
 

 
Metropolitan Development Commission 

Hearing Examiner (June 13, 2024) 
Meeting Agenda 

 
 

 

 Meeting Details 
 

 

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

  

Date:  Thursday, June 13, 2024 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Special Requests 

2023-ZON-106 (Amended) / 2024-VAR-004 (Amended):  

1) one-day waiver for posted Notice 

2) withdrawal of special exception  

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2024-APP-009 | 1801, 1851, and 2001 West 86th Street, 8301, 8401, 8433, 8402, and 8501 Harcourt Road, 8220, 

8240, 8260, 8326, 8330, 8333, 8414, 8424, and 8550 Naab Road  
Washington Township, Council District #1 and #2 
HD-1 / HD-2 
St. Vincent Hospital and Health, by Brent Bennett 

Hospital District One Approval and Hospital District Two Approval to provide for updated campus-wide 
wayfinding signage.  

**Staff request for continuance for cause to July 11, 2024, with new Notice 

2. 2024-MOD-005 | 8316 Belfast Drive  
Decatur Township, Council District #13 
C-S 
Unicorp National Developments, Inc., by Mike Timko 

Modification of Development Statement related to petition 95-Z-149 to modify item K. Landscape Easements, to 
provide for a minimum of 10-foot landscape easement measured from the back of curb along all public and 
private streets (current commitment required a minimum 45-foot landscape easement measured from the back 
of curb along all public and private streets). 

**Joint request for continuance for cause to June 27, 2024 

3. 2024-MOD-006 | 8100 Southeastern Avenue   
Franklin Township, Council District #20 
D-P 
Circle City Property Group, Inc., by William T. Niemier 

Modification of Commitments and Site Plan related to 98-Z-63 and 2006-APP-150 to modify: 
a)  Commitment 45 to alter the approved site plan to provide for a 10,500-square-foot commercial building; 
b)  Commitment 71 to provide for a 10,500 square-foot commercial building (maximum 10,000 square-foot 
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commercial building permitted); 
c)  Commitment 75 to provide for a flat roof on said proposed 10,500 square-foot commercial building (required 
only pitched, shingle-roofed structures).  

**Automatic continuance to July 11, 2024, filed by Registered Neighborhood Organization 

4. 2024-ZON-059 | 2345 South Arlington Avenue 
Warren Township, Council District #20 
Doris M. Lambert, by Teri L. Hutchison 

Rezoning of five acres from the D-A (FF) district to the C-3 (FF) district to provide for neighborhood commercial 
uses.  

**Automatic continuance to July 11, 2024, filed by a Registered Neighborhood Organization 

5. 2024-ZON-060 | 2401 West Morris Street  
Wayne Township, Council District #17 
Amy Lapka 

Rezoning of 3.99 acres from the D-5 (FF) and C-4 (FF) districts to the C-7 (FF) district to provide for a 
landscaping business. 

**Automatic continuance to July 11, 2024, filed by a Registered Neighborhood Organization 

6. 2024-CZN-809 / 2024-CVR-809 | 2457 Barnes Avenue   
Center Township, Council District #12 
MSR Development Group, LLC, by Joseph D. Calderon 

Rezoning of 0.56 acre from the D-5 (W-5) district to the D-8 (W-5) district to provide for a 
townhome development. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to 
provide for 15.6-foot wide lots (minimum 16-foot wide lots required), 5.9-foot corner side yard 
setback (eight feet required), and a main floor area of 583 square feet (600 square feet 
required). 

**Petitioner withdrawal of the Petitions 

7. 2024-CAP-815 / 2024-CVR-815 | 2439 and 2455 Dr. Martin Luther King, Jr. Street  
Center Township, Council District #12 
C-S (W-5) 
Meridian Lodge #33 and NWQOL Holding Company LLC, by Bryan Conn 

Modification of Development Statement and Site Plan related to 2020-ZON-067 to provide for a four-story multi-
family, with supportive services development, with 32 dwelling units for persons experiencing homelessness, 
community meeting space, mental health services, employment assistance, health and wellness programs, life 
skills training and development, and a food pantry for residents. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for 
construction of a four-story multi-family, supportive services, and community space building, with 35% 
transparency on the west façade (minimum 40% transparency required on facades within 50 feet of a local, 
collector or arterial street), with 6% transparency on the north façade, with 25% transparency on the east 
façade, with 9% transparency on the south façade (minimum 40% transparency required within 50 feet of a 
public pedestrian entrance), with a front yard setback of five feet (minimum 10 feet required), a north side yard 
setback of seven feet, and a south side yard setback of seven feet (minimum 10-foot side yard setbacks 
required). 

**Staff request for continuance for cause to July 25, 2024 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
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8. 2024-MOD-007 | 5080 East 82nd Street  
Washington Township, Council District #3 
C-S (FF)  
Allison Pointe Owners Association, Inc., by Joseph D. Calderon 

Modification of Development Plan related to 86-Z-81 to modify Permitted Sign Criteria to provide for an 
additional business park and building/tenant identification sign adjacent to I-465 and not less than 300 feet from 
the General Park identification sign. Said sign would include signage panels to identify tenants and occupants of 
the business park (previous Development Plan was limited to one sign along I-465). 

9. 2024-MOD-008 | 1060 North Capitol Avenue 
Center Township, Council District #12 
CBD-S (RC) (TOD) 
MTP – Stutz Propco, LLC, by Joseph D. Calderon 

Modification of the development statement for 97-Z-48, to include uses as defined in Research and 
Development, Other in the Consolidated Zoning and Subdivision Ordinance, including a research laboratory.   

10. 2024-ZON-061 | 2013 Yandes Street  
Center Township, Council District #13 
Jason Blankenship, by Mark and Kim Crouch 

Rezoning of 0.13-acre from the I-3 district to the D-8 district to provide for residential uses. 

11. 2024-CZN-820 / 2024-CPL-820 | 3107 East Sumner Avenue  
Perry Township, Council District #19 
Francisco Aleman, by Josh Smith 

Rezoning of 0.924 acre from the D-A district to the D-5 district to provide for residential uses. 

Approval of a Subdivision Plat to be known as Aleman’s Subdivision, subdividing 0.924-acre into two lots. 

 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
12. 2023-ZON-106 (Amended) / 2024-VAR-004 (Amended) | 2620 and 2710 Wicker Road  

Perry Township, Council District #22 
Reid Litwack, by Joseph D. Calderon 

Rezoning of 6.39 acres from the D-A (W-1) district to the I-1 (W-1) district to provide for an 
industrial business park. 

Special Exception of the Consolidated Zoning and Subdivision Ordinance to provide for a 
commercial parking lot in the C-4 district. (Withdrawn) 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to 
provide for outdoor storage without the required separation from a protected district (500 feet of 
separation required). 

13. 2024-MOD-004 | 5514, 5532, and 5550 Victory Drive 
Franklin Township, Council District #24 
C-S 
Patch Development LLC, by Brian J Tuohy 

Modification of Commitments related to 2000-ZON-090 to terminate Commitment #6, which related to fence 
installation on Lots 385 through 393 of the Far Hill Downs Subdivision, terminate Commitment #7, which 
required the developer to pay $600.00 for landscape allowance to each of the lot owners of Lots 385 through 
393 of the Far Hill Downs Subdivision, terminate Commitment #8, which required building materials, color 
scheme and general appearance of the building to be substantially similar to buildings west of the site, 
terminate  Commitment #15, which required water main extension and sanitary sewer connection, and to modify 
Commitment 4 (D) to provide that no docks and drive in doors will be located on the front of the building facing 
south, to modify Commitment #5 to delete and replace with acceleration / deceleration tapers shall be provided 
at the entrance to the site on Victory Drive, and modify Commitment #9 to provide that the maximum building 
height above the final grade shall be limited to thirty-six (36) feet.  
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14. 2024-CZN-819 / 2024-CVR-819 (Amended) | 8215 West Washington Street 
Wayne Township, Council District #17 
Site 3 West, LLC, by Joseph D. Calderon 

Rezoning of 2.7 acres from the SU-46 district to the I-1 district for light industrial uses. 

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to 
Provide for 25,730 square feet of outdoor storage (maximum of 8,805 square feet or 25% of 
gross floor area of all enclosed buildings), approximately 140 feet from a protected district to the 
west and 400 feet from a protected district to the east (minimum separation of 500 feet required 
from a protected district) and a 10-foot side yard setback (30-foot side yard setback required). 

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
15. 2024-ZON-056 |4545 East Michigan Street  

Center Township, Council District #13 
SJM Co. Inc., by Jamilah Mintze 

Rezoning of 0.12-acre from the D-5 district to the C-5 district to provide for general commercial uses, including 
an automobile repair shop. 

16. 2024-ZON-058 | 2701 Hunter Road 
Warren Township, Council District #20 
Midland Investments, LLC., by David Gilman 

Rezoning of 4.59 acres from the D-A district to the I-1 district to provide for restricted industrial uses. 

17. 2024-CAP-822 / 2024-CVR-822 | 1351 Roosevelt Avenue 
Center Township, Council District #13 
C-S (FF) 
Penn Electric Partners LLC, by Brent Roberts 

Modification of the Commitments for 2022-ZON-115 to Modify Commitment #3 to provide for the addition of 
building signage, roof sign, and architectural canopies, which shall be submitted for Administrator’s Approval 
prior to the issuance of Class 1 Structural Permit, which approval shall not be unreasonably withheld.  

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to provide for a 26-foot long, 8.5-foot tall 
roof sign. Said roof sign would be supported by a 23.2-foot long, 15.9-foot tall scaffold structure (not permitted). 

 

 Additional Business: 
 

 

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

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

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

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

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

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

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

Division. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-APP-009 

Property Address:  
1801, 1851, and 2001 West 86th Street, 8301, 8401, 8433, 8402, and 8501 
Harcourt Road, 8220, 8240, 8260, 8326, 8330, 8333, 8414, 8424, and 8550 
Naab Road (approximate addresses) 

Location: Washington Township, Council District #1 and #2 

Petitioner: St. Vincent Hospital and Health, by Brent Bennett  

Current Zoning: HD-1 / HD-2 

Request: 
Hospital District One Approval and Hospital District Two Approval to provide 
for updated campus-wide wayfinding signage. 

Current Land Use: Hospital and Health Services 

Staff 
Recommendations: 

To be determined. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition will need to be continued from the June 13, 2024 hearing to the July 11, 2024 hearing 

to provide the petitioner time to submit additional information requested by staff and to provide sufficient 

time for the mailing of new notices for an anticipated amended petition.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends this petition be continued to the July 11, 2024 hearing with new notice.  

 

PETITION OVERVIEW 
 

 
This petition is to be continued to the July 11, 2024 hearing. 
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Item 1.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION     June 13, 2024 
HEARING EXAMINER 
 

Case Number:  2024-MOD-005 
Property Address:  8316 Belfast Drive 
Location:  Decatur Township, Council District #13 
Petitioner:  Unicorp National Developments, Inc., by Mike Timko 
Current Zoning:  C-S 
Request:  Modification of Development Statement related to petition 95-Z-149 to modify 

Item K. Landscape Easements, to provide for a minimum of 10-foot 
landscape easement measured from the back of curb along all public and 
private streets (current commitment required a minimum 45-foot landscape 
easement measured from the back of curb along all public and private 
streets). 

Staff Reviewer:  Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

Staff received an e-mail, dated May 28, 2024, from a registered neighborhood organization and the 
petitioner’s representative requesting a continuance of this petition from the June 13, 2024 hearing, 
to the June 27, 2024 hearing.  Staff would have no objection of this continuance. 
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Item 2.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION     June 13, 2024 
HEARING EXAMINER 
 

Case Number:  2024-MOD-006 
Property Address:  8100 Southeastern Avenue 
Location:  Franklin Township, Council District #20 
Petitioner:  Circle City Property Group, Inc., by William T. Niemier 
Current Zoning:  D-P 
Request:  Modification of Commitments and Site Plan related to 98-Z-63 and 2006-

APP-150 to modify: 
a) Commitment 45 to alter the approved site plan to provide for a 10,500-

square-foot commercial building; 
b) Commitment 71 to provide for a 10,500 square-foot commercial building 

(maximum 10,000 square-foot commercial building permitted); 
c) Commitment 75 provide for a flat roof on said proposed 10,500 square-

foot commercial building (required only pitched, shingle-roofed 
structures). 

Staff Reviewer:  Kathleen Blackham, Senior Planner 

 
 

PETITION HISTORY 
 
 

A timely automatic continuance request was filed by a registered neighborhood organization, continuing 
this petition from the June 13, 2024 hearing to the July 11, 2024 hearing. This would require 
acknowledgement from the Hearing Examiner. 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION     June 13, 2024 
HEARING EXAMINER 
 

Case Number:  2024-ZON-059 
Property Address:  2345 South Arlington Avenue 
Location:  Warren Township, Council District #20 
Petitioner:  Doris M. Lambert, by Teri L. Hutchison 
Current Zoning:  D-A (FF) 
Request:  Rezoning of five acres from the D-A (FF) district to the C-3 (FF) district to 

provide for neighborhood \ commercial uses. 
Staff Reviewer:  Kathleen Blackham, Senior Planner 

 
 

PETITION HISTORY 
 
 

A timely automatic continuance request was filed by a registered neighborhood organization, continuing 
this petition from the June 13, 2024 hearing to the July 11, 2024 hearing. This would require 
acknowledgement from the Hearing Examiner. 
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Item 4.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION     June 13, 2024 
HEARING EXAMINER 
 

Case Number:  2024-ZON-060 
Property Address:  2401 West Morris Street 
Location:  Wayne Township, Council District #17 
Petitioner:  Amy Lapka 
Current Zoning:  D-5 (FF) and C-4 (FF) 
Request:  Rezoning of 3.99 acres from the D-5 (FF) and C-4 (FF) districts to the C-7 

(FF) district to provide for a landscaping business. 

Staff Reviewer:  Kathleen Blackham, Senior Planner 

 
 

PETITION HISTORY 
 
 

A timely automatic continuance request was filed by a registered neighborhood organization, continuing 
this petition from the June 13, 2024 hearing to the July 11, 2024 hearing. This would require 
acknowledgement from the Hearing Examiner. 
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Item 5.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-CZN-809 / 2024-CVR-809 

Property Address:  2457 Barnes Avenue (Approximate Address) 

Location: Center Township, Council District #12 

Petitioner: MSR Development Group, LLC, by Joseph D. Calderon 

Current Zoning: D-5 (W-5) 

Request: 

Rezoning of 0.56 acre from the D-5 (W-5) district to the D-8 (W-5) district to 
provide for a townhome development. 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for 15.6-foot wide lots (minimum 16-foot 
wide lots required), 5.9-foot corner side yard setback (eight feet required), and 
a main floor area of 583 square feet (600 square feet required). 

