develop it further if standards for setbacks, 

landscaping and parking were met. A use of multitenant contractor warehousing with associated 

outdoor storage would not be appropriate for a Light Industrial context. 

 

• The findings of fact provided by the applicant indicate that there would be no method to utilize any 

outdoor storage at the site, that the proposed development would be “substantially similar to 

development found in an office park”, and that adequate buffering between the proposed use and 

residential areas has been provided. Staff disagrees on each count: the 500’ proximity rule is only 

tied to outdoor operations for the primary warehousing use (other I-2 uses could have outdoor 

storage outside of buffer yards and meeting other use-specific standards), and most office parks 

wouldn’t contain outdoor storage and operations at such a dramatic scale involving so many 

commercial vehicles accessing the property. Additionally, the most recent site plan shows 

encroachment into the front transitional yard and landscaping that wouldn’t meet the ordinance 

standard of either (a) landscaped areas with 15-foot width & one tree and four large shrubs per 

25 feet or (b) an opaque wall, berm, fence, or dense vegetative screen with height of at least 8 

feet to fully meet buffering requirements. A commitment indicates they would meet this standard 

if the variance is approved; that would be verified during the permitting stage if approved. 
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• Staff feels that the proposed intensity and scope of this use are inappropriate for the surrounding 

residential context and would create substantial issues of noise pollution and road damage to the 

pavement of Franklin Road that would be compounded by the lack of adequate transitional yard 

separation and landscape buffering. Although the scale of outdoor storage and operations was 

marginally improved by the updated site plan submitted September 17, the proposed layout still 

fails to show adequate separation and buffering from residential uses and the lack of information 

about the proposed uses and storage could easily lead to development that creates an 

inappropriate amount of heavy vehicle traffic, negative externalities related to noise, light, dust, 

and road damage, and accessory outdoor storage well above the 25% requirement for accessory 

outdoor storage within I-2 zoning. Staff find no undue hardship present that would prevent 

installation of a more appropriate use and recommends denial of the request. 

 

 

 

GENERAL INFORMATION 

 

Existing Zoning I-2 

Existing Land Use Industrial 

Comprehensive Plan Office Commercial 

Surrounding Context Zoning Surrounding Context 
North:   I-2 North: Vacant   

South:    D-P South: Residential    

East:    D-P East: Residential    

West:    D-4 West: Residential    

Thoroughfare Plan 

Franklin Road Primary Arterial 
50-foot right-of-way existing and 
119-foot right-of-way proposed 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 05/28/2024 

Site Plan (Amended) 09/17/2024 

Elevations 09/17/2024 

Elevations (Amended) N/A 

Landscape Plan 05/28/2024 

Findings of Fact 05/28/2024 

Findings of Fact 
(Amended) 

09/25/2024 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site for the Office Commercial 
working typology, which is designed for single and multi-tenant office buildings that is often a buffer 
between higher and lower-intensity land uses. Contemplated uses include medical and dental 
facilities, education services, insurance, real estate, financial institutions, design firms, legal 
services, and hair and body care salons. Industrial land uses are not contemplated. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2024ZON028 ; 5332 S Franklin Road (west of site), Rezoning of 75.3 acres from the D-A district to the 

D-4 district to provide for single-family residential development, approved. 

2021ZON013 ; 5151 S Franklin Road (east/south of site), Rezoning of 19.06 acres from the I-2 district 

to the D-P classification for the development of 61 single-family dwellings at a density of 3.2 units per 

acre, approved. 

2019CZN811 ; 5151 S Franklin Road (east/south of site), Rezoning of 19.06 acres from the I-2 and D-

P districts to the D-P district to provide for 61 lots at a density of 3.2 units per acre, withdrawn. 

2014ZON020 ; 8701 E Thompson Road (south of site), Rezoning of 126 acres, from the D-P District, 

to the D-P classification to provide for 61 two-family dwellings (122 dwelling units) and 288 single-family 

dwellings (previously approved by 2002-ZON-180 (2002-DP-021), as amended by 2007-APP-094 and 

2010-MOD-008), creating a density of 3.25 units per acre, approved. 

2003ZON802 ; 9107 E Thompson Road (east/south of site), rezoning of 168.5 acres from the I-2-S 

designation to D-P zoning to allow for a planned residential neighborhood with a church, approved. 

91-UV3-37 ; 5002 N Franklin Road (north of site), variance of use of the Dwelling District Zoning 

Ordinance to provide for the construction of a two-family residence, denied.  
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EXHIBITS 
 

 

2024UV1011 ; Aerial Map 
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2024UV1011 ; Site Plan (09/17/2024 Submittal) 
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2024UV1011 ; Site Plan (original submittal) 
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2024UV1011 ; Warehouse Elevation & Comparison Images 
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2024UV1011 ; Plan of Operation 

 

  

54

Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2024UV1011 ; Findings of Fact (Development Standards) 
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2024UV1011 ; Findings of Fact (Use) 
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2024UV1011 ; Commitments Suggested by Petitioner 
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2024UV1011 ; Photographs 

 

Photo 1: Existing House viewed from West 

 

Photo 2: Existing Rear Buildings viewed from West 
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2024UV1011 ; Photographs (continued) 

 

Photo 3: Existing Buildings viewed from Southwest 

 

Photo 4: Recently Constructed Residences along Southern Property Line 
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2024UV1011 ; Photographs (continued) 

 

Photo 5: Adjacent Property to West (recently rezoned for residential development) 

 

Photo 6: Adjacent Property to North 
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2024UV1011 ; Photographs (continued) 

 

Photo 7: Subject Site & Recently Constructed Homes viewed from Southeast 

 

Photo 8: Subject Site & Residential Lots to be Developed (viewed from East) 
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2024UV1011 ; Photographs (continued) 

 

Photo 9: Adjacent Property Further to East 

 

Photo 10: Adjacent Property to North/Northeast of Subject Site 
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BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-UV1-013 
Property Address:  5501 East 71st Street (approximate address) 
Location: Washington Township, Council District #3 
Petitioner: C-1 
Current Zoning: Rock Investment LLC, by Tyler Ochs 

Request: 
Variance of use of the Consolidated Zoning and Subdivision Ordinance 
to provide for the operation of an indoor event center and banquet hall 
(not permitted). 

