
 

 
Metropolitan Development Commission 

Hearing Examiner (July 27, 2023) 
Meeting Agenda 

 
 

 

 Meeting Details 
 

 

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

  

Date:  Thursday, July 27, 2023 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Special Requests 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2023-APP-020 | 8260 Naab Road 

Washington Township, Council District #1 
HD-2 
SPT Ivey 8260 Naab MOB, by Doug Staley 

Hospital District - Two Approval to provide for one wall sign. 

**Automatic Continuance filed by Registered Neighborhood Organization to August 24, 2023 

2. 2023-APP-021 | 8091 Township Line Road 
Washington Township, Council District #1 
HD-1/HD-2 
Paragon Dream I, LLC, by Doug Staley 

Hospital District-One and Two Approval to provide for one wall sign. 

**Automatic Continuance filed by Registered Neighborhood Organization to August 24, 2023 

3. 2023-MOD-014 | 6011 Copeland Mills Drive 
Decatur Township, Council District #20 
D-3 
Jesse Cook 

Modification of the Commitments related to petition 97-Z-30 to modify Commitment #20 to allow for a privacy 
fence along the property boundary (current commitment limits privacy fencing to being used in conjunction with a 
porch, patio, deck, terrace or pool, it must be located within fifteen feet of said structure and shall not encroach 
into the required building setbacks).  

**Automatic Continuance filed by Registered Neighborhood Organization to August 24, 2023 

4. 2023-ZON-004 | 5680 Eden Village Drive   
Pike Township, Council District #8 
Olanrewaju Ahmeed Azeez 
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Rezoning of 1.55 acres from the C-S district to the D-6 district to allow for a single-family attached residential 
development. 

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

5. 2023-ZON-063 (Amended) | 3855 & 3955 North Emerson Avenue and 5035 East 39th Street  
Lawrence and Washington Townships, Council Districts #9 and #13 
Harmony Park Apartments / Emerson Park Apartments, LLC, by David Kingen  

Rezoning of 5.81 acres from the D-3 (TOD), D-4 (TOD) and C-3 (TOD) districts to the D-8 (TOD) district to 
provide for a multi-family development. 

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

6. 2023-CZN-828 / 2023-CVR-828 (Amended) | 3416, 3420 and 3520 South Post Road  
Franklin Township, Council District #18 
Quicktrip Corporation, by J. Murray Clark 

Rezoning of 12.269 acres from the C-S and C-7 districts to the C-7 district to provide for a truck stop. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for no 
street trees along the northern portion of the Post Road frontage (street trees required), no planting beds/shrubs 
along the entire Post Road frontage (landscaping required), three parking lot trees (17 required), to provide for a 
50-foot tall, 391-square-foot pole sign (maximum 20-foot tall, 300 square foot pole sign permitted), to provide for 
a 23-foot tall, 109-square-foot freestanding incidental sign (maximum eight-foot tall, 32 square feet permitted) 
and to provide for a truck stop located within 425 feet of a protected district (500-foot separation required). 

**Staff Request for a Continuance to August 24, 2023, to allow time for completion of Traffic Operations 
Analysis 

 

 PETITIONS TO BE EXPEDITED: 
 

 
7. 2023-MOD-013 | 3951 East Brunswick Avenue 

Perry Township, Council District #24 
D-4 
Gary Hinks 

Modification of the Commitments related to petition 90-Z-115 to modify Commitment 6.d, to allow for an above-
ground pool (previous commitments prohibited above-ground pools). 

8. 2023-ZON-054 | 1554 Ringgold Avenue  
Center Township, Council District #21 
Jason Blankenship, by Mark and Kim Crouch 

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

9. 2023-ZON-058 | 1446 East Washington Street  
Center Township, Council District #17 
Damien Center, Inc., by David Kingen 

Rezoning of 0.06 acre from the MU-1 (TOD) district to the MU-2 (TOD) district. 

10. 2023-ZON-059 | 4640 Lafayette Road  
Pike Township, Council District #10 
Hoosier Investments, LLC, by Timothy H. Button 

Rezoning of 8.72 acres from the C-7 and C-5 districts to the C-7 district. 