Current Land Use: Vacant with a residential accessory structure 

Staff 
Recommendations: 

Approval of the rezoning subject to a commitment.  

Denial of the variance requests. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR JUNE 13, 2024 HEARING EXAMINER 

This petition was continued from the April 25, 2024 hearing to the June 13, 2024 hearing at the request 

of the petitioner. The petitioner was working with DPW regarding the right-of-way dedication, which was 

subject to change from the initial dedication requested. Additional notice was to be provided since the 

petitioner intended to make amendments to the request and companion it with a subdivision plat. 

However, no new information has been provided to the case file. 

The petitioner submitted a request to withdraw this petition.  This would require acknowledgement form 

the Hearing Examiner. 

ADDENDUM FOR APRIL 25, 2024 HEARING EXAMINER 

This petition was continued from the March 28, 2024 hearing to the April 25, 2024 hearing at the request 

of the petitioner. Additional notice was to be provided since the petitioner intended to make amendments 

to the request. However, no new information has been provided to the case file. 

March 28, 2024 

This is the first public hearing on this petition 

 

STAFF RECOMMENDATION 
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Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 

Staff recommends denial of the variance requests. 

Staff recommends approval of the rezoning petition, subject to the following commitment being 

reduced to writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 

A 24-foot half right-of-way along Barnes Avenue and a 24-foot half right-of-way along Edgemont 
Avenue shall be dedicated, as per the request of the Department of Public Works (DPW), 
Engineering Division. Additional easements shall not be granted to third parties within the area 
to be dedicated as public right-of-way prior to the acceptance of all grants of right-of-way by the 
DPW. The right-of-way shall be granted within 60 days of approval and prior to the issuance of 
an Improvement Location Permit (ILP). 

 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 0.56-acre subject site is comprised of seven parcels that are primarily undeveloped except for a 
detached garage located across the property line between two parcels. The site is surrounded by single-
family dwellings west, north, and east, zoned D-5, and a church to the south, zoned D-5.  

REZONING 

The request would rezone the property from the D-5 (W-5) district to the D-8 (W-5) district for townhome 
development.  

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

The D-8 district is intended for a variety of housing formats, with a mix of small-scale multi-unit building 
types. This district can be used as a part of new mixed- use areas, or for infill situations in established 
urban areas, including medium and high-density residential recommendations of the Comprehensive 
Plan, and the Traditional Neighborhood, City Neighborhood, and Village or Urban Mixed-Use Typologies 
of the Land Use Pattern Book. 

DEPARTMENT OF PUBLIC WORKS 

The Department of Public Works, Traffic Engineering Section, has requested the dedication and 
conveyance of a 24-foot half right-of-way along Barnes Avenue and a 24-foot half right-of-way along 
Edgemont Avenue. This dedication would also be consistent with the Marion County Thoroughfare Plan. 

VARIANCE OF DEVELOPMENT STANDARDS 
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Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
The grant of the request would allow for deficient lot widths, a deficient corner side yard setback, and 
main floor areas less than the minimum requirement.  

Table 742.103.03 notes that Row-House-Small Lot development in the D-8 district requires 16-foot wide 
lot widths and an eight-foot corner side setback. The request would propose a 15.6-foot lot width and a 
5.9-foot corner side setback.  

Staff determined that due to the nature of the two-unit townhouse proposal it would be possible for the 
lot lines to be adjusted to meet the 16-foot lot width by eliminating one of the buildings since six are 
proposed. The removal of one of the buildings would ensure that the corner side setback could be met 
as well.  

Considering that DPW is requesting a right-of-way dedication for this site, the layout of the development 
would need to be adjusted to take this into account providing more reason to eliminate one of the 
buildings. 

With regards to the reduced main floor area, the floor area could be increased to meet or exceed the 
minimum floor area of 600 square feet since there is sufficient room on site to have this accomplished.  

WELLFIELD PROTECTION SECONDARY ZONING 

A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 
wells that are the source of our drinking water. This secondary zoning district places closer scrutiny on 
uses and activities that might contaminate the underground drinking water supply. 

There are two wellfield district designations. An area identified as W-1 is a one-year time-of-travel 
protection area. The W-5 is a five-year time-of-travel protection area. All development within these 
districts are subject to Commission approval.  

This site is specifically located within the White River W-5 Wellfield Protection District. Unless exempted 
by Section 742-204.D Technically Qualified Person review requirement, a Site and Development Plan 
shall be filed with and be subject to approval on behalf of the Commission by the Technically Qualified 
Person (TQP). 

STAFF ANALYSIS 

The United Northwest Neighborhood Plan (2008) recommends 3.5 to five dwelling units per acre 
development. The proposal would have a 17 unit per acre density. Staff is willing to consider a density 
higher than the neighborhood plan recommendation since the development of each existing parcel would 
be a density of 12.5 if developed as is in the proposed D-8 district.  

However, development of the site could meet the D-8 development standards because this would be all 
new construction in a neighborhood that could otherwise be developed for single-family dwellings or the 
townhomes with slight changes to the site and building layouts.  

For these reasons, staff determined there is no practical difficulty at the site to warrant the variances to 

be granted. 

12

Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Vacant with a residential accessory structure 

Comprehensive Plan 3.5 to 5 units per acre 

Surrounding Context Zoning Land Use 
North:   D-5 Residential (Single-family dwelling) 

South:    D-5 Church 

East:    D-5 Residential (Single-family dwellings) 

West:    D-5 Residential (Single-family dwellings) 

Thoroughfare Plan 

Barnes Avenue 
 

Edgemont Avenue 

Local Street 
 
Local Street  

48-foot proposed right-of-way with a 
45-foot existing right-of-way. 
 
48-foot proposed right-of-way with a 
30-foot existing right-of-way.  

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay  No 

Wellfield Protection 
Area 

Yes 

Site Plan February 23, 2024. 

Site Plan (Amended) N/A. 

Elevations February 23, 2024. 

Elevations (Amended) N/A. 

Landscape Plan N/A. 

Findings of Fact February 23, 2024. 

Findings of Fact 
(Amended) 

N/A. 

C-S/D-P Statement N/A. 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• United Northwest Neighborhood Plan (2008)  

• Infill Housing Guidelines (2021) 

Pattern Book / Land Use Plan 
 

• Not Applicable to the Site. Please see United Northwest Neighborhood Plan (2008) below.  
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Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• United Northwest Neighborhood Plan (2008) recommends 3.5 to 5 units per acre development.  

 

Infill Housing Guidelines 
 

 

• BUILDING ELEVATIONS AND ARCHITECTURAL ELEMENTS 
o 1. Utilize Foundation Styles and Heights that are Consistent with Nearby Houses: 

The height of the foundation affects where doors, porches, and windows are located. 
Unless there are special circumstances that require additional height, such as the location 
is in or near a floodplain, the foundation height for new construction should be consistent 
with nearby buildings.  
 

o 2. Be Consistent with Surrounding Entry Locations: Main entries should be visible 
from the street. Entries should not be hidden, obscured, or missing from the main street 
elevation (front). The entry should reflect a similar characteristic to those that surround it, 
such as formal or casual, recessed or flush, narrow or wide.  
 

o 3. Where Appropriate, Include Porches or Stoops: Use context to determine if front 
porches are consistent elements used in the neighborhood. If so, add porches or stoops 
to new construction.  
 

o 4. Coordinate the Location and Door Style of Balconies with the Surrounding 
Neighborhood: Balconies are common architectural elements in some neighborhoods, 
but uncommon in others. Balconies along the street should be used when appropriate. 
When a balcony is used, consider the appropriate door access for the type of balcony. For 
example, Juliet balconies, which are intended to bring the outside in, make the most sense 
when French doors are used. 
 

o 5. Consider Nearby Roof Styles: The basic outline of a new building should reflect 
building outlines typical of the area. Roof selection and overall height contribute to the 
building outline. Select roof shapes that are frequently used in the neighborhood.  

 

o 6. Fenestration Should Relate to the Surrounding Context: Windows and doors should 
be arranged on buildings so as not to conflict with the basic fenestration patterns in the 
neighborhood. The proportion of glass (windows) to solid materials (wood, bricks, and 
other materials) which is found within the surrounding context should be reflected in new 
construction. Every elevation (sides and rear) should have windows on each story to help 
break up the monotony of the façade.  
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Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
o 7. Materials Used Should Reflect the Context of the Neighborhood: Introducing new 

materials that are not used in the existing context should be done in a way where those 
materials are not the dominant material and make up less than 30% of the overall façade 
design.  

 

o 8. Consider Unique Neighborhood Features: In addition to the architectural features 
mentioned above, consider other common features like chimneys, dormers, gables, and 
overhanging eaves that shape the character of a neighborhood. When possible, include 
these features into new construction. 

 

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

 

 

• Not Applicable to the Site. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

ZONING HISTORY 
 
 

ZONING HISTORY – VICINITY 

2019-HOV-010; 1235 and 1250 West 25th Street and 1338 and 1363 West 27th Street (west of site), 

Variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide for 

four single-family dwellings with 637 square feet of main floor area (660 square feet required), granted.  

2018-UV2-013; 1164 Burdsal Parkway (south of site), Variance of development standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for a 45-foot-wide lot, a 38-foot wide lot, and 

a 37-foot wide lot (50 feet of width required), and 22.5-foot front yard setbacks (25-foot front yard setbacks 

required), granted.  

2006-ZON-828 / 2006-VAC-828; 1104 Burdsal Parkway and 2413, 2417, 2421, 2425, 2433, 2439, 2443 

and 2447 Bond Street (southeast of site), Rezoning of 1.06 acres from the D-5 (W-1) (W-5) and I-3-U 

(W-1) (W-5) Districts, to the SU-1 classification to provide for religious uses and requests a vacation of 

portion of Edgemont Avenue, being 30 feet in width and a vacation of the first north-south alley east of 

Bond Street, being fourteen in width, approved.  

65-V-399; 2425-2435 Barnes Avenue (south of site), Variance of use of the Dwelling District Zoning 

Ordinance to provide for the construction of a church, granted.  

59-V-400; 2424-2434 Barnes Avenue (a/ka/ 1201 and 1205 Edgemont Avenue) (south of site), 

Variance of lot area, front building line, and off-street parking requirements to permit erection of three 2-

family dwelling houses, with partial off-street requirements provided; granted by the Board of Zoning 

Appeals, reversed, and denied by the Metropolitan Board of Zoning Appeals. 

55-V-299; 2421 Bond Street (southeast of site), Variance to park and occupy an old trolley for an ice 

cream and barbecue business, denied.  
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Photo of the subject site looking northeast.  

 
Photo of the street frontage along Edgemont Avenue.  
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Photo of the street frontage along Barnes Avenue. 

Photo of the existing detached garage on the subject site.  
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Photo of the subject site street frontage looking south on Barnes Avenue.  

 
Photo of the alley east of the site looking north from Edgemont Avenue. 
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Photo of the alley east of the site looking south from 25th Street. 

 
Photo of the single-family dwellings north of the site.  
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Photo of the single-family dwellings west of the site.  

 
Photo of the single-family dwelling west of the site.  
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Photo of the church south of the site. 
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METROPOLITAN DEVELOPMENT COMMISSION     May 23, 2024 
HEARING EXAMINER   

Case Number:  2024-CAP-815 / 2024-CVR-815 
Property Address:  2439 and 2455 Dr. Martin Luther King, Jr. Street 
Location:  Center Township, Council District #12 
 
Petitioner:  Meridian Lodge #33 and NWQOL Holding Company LLC, by Bryan Conn 
 
Request:  Modification of Development Statement and Site Plan related to 2020-ZON-

067 to provide for a four-story multi-family, with supportive services 
development, with 32 dwelling units for persons experiencing homelessness, 
community meeting space, mental health services, employment assistance, 
health and wellness programs, life skills training and development, and a food 
pantry for residents. 

 Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for construction of a four-story multi-family, 
supportive services, and community space building, with 35% transparency 
on the west façade (minimum 40% transparency required on facades within 
50 feet of a local, collector or arterial street), with 6% transparency on the 
north façade, with 25% transparency on the east façade, with 9% 
transparency on the south façade (minimum 40% transparency required 
within 50 feet of a public pedestrian entrance), with a front yard setback of 
five feet (minimum 10 feet required), a north side yard setback of seven feet, 
and a south side yard setback of seven feet (minimum 10-foot side yard 
setbacks required). 

Staff Reviewer:  Kathleen Blackham, Senior Planner 
 

 
 

CONTINUANCE 
 
 

The Hearing Examiner continued this petition from the May 9, 2024 hearing, to the May 23, 2024 hearing, 
and to the June 13, 2024 hearing, at the request of staff to provide additional time for discussion with the 
petitioner’s representative and architect. 
 
Staff is requesting a continuance from the June 13, 2024 hearing, to the July 25, 2024 hearing, with 
notice, because of amendments to the requests. 
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METROPOLITAN DEVELOPMENT COMMISSION                  JUNE 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-MOD-007 

Property Address:  5080 East 82nd Street (approximate address) 

Location: Washington Township, Council District #3 

Petitioner: Allison Pointe Owners Association, Inc., by Joseph D. Calderon 

Current Zoning: C-S (FF) 

Request: 

Modification of Development Plan related to 86-Z-81 to modify Permitted Sign 
Criteria to provide for an additional business park and building/tenant 
identification sign adjacent to I-465 and not less than 300 feet from the 
General Park identification sign. Said sign would include signage panels to 
identify tenants and occupants of the business park (previous Development 
Plan was limited to one sign along I-465). 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Approval 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request. 

 

PETITION OVERVIEW 
 

 
LAND USE 

The approximate 44-acre subject site is an undeveloped parcel that is part of an overall development 

plan for the Allison Point Business Park created through rezone petition 86-Z-81.  

The site surrounded by businesses to the south and east, zoned C-S, to the west by the White River and 

wooded area, zoned D-A, with apartments across I-465 to the north, zoned D-9.  

MODIFICATION  

The existing development plan identifies a General Park identification sign adjacent to I-465, which exists 

today.  
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It does not allow for additional signage to be installed as requested by the petitioner.  