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

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR OCTOBER 1, 2024 BZA DIVISION I HEARING 

• The City-County Councilor for District #3 filed an automatic continuance at the September 3, 2024 
hearing to the October 1, 2024 BZA hearing.  

 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the operation of an indoor event center and banquet hall (not 

permitted). 
 

• The two-parcel subject site is zoned C-1 and is improved with a church building and a small, single-
story office building. The proposal would repurpose suite #5 of the small office building for the indoor 
event center and banquet hall. 

 
• 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. The subject site sits directly in between more intense commercial and industrial uses along 
Binford Avenue to the east and south, and residential uses to the west and north. As it functions 
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currently, Staff believes this site to be achieving the desired buffer between the two areas. Staff sees 
the proposed indoor event center as a more intense commercial use that would (especially given the 
lack of public transit in the immediate area) most likely draw substantial amounts of vehicular traffic 
to the site, and therefore, sees the request as directly incompatible with the goals of the C-1 district. 
Likewise, Staff sees the proposal as out of scale with the site and believes it does not fit the general 
typology and character of the property, which was not designed to serve this type of use.  

 
• Finally, Staff does not find there to be any practical difficulty for needing to deviate from the use 

standards and believes that permitted C-1 uses are available to the petitioner and that the building 
can be used for something other than an indoor event center. Likewise, Staff does not believe the 
proposed Findings of Fact state a sufficient hardship being that the need for the variance is entirely 
self-imposed. Therefore, Staff does recommend denial of this proposal and requests that the 
petitioner find a site more compatible for the desired use. 

GENERAL INFORMATION 

 
Existing Zoning C-1 
Existing Land Use Commercial 
Comprehensive Plan Office Commercial 
Surrounding Context Zoning Surrounding Context 

North:   D-2 North: Single-family residential 
South:    I-2 South: Light industrial   

East:    I-2 East: Light industrial    
West:    D-P West: Single-family residential    

Thoroughfare Plan 

East 71st Street Primary Arterial   95 feet of right-of-way existing and 
_ 80 feet proposed 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 7/28/24 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 7/28/24 
Findings of Fact 
(Amended) N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

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

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site.  
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• 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 

86-Z-45, rezoning from the A-2 district to the C-1 classification, approved. 

2013UV1021; Variance of use of the Commercial Zoning Ordinance to provide for a beauty and massage 
service business (not permitted), approved. 

2017DV1011; Variance of development standards of the Consolidated Zoning and Subdivision 
Ordinance to provide for a ground sign, encroaching 12 feet into the right-of-way of 71st Street (15-foot 
setback required), approved. 

ZONING HISTORY – VICINITY 

2008UV2001; 7001 Hawthorn Park Drive (east of site), variance of use of the Industrial Zoning 
Ordinance to legally establish stone and marble fabrication and to provide for the retail sale of boats, the 
assembly and repair of boats and custom boat, auto and aircraft paint detailing (not permitted), approved. 

2006UV2023; 6945 Hawthorn Park Drive (east of site), variance of use and development standards of 
the Industrial Zoning Ordinance to provide for the retail sale of furniture and home décor items (not 
permitted), and to legally establish a 1296 square foot parking area within the required 50-foot front yard 
occupying 17.33 percent of the total area of the required front yard (maximum parking area equal to ten 
percent of the total area of the required front yard permitted), and to legally establish an enclosed 
dumpster with a 1.75-foot side setback (minimum 30-foot northeast side yard required), and also with a 
26-foot rear setback (minimum 30-foot rear yard required), approved. 

90-V3-54; 5849 East 71st Street (east of site), requests variance of development standards of the Sign 
Regulations to permit the placement of signs on an existing canopy in excess of 25% of façade and less 
than the required 70 feet setback from the centerline of East 71st Street and S.R. 37; pricing panels on a 
pole sign; directional information signs in excess of one square foot; signs location on the carwash in 
excess of 6 square feet; signs on pump islands in excess of 12 square feet; and to allow pricing sign to 
be located on light pole, granted 
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EXHIBITS 
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BOARD OF ZONING APPEALS DIVISION I            October 1, 2024 
 

 

Case Number: 2024UV1015 (Amended) 

Property Address:  3402 Georgetown Road (approximate address) 

Location: Wayne Township, Council District #5 

Petitioner: Georgetown Parcel I LLC, by Thomas Pottschmidt 

Current Zoning: C-3 (FF) 

Request: 

Variance of use of the Consolidated Zoning and Subdivision Ordinance to 
provide for the expansion of an existing liquor store (not permitted) within 
twenty feet of a protected district (100-foot separation required) with zero-
frontage trees and deficient landscaping (eight trees, landscaping required) 
and zero bicycle parking spaces provided (three bicycle spaces required). 

Current Land Use: Commercial 

Staff 
Recommendations: Staff recommends denial of the request. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued from the September 3, 2024 hearing at the request of the petitioner to allow 

staff time to evaluate an updated site plan that reduced the size of the proposed addition (3310 SF new 

total building size) and removed several of the variance requests from their petition (transitional yard 

setback, number of car parking spaces). The petitioner also proposed a commitment to remove seasonal 

outdoor sales as a use from the property. Although these changes would result in a layout marginally 

preferable to what was originally proposed (less parking congestion and more separation from residential 

uses to the northwest), staff still feels that no practical difficulty exists and that this addition would 

constitute overdevelopment of the site. Staff continues to recommend denial of the petition. Updated site 

plan and elevations were also added to the Exhibits below. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request. 

 

PETITION OVERVIEW 
 

 

• The subject site is located at the northwest corner of the intersection of 34th and Georgetown and 

is currently improved with a liquor store with a building area of 3380 square feet. The property is 

surrounded by fueling stations to the south and east and multitenant commercial development to 

the north and west. It is also directly adjacent to D-5 residential zoning to the north and northwest. 
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• In 1988, the property was rezoned from D-4 to C-3 to allow for the package liquor store use 

(allowed by-right within C-3 at the time but disallowed under current ordinance). Any expansion 

of the legally non-conforming use would require a variance of use as well as compliance with 

applicable use-specific standards for liquor stores (proximity to protected districts, placement of 

cameras, cash registers, and trash receptacles, etc.). 

 

• The proposed site plan provided with this application indicates an expansion of the existing use 

to a building area of 4965 square feet. In addition to requiring a use variance for the expansion of 

the non-conformity and its proximity to a protected district, variances of development standards 

would also be required for the required transitional yard separation as well as deficient existing 

landscaping and amounts of vehicle and bicycle parking. 