11. 2023-ZON-060 | 1715 North Meridian Street  
Center Township, Council District #11 
Heron High School, Inc., by David Kingen 

Rezoning of 0.625 acre from the C-4 (RC) (TOD) district to the SU-2 (RC) (TOD) district to provide for 
educational uses. 
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12. 2023-ZON-062 | 5318, 5326 & 5330 East 30th Street, 3015 North Downey Avenue and 3040 North Irvington 
Avenue 
Warren Township, Council District #13 
Phyllis and Donald Collins, by Russell L. Brown 

Rezoning of 1.17 acres from the C-3 district to the I-2 district.  

13. 2023-ZON-066 | 8711 River Crossing Boulevard  
Washington Township, Council District #3 
8711 River Crossing, Inc., by Kevin Buchheit 

Rezoning of 2.964 acres from the C-S (FF) district to the C-S (FF) district to add financial and insurance 
services as a permitted use. 

14. 2023-ZON-067 | 8095 East 30th Street  
Warren Township, Council District #13 
Akakia Holdings 8095, LLC, by Kevin Buchheit 

Rezoning of 0.60 acre from the I-3 district to the C-3 district to provide for a daycare. 

15. 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 | 217 West 10th Street and 916, 918 & 922 North Capitol 
Avenue  
Center Township, Council District #11 
MTP – 922 North Capitol Ave, LLC, by Joseph D. Calderon 

Rezoning of 1.17 acres (217 West 10th Street) from the I-3 (RC) district to the CBD-2 (RC) district. 

Variance of Development Standard of the Consolidated Zoning and Subdivision Ordinance to provide for two, 
mixed-use buildings, each with one 11’ by 27’ loading space (two loading spaces per building required, 
dimensions of 30’ by 12’ and 55’ by 12’ required), and to allow for buildings with frontages along 10th Street to 
meet the Sky Exposure Plane Three requirements (Sky Exposure Two standards required). 

Vacation of Roanoke Street, being 30 feet in width, from the south right-of-way line of 10th Street, south 253.10 
feet.  

 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
16. 2022-CZN-867 (Amended) / 2022-CVC-867 | 5400 and 5430 Greenfield Avenue and 400 Burgess Avenue  

Warren Township, Council District #12 
Baldeep Baidwan by David Kingen and Emily Duncan 

Rezoning of 2.71 acres from the D-5 district to the D-8 district to provide for residential development. 

**Petitioner has withdrawn 2022-CVC-867 (vacation petition). 

17. 2023-MOD-008 | 10832 Portside Court  
Lawrence Township, Council District #5 
D-P (FF) 
Raymond and Kimberly Peck, by Russell L. Brown 

Modification of the development statement for 79-Z-107 (79-DP-3) for Lot 160 of Feather Cove, Section Five, to 
legally establish a paver patio (with table, stairs, railing and fire pit), with zero-foot side setbacks (eight-foot side 
and 22-foot aggregate side setback required). 

18. 2023-MOD-009 | 4375 Kentucky Avenue  
Decatur Township, Council District #22 
C-S 
Five Star Oil, Inc., by Garrett E. Lawton 

Modification of the Commitments related to 2019-ZON-053 to extend the deadline for the completion of all 
commitments to September 30, 2023 (previous commitments required completion by several dates in 2020). 
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19. 2023-ZON-024 / 2023-VAR-001 | 2802 South Holt Road 
Wayne Township, Council District #16 
Maninder Singh 

Rezoning of 0.36 acre from the D-5 (FF) district to the C-4 (FF) district to provide for an automobile body repair 
shop.  

Variance of Use and Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for: 
a.  A six-foot tall perimeter chain link fence with barbed wire (fence height limited to 3.5 feet in front yards, chain 
link not permitted within front yards in Commercial Districts, chain link within side yards must be coated in vinyl 
within Commercial Districts, barbed wire prohibited); 
b.  Outdoor Storage and Operations associated with automobile repair (not permitted); 
c.  The permanent location of a portable storage structure (limited to 30 consecutive days); 
d.  Two sliding gates within the clear sight triangles of the vehicular access drives along Farnsworth Street and 
Holt Road (encroachment of clear sight triangles not permitted); and 
e.  Lack of hard surfaced parking area (hard surfaced parking areas required). 