OVERLAYS 

The site consists of three environmentally sensitive overlays such as woodlands, wetland, and 100-year 

flood plain.  

The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 

woodlands, wetlands, or other natural resources that should be protected. The purpose of this overlay is 

to prevent or mitigate potential damage to these resources caused by development. This overlay is also 

appropriate for areas that present an opportunity to create a new environmental asset. This overlay is 

not intended for the preservation of open space. 

The wetland within the existing lake system will not be affected by the new sign location.  

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

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

outside of the floodway. 

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

Unless otherwise prohibited, all uses permitted in the primary zoning district (C-S in this request) are 

permitted, subject to certain development standards of the Flood Control Secondary Zoning Districts 

Ordinance. 

Most of the site is within floodway fringe. This is the area where water is likely to sit during a flood of such 

intensity that there is a 1% chance of it occurring in any given year. This compares to the floodway along 

the southern property boundary where floodwater would flow during a flood of the same intensity. 

Generally, buildings are not permitted in the floodway, while, with exception of certain land uses, they are 

permitted in the floodway fringe, but must be constructed at least two feet above the base flood elevation. 

Staff Analysis 

The request would modify the development plan for 86-Z-81 to include an additional business park and 

building/tenant identification sign adjacent to I-465.  

Staff determined that the new sign would be supportable since the existing identification sign does not 

include panels for tenant identification and is not visibly apparent from I-465. 

GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Undeveloped 

Comprehensive Plan Large-Scale Park 

Surrounding Context Zoning Land Use 
North:   D-9  Multi-family dwellings 
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South:    D6-II / C-S Commercial  

East:    C-S Offices 

West:    D6-II / D-A White River / Park 

Thoroughfare Plan 

I-465 
 

Allison Point Boulevard 

Freeway 
 
Local Street 

A range of 300 feet to 644 feet 
existing right-of-way without a 
proposed right-of-way. 
 
70-foot existing right-of-way and a 
50-foot proposed right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

Yes 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan May 3, 2024. 

Site Plan (Amended) May 23, 2024.  

Elevations May 9, 2024.  

Elevations (Amended) N/A  

Landscape Plan N/A  

Findings of Fact N/A  

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A  

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends Large-Scale Park development for the site.  

• LARGE-SCALE PARKS  
o Large-Scale Parks are generally over 10 acres in size. 

 

 

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.  
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ZONING HISTORY 
 
 

Zoning History – Site  

86-Z-81 / 86-CV-17; 5252 East 82nd Street (subject site), Rezoning of 111 acres, from the A-2 and CS 
Districts to the C-S classification to provide for a mixed-use business park with office buildings, hotels, 
restaurants, health club, branch bank and heliport and a variance of a reduction in required parking, 
approved and granted. 
 
80-Z-137; 4500-5258 East 82nd Street (subject site), Rezoning of 180.0 acres, being in the A-2 and C-4 

districts, to the C-S classification, to provide for commercial office and residential complex, approved. 

Zoning History – Vicinity  

2023-CZN-816; 5110 East 82nd Street (south of site), Rezoning of 10.5 acres from the C-S (FF) district to 

the C-S (FF) district to provide for a multi-family uses and Variance of Development Standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for a 62-foot-tall multi-family building (maximum 

45-foot height permitted), approved.  

2018-ZON-115; 8580 Allison Pointe Boulevard and 5110 East 82nd Street (south of site), Rezoning of 

13.79 acres from the C-S (FF) district to the C-S (FF) classification to provide for multi-family residential uses, 

in addition to the uses previously approved by 86-Z-81, withdrawn.  

2009-ZON-021; 8415 Allison Pointe Boulevard (southeast of site), Rezoning of 8.767 acres, from the C-S 

District to the C-S classification to provide for Schools / Educational Services including University, Business 

and Secretarial, Clerical, Correspondence, Data Processing, Junior College, Language, Music, Nursery, or 

Vocational/Technical, and to provide for all uses previously permitted by petition 86-Z-81, approved.  

2000-ZON-132; 8580 Allison Point Boulevard (south of site), Rezoning of 4.73 acres from the C-S District 

to the C-S classification to provide for the reuse of an existing restaurant building for a banquet hall and 

catering facility, approved. 

86-Z-44; 4602 East 82nd Street (south of site), Rezoning of 81.20 acres, being in the A-2, FF, and FW district, 

to the D-6II classification to provide for multi-family development, approved.  

85-Z-82; 4602 East 82nd Street (south of site), Rezoning of 82 acres, being in the A-2, FW, and FF districts, 

to the C-S classification, to provide for apartments, offices, and retail, withdrawn.  

84-Z-108; 5258 East 82nd Street (south of site), Rezoning of 29.37 acres, being in the C-S Commercial 

District, to the C-S classification, to provide for a nursing home, approved. 

80-Z-72; 4802 East 82nd Street (south of site), Rezoning of 81.20 acres, being in A-2 district to GSB (Gravel-

Sand-Borrow) Secondary classification to permit extraction and local processing of mineral aggregate, 

denied.  
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EXHIBITS 
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AMENDED SITE PLAN 
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300-foot separation exhibit 
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Development Plan related to 86-Z-81 

 

 

45

Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Development Plan related to 86-Z-81 (continued). 
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Photo of the identification sign. 

 

Photo of the identification sign looking south from I-465. 
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Photo of the existing identification sign in red and the approximate location of the new sign in orange. 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-MOD-008 
Property Address:  1060 North Capitol Avenue 
Location: Center Township, Council District #12 
Petitioner: MTP – Stutz Propco, LLC, by Joseph D. Calderon 
Current Zoning: CBD-S (RC) (TOD) 

Request: 
Modification of the development statement for 97-Z-48, to include uses 
as defined in Research and Development, Other, in the Consolidated 
Zoning and Subdivision Ordinance, including a research laboratory. 

Current Land Use: Mixed-Use development 
Staff 
Recommendations: Approval 

Staff Reviewer: Jeffrey York, Principal Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval. 
 

PETITION OVERVIEW 
 

 
This request would provide for a modification of development statement for 97-Z-48, to include uses as 
defined in Research and Development, Other in the Ordinance. This site, named The Stutz, is a mixed-
use development that has recently undergone substantial renovations. Originally constructed in 1911 as 
a car manufacturing facility, the site has over 400,000 square feet of mixed-uses, including offices, retail, 
a car museum, artist studios, event space and restaurants.  

The 1997 rezoning allows a wide range of uses, including I-3 and CBD-2 uses. However, at the time, 
research laboratories were not specifically noted as permitted uses in either I-3 or CBD-2 districts. The 
current ordinance would permit research laboratories under Research and Development, Other. This 
petition would clarify that this proposed use would be permitted. 

The Plan of Operation, submitted with the filing, details the proposed use. It would utilize 6,000 square 
feet of space on the first floor on the west portion of the overall site. Up to seven employees are 
anticipated at full employee capacity. Liquid materials would be stored within the laboratory, with waste 
handled monthly in 55-gallon drums. 
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Since the original CBD-S rezoning allowed for medium-intensity industrial uses (I-3) and that this use is 
a permitted use in the current I-3 zone, this request would be supportable. Staff, therefore, recommends 
approval of the request. 

GENERAL INFORMATION 

 
Existing Zoning CBD-S (RC) (TOD) 
Existing Land Use Mixed-Use development 
Comprehensive Plan Core Mixed-Use 
Surrounding Context Zoning Land Use 

North:   CBD-S (RC) (TOD) Surface parking / I-65 
South:    CBD-2 (RC) (TOD) Warehousing / office  

East:    CBD-2 (RC) (TOD) Surface parking 
West:    CBD-S (RC) (TOD) Surface parking 

Thoroughfare Plan 
10th Street 

 
 

11th Street 
 

Capitol Avenue 
 

Senate Avenue 
 

Primary arterial 
 
Primary arterial 
 
Primary arterial 
 
Primary arterial 

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

Context Area Compact  
Floodway / Floodway 
Fringe No 

Overlay Yes, Regional Center and Transit-Oriented Development 
Wellfield Protection 
Area No 

Site Plan Filed, May 9, 2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact Filed, May 9, 2024 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement Filed, May 9, 2024 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
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• The Comprehensive Plan recommends core mixed-use. 

Pattern Book / Land Use Plan 
 

The Core Mixed-Use typology is intended for the core of the City’s Central Business District and 
along logical extensions from the core (such as the North Meridian Street corridor). It is 
characterized by dense, compact, and tall building patterns and a substantial degree of activity. 
Businesses, services, and institutions in this typology serve the entire region as well as residents 
and tourists. There is a wide range of public spaces, with some designed to accommodate 
events and festivals. Buildings are at least six stories in height and all off-street parking should be 
in garages. While buildings in this typology are larger than in other mixed-use typologies, they 
should still be designed with the pedestrian in mind, with entrances and large windows facing 
the street. Ideally, this typology has a tight street grid with frequent intersections and small 
blocks. In areas where small blocks are not practical due to existing development, public 
pedestrian paths should be provided as cut throughs. This typology has a residential density in 
excess of 50 units per acre. 
 

• The following elements of the Pattern Book apply to this site: 
• Large-Scale Multifamily Housing  

o Should have either retail uses or externalized residential doors at-grade  
o Parking should be in structures or behind or interior to the development  

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

○ The primary entrance should be served by an arterial street 
o Should not include outdoor display or merchandise 
 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
○ Automotive uses and uses with drive-through lanes are excluded 
 
○ Should not include outdoor display or merchandise  

 
• Offices  

○ Recommended without additional conditions. 

 
The Pattern Book also provides guidance related to overlays and whether an overlay adds, 
modifies, or removes the recommended land uses within the base typology 
 

This site is also located within two overlays, specifically the Regional Center overlay and the Transit 
Oriented Development (TOD).  “Overlays are used in places where the land uses that are allowed 
in a typology need to be adjusted. They may be needed because an area is environmentally 
sensitive, near an airport, or because a certain type of development should be promoted. Overlays 
can add uses, remove uses, or modify the conditions that are applied to uses in a typology.” 
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Red Line / Blue Line / Purple Line TOD Strategic Plan 

 

 
• The site is within the Red Line Transit Oriented-Development (TOD) overlay, however, due to the 

zoning (CBD-S), TOD restrictions due not apply to this 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 
 
 

2023-CZN-837/ 2023-CVR-837 / 2023-CVC-823, 217 West 10th Street and 916, 918 and 922 North 
Capitol Avenue, requested a rezoning of 1.17 acres from the I-3 (RC) district to the CBD-2 (RC) district, 
a variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for two, mixed-use buildings, each with one 11’ by 27’ loading space, to allow for buildings with frontages 
along 10th Street to meet the Sky Exposure Plane Three requirements and a vacation of Roanoke Street, 
being 30 feet in width, from the south right-of-way line of 10th Street, south 253.10 feet, approved. 

2023-REG-063; 217 West 10th Street and 916, 918 & 922 North Capitol Avenue, requests Regional 
Center Approval to provide for a mixed-use development, approved. 
 
2023-DV1-002; 902, 916, 918 and 922 North Capitol Avenue, requested a Variance of development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for the construction of a 
243,000 square foot mixed-use building with one 24-foot by 28.5-foot loading space (two loading 
spaces with dimensions of 30-foot by 12-foot and 55-feet by 12-feet required), granted. 
 
2022-REG-077; 902, 916, 918 and 922 North Capitol Avenue, requested Regional Center Approval to 
provide for the demolition of existing buildings and construction of a five-story, mixed-use development, 
with approximately 270 units, 13,840 square feet of office and retail space, a parking garage with 
approximately 398 spaces, and resident amenities, including an outdoor courtyard, withdrawn. 
 
2022-VAC-008; 918 North Capitol Avenue; requested a vacation of the first east-west alley south of 
10th Street, being 15 feet wide, beginning at the west right-of-way line of Capitol Avenue, west 194.79 
feet, to the east right-of-way line of Roanoke Street, approved. 
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EXHIBITS 
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Permitted uses from 97-Z-48: 
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Requested modification: 
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West elevation of subject site – proposed laboratory would be in the first-floor space 
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Public entrance on the west façade, along Senate Avenue 
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Proposed laboratory space 
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Proposed laboratory space 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-061 

Property Address:  2013 Yandes Street (Approximate Address) 

Location: Center Township, Council District #13 

Petitioner: Jason Blankenship, by Mark and Kim Crouch 

Current Zoning: I-3 

Request: 
Rezoning of 0.13-acre from the I-3 district to the D-8 district to provide for 
residential uses. 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Approval 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request. 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 0.13-acre subject site is an undeveloped industrial lot located in the Martindale- Brightwood 

Neighborhood and is part of the S A Fletcher Jr. North East subdivision. It is surrounded by a single-

family dwelling north, zoned D-8, an undeveloped residential lot west, zoned D-8, a church and 

associated parking lot south, zoned I-3, and an undeveloped lot east, zoned I-3. 

REZONING  

This petition would rezone this site from the I-3 district to the D-8 district for a two-unit townhouse and 

detached garage.  

The I-3 district is an intermediate district for industries that present moderate risks to the general public. 

Wherever practical, this district should be away from protected districts and buffered by intervening lighter 

industrial districts. Where this district abuts protected districts, setbacks are large, and enclosure of 

activities and storage is required. 
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The D-8 district is intended for a variety of housing formats, with a mix of small-scale multi-unit building 

types. This district can be used as a part of new mixed- use areas, or for infill situations in established 

urban areas, including medium and high-density residential recommendations of the Comprehensive 

Plan, and the Traditional Neighborhood, City Neighborhood, and Village or Urban Mixed-Use Typologies 

of the Land Use Pattern Book. 

STAFF ANALYSIS 

Staff is supportive of the rezoning to the D-8 district because it would allow for residential development 

to occur in line with the context of the surrounding area and historical residential use of the site per an 

1898 Sanborn Map. The dwelling district would also align with the traditional neighborhood 

recommendation of the Comprehensive Plan.  

GENERAL INFORMATION 

 

Existing Zoning I-3 

Existing Land Use Undeveloped 

Comprehensive Plan Traditional Neighborhood 

Surrounding Context Zoning Land Use 
North:   D-8 Residential (Single-family dwelling) 

South:    I-3 Church Parking Lot 

East:    I-3 Residential (Single-family dwelling) 

West:    D-8 Undeveloped 

Thoroughfare Plan 

Yandes Street Local Street 
60-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 May 8, 2024. 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
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Comprehensive Plan 

 

• Marion County Land Use Plan Pattern Book (2019) 

• Infill Housing Guidelines (2021) 

Pattern Book / Land Use Plan 
 

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

• The Comprehensive Plan recommends traditional neighborhood development, which 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, but a higher density is recommended if the 
development is within a quarter mile of a frequent transit line, greenway, or park. 