 

• Available aerial and street-level photography and testimony from a concerned neighbor indicate 

that this site may also house the accessory use of outdoor seasonal produce sales. The area 

utilized for this potential use would likely be the southeastern portion of the site nearest to the 

intersection and that a trailer stored on the western portion of the property may also be affiliated. 

Staff would note that such a use could be cited for a zoning violation if it did not meet the standards 

of 744-306.S and may have an impact on vehicle maneuverability and availability of parking. 

 

• 3402 Georgetown Road is zoned C-3 (Neighborhood Commercial district) to allow for 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. Similarly, the 

Comprehensive Plan recommends it to the Community Commercial typology to allow for low-

intensity commercial and office uses that serve nearby neighborhoods. Additionally, most of the 

property is located both within a 100-year floodplain (floodway fringe) as well as being within an 

Environmentally Sensitive Area overlay as defined by the Comprehensive Plan. The Plan 

recommends that development of this land use type should either preserve or add at least 20% 

of the entire parcel as tree canopy or naturalized area. 

 

• The plan of operation provided for this business by the applicant indicates that the business would 

be open until 2 to 3 am on most nights and that it would be staffed by one cashier and 2 stockers. 

Sales of both cold and warm package liquor would be conducted typically to one customer at a 

time, and weekly deliveries would be made by a “mid-sized” truck. No hazardous materials would 

be on-site, and the existing dumpster to the northwest would be utilized for waste. 

 

• Findings of fact provided by the applicant indicate that the use would beautify and present no 

harms to surrounding properties while allowing the business to sell additional alcohol within a less 

cramped space, and that no additional landscaping should be required since the site hasn’t 

historically been landscaped. Staff disagrees that a proposal with such deficiencies in landscaping 

would constitute substantial beautification and does not feel that an appropriate remedy for the 

small lot size would be development in even closer proximity to residential areas and zonings. 

Staff also disagrees that a lack of landscaping at the site in the past constitutes a substantial site-

specific practical difficulty given that the ordinance has specific exemptions for landscaping rules 

at previously developed sites that would not be applicable here. 
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• While the liquor store use was allowed by-right in 1988 at the time of rezoning, approval of this 

variance would constitute a dramatic expansion of the currently non-conforming use in a manner 

that would result in the property only being separated from the property line of residential areas 

to the northwest by 10 feet. While the western side setback of 2 feet would be allowed by-right, 

ordinance rules require a 20-foot separation from residential zoning and uses to the north and 

northwest, and staff does not feel that sufficient practical difficulty exists to justify this 

encroachment into the required transitional yard setback. 

 

• Since the expansion of the building would result in a new square footage more than 125% of the 

original area, no exemptions to compliance with current landscape requirements would apply. 

Areas of current non-compliance include the lack of trees and deficient width of landscape strips 

along both frontages and the lack of landscaping between this property and the D-4 zoning to the 

north. Staff notes that the proposal doesn’t meet comprehensive plan guidance for landscaping 

within environmentally sensitive areas and would place the building much closer to a protected 

district without required buffering. 

 

• Similarly, there would be no exemptions to parking minimums for the property since the proposed 

expansion would increase the number of parking spaces required at a rate higher than 15% of 

the current requirement. Retail uses with this square footage would require 14 spaces, and the 

site plan showing 12 spaces is below this requirement while also not showing any required bicycle 

parking spaces. Staff is concerned that an expansion of this size on a small lot that may already 

contain outdoor seasonal produce sales would result in higher demand for parking on a parcel 

with insufficient parking spaces and constitute overdevelopment of the property. 

 

• Overall, staff feels that an expansion of this size would not be appropriate for any retail use within 

such close proximity to residential areas but would be especially inappropriate given that the 

business would remain open until 2-3am on most evenings. This, coupled with the lack of 

transitional yard landscaping to the north and northwest and the reduction in available parking, 

could create various negative externalities of noise and light pollution and would lead staff to 

recommend denial of the variance application. 

 

 

 

 

 

 

 

 

77

Item 10.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
GENERAL INFORMATION 

 

Existing Zoning C-3 (FF) 

Existing Land Use Commercial 

Comprehensive Plan Community Commercial 

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

South:    C-3 South: Commercial   

East:    C-3 East: Commercial   

West:    C-3 West: Commercial    

Thoroughfare Plan 

Georgetown Road 
 

34th Street 
 

Secondary Arterial 
 
Primary Collector 
 

90-foot existing right-of-way and 
80-foot proposed right-of-way 
90-foot existing right-of-way and 
102-foot proposed right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

Yes 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan 06/25/2024 

Site Plan (Amended) 08/30/2024 

Elevations 08/26/2024 

Elevations (Amended) 09/01/2024 

Landscape Plan N/A 

Findings of Fact 06/25/2024 

Findings of Fact 
(Amended) 

08/26/2024 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site for the Community 
Commercial typology which provides for low-intensity commercial and office uses that serve nearby 
neighborhoods. Examples of contemplated land uses include small-scale shops, personal services, 
professional and business services, grocery stores, drug stores, restaurants, and public gathering 
spaces. 
 

78

Item 10.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• The site is predominantly located within an Environmentally Sensitive Area overlay which is 

intended for areas either containing high quality woodlands, wetlands, or other natural resources 
that should be protected or that present an opportunity to create a new environmental asset. 
Development should fully preserve or replace any wetlands or woodlands impacted by development 
and should preserve or add at least 20% of the entire parcel as tree canopy or naturalized area.  
 

 

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 

88-Z-262, rezoning of 0.63 acres from the D-4 zoning classification to the C-3 zoning classification to 

allow the existing commercial use to continue it legal non-conformity (package liquor store) under the 

appropriate zoning classification, approved. 

88-UV1-104, variance of use of the Dwelling Districts Zoning Ordinance to provide for an addition to a 

package liquor store, withdrawn. 

ZONING HISTORY – VICINITY 

2011DV1040 ; 3401 Georgetown Road (east of site), variance of development standards of the 

Commercial Zoning Ordinance to provide for a gasoline station / convenience store, with access aisles 

with five-foot front setbacks along 34th Street and Georgetown Road, (minimum 10-foot front setbacks 

required), approved. 