20. 2023-CZN-814 / 2023-CVR-814 | 6419 West 86th Street, 6302, 6360 and 6424 West 79th Street  
Pike Township, Council District #1 
Cornerstone Companies, Inc. and GCG Investments, LLC, by J. Murray Clark 

Rezoning of 200 acres from the D-A, D-1 and D-2 districts to the C-S classification to provide for a mixed-use 
development consisting of C-3 permitted uses, limited C-4 permitted uses, Artisan Manufacturing, Light 
Manufacturing, Research and Development uses, Live-Work units, multi-family dwellings and single-family 
attached dwellings, two-family dwellings and Triplex or Fourplex uses. 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for 90-
foot tall buildings on the eastern portion of the development (maximum 45-foot tall buildings permitted). 

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
21. 2023-ZON-064 | 40 West 40th Street  

Washington Township, Council District #7 
Martin Luther King Multi-Service Center, by David Kingen 

Rezoning of 2.37 acres from the D-2 (MSPC) district to the SU-7 (MSPC) district to legally establish a 
community center.  

22. 2023-ZON-065 | 3309 East St Clair Street and 601 & 603 North LaSalle Street 
Center Township, Council District #12 
Englewood Community Development Corporation, by Joseph D. Calderon 

Rezoning of 1.75 acres from the C-S and D-5 districts to the D-8 district to provide for a 43-unit, townhome-style 
residential development. 

23. 2023-CZN-824 / 2023-CVC-824 | 1341 & 1401 Dr Martin Luther King Jr. Street and 453 West 14th Street  
Center Township, Council District #11 
KTKF Holdings, LLC, by Jamilah Mintze 

Rezoning of 0.696 acre from the SU-1 (RC) and D-8 (RC) districts to the D-9 (RC) district. 

Vacation of West 14th Street, being 50 feet in width, from the east right-of-way line of Dr Martin Luther King Jr. 
Street, east 120.02 feet to the west right-of-way line of the first north-south alley east of Dr Martin Luther King Jr 
Street, with a waiver of the assessment of benefits. 

Vacation of the first north-south alley east of Dr Martin Luther King Jr Street, being of variable width, from the 
north right-of-way line of West 14th Street, south 200.60 feet, with a waiver of the assessment of benefits. 

24. 2023-CZN-834 / 2023-CVR-834 / 2023-CPL-834 | 4202 East 10th Street and 1009 Gladstone  
Center Township, Council District #12 
Mountain Goat Properties, LLC, by Pat Rooney 
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Rezoning of 0.134 acre from the C-4 district to the D-5II district. 

Variance of Development Standard of the Consolidated Zoning and Subdivision Ordinance to provide for a 2.8-
foot front yard setback (10-19.9-foot required), a two-foot side setback (three-foot required) and a 0.4-foot rear 
setback (fifteen feet required) for proposed Lot 5A. 

Variance of Development Standard of the Consolidated Zoning and Subdivision Ordinance to provide for a five-
foot corner side setback (eight feet required) for proposed Lot 5B. 
Approval of a Subdivision Plat, to be known as 10th St and Gladstone Ave Addition, dividing 0.134 acre into two 
lots. 

25. 2023-CZN-835 / 2023-CVR-835 | 1100, 1106, 1110, 1114, 1118 and 1122 English Avenue  
Center Township, Council District #12 
Lexington Place, LLC / LP 2, LLC, by Luke Burrow 

Rezoning of 0.54 acre from the C-1 and C-5 districts to the D-8 district. 
 
Variance of Development Standard of the Consolidated Zoning and Subdivision Ordinance to provide for six, 
three-story, single-family dwellings (maximum 2.5-story dwellings permitted), a five-foot corner west side 
setback for 1100 English Avenue (eight feet required), and to provide for encroachment into the clear-sight 
triangle for 1100 and 1106 English Avenue. 

 

 Additional Business: 
 

 

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

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

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

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

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

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

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

Division. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-APP-020 
Address: 8260 Naab Road (approximate address) 
Location: Washington Township, Council District #1 
Zoning: HD-2 
Petitioner: SPT Ivey 8260 Naab MOB, by Doug Staley 
Request: Hospital District - Two Approval to provide for one wall sign. 

 
A timely automatic continuance was filed by a registered neighborhood organization that would 
continue this petition from the July 27, 2023 hearing, to the August 24, 2023 hearing.  This 
would require acknowledgment from the Hearing Examiner. 
 
 
kb ******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-APP-021 
Address: 8091 Township Line Road (approximate address) 
Location: Washington Township, Council District #1 
Zoning: HD-1/HD-2 
Petitioner: Paragon Dream I, LLC, by Doug Staley 
Request: Hospital District-One and Two Approval to provide for one wall sign. 