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

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

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

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

o Developments with densities higher than 15 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be 
incremental with higher density housing types located closer to frequent transit lines, 
greenways or parks. 

• Detached Housing  
o The house should extend beyond the front of the garage. Garages should be loaded 

from an alley or side street when possible and should be detached if located on the side 
of the house.  

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

• Attached Housing  
o Duplexes should be located on corner lots, with entrances located on different sides of 

the lot.  
o It is preferred that townhomes should be organized around intersections of 

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

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

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site. 

 

Infill Housing Guidelines 
 

 

• BUILDING ELEVATIONS AND ARCHITECTURAL ELEMEN 
o 1. Utilize Foundation Styles and Heights that are Consistent with Nearby Houses: 

The height of the foundation affects where doors, porches, and windows are located. 
Unless there are special circumstances that require additional height, such as the location 
is in or near a floodplain, the foundation height for new construction should be consistent 
with nearby buildings.  
 

o 2. Be Consistent with Surrounding Entry Locations: Main entries should be visible 
from the street. Entries should not be hidden, obscured, or missing from the main street 
elevation (front). The entry should reflect a similar characteristic to those that surround it, 
such as formal or casual, recessed or flush, narrow or wide.  
 

o 3. Where Appropriate, Include Porches or Stoops: Use context to determine if front 
porches are consistent elements used in the neighborhood. If so, add porches or stoops 
to new construction.  
 

o 4. Coordinate the Location and Door Style of Balconies with the Surrounding 
Neighborhood: Balconies are common architectural elements in some neighborhoods, 
but uncommon in others. Balconies along the street should be used when appropriate. 
When a balcony is used, consider the appropriate door access for the type of balcony. For 
example, Juliet balconies, which are intended to bring the outside in, make the most sense 
when French doors are used. 
 

o 5. Consider Nearby Roof Styles: The basic outline of a new building should reflect 
building outlines typical of the area. Roof selection and overall height contribute to the 
building outline. Select roof shapes that are frequently used in the neighborhood.  

 

o 6. Fenestration Should Relate to the Surrounding Context: Windows and doors should 
be arranged on buildings so as not to conflict with the basic fenestration patterns in the 
neighborhood. The proportion of glass (windows) to solid materials (wood, bricks, and 
other materials) which is found within the surrounding context should be reflected in new 
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construction. Every elevation (sides and rear) should have windows on each story to help 
break up the monotony of the façade.  

 

o 7. Materials Used Should Reflect the Context of the Neighborhood: Introducing new 
materials that are not used in the existing context should be done in a way where those 
materials are not the dominant material and make up less than 30% of the overall façade 
design.  

 

o 8. Consider Unique Neighborhood Features: In addition to the architectural features 
mentioned above, consider other common features like chimneys, dormers, gables, and 
overhanging eaves that shape the character of a neighborhood. When possible, include 
these features into new construction.  

 

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 – VICINITY 

2024-CZN-803; 2051 Columbia Avenue (southeast of site), Rezoning of 0.26 acres from the I-3 district 

to the D-8 district to provide for two, two-unit row homes, approved.   

2024-CVR-803; 2051 Columbia Avenue (northeast of site), Variance of Development Standards of the 

Consolidated Zoning and Subdivision Ordinance to provide for three-foot side setbacks (five feet 

required), denied.  

2024-ZON-015; 2053 Yandes Street (north of site), Rezoning of 0.13 acres from the I-3 district to the D-

8 district to provide for residential uses, approved.  

2023-CZN-848 / 2023-CPL-848; 2069 Yandes Street (north of site), Rezoning of 0.42 acre from the I-3 

district to the D-8 district and Approval of a Subdivision Plat to be known as Starks Minor Subdivision, 

dividing 0.42 acre into four lots, approved.  

2022-CZN-835; 2069 Yandes Street (southeast of site), Rezoning of 0.42 acre from the I-3 district to the 

D-8 district, withdrawn. 

2024-ZON-013; 2018 Yandes Street (northwest of site), Rezoning of 0.13 acres from the I-3 district to 

the D-8 district to provide for residential uses. approved.  

2022-ZON-005; 2024 Columbia Avenue (northeast of site), Rezoning of 0.129 acre from the I-3 district 

to the D-8 district to allow for the construction of a single-family house, approved. 

2021-CZN-819 / 2021-CVR-819; 2008 Yandes Street (southwest of site), Rezoning of 0.6 acre from the 

I-3 district to the D-8 district and variance of development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a single-family dwelling with an eight-foot front setback and to 

provide for 54% open space (18-foot front setback and 55% open space required), approved.  

2021-CZN-816 / 2021-CVR-816; 2035, 2039, 2043 and 2047 Columbia Avenue (northeast of site), 

Rezoning of 0.47 acre from the I-3 district to the D-8 district and a variance of development standards to 

provide for a deficient front setback, approved. 

2021-ZON-104; 2060 Yandes Street (northwest of site) Rezoning of 3.6 acres from the I-3 district to the 

D-P district to provide for 54 total units consisting of 50 single-family attached dwellings and four single-

family detached dwellings for a density of 15 units per acre, approved. 

2021-ZON-063; 2057 Yandes Street (north of site), Rezoning of 0.13 acre from the I-3 district to the D-

8 district, approved. 

2021-ZON-059; 2020 Columbia Avenue (northeast of site), Rezoning of 0.13 acre from the I-3 district 

to the D-8 district, approved. 
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2021-ZON-028; 2018, 2024 and 2032 Yandes Street (northwest of site), Rezoning of 0.39 acre from the 

I-3 district to the D-8 district, approved. 

2020-CZN-835 / 2020-CVR-835; 2005 and 2011 Columbia Avenue; 1314 East 20th Street (southeast 

of site), Rezoning of 0.29 acre from the I-3 district to the D-8 classification and Variance of development 

standards of the Consolidated Zoning and Subdivision Ordinance to provide for the construction of three 

single-family dwellings, with one single-family dwelling within the clear sight triangle of the abutting 

streets, with three-foot side setbacks and 47% open space (four-foot side setback and 55% open space), 

approved and granted. 

2020-CZN-829 / 2020-CVR-829: 2030 Yandes Street (northwest of site), Rezoning of 0.13 acre from 

the I-3 district to the D-8 district and a variance of development standards to provide for deficient space 

between dwellings and deficient open space, approved. 

2020-ZON-076; 2019 and 2023 Yandes Street (north of site), Rezoning of 0.26 acre from the I-3 district 

to the D-8 district, approved. 

2020-ZON-055; 2038 Yandes Street (northwest of site), Rezoning of 0.13 acre from the I-3 district to the 

D-8 district, approved.  

2020-ZON-038; 2028 Columbia Avenue (northeast of site), Rezoning of 0.1 acre from the I-3 district to 

the D-8 classification, approved. 

2019-HOV-020; 2015 Columbia Avenue (east of site), Variance of use to provide for a single-family 

dwelling in an industrial district, and variances of development standards to provide for deficient setbacks, 

approved. 

2019-ZON-030; 2010 Yandes Street (southwest of site), Rezoning of 0.13 acre from the I-3 District to 

the D-8 classification, approved. 

2019-ZON-029; 2007 Columbia Avenue (southeast of site), Rezoning of 0.1 acre from the I-3 district to 

the D-8 district, approved. 

2019-ZON-028; 2032, 2038, and 2042 Columbia Avenue (northeast of site), Rezoning of 0.39 acre from 

the I-3 district to the D-8 classification, approved. 

2018-UV1-030; 2018 Yandes Street (northwest of site), Variance of use and development Standards of 

the Consolidated Zoning and Subdivision Ordinance to provide for primary and accessory residential 

uses, including a single-family dwelling and detached garage, with deficient front and rear transitional 

setbacks and north side setback (30-foot front and rear transitional setbacks and 10-foot side setback 

required), granted. 

2017-ZON-030; 2001-2044 Alvord Street (west of site), Rezoning of 2.57 acres, from the I-3 district to 

the D-8 classification, approved.  
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2001-LNU-024; 2016 Columbia Avenue (east of site), Certificate of Legal Non-Conforming Use of a 

single-family dwelling in the I-3-U district, approved. 

97-UV3-34; 2002 Alvord Street (southwest of site), Variance of use of the Industrial Zoning Ordinance 

to provide for the repair of passenger automobiles and trucks, denied. 

95-UV3-1; 2002 Alvord Street (southwest of site), Variance of use of the Industrial Zoning Ordinance to 

provide for an automobile and truck repair operation (not permitted), granted for one year. 

93-UV3-31; 2016 Columbia Avenue (east of site), Variance of use to provide for an addition to a single-

family dwelling in an industrial district, approved. 

92-Z-133; 2001 Yades Street (south of site), Rezoning of 2.640 acres from I-3-U District to the SU-1 

classification to provide for a church, approved.  

85-UV3-14; 2022 Columbia Avenue (northeast of site), Variance of use to provide for a single-family 

dwelling in an industrial district and a variance of development standards to provide for deficient setbacks, 

approved. 

82-V3-13; 2002-2012 Alvord Street (southwest of site), Variance of development standards to permit 

the outside storage of a trash container at the northwest corner of the subject property, granted. 

58-V-429; 2017-2019 Alvord Street (west of site) Variance of use to permit erection of a church, 

approved. 
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EXHIBITS 
 

 

 

78

Item 10.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 

1898 Sanborn Map 
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Photo of the subject site looking east.  

 
Photo of the subject site looking west. 
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Condition of the sidewalk along the street frontage.  

 
Photo of the alley east of the site.  
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Photo of single-family dwellings north of the site. 

 
Photo of the church and associated parking lot south of the site. 
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Photo of the undeveloped lots west of the site with one being under construction. 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-CZN-820 / 2024-CPL-820 
Property Address:  3107 East Sumner Road 
Location: Perry Township, Council District #19 
Petitioner: Francisco Aleman, by Josh Smith 
Current Zoning: D-A 

Request: 

Rezoning of 0.924 acres from the D-A district to the D-5 district to provide for 
residential uses. 
Approval of a Subdivision Plat to be known as Aleman’s Subdivision, 
subdividing 0.924-acre into two lots. 

Current Land Use: Single-family dwelling / accessory building 
Staff 
Recommendations: Approval of the rezoning and subdivision plat.  

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing on this petition. 
 

STAFF RECOMMENDATION 
 

 
Approval of the rezoning. 

Staff recommends that the Hearing Examiner approve and find that the plat, file dated April 19, 2024, 
complies with the standards of the Subdivision regulations, subject to the following conditions: 

 
1. That the applicant provides a bond as required by Section 741-210, of the Consolidated Zoning 

and Subdivision Ordinance.  
2. Subject to the Standards and Specifications of Citizens Energy Group, Sanitation Section. 
3. Subject to the Standards and Specifications of the Department of Public Works, Drainage 

Section. 
4. Subject to the Standards and Specifications of the Department of Public Works, Transportation 

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

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

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

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

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

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

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

208 of the Consolidated Zoning and Subdivision Ordinance be met prior to recording the final 
plat. 

12. That the plat shall be recorded within two (2) years after the date of conditional approval by the 
Hearing Examiner. 

 
 

PETITION OVERVIEW 
 

 
This 0.924-acre site, zoned D-A, is developed with a single-family dwelling and an accessory structure.  
It is surrounded by single-family dwellings to the north, across Sumner Avenue, zoned D-5; undeveloped 
land to the south, zoned SU-1; and single-family dwellings to the east and west, zoned D-A. 

Petition 84-UV3-63 provided for a variance of use to allow a mobile home on the property as a residence 
for the petitioner’s parents.  This mobile home has been removed in accordance with conditions related 
to the grant of the variance. 
 
Rezoning 
 
The request would rezone the site to the D-5 district.  “The D-5 district is intended for medium and large-
lot housing formats, primarily for detached houses, but may incorporate small-scale multi-unit building 
types in strategic locations. This district can be used for new, walkable suburban neighborhoods or for 
infill situation in established urban areas, including both low density and medium density residential 
recommendations of the Comprehensive Plan, and the Suburban Neighborhood and Traditional 
Neighborhood Typologies of the Land Use Pattern Book.” 
 
The Comprehensive Plan recommends suburban neighborhood typology. 
 
As proposed, this request would be consistent with the Comprehensive Plan recommendation of 
suburban neighborhood typology and would be compatible with the surrounding neighborhood.  This 
typology is comprised primarily of single-family dwellings with a variety of neighborhood serving 
commercial businesses. 
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Plat (Site Plan and Design) 
As proposed, the site would be divided into two lots.  Lot 1 (0.219 acre) is developed with an accessory 
building.  Lot 2 (0.695 acre) is developed with a single-family dwelling. 
 
Both lots would gain access from East Sumner Avenue and would not require new streets. 
 
 
 
 
 
 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning D-A 
Existing Land Use Single-family dwelling / accessory buildings 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   D-5 Single-family dwellings 
South:    SU-1 Undeveloped land 

East:    D-A Single-family dwelling 
West:    D-A Single-family dwelling 

Thoroughfare Plan 

East Sumner Avenue 
 

Local Street 
 

Existing 60-foot right-of-way and 
proposed 50-foot right-of-way. 
 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan April 19, 2024 (Primary Plat) 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

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

Comprehensive Plan 
 

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

 
Pattern Book / Land Use Plan 

 

The Comprehensive Plan consists of two components that include the Pattern Book and the land use 
map.  The Pattern Book provides a land use classification system that guides the orderly development 
of the county and protects the character of neighborhoods while also being flexible and adaptable to 
allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
• Conditions for All Land Use Types – Suburban Neighborhood Typology 

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

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage.  
• Hydrological patterns should be preserved wherever possible.  
• Curvilinear streets should be used with discretion and should maintain the same general 

direction.  
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

throughs for longer blocks, are encouraged. 
 
• Conditions for All Housing 
 

• A mix of housing types is encouraged. 
● Developments of more than 30 housing units must have access to at least one arterial 

street of 3 or more continuous travel lanes between the intersections of two intersecting 
arterial streets.  

● Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of a 
school, playground, library, public greenway, or similar publicly accessible recreational or 
cultural amenity that is available at no cost to the user.  