2006DV3021 ; 3350 Georgetown Road (south of site), variance of development standards of the 

Commercial Zoning Ordinance to provide for the construction of a 2,368 square foot building with a nine-

foot rear setback and transitional yard (minimum ten-foot rear setback and transitional yard required), 

and with a kerosene dispenser and a portion of one parking space in the rear transitional yard (not 

permitted), and with a phone, air pump and vacuum in the required ten-foot front landscape strip along 

Georgetown road (not permitted), and with a trash enclosure located between the established front 

building line and Georgetown Road (not permitted), and to legally establish a five-foot landscape strip 

along approximately 25 feet of frontage along 34th Street (minimum ten-foot landscape strip required), 

approved. 

96-Z-186 ; 3361 Georgetown Road (southeast of site), rezoning of 0.55 acres from D-5 to the C-4 

zoning classification to allow for an automobile repair garage, approved. 

81-Z-131 ; 3350 Georgetown Road (south of site), rezoning of 1.6 acres from D-5 to the C-3 zoning 

classification to allow for a gasoline filling station, approved. 

73-UV3-30 ; 3410 Georgetown Road (north of site), variance of use, setback street frontage, side, rear 

and transitional yard requirements and issuance of an Improvement Location Permit on an easement, to 

permit erection of a 222 unit motel, with office and pole sign, as per plans filed, withdrawn. 
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EXHIBITS 
 

 

2024UV1015 ; Aerial Map 
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2024UV1015 ; Revised Site Plan 
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2024UV1015 ; Elevations 
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2024UV1015 ; Plan of Operation 
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2024UV1015 ; Findings of Fact (Use) 
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2024UV1015 ; Findings of Fact (Landscaping/Parking) 
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2024UV1015 ; Photographs 

 

Photo 1: Subject Site Viewed from Southwest 

 

Photo 2: Subject Site Viewed from Northeast 
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2024UV1015 ; Photographs (continued) 

 

Photo 3: Subject Site Viewed from West 

 

Photo 4: Existing Dumpster (NW of Property) + Residence Viewed from South 
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2024UV1015 ; Photographs (continued) 

 

Photo 5: Adjacent Property to West 

 

Photo 6: Adjacent Property to North 
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2024UV1015 ; Photographs (continued) 

 

Photo 7: Adjacent Property to South 

 

Photo 8: Adjacent Property to East 

 

90

Item 10.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I            October 1st, 2024   
 

 

Case Number: 2024-DV1-029 
Property Address:  9540 Maze Road 
Location: Franklin Township, Council District #25 
Petitioner: Terry Johnson, Represented by David A. Retherford 
Current Zoning: D-A 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the subdivision of a ten-acre lot, 
with one lot containing the existing primary building with a 27-foot east 
side yard setback (30 feet required) and having a lot width between 78 
and 196 feet (250-foot lot width required) with the proposed second lot 
containing a 130-foot lot width. 

Current Land Use: Agricultural 
Staff 
Recommendations: Staff recommends approval of this variance request.) 
  
Staff Reviewer: Kiya Mullins, Associate Planner 

 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of this variance request. 
 

PETITION OVERVIEW 
 

 
• This variance of development standards will allow for the subdivision of the 10-acre parcel at 9540 

Maze Road into two lots, with one lot containing 7.146 acres. The second lot, which contains the 
existing dwelling will constitute the remaining three-acres. 

• The proposed lot containing the existing dwelling would remain eligible for exceptions in the 
Zoning Ordinance to allow for new constructions and expansions to maintain 15-foot side and 
rear yard setbacks. However, the proposed newly created, undeveloped lot, would not be eligible 
for this exception and would require minimum 30-foot side yard setbacks, for an aggregate of a 
75-foot setback. A 75-foot rear yard setback would also be required. 
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• Finally, this variance would allow the lot with the existing building to have a lot width between 78 

and 196ft, when the ordinance requires the lot width to be at least 250ft. While Staff acknowledges 
that the request represent a significant deviation, Staff would note that the request is intended to 
address an exception within the Ordinance to bypass the Subdivision Regulations. 

• Given that Staff recommended that this property be rezoned to a district that would be reflective 
of the new lot characteristics, and was rebuffed by the applicant, Staff would consider any 
potential practical difficulty associated with a variance of development standards from these 
regulations to be self-imposed and would likely recommend denial. 

• Staff recommends approval for this variance of development standards, largely in part, based on 
the expectation that future development of these lots will comply with D-A development standards. 

GENERAL INFORMATION 

 
Existing Zoning D-A 
Existing Land Use Agricultural 
Comprehensive Plan Rural or Estate Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-A North: Rural or Estate Neighborhood 
South:    D-A South: Rural or Estate Neighborhood 

East:    D-A East: Rural or Estate Neighborhood 
West:    D-A West: Rural or Estate Neighborhood 

Thoroughfare Plan 

Maze Road Secondary Arterial 25 ft right-of-way existing and 80 ft 
right-of-way proposed. 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area Yes 

Site Plan 08/16/2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 08/16/2024 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 
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• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

The Rural or Estate Neighborhood typology applies to rural, agricultural, and historic, urban areas 
with estate-style homes on large lots. 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. (pg 17) 

 

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 
 

 
• New construction should meet open space standards on lots that meet the minimum lot size 

standards. Development that does not meet these standards may not fit the character of the 
surrounding neighborhood or the development goals of the neighborhood. (pg 14)  

 

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

 

 
• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE  

• N/A 

ZONING HISTORY – SURROUNDING AREA 

• 2004-DV3-035 – 8936 Maze Road 
o Variance of Development Standards of the Dwelling Districts Zoning Ordinance to provide 

for the addition of a 770-square foot attached garage on to an existing single-family 
dwelling resulting in a seven-foot east side yard setback and a 23-foot aggregate side yard 
setback, and to legally establish a 530.66-square foot above ground pool with a deck, with 
a zero-foot east side yard setback resulting in 2,240.06 square feet of accessory use area 
or 113 percent of the total floor area of the primary dwelling. AP 

• 2004-DV3-045 – 9407 Maze Road 
o 2-Ton Commercial vehicle, excessive accessory structure. AP 

• 2006-UV2-013 – 8401 Kapp Road 
o Variance of Use of the Dwelling Districts Zoning Ordinance to provide for the construction 

of a 4,000 square foot building and parking for a kennel use (not permitted), with 32 
outdoor pens for animals. AP.  