 
A timely automatic continuance was filed by a registered neighborhood organization that would 
continue this petition from the July 27, 2023 hearing, to the August 24, 2023 hearing.  This 
would require acknowledgment from the Hearing Examiner. 
 
 
kb ******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-MOD-014 
Address:  6011 Copeland Mills Drive (Approximate Address) 
Location:  Decatur Township, Council District #20 
Zoning: D-3 
Petitioner: Jesse Cook 
Request: Modification of the Commitments related to petition 97-Z-30 to 

modify Commitment #20 to allow for a privacy fence along the 
property boundary (current commitment limits privacy fencing to 
being used in conjunction with a porch, patio, deck, terrace or pool, 
it must be located within fifteen feet of said structure and shall not 
encroach into the required building setbacks). 

 
A valid Automatic Continuance was received from a registered neighborhood organization, the 
Decatur Township Civic Council, continuing this petition from the July 27, 2023 hearing to 
the August 24, 2023 hearing. 
 
 
klh  

******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-004 
Address: 5680 Eden Village Drive (Approximate Addresses) 
Location: Pike Township, Council District #8 
Petitioner: Olanrewaju Ahmeed Azeez 
Request: Rezoning of 1.55 acres from the C-S district to the D-6 district to allow 

for a single-family attached residential development.  
 
The Hearing Examiner continued this petition from the February 23, 2023 hearing, to the March 23, 
2023 hearing, at the request of the petitioner’s representative to explore other rezoning options, which 
may require new notice.   
 
The Hearing Examiner continued this petition from the March 23, 2023 hearing, to the April 27, 2023 
hearing, and to the May 25, 2023 hearing, at the request of staff to provide time to review and discuss 
revisions to the request. 
 
The Hearing Examined acknowledged the automatic continuance filed by a registered neighborhood 
organization that continued this petition from the May 25, 2023 hearing, to the, June 29, 2023 
hearing. 
 
The Hearing Examiner continued this petition from the from the June 29, 2023 hearing, to the July 27, 
2023 hearing, to provide time to provide required notice for the modification.  Staff is requesting a 
continuance from the July 27, 2023 hearing to the August 24, 2023 hearing, with notice, to 
prepare an updated legal notice for the petitioner and their representative to provide required notice. 
 
 
kb ******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-063 (Amended) 
Address: 3855 & 3955 North Emerson Avenue and 5035 East 39th Street 

(Approximate Addresses) 
Location: Lawrence and Washington Townships, Council Districts #9 and #13 
Petitioner: Harmony Park Apartments / Emerson Park Apartments, LLC, by David 

Kingen 
Request: Rezoning of 5.81 acres from the D-3 (TOD), D-4 (TOD) and C-3 (TOD) 

districts to the D-8 (TOD) district to provide for a multi-family 
development. 

 
This petition will need to be continued from the July 27, 2023 hearing, to the August 10, 2023 
hearing, to provide additional time for required notice to be provided for the amended request. 
 
kb ******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-828 / 2023-CVR-828 (Amended) 
Address: 3416, 3420 and 3520 South Post Road (approximate address) 
Location: Franklin Township, Council District #18 
Petitioner: Quicktrip Corporation, by J. Murray Clark 
Request: Rezoning of 12.269 acres from the C-S and C-7 districts to the C-7 

district to provide for a truck stop. 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for no street trees along the northern 
portion of the Post Road frontage (street trees required), no planting 
beds/shrubs along the entire Post Road frontage (landscaping 
required), three parking lot trees (17 required), to provide for a 50-foot 
tall, 391-square-foot pole sign (maximum 20-foot tall, 300 square foot 
pole sign permitted), to provide for a 23-foot tall, 109-square-foot 
freestanding incidental sign (maximum eight-foot tall, 32 square feet 
permitted) and to provide for a truck stop located within 425 feet of a 
protected district (500-foot separation required). 

 
The Hearing Examiner continued these petitions from the from the June 15, 2023 hearing, to the June 
29, 2023 hearing to provide additional time to amend the variance request and provide required 
notice. 
 
The Hearing Examiner acknowledged the timely automatic continuance filed by a registered 
neighborhood organization that continued petitions from the June 29, 2023 hearing, to the July 27, 
2023 hearing.   
 