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

88

Item 11.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• Developments with densities higher than 5 dwelling units per acre should have design 

character compatible with adjacent properties. Density intensification should be 
incremental with higher density housing types located closer to frequent transit lines, 
greenways or parks. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site.  
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

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

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

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

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

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

84-VU3-63; 3107 East Sumner Avenue, requested a variance of use of the Dwelling Districts Zoning 
Ordinance to provide for the use of a mobile home on the subject property as a residence for petitioner’s 
parents, granted. 

95-Z-58; .3615 South Rural Street (south of site), requested rezoning of 30.4 acres, being in the D-3 
and D-A districts to the SU-1 classification to provide for the construction of a church use including the 
construction of a church, fellowship hall, day care, seminary dormitory and other uses, approved. 
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EXHIBITS 
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View looking west along East Sumner Avenue 

 

 
View looking east along East Sumner Avenue 
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View of proposed Lot 2 looking south across East Sumner Avenue 

 

 
View of proposed Lot 1 looking south across East Sumner Avenue 
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View of western boundary looking south across East Sumner Avenue 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2023-ZON-106 (Amended) / 2024-VAR-004 (Amended) 
Property Address:  2620 and 2710 Wicker Road 
Location: Perry Township, Council District #20 
Petitioner: Reid Litwack, by Joseph D. Calderon 
Current Zoning: D-A (W-1) 

Request: 

Rezoning of 6.30 acres from the D-A (W-1) district to the I-1 (W-1) district to 
provide for an industrial business park. 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for outdoor storage without the required 
separation from a protected district (500 feet of separation required).) 

Current Land Use: Single-family dwelling / agricultural uses 
Staff 
Recommendations: Denial.  

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner continued this petition from the December 14, 2023 hearing, to the January 25, 
2024 hearing, at the request of staff to provide time for further discussions with the petitioner and 
possibly provide new notice. 
 
The Hearing Examiner continued the petition from the January 25, 2024, hearing, to the February 29, 
2024 hearing, to provide time for the petitioner’s representative to submit an amended petition and 
send new notice.  
 
The Hearing Examiner continued these petitions from the February 29, 2024 hearing, to the April 25, 
2024 hearing, at the request of the petitioner’s representative to provide additional time to reconsider 
the request and send new notice. 
 
The Hearing Examiner continued these petitions from the April 25, 2024 hearing, to the June 13, 2024 
hearing, with notice, at the request of staff to provide additional time to amend the request and send 
new notice. 
 
This request has been amended, with the last amendment requesting a “Special Exception of the 
Consolidated Zoning and Subdivision Ordinance to provide for a commercial parking lot in the C-4 
district.”  This request will need to be withdrawn. 
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STAFF RECOMMENDATION 
 

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

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

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

 
 

PETITION OVERVIEW 
 

 
Rezoning 
 
This 6.39-acre site, zoned D-A (W-1), is comprised of three parcels.  It is developed with a single-family 
dwelling and surrounded by undeveloped land to the north, zoned D-A (W-1); undeveloped land to the 
south, across Wicker Road, zoned D-A (W-1); Interstate 69 right-of-way to the east, zoned D-A (W-1); 
and a single-family dwelling to the west, zoned D-2 (W-1).  
 
The request would rezone all the parcels to the I-1 (Light Industrial) District typology.  “The Light 
Industrial typology provides for industrial, production, distribution, and repair uses conducted within 
enclosed structures and unlikely to create emissions of light, odor, noise, or vibrations. This typology is 
characterized by freestanding buildings or groups of buildings, often within industrial parks. Typical 
uses include warehousing, self-storage, assembly of parts, laboratories, wholesaling, and printing. 
Industrial or truck traffic should be separated from local/residential traffic.” 
 
The Comprehensive Plan recommends suburban neighborhood typology for this site.  
 
Even though the construction of I-69 has impacted those adjacent land uses along the route, staff 
believes the Comprehensive Plan recommendation of suburban neighborhood typology is supportable.  
This site does not have direct access to I-69 and the surrounding area is generally residential. 
 
As proposed this request would rezone the site to provide for light industrial uses consisting of two 
buildings (33,000 square feet and 20,000 square feet), outdoor storage and parking lots.   
 
The proposed use would not be consistent with the Plan recommendation of suburban neighborhood.  
Furthermore, the Pattern Book recommends removal of industrial uses when it is adjacent to a living 
typology and the Ordinance states that activities occur within enclosed structures. 
 
Additionally, staff is also concerned with the introduction of industrial uses into a wellfield. 
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Wellfield Protection Secondary Zoning 
 
A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 
wells that are the source of our drinking water.  This secondary zoning district places closer scrutiny on 
uses and activities that might contaminate the underground drinking water supply. 
 
There are two wellfield district designations.  An area identified as W-1 is a one-year time-of-travel 
protection area.  The W-5 is a five-year time-of-travel protection area.  All development within these 
districts is subject to Commission approval.  The filing of a site and development plan is required and 
subject to approval, on behalf of the Commission, by a Technically Qualified Person (TQP), unless 
exempted by the Ordinance. 
 
“Because of the risk that hazardous materials or objectionable substances pose to groundwater quality, 
it is recognized that the further regulation of the manufacturing of, handling, transfer, disposal, use or 
storage of hazardous materials or objectionable substances related to nonresidential use activities is 
essential in order to preserve public health and economic vitality with Marion County.” 
 
All uses permitted in the applicable primary zoning district shall be those uses permitted in the W-1 and 
W-5 zoning districts, unless otherwise prohibited by the Ordinance, and provided no other secondary 
zoning district prohibits the use. 
 
“No building, structure, premises or part thereof shall be altered, constructed, converted, erected, 
enlarged, extended, modified, or relocated except in conformity with this Section, and not until the 
proposed Site and Development Plan has been filed with and approved on behalf of the Commission by 
the Technically Qualified Person (TQP). Regulations found in Chapter 742, Article II, Section 4 shall 
apply to all land within the Wellfield Protection Zoning Districts. The entire site shall be subject to review 
by the TQP.  These regulations shall be in addition to all other primary and secondary zoning district 
regulations applicable to such land, and in case of conflict, the more restrictive regulations shall apply.” 
 
The subject site is located in W-1 South wellfield protection area and any use or development within a 
wellfield protection district would be subject to the Technically Qualified Person (TQP) review and 
approval, unless and until the property owner provides sufficient justification that the type of use, type of 
facility, and chemical quantity limits, independent of the land use would be exempt from the 
requirements for filing a development plan. Otherwise, a development plan would be required to be filed 
and approved on behalf of the Metropolitan Development Commission by the (TQP).  Contaminants 
that would have an adverse effect would include chemicals that are used in the home, business, 
industry, and agriculture.  Chemicals such as furniture strippers, lawn and garden chemicals, cleaning 
chemical and solvents, gasoline, oil, and road salt can all contaminate groundwater supplies if poured 
on the ground or improperly used or stored. 
 
Staff would note the following uses are prohibited in the floodplain: 

a. Jails; 
b. Hospitals; 
c. Assisted living facilities; 
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d. Nursing homes; 
e. Laboratories; 

  f. Elementary, Middle or High Schools; 
 g. Daycare facilities; 

h. Fire stations; 
i. Emergency operation centers; 
j. Police facilities; 
k. Truck, train, or bus terminal, storage or maintenance facility; 
l. Wrecking or salvage facility; 
m. Gas, oil or propane storage facility; 
n. Industrial laundry; 
o. Hazardous waste handling or storage facility; and 

  p. Other public equipment storage facilities. 
 
Environmental Public Nuisances 
 
The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 
Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 
of the city by making it unlawful for property owners and occupants to allow an environmental public 
nuisance to exist. 
 
All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
 
Environmental public nuisance means: 
 

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

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

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

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

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
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Variance of Development Standards 
 
This request would provide for outdoor storage without the required 500-foot separation from protected 
districts.   
 
The Ordinance prohibits outside operations in the I-1 district and does not permit outdoor storage within 
500 feet of a protected district.  The Ordinance also limits the amount of outdoor storage to 25% of the 
total gross floor area of enclosed buildings. 
 
If approved and based on the site plan, file-dated May 16, 2024, the total square footage of the outdoor 
storage would be 13,250 square feet and located at the northern and central areas of the site. 
 
The purpose of the separation is to minimize the adverse impact on and provide a buffer between more 
intense uses and residential neighborhoods and living typologies. 
 
The amended site plan provides for a 50-foot side and rear transitional yard and a 100-foot front 
transitional yard in accordance with the Ordinance.  However, the reduction of the required 500-foot 
separation between outdoor storage and protected districts would not be appropriate or acceptable.  It 
would not provide the protection contemplated by the Ordinance. 
 
 
GENERAL INFORMATION 

 
Existing Zoning D-A (W-1) 
Existing Land Use Single-family dwelling / agricultural uses 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Land Use 

North:   D-A (W-1) Agricultural uses 
South:    D-A (W-1) Vacant land 

East:    D-A (W-1) Interstate 69 right-of-way 
West:    D-2(W-1) Single-family dwelling 

Thoroughfare Plan 

Wicker Road Primary Collector existing 100-foot right-of-way and a 
proposed 90-foot right-of-way  

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area Yes 

Site Plan November 11, 2023 
Site Plan (Amended) May 16, 2024 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
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Findings of Fact February 1, 2024 
Findings of Fact 
(Amended) May 16, 2024 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

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

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include the Pattern Book and the land use 
map.  The Pattern Book provides a land use classification system that guides the orderly development 
of the county and protects the character of neighborhoods while also being flexible and adaptable to 
allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 

Light Industrial Uses (described as industrial uses that create minimal emissions of light, odor, 
noise, or vibrations.  Examples include warehousing and logistics facilities. These land uses 
do not use, store, produce, emit, or transport hazardous materials.)   

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

mixed-use typology. 
 
Recommended land uses in the suburban neighborhood typology include, detached housing, attached 
housing, multi-family housing, assisted living facility / nursing homes, group homes, bed/breakfast, 
small-scale office / retailing / personal or professional services, small-scale schools, / places of worship 
/ neighborhood-serving institutions or infrastructure / other places of assembly, large-scale schools, / 
places of worship / neighborhood-serving institutions or infrastructure / other places of assembly, small-
scale parks, and community farms / gardens. 
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Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

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

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

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

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

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

2007-UV2-002; 2605 Wicker Road (south of site), requested a variance of use and development 
standards of the Commercial Zoning Ordinance to provide for a day care center with outdoor play area 
encroaching into the transitional yards; parking spaces within the transitional yard; and trash container 
located in the front yard, withdrawn. 
 
99-V1-74; 2602 Wicker Road (east of site), requested a variance of development standards of the 
Dwelling districts Zoning Ordinance to provide for the construction of a detached garage exceeding the 
permitted size of the main floor area of the primary residence and total accessory sues, granted. 
 
98-UV3-45; 2550 Wicker Road (east of site), requested a variance of use of the Dwelling Districts 
Zoning Ordinance to provide for a telecommunications facility, with a 150-foot tall monopole, denied. 
 
88-Z-102; 2780 Wicker Road (west of site), requested rezoning of 5.50 acres, being in the A-2 district 
to the D-2 classification, to provide for single-family residential development, approved. 
 
71-Z-7; 2605 Wicker Road (south of site), requested rezoning of 1.76 acres, being in the A-2 district 
to the C-4 classification to provide for a gasoline service station, approved. 
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EXHIBITS 
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View looking west along Wicker Road 

 

 
View looking east along Wicker Road 
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View of site looking east along Wicker Road 

 

 
View of site looking northeast across Wicker Road 
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View of site looking north across Wicker Road 

 

 
View of adjacent property to the west looking northwest across Wicker Road 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-MOD-004 

Property Address:  5514, 5532, and 5550 Victory Drive (approximate addresses) 

Location: Franklin Township, Council District #24 

Petitioner: Patch Development LLC, by Brian J Tuohy 

Current Zoning: C-S 

Request: 

Modification of Commitments related to 2000-ZON-090 to terminate 
Commitment #6, which related to fence installation on Lots 385 through 393 
of the Far Hill Downs Subdivision, terminate Commitment #7, which required 
the developer to pay $600.00 for landscape allowance to each of the lot 
owners of Lots 385 through 393 of the Far Hill Downs Subdivision, terminate 
Commitment #8, which required building materials, color scheme and general 
appearance of the building to be substantially similar to buildings west of the 
site, terminate  Commitment #15, which required water main extension and 
sanitary sewer connection, and to modify Commitment 4 (D) to provide that 
no docks and drive in doors will be located on the front of the building facing 
south, to modify Commitment #5 to delete and replace with acceleration / 
deceleration tapers shall be provided at the entrance to the site on Victory 
Drive, and modify Commitment #9 to provide that the maximum building 
height above the final grade shall be limited to thirty-six (36) feet. 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Approval with commitments.  

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued from the May 23, 2024 hearing to the June 13, 2024 hearing at the request 

of the petitioner.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request subject to the following commitments being reduced to 

writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 

1. A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 
submitted for Administrator Approval prior to preliminary plat approval and prior to any site 
preparation activity or disturbance of the site. This plan shall, at a minimum: a) indicate proposed 
development; b) delineate the location of the existing trees, c) characterize the size and species of 
such trees, d) indicate the wooded areas to be saved by shading or some other means of indicating 
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tree areas to be preserved and e) identify the method of preservation (e.g. provision of snow 
fencing or staked straw bales at the individual tree's dripline during construction activity). All trees 
proposed for removal shall be indicated as such. 

2. A 25-foot half right-of-way shall be dedicated along the frontage of Victory Road, as per the request 
of the Department of Public Works (DPW), Engineering Division. Additional easements shall not be 
granted to third parties within the area to be dedicated as public right-of-way prior to acceptance of 
all grants of right-of-way by the DPW. The right-of-way shall be granted within 60 days of approval 
and prior to the issuance of an Improvement Location Permit (ILP).  

3. The petitioner shall work with DPW to determine a turnaround point on site along the street frontage 
so that trucks or vehicles can turn around in the event the entrance drive is missed. A final site plan 
shall be submitted for Administrative Approval showing the turnaround point approved by the 
Program Manager – Multi-Modal for the Department of Public Works – Engineering. 

  

 

PETITION OVERVIEW 
 

 
LAND USE  
 
The subject site is comprised of three undeveloped heavily wooded commercial lots that include 

parcels 3002965, 3003809, and 3003335.  

It is surrounded by single-family dwellings to the east, zoned D-A, single-family dwellings south, zoned 

D-3, heating contractor business and undeveloped land west, zoned C-S, and industrial property north 

across I-465, zoned I-2 and I-3.  