• 2008-DV1-048 – 9526 Maze Road 
o Variance of development standards of the Dwelling Districts Zoning Ordinance to legally 

establish a lot with 33 feet of street frontage and lot width at the required front setback 
(minimum 150 feet of street frontage required, minimum 250 feet of lot width required), 
and to provide for an 85-foot-tall wind turbine structure (maximum 45-foot height 
permitted). AP.  

• 2011-HOV-022 – 8936 Maze Road  
o Variance of development standards of the Dwelling Districts Zoning Ordinance to provide 

for the construction of an 813-square foot in-ground pool and deck, with a five-foot east 
side setback (15-foot minimum setback required), creating an accessory use area of 3,641 
square feet or 184% of the total floor area of the primary dwelling (maximum 99.9% of the 
total floor area of the primary dwelling or 1,978 square feet permitted). Approved.  

• 2014-DV3-020 – 8840 S Mitthoefer Road  
o Variance of development standards of the Dwelling Districts Zoning Ordinance to provide 

for: a) the construction of 1,728-square foot, 27-foot tall pole barn (maximum 20-foot 
height permitted, accessory buildings cannot be taller than the primary dwelling), b) with 
a 13-foot south side setback (30-foot side setback required), c) creating an accessory 
building area of 2,034 square feet or 124.7% of the main floor area of the primary dwelling 
and accessory use area of 2,952 square feet or 159.7% of the total floor area of the 
primary dwelling (maximum accessory building area of 75% of the main floor area or 1,386 
square feet permitted, maximum accessory use area of 99.9% of the total floor area of the 
primary dwelling or 1,846 square feet permitted). Approved.  

• 2017-DV2-004 – 9343 Maze Road 
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o Variance of development standards of the Consolidated Zoning and Subdivision 

Ordinance to provide for 3.8-acre and 6.2-acre lots with 125 feet and 200 feet of lot width, 
respectively (minimum 250 feet of lot width required). Approved. 
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EXHIBITS 
 

 

 

Exhibit 1: Area map surrounding 9540 Maze Road 
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Exhibit 2: Site plan for 9540 Maze Road. 
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Exhibit 3: Submitted findings of fact for this variance request at 9540 Maze Road. 
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Exhibit 4: Existing home on 9540 Maze Road. 
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Exhibit 5: Area behind existing home at 9450 Maze road that will be split for the creation of the new 
parcel. 

 

Exhibit 6: 9450 Maze Road with existing home, barn and corn fields.  
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Exhibit 7: Existing home and corn field that will be split apart.  

 

Exhibit 8: Current front setback from Maze Road. 
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BOARD OF ZONING APPEALS DIVISION I                       October 1, 2024 
 

 
Case Number: 2024-DV1-031 
Address: 8040 East Southport Road 
Location: Franklin Township, Council District #25 

Zoning: C-3 / C-S 
Petitioner: DRGSF Outlot One LLC, by Elizabeth Bentz Williams 
Request: Variance of Development Standards of the Consolidated Zoning and Subdivision 

Ordinance to provide for the erection of a freestanding pylon sign, being the fifth 
freestanding sign along Southport Road (maximum of two permitted). 

Current Land Use:   Integrated Commercial Center under development 
 
Staff Recommendation:    Staff recommends Denial of this petition. 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

PETITION OVERVIEW 
 

 

 Standards of the Sign Regulations are intended to promote quality sign displays that are 
integrated with developments and reduce potential hazards to pedestrians and motorists. 
These standards include the number of signs, and separation requirements. 

 

 The Sign Regulations allow two freestanding signs for an integrated center.  This 
requirement is designed to mitigate the proliferation of freestanding signs and the visual 
conflicts and negative aesthetics associated with multiple signs in close proximity to one 
another.  

 

 This request would provide for the erection of a fifth freestanding sign along this portion of 
Southport Road, where a maximum of two freestanding signs are permitted as part of an 
integrated center development.   

 

 The practical difficulty noted in the findings of fact for the requested fifth freestanding sign is 
that Harrington Street is not determined to be a public street. If it was a public street, then 
the proposed sign would not be part of the integrated center and would be permitted.   
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 However, Harrington Street, was designed as a private street by the developer and is part 
of the overall development and rezoning, including the subject site.  

 

 The requested fifth freestanding sign could be replaced with an appropriate building or 
façade signs, providing the needed location identification for passing motorists. With the 
building being an out lot, there is no obstructive buildings or structures in front of the 
proposed building that would restrict the existing three building and façade signs.  This 
would also reduce the potential hazard of additional freestanding signs and allow for the 
location of the business to be found safely.  A basic tenet of the 2019 Sign Code revision 
was to allow the use of a variety of sign types in Commercial districts, lessening the need 
and reliance on free-standing signage.  Staff believes that a sign plan that promotes a 
variety of sign types is particularly helpful in reducing sign proliferation along the right-of-
way. 

 

 Since the site is under development, the requested variance is a result of the specific 
design and development and not a result of the site.  The site has no limiting factors, 
therefore, the site can be designed to meet the requirements of the Ordinance without the 
need of the requested variance and provide orderly development as other adjacent 
developments have been able to do so. Therefore, Staff does recommend denial of the 
requested variances due to no practical difficulty being imposed by the site.  

 
GENERAL INFORMATION 

 

Existing Zoning C-3 

Existing Land Use Retention pond for integrated commercial development 

Comprehensive Plan Office Commercial uses 

Surrounding Context Zoning Surrounding Context 
North:   C-S Undeveloped 

South:    D-P Single-Family dwellings 

East:    C-3 Commercial under development 

West:    D-A Undeveloped 

 

Thoroughfare Plan 

East Southport Road Primary Arterial 
140-foot existing and proposed right-
of-way. 

Context Area Metro area 

Floodway / Floodway Fringe No 

Overlay N/A 

Wellfield Protection Area No 

Site Plan September 4, 2024 

Sign Elevations September 4, 2024 

Landscape Plan N/A  

Findings of Fact September 4, 2024 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Office Commercial uses for the site. 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book 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, and hair and body care salons. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
2020-DV2-012; 6740 South Franklin Road (includes subject site), requested a variance of 
development standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 139-foot 
setback and a double-loaded and single-loaded row of parking along Southport Road, granted.  
 