Staff is requesting a continuance from the July 27, 2023 hearing, to the august 24, 2023 hearing, 
to provide additional time for a Traffic Operations Analysis (TOA) to be conducted and submitted for 
review. 
 
kb ******* 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-MOD-013 
Address: 3951 East Brunswick Avenue (Approximate Address) 
Location: Perry Township, Council District #24 
Zoning: D-4 
Petitioner: Gary Hinks 
Request: Modification of the Commitments related to petition 90-Z-115 to modify 

Commitment 6.d, to allow for an above ground pool (previous 
commitments prohibited above ground pools). 

RECOMMENDATIONS 
 
Staff has no recommendation for this modification request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 0.19-acre site, zoned D-4, is developed with a single-family dwelling.  It is surrounded to the 

south, east and west by a single-family dwelling and a single-family dwelling to the north, across 
East Brunswick Avenue, all zoned. D-4. 

 
MODIFICATION 
 
◊ This request would modify commitments related to petition 90-Z-115 to allow for an above-ground 

pool when the commitments prohibited above-ground pools.  
 
◊ Petitions 90-Z-115 and 92-P-87rezoned this site from the D-A District to the D-4 classification and 

platted the area for single-family dwellings 
 
◊ 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 
park.” 

 
 

(Continued) 
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STAFF REPORT 2023-MOD-013 (Continued) 
 
◊ The Pattern Book lays out a land use classification system that guides the orderly development of 

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

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

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

   • All development should include sidewalks along the street frontage. 
 
  Conditions for All Housing 

• A mix of housing types is encouraged.  
• Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) 
of a school, playground, library, public greenway, or similar publicly-accessible 
recreational or cultural amenity that is available at no cost to the user. 
• Primary structures should be no more than one and a half times the height of other 
adjacent primary structures.  
• Should be oriented towards the street with a pedestrian connection from the front 
door(s) to the sidewalk. Driveways/parking areas do not qualify as a pedestrian 
connection. 

 
 Detached Housing  

• 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. 

  • Secondary units are encouraged. 
  • Lots should be no larger than one and a half times the adjacent lots. 
 
Planning Analysis 
 
◊ This request would modify commitments for the Rezoning Petition 90-Z-115 (See Exhibit A, 6. 

(d)).  The commitments prohibiting above-ground pools were originally the result of negotiation 
between the petitioner and remonstrators during the 1990 rezoning process.  Because staff played 
no role in the negotiation of these subject commitments, staff would ordinarily provide no 
recommendation under such circumstances.  Staff would note, however, that the neighborhood 
organization(s) negotiated in good faith with the petitioner during the petition process, and their 
agreement was contingent upon all commitments being included with the rezoning petition. 

 
◊ Documents associated with ILP20-01254 (May 26, 2020) indicate an application and site plan 

were submitted but the file does not include issuance of an Improvement Location Permit.  It was 
noted that above-ground pools were not permitted but a site plan for a compliant in-ground pool 
could be submitted for review. 

 
 
 
 

(Continued) 
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STAFF REPORT 2023-MOD-013 (Continued) 
 
◊ Upon investigation (INV23-05925) it was determined that construction of the pool occurred without 

the proper permits or development standards.  Subsequently, on April 21, 2023, VIO23-002762 
was issued that identified four violations of the Zoning Ordinance.  This modification petition was 
filed on June 22, 2023. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 D-4  Single-family dwelling  
SURROUNDING ZONING AND LAND USE 

 North - D-4  Single-family dwelling 
 South - D-4  Single-family dwelling 
 East - D-4  Single-family dwelling 
 West - D-4  Undeveloped land 

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

THOROUGHFARE PLAN This portion of East Brunswick Avenue is designated in the 
Marion County Thoroughfare Plan as a local street, with an 
existing and proposed 50-foot right-of-way. 

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

OVERLAY  There is no overlay for this site. 

SITE PLAN File-dated June 22, 2023 

 
ZONING HISTORY 
 
90-Z-115, 5850 South Gray Road, requested rezoning of 32.383 acres, being in the D-A District, to 
the D-4 classification to provide for single-family development, approved. 
 
92-P-87; 5850 Gray Road, requested a subdivision plat to known as Maple Glen, Section II, dividing 
7.19 aces into 26 lots, approved. 
 
90-Z-116; 5705 South Gray Road (north of site), requested rezoning of 11.038 acres, being in the 
D-A District, to the D-3 classification to provide for single-family residential development by platting, 
approved. 
 