MODIFICATION 

The request would modify commitments related to 2000-ZON-090 as follows:  

1. Terminate Commitment #6, which related to fence installation on Lots 385 through 393 of the Far 

Hill Downs Subdivision,  

2. Terminate Commitment #7, which required the developer to pay $600.00 for landscape allowance 

to each of the lot owners of Lots 385 through 393 of the Far Hill Downs Subdivision, 

3. Terminate Commitment #8, which required building materials, color scheme and general 

appearance of the building to be substantially similar to buildings west of the site,  

4. Terminate Commitment #15, which required water main extension and sanitary sewer connection,  

5. Modify Commitment 4 (D) to provide that no docks and drive in doors will be located on the front of 

the building facing south to,  

6. Modify Commitment #5 to delete and replace with acceleration / deceleration tapers shall be 

provided at the entrance to the site on Victory Drive, and  

7. Modify Commitment #9 to provide that the maximum height of the building be limited to 36 feet and 

the site shall be improved with only one building. 

DEPARTMENT OF PUBLIC WORKS 

The Department of Public Works, Traffic Engineering Section, has requested the dedication and 
conveyance of a 25-foot half right-of-way along Victory Drive. This dedication would also be 
consistent with the Marion County Thoroughfare Plan. 
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OVERLAYS 

The site consists of an environmentally sensitive overlay, specifically the Forest Woodlands Alliance.   

The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 

woodlands, wetlands, or other natural resources that should be protected. The purpose of this overlay is 

to prevent or mitigate potential damage to these resources caused by development. This overlay is also 

appropriate for areas that present an opportunity to create a new environmental asset. This overlay is 

not intended for the preservation of open space. 

TREE PRESERVATION / HERITAGE TREE CONSERVATION 
 
There are significant amounts of natural vegetation and trees located throughout the entirety of the site. 

Due to their inherent ecological, aesthetic, and buffering qualities, the maximum number of these existing 

trees should be preserved on the site. 

All development shall be in a manner that causes the least amount of disruption to the trees. 

A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 

submitted for Administrator Approval prior to preliminary plat approval and prior to any site preparation 

activity or disturbance of the site.  This plan shall, at a minimum: a) indicate proposed development, b) 

delineate the location of the existing trees, c) characterize the size and species of such trees, d) indicate 

the wooded areas to be saved by shading or some other means of indicating tree areas to be preserved 

and e) identify the method of preservation (e.g. provision of snow fencing or staked straw bales at the 

individual tree's dripline during construction activity).  All trees proposed for removal shall be indicated as 

such. 

If any of the trees are heritage trees that would be impacted, then the Ordinance requires that the 

Administrator, Urban Forester or Director of Public Works determine whether the tree(s) would be 

preserved or removed and replaced.  

The Ordinance defines “heritage tree” as a tree over 18 inches Diameter at Breast Height (DBH) and one 

of the Heritage tree species. Heritage tree species include: Sugar Maple (Acer saccharum), Shagbark 

Hickory (Carya ovata), Hackberry (Celtis occidentalis), Yellowwood (Cladrastus kentukea), American 

Beech (Fagus grandifolia), Kentucky Coffeetree (Gymnocladus diocia), Walnut or Butternut (Juglans), 

Tulip Poplar (Liriodendron tulipifera), Sweet Gum (Liquidambar styraciflua), Black Gum (Nyssa sylvatica), 

American Sycamore (Platanus occidentalis), Eastern Cottonwood (Populus deltoides), American Elm 

(Ulmus americana), Red Elm (Ulmus rubra) and any oak species (Quercus, all spp.) 

The Ordinance also provides for replacement of heritage trees if a heritage tree is removed or dies within 

three years of the Improvement Location issuance date.  See Staff Exhibit 1 for Table 744-503-3:  

Replacement Trees. 
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Staff Analysis 

Staff will be recommending approval of the request subject to a commitment for tree preservation and 

mitigation of any heritage trees to be removed since the site is heavily wooded. Administrative Approval 

would be required for the tree preservation plan to ensure a significant portion of the dense wooded area 

remains so the existing ecosystem can continue to thrive. 

 The Department of Public Works will be requesting right-of-way dedication and a way for vehicles to 

turn around on site since the road ends further east and trucks and vehicles that miss the entrance 

drive to the subject site would not have a way to turn around. A final site plan shall be submitted for 

Administrative Approval showing the turnaround point approved by the Program Manager – Multi-Modal 

for the Department of Public Works – Engineering. 

The commitments to be modified and/or terminated were not imposed by staff, therefore staff did not find 

there would be issues with the changes proposed since the proposed development would still need to be 

submitted for Administrative Approval to ensure that all other remaining commitments would be met in 

addition to meeting the development standards of the Ordinance. 

GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Undeveloped 

Comprehensive Plan Office Commercial 

Surrounding Context Zoning Land Use 
North:   I-2 / I-3  Industrial 

South:    D-3 Residential (Single-family dwellings)  

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

West:    C-S Commercial / Undeveloped  

Thoroughfare Plan 

Victory Drive 
 

I-465 

Local Street 
 
Freeway 

46 to 47-foot existing right-of-way 
range with 50-foot proposed right-of-
way.  
 
202-foot existing right-of-way with no 
proposed right-of-way. 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan April 19, 2024.  

Site Plan (Amended) May 9, 2024.  

Elevations N/A  

Elevations (Amended) N/A 

Landscape Plan N/A 
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Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

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

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends office commercial development for this site.  
 

• The Office Commercial typology provides for single and multi-tenant office buildings. It is often a 
buffer between higher intensity land uses and lower intensity land uses. Office commercial 
development can range from a small freestanding office to a major employment center. This 
typology is intended to facilitate establishments such as medical and dental facilities, education 
services, insurance, real estate, financial institutions, design firms, legal services, and hair and body 
care salons. 
 

 

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 

2000-ZON-090; 5550 Victory Drive (subject site), Rezoning of 2.5 acres from D-A to C-3, approved.  

99-Z-93; 5550 Victory Drive (subject site), Rezone 2.5 acres from the D-A to C-3, denied.  

Zoning History – Vicinity 

2022-ZON-035; 5457 Elmwood Avenue (northwest of site), Rezoning of 4.09 acres from the I-2 district 

to the I-3 district, denied.  

2019-ZON-074; 4741 South Emerson Avenue (southwest of site), Rezoning of 39.3 acres from the C-

S district to the I-2 district to provide for a distribution and delivery facility, approved.  

2008-ZON-068; 5425 Victory Drive (southwest of site), Rezoning of 5.27 acres, from the C-S District to 

the C-S classification to provide for all C-1 uses and a veterinary clinic, approved.  

2006-ZON-031;5425 Victory Drive (southwest of site), Rezoning of 5.27 acres from C-S to C-S to 

provide for office uses and a veterinary clinic, approved.  

90-Z-178; 5450 Victory Drive (west of site), Rezoning of 4.33 acres, being in the D-4 District, to the C-

S classification to provide for office uses, as well as uses permitted in the C-4, I-1-S, and I-2-S Districts, 

approved.  

86-Z-177; 5422 – 5440 Victory Drive (west of site), Rezoning of 2.0 acres, being in the D-4 District, to 

the C-7 classification to provide for the retail sales and services of recreational vehicles, approved.  

85-Z-17; 5457 Elmwood Avenue (northwest of site), Rezoning of 4.09 acres, being in the D-3 district, to 

the I-2-S classification, to provide for development for permitted uses, approved 

80-Z-183; 5505 Elmwood Avenue (north of site), Rezoning of 3.6 acres, being in the A-2 district, to the 

I-2-S classification, to provide for the construction of self-service warehouse, approved.  
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EXHIBITS 
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Lots 385 through 393 of the Far Hill Downs Subdivision, 
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Amended Site Plan 
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2000-ZON-090 COMMITMENTS 
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Photo of the western property boundary of 5514 Victory Drive.  

 
5514 Victory Drive. 
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5532 Victory Drive. 

 
5550 Victory Drive 
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Single-family dwelling east of the site at 5516 Victory Drive.  

 
Photo of single-family dwellings to the south.  
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Photo of Victory Drive looking west.  

 
Photo of existing trees and shrubs along the south of Victory Drive.  
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Photo of the subject site looking northwest along Victory Drive.  

 
Photo of single-family dwellings south of the subject site.   
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Photo of single-family dwellings south of the subject site.   

 

 
Photo of a single-family dwelling south of the subject site.   
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Photo of the commercial business west of the site.  

Photo of Victory Drive looking east toward the site to the left.  
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13,  2024 
HEARING EXAMINER 
 

 

Case Number: 2024-CZN-819 / 2024-CVR-819 (Amended) 
Property Address:  8215 West Washington Street 
Location: Wayne Township, Council District #17 
Petitioner: Site 3 West, LLC, by Joseph D. Calderon 
Current Zoning: SU-46 

Request: 

Rezoning of 2.0 Acres from the SU-46 district to the I-1 district for light 
industrial uses. 
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for 25,730 square feet of outdoor storage 
(maximum of 8,805 square feet or 25% of gross floor area of all enclosed 
buildings), approximately 140 feet from a protected district to the west and 
400 feet from a protected district to the east (minimum separation of 500 feet 
required from a protected district) and a 10-foot side yard setback (30-foot 
side yard setback required). 

Current Land Use: Vacant land 
Staff 
Recommendations: Denial 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner continued these petitions from the May 23, 2024 hearing, to the June 13, 2024 
hearing, with notice, at the request of staff, to provide time for an amendment to the request for a variance 
of development standards. 
 

STAFF RECOMMENDATION 
 

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

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

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

3. Thirty-foot wide recorded transportation easement shall be provided prior to the issuance of an 
Improvement Location Permit (ILP). 
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PETITION OVERVIEW 
 

 
This 0.68-acre site, zoned SU-46 (Airport), is vacant and surrounded by undeveloped land to the north, 
across West Washington Street, zoned C-S; undeveloped land to the south, across North Perimeter Road 
(private street), zoned SU-46; assisted living facility to the east, zoned MU-1; and heavy commercial uses 
to the west, zoned C-7.   
 
Petition 95-Z-169 rezoned the site to the C-7 district to provide for a commercial budling and mini-
warehousing 
 
Petition 2021-ZON-068 requested rezoning of this site from the SU-46 district to the I-1 district but was 
withdrawn. 
 
The request would rezone the site to the I-1 (Restricted Industrial) District.  “The I-1 district is designed 
for those industries that present the least risk to the public. In the I-1 district, uses carry on their entire 
operation within a completely enclosed building in such a manner that no nuisance factor is created or 
emitted outside the enclosed building.  No storage of raw materials, manufactured products, or any 
other materials is permitted in the open space around the buildings.  Loading and unloading berths are 
completely enclosed or shielded by solid screening.  This district has strict controls on the intensity of 
land use providing protection of each industry from the encroachment of other industries.  It is usually 
located adjacent to protected districts and may serve as a buffer between heavier industrial districts 
and business or protected districts.” 
 
The Comprehensive Plan recommends office/industrial mixed-use typology. 
 
As proposed, this request would not be consistent with the Plan recommendation.  Based on the 
information that has been submitted, including the variances, the outdoor storage and operations would 
cause this use to be considered an I-3 or I-4 use, not a light industrial use.  Furthermore, the lack of 
appropriate buffer would negatively impact the adjacent use (assisted living facility) to the east. 
 
Staff also questions whether the amended site plan, file-dated May 13, 2024, would be able to meet the 
required Green Factor.  Landscape is limited to a row of evergreen shrubs along the southern boundary. 
 
Staff would also note that the site plan identifies a large portion of fencing as chain link when the 
Ordinance requires a maximum 10-foot-tall solid screening of outside storage and operations.  This 
screening should include slats and evergreen landscaping. 
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Vandalia Trail 
 
The Vandalia Trail is part of the National Road Heritage Trail that follows former rail corridors.  This trail 
is planned as a multi-use trail that would connect 30 communities between Terre Haute and Richmond.  
The proposed alignment would run along the southern boundary of this site.  Consequently, staff is 
requesting that a 30-foot wide recorded transportation easement be provided for future development of 
this amenity prior to the issuance of an Improvement Location Permit. 
 
Environmental Public Nuisances 
 
The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 
Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 
of the city by making it unlawful for property owners and occupants to allow an environmental public 
nuisance to exist. 
 
All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
 
Environmental public nuisance means: 
 

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

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

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

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

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
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Variance of Development Standards 
 
The variances request include three variances of development standards, all of which would not be 
supportable because of the impact of surrounding land uses, particularly the assisted living facility to the 
east. 
 
The first variance would provide for 25,730 square feet of outdoor storage when the Ordinance limits 
outdoor storage to 25% of the gross floor area of all enclosed buildings.  In this case the maximum 
amount of outdoor storage would be 8,805 square feet. 
 
The purpose of development standards is to minimize the adverse impact on adjacent land uses.  This 
request would allow around three times the amount permitted by the Ordinance. 
 
For industrial uses, the Ordinance requires a minimum separation of 500 feet from a protected district.  
The second variance request would allow approximately 140 feet from a protected district to the west 
and 400 feet from a protected district to the east.  Even though the protected district to the west has an 
existing heavy commercial use and the protected district to the east is a an approximately 40-foot by 332-
foot area abutting North Perimeter Road, staff believes the assisted living facility would be heavily 
impacted by the proposed use and the lack of appropriate separation and buffer. 
 
The third variance request would allow an approximately 60% reduction in the required side setback.  
The Ordinance requires a 30-foot side setback, and this request is for a 10-foot setback.  Staff believes 
a reduction of this magnitude would be inappropriate and unacceptable. 
 
Rezoning to the I-1 district might be supportable if all development standards would be met but the I-1 
district combined with these three variance requests would push this use into a heavy industrial use, over 
develop this site and would be wholly inappropriate on this site. Almost the entire the site would be 
covered with pavement and buildings. 
 
Additionally, no effort has been made to provide relief from this intense industrial use from the surrounding 
land uses, particularly the assisted living facility abutting this property to the east.  
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GENERAL INFORMATION 

 
Existing Zoning SU-46 
Existing Land Use Vacant 
Comprehensive Plan Office / Industrial Mixed Used 
Surrounding Context Zoning Land Use 

North:   C-S Undeveloped land 
South:    SU-46 Undeveloped land 

East:    MU-1 Assisted living facility 
West:    C-7 Commercial uses 

Thoroughfare Plan 

West Washington Street 
 

Primary Arterial 
 

Existing 115-foot right-of-way and 
proposed 120-foot right-of-way. 
 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan May 13, 2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact May 13, 2024 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

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

 

The Comprehensive Plan consists of two components that include the Pattern Book and the land use 
map.  The Pattern Book provides a land use classification system that guides the orderly development 
of the county and protects the character of neighborhoods while also being flexible and adaptable to 
allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 

• Conditions for All Land Use Types  
 

• Master-planned developments in excess of 2 acres should include pedestrian amenities 
for passive and active recreation internal to the development. 