2023-DV1-027; 8136 East Southport Road (east of site), requested a variance of development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for the erection of a 
monument sign, being the fourth freestanding sign along Southport Road, and located 295 feet from 
another freestanding sign, granted. 
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2023-DV1-008; 8144 East Southport Road (east of site), requested a variance of development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for the development of an 
out lot, including a) The erection of a third freestanding sign along Southport Road, being 260 feet from 
an existing freestanding sign to the east; b) Fifty-one parking spaces at 162-square foot each provided; 
and c) A drive through with stacking spaces within the front yard of Southport Road and no exclusive 
bypass aisle, granted. 
 
2020-DV2-012; 8120 East Southport Road (east of site), requested a variance of development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 139-foot setback and 
a double-loaded and single-loaded row of parking along Southport Road, granted. 
 
2014-CZN-824A; 8120 East Southport Road (east of site), requested the rezoning of 28.15 acres 
from the D-A district to the C-4 classification to provide for an approximately 98,500 square foot grocery 
store, a fueling station and integrated commercial center, approved.  
 
2014-CVR-824; 8120 East Southport Road (east of site), requested a variance of development 
standards of the Commercial Zoning Ordinance to provide for a grocery store, a gasoline station and 
commercial retail development, with outdoor seating and dining, with 500 square feet of outdoor 
storage on the fueling station parcel, and with 665 parking spaces, granted.  
 
2014-CZN-824B; 8120 East Southport Road (includes subject site), requested the rezoning of 5.9 
acres from the D-A district to the C-3 classification to provide for an integrated commercial center, 
approved.  
 
2014-CZN-824C; 8120 East Southport Road (north of site), requested the rezoning of 12.5 acres 
from the D-A district to the C-S classification to provide for an integrated commercial center, approved.  
 
2014-CZN-824D; 8120 East Southport Road (north of site), requested the rezoning of 6.7 acres from 
the D-A district to the C-S classification to provide for an integrated commercial center, approved.  
 
RU ******* 
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EXHIBITS 
 
 
Location Map Subject Site 
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Location Map Integrated Center 
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Overall Site Plan 

 
 

 
 

(Sign location inside circle) 
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Sign Elevation 
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Findings of Fact 
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Photographs 
 

 
Approximate proposed sign location, looking north 

 

 
Approximate proposed sign location, looking northeast 
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Existing outlot development with two of three wall signs, looking northeast 

 

 
Existing outlot development with two of three wall signs looking northwest 
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Adjacent integrated commercial development frontage with three existing signs, and two illegeal signs, 

looking east. 
 

 
Adjacent DA residential proeprty to the west, looking north.  
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BOARD OF ZONING APPEALS DIVISION I                       October 1, 2024 
 

 
Case Number: 2024-UV1-018 
Address: 2243 Massachusetts Avenue (approximate address) 
Location: Center Township, Council District #8 
Zoning: C-7 / D-8 
Petitioner: INCERTEC Heat Treating LLC, by John Ferrier 
Request: Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of a freestanding 
surface parking lot (not permitted) with a six-foot tall decorative fence within 
the front yard of Brookside Avenue (maximum height of 3.5-feet permitted). 

 
Current Land Use:   Undeveloped 
 

Staff Reviewer:  Robert Uhlenhake, Senior Planner 
 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

PETITION OVERVIEW 
 

 

 

 The request would provide for the construction of a freestanding surface parking lot on the portion 
of the size zoned D-8, with a six-foot tall decorative fence within the front yard of Brookside Avenue.  
The lot is located mid-block within an established single-family residential neighborhood.   

 

 The Comprehensive Plan recommends traditional neighborhood uses for the subject site which 
recommends a full spectrum of housing types, ranging from single family homes to large-scale 
multifamily housing. The development pattern of this typology should be compact and well-
connected, with access to individual parcels by an alley when practical. Building form should 
promote the social connectivity of the neighborhood, with clearly defined public, semi-public, and 
private spaces.  Infill development should continue the existing visual pattern, rhythm, or orientation 
of surrounding buildings when possible. A wide range of neighborhood-serving businesses, 
institutions, and amenities should be present.  Ideally, most daily needs are within walking distance. 
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 Given the increase in intensity between the existing zoning and the proposed use, approval of this 
request would facilitate the intrusion of other commercial uses and parking lots into an established 
residential neighborhood. The request would encourage additional encroachment, in a manner 
violating the development norms and residential aesthetics of the street, and squarely deviating 
from the recommendations of the Comprehensive Plan. 

 

 The strict application of the terms of the zoning ordinance does not constitute a practical difficulty 
for the property, since the site is zoned D-8 and could be developed as permitted by that zoning 
without the need for any variances.  Any practical difficulty is self-imposed by the desire to use the 
site for the operation of a freestanding surface parking lot. 

 

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

 

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

 

 There appears to be no other fences 6 feet tall in the vicinity that are located in an established front 
yard.  The proposed request would initiate a new pattern of development along Brookside that 
would be counter to the Comprehensive plan.  

 

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

 
GENERAL INFORMATION 

 

Existing Zoning C-7 / D-8 

Existing Land Use Single Family Dwellings 

Comprehensive Plan Village Mixed Use / Traditional Neighborhood 

Overlay No  

Surrounding Context Zoning Surrounding Context 
North:   I-3 Railroad Tracks / Industrial 

South:    D-8 Single-family dwellings / Undeveloped 

East:    SU-2 Single-family dwelling    

West:    D-A Single-family dwelling    

Thoroughfare Plan 

Massachusetts Avenue 
 

Brookside Avenue 

Primary Collector 
 
Local Street 

40-foot existing right-of-way and 56-foot 
proposed right-of-way. 
65-foot existing and proposed right-of-way 
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Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Wellfield Protection Area No 

Site Plan  September 9, 2024 

Plan of Operation August 21, 2024 

Commitments N/A 

Landscape Plan N/A  

Findings of Fact August 21, 2024 
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Village Mixed Use for the Massachusetts Avenue facing 

parcels, and Traditional Neighborhood for the Brookside Avenue facing parcels. 