90-Z-4; 5530 South Gray Road (north of site), requested rezoning of 34.97 acres, being in the A-2 
District, to the D-3 classification to provide for single-family development by platting, approved. 
 
 
kb ******* 
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Exhibit A 
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View looking east along East Brunswick Avenue 

 
 

 
View looking west along East Brunswick Avenue 
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View of site looking southwest 

 
 

 
View of site looking southeast 
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The following photos were taken during investigation of complaint 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

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

district. 
This petition was continued from the July 13, 2023 hearing to the July 27, 2023 hearing to 
allow time for proper notice. 
 
RECOMMENDATION 
 
Staff recommends approval of this request.  

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ The subject site was platted in 1887.  Historic mapping and aerial photography indicate that 

a single-family dwelling stood on the site from 1915 until 2010/2011 when the structure was 
demolished. 
 

◊ The 2018 Comprehensive Land Use Plan recommends Traditional Neighborhood for the 
subject site.  This typology envisions a full spectrum of housing types, ranging from single 
family homes to large-scale multi-family housing with a development pattern that is 
compact and well-connected.  This typology usually has a residential density of five to 
fifteen dwelling units per acre, but a higher density in proximity of a transit line, greenway, 
or park.   

 
 
ZONING 
 
◊ This petition requests a rezoning from the D-5 district to the D-5II district.  The D-5II district 

permits single-family and two-family dwellings, multi-unit houses and rowhouses.   
 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-054 (Continued) 

◊ The site plan submitted with the petition indicates a desire on the part of the petitioner to 
build a structure with two residential units.  A duplex would not be permitted on this 40-foot-
wide site because the Ordinance requires a minimum 60-foot-wide lot for a duplex.  
However, the Ordinance does permit a two-unit multi-unit house on a 40-foot-wide lot.  A 
notable distinction between a duplex and a multi-unit house is that a duplex may be divided 
onto two parcels.  A multi-unit house must remain on one parcel.   
 

◊ The D-5II district is appropriate as it is responsive to the Traditional Neighborhood 
recommendation of the Comprehensive Land Use Plan.  

 
 

GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 D-5  Compact  Vacant lot 
 
SURROUNDING ZONING AND LAND USE 
 North  D-5   Two-family dwelling 

South D-5 Two-family dwelling  
 East  D-5   Single-family dwelling 

West D-5 Single-family dwelling 
 
COMPREHENSIVE LAND USE PLAN The Center Township Comprehensive Plan (2018) 

recommends Traditional Neighborhood.  
 
THOROUGHFARE PLAN  Ringgold Avenue is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 60-foot existing right-of-way and a 
48-foot proposed right-of-way. 

 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 

fringe. 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
 
ZONING HISTORY – SITE 
 
None. 
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STAFF REPORT 2023-ZON-054 (Continued) 

ZONING HISTORY – VICINITY  
  
2021-ZON-083; 1001 Palmer Street (southeast of site), requested the rezoning of 1.6 acre 
from the SU-1 district to the D-P district to provide for 157 multi-family residential units, 
pending. 
 
2021-DV1-046; 1540 Ringgold Avenue (north of site), requested a variance of development 
standards to provide for deficient setbacks, building separation and open space, approved. 
 
2006-UV2-036; 1601 Leonard Street (southwest of site), requested the legal establishment 
of a three-unit dwelling in a D-5 district with deficient setbacks and a garage in the front yard, 
approved. 
 
98-Z-213; 1001 Palmer Street (southeast of site), requested the rezoning of two acres from 
the D-5 district to the SU-1 district, approved. 
 
 
klh  
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STAFF REPORT 2023-ZON-054, Location 
 

 

STAFF REPORT 2023-ZON-054, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-054, Photographs 

 
Looking west from Ringgold Avenue at the subject site. 

 
Looking northwest at the neighbors to the north. 
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Looking southwest at the neighbors to the south.  The subject site is to the right. 

 
Looking east from the site across Ringgold Avenue. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-58 
Address:  1446 East Washington Street (Approximate Address) 
Location:  Center Township, Council District #17 
Petitioner:  Damien Center Inc., by David Kingen 
Request: Rezoning of 0.66 acre from the MU-1 (TOD) district to the MU-2 (TOD) 

district. 
 