 
● Light Industrial Uses (defined as industrial uses that create minimal emissions of light, odor, 
noise, or vibrations. Examples include warehousing and logistics facilities. These land uses do not 
use, store, produce, emit, or transport hazardous materials.) 

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

use typology. 
 

Recommended land uses in the office / industrial mixed-use typology include light industrial uses, 
research / production of high-technology or biotechnology related goods, offices, small-scale retailing 
and personal / professional services, and hotels / motels / hostels. 

 
 

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

 

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

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

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

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

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

2021-ZON-068; 8215 West Washington Street, requested rezoning of 2.625 acres from the SU-46 
district to the I-1 district, withdrawn. 
 
95-Z-169; 8215 West Washing Street, requested rezoning of 3.8 acres, being in the D-3 district to the 
C-7 classification to provide for the placement of a commercial building and mini-warehousing, approved. 
Vicinity 
 
93-Z-1; 8302 West Washington Street (north of site), requested rezoning of .5 acres, being in the C-
S district, to the C-S classification to provide for C-1 uses, approved. 
 
89-Z-214; 8302 West Washington Street (north of site), requested rezoning of 47.5 acres, being in the 
A-2, C-3 and C-2 districts, to the C-S classification to provide for commercial and industrial development 
approved. 
 
80-Z-87; 8305 West Washington Street (west of site), requested rezoning of 2.4 acres, being in the D-
3 district, to the C-7 classification to provide for the construction and operation of a lumber yard with 
storage and sale of construction material and supplies, withdrawn. 
 
70-Z-197; 8300 block of West Washington Street (west of site), requested rezoning of 3.18 acres, 
being in the D-3 district, to the C-7 classification to provide for the display, sales, and service of travel 
trailers, approved. 
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EXHIBITS 
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View looking east along West Washington Street 

 

 
View looking west along West Washington Street 
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View of site looking north across PNorth Perimeter Road 

 

 
View of site looking northwest across North Perimeter Road 
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View of site looking southeast across West Washington Street 

 

 
View of site looking southeast across West Washington Street 
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View of site looking southwest from adjacent property to the east (assisted living facility) 

 
 

Enter any photographs or site plans 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-056 

Property Address:  4545 East Michigan Street (Approximate Address) 

Location: Center Township, Council District #13 

Petitioner: SJM Co. Inc., by Jamilah Mintze 

Current Zoning: D-5 

Request: 
Rezoning of 0.12-acre from the D-5 district to the C-5 district to provide for 
general commercial uses, including an automobile repair shop. 

Current Land Use: Vacant Commercial Building 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request.  

 

PETITION OVERVIEW 
 

 
The 0.12-acre subject site is developed with a vacant commercial building and associated parking area. 

It is enclosed by a six-foot tall chain link fence along the perimeter.  

The site is surrounded by single-family dwellings to the south, east, and north, zoned D-5, and an 

undeveloped lot west of the site, zoned D-5.  

REZONING 

The request would rezone the sites from the D-5 district to the C-5 district for general commercial uses, 

including an automobile repair shop which is not permitted in the current zoning district.  

The D-5 district is intended for medium and large-lot housing formats, primarily for detached houses, but 

may incorporate small-scale multi-unit building types in strategic locations. This district can be used for 

new, walkable suburban neighborhoods or for infill situation in established urban areas, including both 

low density and medium density residential recommendations of the Comprehensive Plan, and the 

Suburban Neighborhood and Traditional Neighborhood Typologies of the Land Use Pattern Book. 
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The C-5 District is designed to provide areas for those retail sales and service functions whose operations 

are typically characterized by automobiles, outdoor display, or sales of merchandise; by major repair of 

motor vehicles; by outdoor commercial amusement and recreational activities; or by activities or 

operations conducted in buildings or structures not completely enclosed. The types of uses found in this 

district tend to be outdoor functions, brightly lit, noisy, etc. Therefore, to provide a location where such 

uses can operate in harmony with the vicinity, the C-5 district should be located on select heavy 

commercial thoroughfares and should avoid locating adjacent to protected districts. 

Staff Analysis 

If granted, the C-5 rezoning would allow for the operation of an auto mechanic shop with associated 

parking lot to store repaired vehicles.   

Automobile, motorcycle, and light vehicle service or repair is permitted in the C-4, C-5, C-7, I-3, I-4, and 

CBD-2 districts. These districts are not compatible with the traditional neighborhood recommendation of 

the Comprehensive Plan, which specifically excludes auto repair as a recommended use.  

Staff determined that the proposed C-5 district would be too intense for the site since it faces three 

residential dwellings. The outdoor storage of vehicles is concerning due to the negative aesthetic this 

would promote and the potential need for additional lighting on site for said vehicle storage could 

negatively impact the quality of life of the surrounding residents.  

Instead, the site would be more conducive for less intense uses such as offices considering that a 

commercial building exists on site.  

Staff notified the petitioner that the existing chain link fence would need to be removed since the existing 

D-5 district limits fences in the front yard to 3.5 feet or 4 feet depending on opacity and the proposed C-

5 district would limit fences in the front yard to five feet. Additionally, six-foot tall fences are not permitted 

in the clear sight triangles of the alley or streets and would need to be removed.  

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

GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Vacant Commercial Building 

Comprehensive Plan Traditional Neighborhood 

Surrounding Context Zoning Land Use 
North:   D-5 Residential (Single-family dwelling) 

South:    D-5 Residential (Single-family dwelling) 

East:    D-5 Residential (Single-family dwelling) 

West:    D-5 Undeveloped 

Thoroughfare Plan 

Michigan Street 
 

Primary Arterial Street 
 

60-foot existing right-of-way and 78-
foot proposed right-of-way. 
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Drexel Avenue  Local Street 49-foot existing right-of-way and 48-

foot proposed right-of-way.  

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan N/A 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

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

• The Near Eastside Quality of Life Plan (2020) 

Pattern Book / Land Use Plan 
 

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

• The Traditional Neighborhood 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, but a higher density is recommended if the development is within a quarter mile of a 
frequent transit line, greenway, or park.  

• Small-Scale Offices, Retailing, and Personal or Professional Services  
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o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided.  

o Should be located at intersections and limited to an aggregate of 1 acre per intersection.  
o Should be limited to areas and parcels with adequate space for required screening and 

buffering.  
o Automotive uses (such as gas stations and auto repair) and uses requiring a distance of 

separation of greater than 20 feet under the zoning ordinance (such as liquor stores, 
adult uses, and drive-through lanes) are excluded. 

o Mixed-use structures are preferred. 
o Should not include outdoor display of merchandise. 

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• The property falls within the Blue Line Transit-Oriented Development Strategic Plan (2018). The 
closest station is within a ½ mile south at the intersection of Washington Street and Linwood Avenue. 

• This station is classified as a Walkable Neighborhood Typology that would promote a mix of uses at 
station area and primarily residential beyond, maximum of 3 stories throughout, with no front or side 
setbacks at core: zero to 15-foot front setbacks and zero to 20-foot side setbacks at periphery, and a 
mix of multi-family and single-family housing. Structured parking at the core and attractive surface 
parking at the periphery is recommended.  

 

Neighborhood / Area Specific Plan 
 

 

• The site falls within The Near Eastside Quality of Life Plan (2020). 

• A Placemaking and Infrastructure Priority is to build stronger and safer connections for cyclists and 
pedestrians within and to commercial corridors such as 10th Street, Washington Street, New York 
Street, and Michigan Street 

• Another Priority would be to extend protected bike lanes on either New York Street or Michigan Street 
(or both) to improve connectivity between downtown and out towards Irvington.  

 

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 

95-UV2-26; 4545 East Michigan Street (subject site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for outdoor display and sale of automobiles (not permitted), temporarily permitted by 

petition 93-UV2-11 (expiring on February 9, 1995), granted.  

93-UV2-11; 4545 East Michigan Street (subject site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for the outdoor display and sale of automobiles, granted for a period of two years 

expiring on February 9, 1995. 

89-UV2-12; 4545 East Michigan Street (subject site), Variance of use of the Dwelling Districts Zoning 

Ordinance to provide for the service and outdoor display and sale of automobiles without sufficient parking 

and perimeter yards, denied. 

Zoning History – Vicinity  

2017-ZON-077; 4501 East Michigan Street (west of site), Rezoning of 0.15 acre, from the D-5 District, 

to the MU-2 classification, approved.  

2009-ZON-058; 4606 East Michigan Street (northeast of site), Rezoning of 0.115 acre, from the D-5 

District, to the C-3C classification to provide for corridor commercial uses, approved. 

98-Z-84; 4410 to 4424 East Michigan Street (northwest of site), Rezone 0.5 acre from C-2 and D-5 to 

SU-1, approved.  

92-Z-76; 4501 East Michigan Street (west of site), Rezoning of 1.0 acre, being in the D-5 district, to the 

C-7 classification to provide for the sale of automobiles, withdrawn.  

88-Z-75; 4428 East Michigan Street (northwest of site), Rezoning of 0.12 acre from D-5 to C-3, 

approved. 
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EXHIBITS 
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Photo of the eastern portion of the site looking south. 

 
Photo of the western portion of the site looking south.  
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Photo of the adjacent alley west of the site and undeveloped lot.  

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

 
Photo of the single-family dwelling south of the site.  

 
Photo of the single-family dwellings east of the site.  
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Photo of the residential dwelling north of the site.  

 
Photo of the residential accessory structure north of the site.  
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-058 

Property Address:  2701 Hunter Road (Approximate Address) 

Location: Warren Township, Council District #20 

Petitioner: Midland Investments, LLC., by David Gilman 

Current Zoning: D-A 

Request: 
Rezoning of 4.59 acres from the D-A district to the I-1 district to provide for 
restricted industrial uses. 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Approval. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request.  

 

PETITION OVERVIEW 
 

 
LAND USE 

The 4.59-acre subject site, zoned D-A, is partially developed with a gravel parking lot. It is surrounded by 

an electric substation, zoned SU-9, and a retention pond, zoned D-A, to the south; the I-74 and Shadeland 

Avenue interstate interchange to the north and east, zoned D-A; and single-family dwellings to the west, 

zoned D-A. 

REZONING  

This request would rezone the site from the D-A district to the I-1 classification for restricted industrial 

uses.  

The D-A district holds the agricultural lands of Marion County and provides for a variety of agricultural 

uses. It is intended to provide for animal and poultry husbandry, farming, cultivation of crops, dairying, 

pasturage, floriculture, horticulture, viticulture, apiaries, aquaculture, hydroponics, together with 

necessary, accompanying accessory uses, buildings, or structures for housing, packing, treating, or 
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storing said products; or lands devoted to a soil conservation or forestry management program. A single-

family dwelling is intended to be permitted as a part of such agricultural uses. A secondary provision of 

this district is large estate development of single-family dwellings. This district fulfills the very low-density 

residential classification of the Comprehensive General Land Use Plan. This district does not require 

public water and sewer facilities. 

The I-1 district is designed for those industries that present the least risk to the public. In the I-1 district, 

uses carry on their entire operation within a completely enclosed building in such a manner that no 

nuisance factor is created or emitted outside the enclosed building. No storage of raw materials, 

manufactured products, or any other materials is permitted in the open buildings. Loading and unloading 

berths are completely enclosed or shielded by solid space around the screening. This district has strict 

controls on the intensity of land use providing protection of each industry from the encroachment of other 

industries. It is usually located adjacent to protected districts and may serve as a buffer between heavier 

industrial districts and business or protected districts. 

STAFF ANALYSIS 

Although the request would not be consistent with the Comprehensive Plan recommendation of suburban 

neighborhood development, staff determined the proposed rezoning would be supportable considering 

the existing electrical substation to the south and the interstate bordering the property to the north and 

east make the site less attractive for residential development.  

The anticipated business uses such as a contractors’ office, warehouse businesses and the like would 

have limited employees per tenant space according to the proposed plan of operation noting one to two 

employees per tenant space. A maximum of 16 tenants would be proposed.  

The I-1 district requires full indoor operation of businesses and requires any loading and unloading to be 

completely enclosed or shielded with screening. These requirements allow for this district to be located 

adjacent to protected districts such as the D-A and SU-1 districts west of the site.  

Staff understands that the site plan is conceptual and would note that the landscape requirements of the 

Ordinance would need to be met. This includes the transitional yard and green factor score standards. 

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

GENERAL INFORMATION 

 

Existing Zoning D-A 

Existing Land Use Undeveloped 

Comprehensive Plan Suburban Neighborhood 

Surrounding Context Zoning Land Use 
North:   D-A Undeveloped / Single-family dwelling 

South:    D-A Electric substation / Retention Pond 

East:    D-A Interstate interchange 

West:    D-A / SU-1 Residential (Single-family dwellings) 
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Thoroughfare Plan 

Hunter Road 
 
 

I-74 
 
 

I-465 Ramp 

Primary Collector Street 
 
 
Freeway  
 
 
Freeway 

111-foot to 212-foot existing right-of-
way range and 80-foot proposed 
right-of-way.  
 
251-foot existing right-of-way with no 
proposed right-of-way.  
 
917-foot existing right-of-way with no 
proposed right-of-way. 
 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan April 25, 2024.  

Site Plan (Amended) June 5, 2024.  

Elevations April 25,2024.  

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends suburban neighborhood development.  
 

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

 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided.  

o Should be located at the intersections of arterial streets, and should be no closer than 
one mile to another commercial node with one acre or more of commercial uses except 
as reuse of a historic building.  

o Should be limited to an aggregate of 3.5 acres per intersection, with no one corner 
having more than 1.5 acres. 

o Should be limited to areas and parcels with adequate space for required screening and 
buffering.  

o Automotive uses (such as gas stations and auto repair) and uses requiring a distance of 
separation of greater than 20 feet under the zoning ordinance (such as liquor stores, 
adult uses, and drive-through lanes) are excluded. Should not include outdoor display of 
merchandise. 

 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2019-ZON-087; 2701 South Hunter Road (subject site), Rezoning of 4.581 acres from the D-A district 

to the C-S district to provide for a self-storage facility, denial. 