Pattern Book / Land Use Plan 
 

• For the Massachusetts Avenue portion, the Marion County Land Use Plan Pattern Book 
recommends the Village Mixed-Use typology.  This typology creates neighborhood gathering places 
with a wide range of small businesses, housing types, and public facilities. This typology is intended 
to strengthen existing, historically small-town centers as well as to promote new neighborhood 
centers. Businesses found in this typology serve adjacent neighborhoods, rather than the wider 
community. This typology is compact and walkable, with parking at the rear of buildings. Buildings 
are one to four stories in height and have entrances and large windows facing the street. 
Pedestrian-scale amenities such as lighting, landscaping, and sidewalk furniture also contributes to 
a walkable environment in this typology. Uses may be mixed vertically in the same building or 
horizontally along a corridor. Public spaces in this typology are small and intimate, such as pocket 
parks and sidewalk cafes. This typology has a residential density of 6 to 25 dwelling units per acre. 

 

• For the Brookside Avenue portion, the Marion County Land Use Pattern Book recommends the 
Traditional Neighborhood typology. This typology includes a full spectrum of housing types, ranging 
from single family homes to large-scale multifamily housing. The development pattern of this 
typology should be compact and well-connected, with access to individual parcels by an alley when 
practical. Building form should promote the social connectivity of the neighborhood, with clearly 
defined public, semi-public, and private spaces.  Infill development should continue the existing 
visual pattern, rhythm, or orientation of surrounding buildings when possible. A wide range of 
neighborhood-serving businesses, institutions, and amenities should be present.  Ideally, most daily 
needs are within walking distance.  This typology usually has a residential density of 5 to 15 
dwelling units per acre. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

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

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
52-V-191; 2243 Massachusetts Avenue (subject site), requested a variance of use to provide for a 
heat processing business, granted.  
 
56-V-498; 2243 Massachusetts Avenue (subject site), requested a variance of development 
standards to provide for a building addition, granted.  
 
89-UV3-60; 2243 Massachusetts Avenue (subject site), requested a variance of use and 
development standards to provide for the construction of an addition to a heat processing business 
location within the required rear transitional yard, granted.  
 
2006-HOV-010; 2422 Brookside Avenue (east of site), requested a variance of use to legally 
establish a single-family dwelling, in a C-2 (MU-1) zoning district, granted.    

 
2001-DV3-059; 2346 Brookside Avenue (east of site), requested a variance of development 
standards of the Dwelling Districts Zoning Ordinance to legally establish a six-foot fence in the 
established front yard, dismissed. 
 
2005-ZON-843 / 2005-VAR-843; 2121, 2129, and 2149 Massachusetts Avenue (west of site), 
requested the rezoning of 0.687 acre, being in the C-7 District, to the I-1-U classification to legally 
establish, and provide for the expansion of light-industrial uses, approved. 
Also requested a Variance of Development Standards of the Industrial Zoning Ordinance to provide for 
the construction of a 4,320-square foot building with a four-foot front yard setback and a Variance of 
use of the Commercial Zoning Ordinance to provide for a truck staging and maneuvering area and a 
dumpster enclosure accessory to a light industrial use, granted. 
 
RU ******* 
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Location Map 
 

 
  

118

Item 13.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Site Plan  

 
 

Site Plan close up 
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Plan Of Operation  
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Findings of Fact 
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Photographs 

 

 
Subject site 2343 Massachusetts Avenue frontage, looking northeast 

 

 
Subject site 2343 Massachusetts Avenue existing parkign area, looking northeast 
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Subject site 2343 Massachusetts Avenue rear of building, looking northeast 

 

 
Subject site proposed parking lot location on Brookside Avenue, looking southwest 
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Existing renovated and new construction single-family dwellings adjacent to the proposed parking lot, 

looking southwest 
 

 
Existing renovated single-family dwelling adjacent to the proposed parking lot, looking west 
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Existing renovated and new construction single-family dwellings across the street from proposed 

parking lot, looking southeast 
 

 
Undeveloped parcels across the street from proposed parking lot, looking southeast 
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BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-UV1-019 
Property Address:  2562 North Bancroft Street (approximate address) 
Location: Center Township, Council District #8 
Petitioner: Edward Hansen, by James Pierce 
Current Zoning: I-3 / D-4 (FF) (FW) 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the construction of a non-
permitted minor residential structure (not permitted) within the floodway 
fringe (only permitted within Floodway Fringe if less than 70 percent of 
the primary building), being larger and taller than the primary building 
(not permitted). 

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

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends    of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the construction of a non-permitted minor residential structure (not 

permitted) within the floodway fringe (only permitted within Floodway Fringe if less than 70 percent 
of the primary building), being larger and taller than the primary building (not permitted). 
 

• The structure in question was erected without the application and issuance of required permits. In 
these instances, Staff generally views any related practical difficulty to be self-imposed, and 
insufficient in obtaining a favorable Staff recommendation. Further, Staff has concerns that 
recommending approval of such requests may promote similar patterns of substandard building 
practices. 
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• The Zoning Ordinance does not allow accessory structures to be larger in area nor taller in height 

than the primary structure. This standard is in place to promote orderly development, maintain 
residential aesthetics, and to limit the introduction of higher intensity uses into lower intensity areas. 
  

• Additionally, the structure in question is located within the Floodway Fringe of the Pogue’s Run Creek. 
Being an accessory structure, this is not permitted by the Ordinance in effort to limit the number of 
structures that may be damaged and present a danger in the event of a flood. Staff does not see this 
as appropriate nor a quality development and therefore recommends denial of the petition.  

GENERAL INFORMATION 

 
Existing Zoning 

I-3 / D-4 (FF) (FW) 

Existing Land Use Residential 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-4 North: Single-family residential   
South:    D-4 South: Single-family residential    

East:    D-4 East: Single-family residential    
West:    I-3 West: Industrial    

Thoroughfare Plan 

North Bancroft Street Local Street   50 feet of right-of-way existing and 
48 feet proposed 

Context Area Compact  
Floodway / Floodway 
Fringe Yes 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 8/21/24 
Site Plan (Amended) N/A 
Elevations 8/21/24 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 8/21/24 
Findings of Fact 
(Amended) N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

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

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• With regards to accessory structures, the Infill Housing Guidelines recommends: 

o Don’t overshadow primary building 
 

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

 

 
• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

94-UV2-17; 4655 Massachusetts (west of site), variance of use of the Industrial Zoning Ordinance to 
provide for servicing and warehousing of commercial delivery trucks, unrelated to the primary use, 
approved. 