 
RECOMMENDATION 
 
Staff recommends approval of this request.   
 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 

 
LAND USE  
 
◊ The two-story building on the subject site dates to 1891 and essentially covers the entire 

site.  It has been used for many years as a tavern, a use that was legally established by 
petition 2013-UV3-031. 
 

◊ The 2018 Comprehensive Land Use Plan recommends Urban Mixed-Use for the subject 
site.  This typology envisions dense, pedestrian-oriented development with a wide range of 
businesses, services, and institutions that serve both adjacent neighborhoods and the 
broader community.  Buildings are intended to be four to eight stories in height with 
entrances and large windows facing the street.  Sidewalks and other pedestrian spaces 
should be activated as places to gather.  Off-street parking should be behind buildings or in 
garages.  Residential density of 25 to 75 units per acre is anticipated.   
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32

Item 9.



STAFF REPORT 2023-ZON-058(Continued) 
 

ZONING 
 
◊ This petition requests a rezoning from the MU-1 district to the MU-2 district.  The MU-1 

district is intended for a mix of office buildings and apartment towers.  The MU-2 districts 
provides for small-scale retail and office uses, institutions, and a range of dwelling types.  It 
can be used to create walkable neighborhood centers and include small social spaces and 
neighborhood gathering places.     
 

◊ The rezoning to MU-2 will bring the zoning of the site into alignment with its long-term use.  
The request is also responsive to the Comprehensive Land Use Plan recommendation for 
the site.  For these reasons staff recommends approval of the petition. 

 
 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 MU-1  Compact  Commercial building 
 
SURROUNDING ZONING AND LAND USE 

North MU-1 Vacant multi-family building 
South MU-1 Office building 
East MU-1 Credit union 
West MU-1 Vacant multi-family building 

 
COMPREHENSIVE LAND USE PLAN The Center Township Comprehensive Plan (2018) 

recommends Urban Mixed-Use.  
 
THOROUGHFARE PLAN  Washington Street is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as a 
Primary Arterial, with an 80-foot existing right-of-way 
and a 78-foot proposed right-of-way. 

 
Arsenal Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 64-foot existing right-of-way and a 
48-foot proposed right-of-way. 
 

FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 
fringe. 

 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
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STAFF REPORT 2023-ZON-058(Continued) 
 
STREAM PROTECTION CORRIDOR This site is not located within a Streambank Protection 

Corridor. 
 
ZONING HISTORY – SITE 
 
2013-UV3-031; 1438 &1446 East Washington Street, requested the legal establishment of a 
tavern with live entertainment and variances of development standards to provide for outdoor 
seating, obstruction of the clear sight triangle, deficient setbacks and parking and a sign 
projecting into the right-of-way, approved. 
 
97-UV3-71; 1446 East Washington Street, requested variances of use and development 
standards to provide for a tavern with live entertainment and deficient parking, withdrawn. 
 
ZONING HISTORY – VICINITY  
  
2022-CZN-808 / 2022-CVR-808 / 2022-CVC-808; 1402, 1416, 1432 & 1438 East Washington 
Street and 15, 17, & 26 North Arsenal Avenue (west, north and northeast of site), 
requested the rezoning of 2.33 acres from the MU-1, MU-2 and C-1 districts to the MU-2 
district and variances of development standards to provide for obstruction of the clear sight 
triangle, deficient north transitional yard,  deficient number of parking spaces, access drives 
with excessive width, surface parking within 50 feet of street frontages, a front building line of 
60% along Oriental Street, with a deficient number of primary entry features, deficient 
transparency, and to legally establish a parking lot with a deficient transitional yard, and to 
legally establish a west transitional yard, approved. 
 
2005-ZON-813 / 2005-VAR-813; 15, 17 & 26 North Arsenal Avenue (west, north and 
northeast of site), requested the rezoning of 0.84 acre from the D-8 district to the C-1 district 
and a variance of development standards to provide for a deficient number of parking spaces 
and for off-site parking, approved. 
 
95-V3-67; 1502 East Washington Street (east of site), requested a variance of development 
standards to provide for a drive-through unit with deficient separation from a dwelling district 
and a deficient number of parking spaces, approved. 
 
90-Z-79; 26 North Arsenal Avenue (north of site), requested the rezoning of 0.7 acre from 
the D-8 district to the C-2 district, withdrawn. 
 