87-Z-161; 2701 South Hunter Road (subject site), Rezoning of 5.0 acres, being in the A-2 district, to the 

C-1 classification, to provide for commercial uses, withdrawn. 

84-Z-117: 2551 South Hunter Road (subject site), Rezoning of 5.0 acres, being in the A-2 district, to the 

SU-9 classification, to provide for maintenance, repair and salt storage facility for the DOT, withdrawn. 

79-Z-90; 2701 South Hunter Road (subject site), Rezoning of 5.0 acres, being in the A-2 district, to the 

SU-9 classification, to provide for Department of Transportation district maintenance facility, withdrawn. 

Zoning History – Vicinity 

2014-ZON-022; 6300 Southeastern Avenue, 2402 Hunter Road and 6221 East Raymond Street 

(northwest of site), Rezoning of 133.5 acres, being in the D-A and C-S district, to the C-S  classification 

to provide for an industrial use, including corporate offices, light and heavy vehicle and equipment sales 

and rental,  light and heavy vehicle and equipment service, repair and storage facilities, new and used 

vehicle and equipment parts sales, service and storage, outdoor display and storage of light and heavy 

vehicles, equipment, machines and parts, with accessory uses and operations including,  welding shops, 

wash bays, fuel islands, sandblast shops, painting booths, test facilities, cold storage areas, outdoor 

equipment and machinery test area,  outdoor equipment and machinery staging area, trash compactor 

and old tractor storage / museum building, approved.  

96-Z-227; 6202 Southeastern Avenue (northwest of site), Rezoning of 146 acres from D-A and C-S to 

C-S to provide for multi-family residential development at approximately eight units per acre, an assisted 

living community, regional and highway-oriented commercial, and light industrial development, 

approved.  
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EXHIBITS 
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Amended Site Plan 
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Photo of the subject site looking southeast from Hunter Road. 

 
:Photo of the subject site looking north from the access drive. 
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Photo of the site looking north from the southern property boundary fence. 

 
Photo of the subject stie looking northeast from the southern property boundary fence. 
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Photo of single-family dwellings west of the site. 

 
Photo of the southern property boundary fence looking east. 
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Photo of the retention pond south of the site. 

 
Photo of the IPL substation south of the site. 
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Photo of single-family dwellings southwest of the site across Hunter Road. 
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METROPOLITAN DEVELOPMENT COMMISSION                  June 13, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-CAP-822 / 2024-CVR-822 
Property Address:  1351 Roosevelt Avenue 
Location: Center Township, Council District #13 
Petitioner: Penn Electric Partners LLC, by Brent Roberts 

Current Zoning: 
 
C-S (FF) 
 

Request: 

Modification of the Commitments for 2022-ZON-115 to Modify Commitment #3 
to provide for the addition of building signage, roof sign, and architectural 
canopies, which shall be submitted for Administrator’s Approval prior to the 
issuance of Class 1 Structural Permit, which approval shall not be 
unreasonably withheld.  
Variance of Use of the Consolidated Zoning and Subdivision Ordinance to 
provide for a 26-foot long, 8.5-foot-tall roof sign. Said roof sign would be 
supported by a 23.2-foot long, 15.9-foot-tall scaffold structure (not permitted). 

Current Land Use: Mixed-Use 
Staff 
Recommendations: Denial. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing on this petition. 
 

STAFF RECOMMENDATION 
 

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

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

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

 
Modification 

Petition 2022-ZON-115 rezoned this 2.26-acre site to the C-S district to provide for a mixed-use 
development with retail, office, and restaurant / outdoor seating uses.  This request would modify 
commitments related to this rezoning request to modify Commitment #3 to provide for the addition of 
building signage, roof sign and architectural canopies.  See Exhibit A. 
 
The proposed commitment would read: “The existing building located at 1351 Roosevelt Avenue shall be 
preserved, to the extent possible, and shall not be demolished.  Addition of building signage, roof sign, 
and architectural canopies shall be submitted for Administrator Approval prior to issuance of Class 1 
Structural Permit, which approval shall not be unreasonably withheld.” 
 
The agreed upon commitment associated with the 2022 rezoning was requested by staff because of the 
historical architecture and significance of this building.  Staff believed that preserving this historical 
building would complement the adjacent historically preserved building to the east and maintain the 
historical integrity of this industrial / commercial corridor currently undergoing redevelopment. 
 
As proposed, the sign and scaffold structure extending 16.5 feet above the existing one-story historical 
building would be out of scale and visually dominate the historical architecture. 
 
Furthermore, allowing a roof sign at this location would establish a precedent that could result in a level 
of light pollution that would interrupt an equitable opportunity for effective communication within this 
corridor. 
 
The proposed canopies would further compromise the historical architecture of the existing building.  The 
combination of the roof sign and canopies would result in the loss of the historical integrity of the existing 
building and would be incompatible with the surrounding land uses, particularly the adjacent building to 
the east that has been redeveloped to maintain the historical architecture. 
 
Environmental Public Nuisances 
 
The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 
Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 
of the city by making it unlawful for property owners and occupants to allow an environmental public 
nuisance to exist. 
 
All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
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Environmental public nuisance means: 
 

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

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

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

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

 
Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
Variance of Use 
 
The request would provide for a 26-foot long, 8.5-foot-tall roof sign, supported by a 23.2-foot long, 15.9-
foot-tall scaffold structure.  The Sign Regulations are “intended to facilitate an easy and agreeable 
communication between people and to balance the interests and objectives of the sign owner and the 
community audience.” 
 
Staff understands that signs serve an important function and believes that reasonable and adequate 
display is permitted under the Sign Regulations.  The Ordinance also defines the purpose of the Sign 
Regulations by providing a list of attributes, most of which would be compromised and diluted by the 
proposed roof sign. 
 
Staff believes that the proposed roof sign would potentially increase hazards to motorists and 
pedestrians, limit an equitable opportunity for effective communication, cause excessive and confusing 
sign display, and dominate the scale of the one-story historic structure and surrounding land uses. 
 
Staff is concerned that approval of the roof sign would also increase the possibility of future requests for 
roof signs in this area, as well as throughout the City, which would conflict with the purpose of the Sign 
Regulations related to excessive signage and negatively impact long-term vitality and overall quality of 
life in the City. 
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Furthermore, the Comprehensive Plan recommendation of village mixed-use typology encourages 
“neighborhood gathering places” that are small, intimate, and walkable.  The Findings of Fact indicate 
that visibility of the site / business is limited, and the proposed sign is necessary to attract customers from 
a larger area and outside of the immediate area, which would defeat the Plan recommendation. 
 
Staff believes the current Sign Regulations would provide appropriate visibility and would not result in an 
unusual and unnecessary hardship for this site. 
 
 
 
 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning C-S 
Existing Land Use Mixed-Use 
Comprehensive Plan Village Mixed-Use 
Surrounding Context Zoning Land Use 

North:   C-S Vacant land 
South:    C-S Industrial uses 

East:    C-S Commercial uses 
West:    I-4 Industrial uses 

Thoroughfare Plan 

Roosevelt Avenue 
 

Local Street 
 

Existing 62-foot right-of-way and a 
proposed 40-foot right-of-way. 
 

Context Area Compact 
Floodway / Floodway 
Fringe Yes – 500-year unregulated  

Overlay No 
Wellfield Protection 
Area No 

Site Plan May 10, 2024 
Site Plan (Amended) N/A 
Elevations February 23, 2024 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact May 10, 2024 
Findings of Fact 
(Amended) N/A 

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

Comprehensive Plan 
 

• The Comprehensive Plan recommends village mixed-use typology.  “The Village Mixed-Use 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.” 
 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include the Pattern Book and the land use 
map.  The Pattern Book provides a land use classification system that guides the orderly development 
of the county and protects the character of neighborhoods while also being flexible and adaptable to 
allow neighborhoods to grow and change over time. 
 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
• Conditions for All Land Use Types –Village Mixed-Use Typology 

 
• All land use types except small-scale parks and community farms/gardens in this 
typology must have adequate municipal water and sanitary sewer. 
• All development should include sidewalks along the street frontage. 
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site.  
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
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Infill Housing Guidelines 
 

 
• Not Applicable to the Site. 
 

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

 

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

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

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

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

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

2022-ZON-115; 1255 and 1351 Roosevelt Avenue, requested rezoning of 2.26 acres from the I-4 district 
to the C-S district to provide for a mixed-use development with retail, office, and restaurant uses (including 
outdoor seating), approved. 
 
VICINITY 
 
2023-ZON-082; 1102-1138 Roosevelt Avenue (west of site), requested Rezoning of 6.60 acres from 
the I-4 district to the C-S district to provide for a mixed-use development including multi-family dwellings, 
neighborhood retail uses and a parking garage, approved. 
 
2019-CZN-859 / 2019-CVR-859 / 2019-CVC-859 (east of site); 1328, 1336, 1340, 1402, 1406, 1409, 
1411, 1430, 1436, 1443 and 1446 Roosevelt Avenue; 1402, 1406,1410, 1414, 1420, 1422, 1423, 
1427, 1431 and 1435 Dr. A J Brown Avenue; 1406 and 1410 Arsenal Avenue; 1420 Newman 
Avenue, requested rezoning of six acres from the D-8, C-3 and C-S district to the C-S district to provide 
for a mixed-use development with retail, office, indoor recreation, restaurant and/or industrial uses 
permitted by the I-1 and I-2 districts; variance of development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for 254 parking spaces (including 54, eight by 16-foot small car 
spaces); and vacation of a portion of Dr. A J Brown Avenue, being 60 feet wide, from the southeast 
corner of Lot 36 of Ingram Fletchers Addition, being the north right-of-way line of Roosevelt Avenue, 
247.37 feet to the northeast corner of Lot 30 of said Addition being the south right-of-way line of 
Interstate 70, and a vacation of a portion of a north-south alley, being 15 feet wide, from the southeast 
corner of Lot 39 of said Addition, being the north right-of-way line of Roosevelt Avenue, to a point 
170.42 at the northeast corner of Lot 43, being the south right-of-way line of Interstate 70, both with a 
waiver of the assessment of benefits approved, granted and approved. 
 
2018-CZN-802 / 2018-CVR-802; 1302 and 1320 Columbia Avenue (west of site), requested rezoning 
of 0.81 acre from the D-8 and C-3 districts to the I-4 classification and variances of development 
standards of the Consolidated Zoning and Subdivision Ordinance to legally establish the existing 
building and provide for a proposed building, parking and outdoor storage, with zero-foot front and side 
transitional yards without landscaping and front and side yards without landscaping, approved and 
granted. 
 
2017-CZN-843 / 2017-CVC-843; 1402, 1406, 1409, 1411, 1430, 1436, 1443 and 1446 Roosevelt 
Avenue 1423 and 1427 Dr. A.J. Brown Avenue and 1420 Newman Street (east of site), requested 
rezoning of 4.14 acres from the I-4 and C-3 Districts to the C-S classification to provide for a mixed-use 
development, including office, light industrial, restaurant, charter school and/or recreational uses; and 
vacation of Vacation of first alley south of Roosevelt Avenue, being 15 feet wide, from the west right-of-
way line of Newman Street, to a point 360 feet to the southwest at the east right-of-way line of Dr. A.J. 
Brown Avenue and Vacation of Dr. AJ Brown Avenue, being 60 feet wide, from the south right-of-way 
line of Roosevelt Avenue, to a point 178.6 feet south to the northwest,  approved. 
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2016-VAC-004; 1211 Roosevelt Avenue (west of site), requested vacation of a 16-foot wide alley, 
beginning at the northwest corner of Lot One of Ingram Fletcher’s Subdivision of Block 3 in E.T. and 
S.K. Fletcher’s Addition to the City of Indianapolis, as recorded in Plat Book 3, Page 115 in the Office of 
the Recorder of Marion County, Indiana, also being at the south right-of-way line of Roosevelt Avenue; 
thence 140 feet to the southwest corner of said Lot One, also being at the north right-of-way line of the 
CCC and St. Louis Railroad, with a waiver of the assessment of benefits, approved. 
 
2012-SE3-001; 1256 Roosevelt Avenue (north of site), requested a special exception of the 
Industrial Zoning Ordinance to provide for a wrecker service / impound lot, with the storage of 
inoperable vehicles and a variance of development standards of the Industrial Zoning Ordinance to 
legally establish a 12-foot-tall concrete block wall in the required front yard, granted. 
 
2002-ZON-109; 1317 Columbia Avenue (south of site), requested rezoning of 0.15 acre from D-8 to 
the C-3 to provide for commercial development, approved. 
 
98-SE1-3; 1102 Roosevelt Avenue (west of site), requested a special exception of the Industrial 
Zoning Ordinance to provide for 36,000 square feet of an existing 151,945 square foot building to be 
utilized for commercial office use, granted. 
 
96-HOV-45; 1203 Roosevelt Avenue (west of site), requested a variance of development standards 
of the Industrial Zoning Ordinance to provide for an armored car facility with zero feet of public street 
frontage and a zero-foot side yard setback along the north and south property line, granted. 
 
89-HOV-97; 1125 Brookside Avenue (south of site, requested a variance of development standards 
of the Industrial Zoning Ordinance to permit the addition of a new loading dock area to an existing 
factory / warehouse within the required front yard, without the required maneuvering area and with a 
100 feet wide drive, granted. 
 
89-UV3-51; 969 Dorman Street (south of site), requested a variance of use of the Industrial Zoning 
Ordinance to permit outdoor storage and incidental maintenance of school buses, granted. 
 
81-VAC-5, Vacation of parts of Roosevelt Avenue and Yandes Street, approved. 
 
84-VAC-18, Vacation of parts of Lewis Street, approved. 
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EXHIBITS 
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EXHIBIT A 
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View looking west along Roosevelt Avenue 

 

 
View looking east along Roosevelt Avenue 
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View of eastern portion of site looking south across Roosevelt Avenue 

 

 
View of site looking south across Roosevelt Avenue 
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View of site looking southeast across Roosevelt Avenue 

 

 
View of site looking southwest across Roosevelt Avenue 

  

197

Item 17.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 
View of site looking southeast across Roosevelt Avenue 

 

 
View from site looking northwest towards Interstate 70 
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View from site looking north toward Interstate 70 

 

 
View of western portion of site looking south across Roosevelt Avenue 
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View of the rear of site looking north 

 

 
View of the rear of site looking northeast 
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View of the rear of the site looking east 
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