90-Z-212; 2808 N Sherman Road (north of site), requests the rezoning of 8.9 acres, being in the D-
4/FF/FW and I-3-U/FF/FW districts, to the I=3-U/FF/FW classification to provide for the development of 
industrial uses, approved. 
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BOARD OF ZONING APPEALS DIVISION 1            October 1st,2024 
 

 

Case Number: 2024-UV1-020 

Property Address:  3450 Winthrop Avenue 

Location: Center Township, Council District #8 

Petitioner: Navneet Kaur 

Current Zoning: D-5 

Request: 

Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for operation of a mobile spa (not 

permitted) within a recreational vehicle parked within the front yard on a 

non-hard surfaced area (hard surfaced area required). 

Current Land Use: Residential 

Staff 
Recommendations: Staff recommends denial of this variance request. 

  

Staff Reviewer: Kiya Mullins, Associate Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends denial of this variance request. 
 

PETITION OVERVIEW 
 

 
 This petition would allow for the storage of the Sauna Social’s commercial vehicle, to be parked 

in a residential front yard without a hard surface below it. 
 This property is a D-5 zoned single family house, located on a parcel that is 0.22 acres. 

Surrounding this property include several single-family homes and at least one duplex. 
 The Sauna Social bus is currently parked on a gravel parking area in front yard at 3450 Winthrop 

Avenue The bus will not conduct any business at this location but instead be stored there and 
prepped for events. Prepping of the Sauna Social bus include: 

o Filling up the water tank; Loading firewood into the on-board storage; Emptying out ashes 
from the wood burning sauna to be placed in the onsite compost pile; Deliveries of wood 
to the location for the bus; and the cleaning of the interior of the bus. 

 No fire will be started until the Sauna Social bus is at an intended location for business. 
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 There are currently four employees working for the Sauna Social business, three of which 

commute to the location for work and park their vehicles beside the commercial vehicles. With 
employees traveling to and from the property on a narrow local street and parcel, it would cause 
unnecessary traffic in the area and cause visual vehicular congestion resulting in a disorderly 
aesthetic. This parcel is also located in a wellfield protection area, and with the increased use 
intensity and activity and vehicles this could pose a danger of leaking chemicals into the ground 
and ultimately the water beneath the property. 

 As stated in the ordinance no commercial vehicle may be stored or parked on a residentially 
zoned property, unless there is active, legal construction taking place on the site or commercial 
vehicles that are in the course of making normal and reasonable service calls. (pg 117). At the 
time of this petition no construction is occurring at or around 3450 Winthrop and the Sauna Social 
bus currently is taking up most of the space that is available in between the front façade and the 
right of way. 

 In Staff’s opinion, uses that are characterized by the outdoor storage and potential maintenance 
of commercial vehicles and dispatch operations of such vehicles has similarities to a fleet terminal. 
While the request is only for the storage of one vehicle at this time, Staff is concerned that 
approval of the request and growth of the business may result in a need for additional vehicles. 
While such an occurrence would require the filing of a future land use request, Staff strongly 
believes that the request should be denied initially given the lack of a hardship, the residential 
context, and the wholly inappropriate storage of the vehicle, on gravel, within the front yard of a 
single-family platted lot. 

GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Residential 
Comprehensive Plan 5 - 8 Residential Units per Acre 
Surrounding Context Zoning Surrounding Context 

North:  D-5 North: 5-8 Residential Units per Acre 
South:   D-5 South: 5-8 Residential Units per Acre  

East:   D-4 East: 5-8 Residential Units per Acre 
West:   D-5 West: 5-8 Residential Units per Acre 

Thoroughfare Plan 

Winthrop Avenue Local Street 
50ft right-of-way existing and 48ft 
right-of-way-proposed. 

Context Area Compact 
Floodway / Floodway 
Fringe 

No 

Overlay No 
Wellfield Protection 
Area 

Yes 

Site Plan 08/21/2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
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Findings of Fact 08/21/2024 
Findings of Fact 
(Amended) 

N/A 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

 Mapleton Fall Creek Neighborhood Land Use Plan (Resolution 2013-CPS-R-002)  

 Marion County Land Use Plan Pattern Book 

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 
 

 
 5 - 8 Residential Units per Acre  

o In suburban and rural areas this 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 

 Though the property at 3450 Winthrop is not covered by The Marion County Land Use Plan 
Pattern Book, the most closely related living typology for this area would be Suburban 
Neighborhood. A Suburban Neighbor living typology is predominantly comprised of single-family 
housing (with some attached and multifamily housing development) and supported by a variety 
of neighborhood-serving businesses and amenities. It does not contemplate industrial uses as a 
compatible land use type. 

 

Infill Housing Guidelines 
 

 
 “Not Applicable to the Site.  

 

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

 

 
Not Applicable to the Site  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – SURROUNDING AREA 

 2005-UV3-045 – 3525 Guilford Avenue 
o Provide for a transitional housing facility (not permitted) within an existing two-family 

dwelling in D-5. Withdrawn. 
 2020-UV1-003 – 3544 Carrollton Avenue 

o Variance of use of the Consolidated Zoning and Subdivision Ordinance to legally 
establish a multi-family building (not permitted). Denied. 
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EXHIBITS 
 

 

 

Exhibit 1: Area map around 3450 Winthrop Avenue. 
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Exhibit 2: Site Plan for 3450 Winthrop Ave. 
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Exhibit 3: The submitted findings of fact for 3450 Winthrop Ave.  
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Exhibit 4: 3450 Winthrop Avenue with Sauna Social Bus parked out front on the gravel driveway.  
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Exhibit 5: Closer up photo of 3450 Winthrop Avenue with Sauna Social Bus parked out front on the 
gravel driveway. 
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Exhibit 6: Front View of the Suana Social Bus. 
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   Exhibit 7: Looking north down Winthrop Ave.     Exhibit 8: Looking south down Winthrop Ave. 
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Exhibit 9: The homes north of 3450 Winthrop 
Ave. 

 

 

 

 

 

 

 

Exhibit 10: The homes south of 3450 Winthrop 
Ave. 

 

 

 

 

 

 

 

 

Exhibit 11: The homes across from 3450 
Winthrop Ave. 
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Exhibit 12: Plan of operation for the Sauna Social Bus business at 3450 Winthrop Ave.  
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