91-V1-72; 1435 East Washington Street (south of site), requested a variance of 
development standards to provide for a sign with pricing panels and a deficient setback, an 
excess number of canopy signs, deficient setbacks, dumpster in the front yard and outdoor 
storage, approved. 
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STAFF REPORT 2023-ZON-058(Continued) 
 
89-UV2-61; 1502 East Washington Street (east of site), requested a variance of use to 
provide for a cosmetology school and a variance of development standards to provide for a 
deficient number of parking spaces, approved. 
 
88-UV2-115; 1439 East Washington Street (south of site), requested a variance of use to 
provide for electronic wholesaling and variances of development standards to provide for 
deficient setbacks, landscaping, loading facilities and maneuvering, approved. 
 
87-Z-4; 1523 East Washington Street (southeast of site), requested the rezoning of 2.1 
acres from the C-2 district to the I-2-U district, approved. 
 
 
klh  
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STAFF REPORT 2023-ZON-058, Location 

 

 

STAFF REPORT 2023-ZON-058, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-058, Photographs 

 
Looking north across Washington Street at the site and the neighbor to the west. 

 
Looking west across Arsenal Avenue at the site. 
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Looking south at the subject site across the neighboring property to the north. 

 
Looking south across Washington Street at the neighbors to the south and southwest. 
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Looking southeast at the neighbors to the east and southeast. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-059 
Address: 4640 Lafayette Road (Approximate Address) 
Location: Pike Township, Council District #10 
Petitioner: Hoosier Investments, LLC, by Timothy H. Button 
Request: Rezoning of 8.72 acres from the C-7 and C-5 districts to the C-7 district. 

 
RECOMMENDATIONS 
 
Staff recommends approval of this request, subject to the following commitment being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

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

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 8.72-acre site, zoned C-7 and C-5, is developed with a commercial building and associated 

parking lot.  It is surrounded by Interstate 65 right-of-way to the north, zoned C-7; a hotel and 
commercial uses to the south, zoned C-5; commercial uses (vacant) to the east, across Lafayette 
Road, zoned C-5; and a lodge to the west, zoned SU-34 (club rooms, fraternal rooms – fraternity 
and lodge, and public ballroom). 

 
REZONING 
 
◊ This request would rezone the site from the C-5 and C-7 Districts to the C-7 classification.  “The 

C-7 District is designed to provide specific areas for commercial uses which have unusually 
incompatible features relative to other commercial uses, such as major outdoor storage or display 
of sizeable merchandise and the outdoor parking and storage of trucks, materials or equipment 
essential to the operation of these uses.  Many of these uses generally are not visited by 
customers, but rather involve service operations from headquarters with some on-site fabrication 
of parts.  The nature of operation or appearance are more compatible with industrial than retail 
commercial activities.  Because of the character and intensity of these uses, this district should be 
appropriately located on major commercial arterial thoroughfares and near interstate freeways, but 
not in close association with those commercial activities involving shopping goods, professional 
services, restaurants, food merchandising, and the like.  Due to the intensity of uses, location of 
this district should never be adjacent to protected districts. 

 
(Continued) 
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STAFF REPORT 2023-ZON-059 (Continued) 
 
◊ The Lafayette Square Area Plan recommends mixed-use development.  “Mixed-use development 

is to be introduced to the International Market Place along Gemco Lane.  Typically, mixed-use 
development features retail, commercial, or office uses on the first floor of a building and 
residential or office uses on upper floors.  This type of development and intensity creates a “main 
street” or “town center” feel in a community.  This land use designation provides flexibility, allows 
for fluctuation in the market, and creates a livable, walkable atmosphere.  Lower intensity 
commercial uses are recommended in mixed-use areas and could include copy services, paper 
supply, small independently owned retail, restaurants, coffee shops, dry cleaners, etc.  Big box 
retail, auto-related uses, and hotels are not appropriate uses in the proposed mixed-use area.” 

 
◊ The Area Plan also recommends a multi-use path along the frontage of Lafayette Road within the 

planning area boundary. 
 
◊ The Area Plan identifies the intersection of the southern ramp and Lafayette Road as a “Key 

Gateway Treatment.”  This feature is defined as “. . . .a landmark, feature, or streetscape that a 
resident or visitor first sees or experiences upon entering a particular area.  The two most 
significant entryways into the International Market Place are located at the 38th Street and 
Lafayette Road exits of Interstate 65.  As the main entry points into the community, these exits 
and thoroughfares carry a significant amount of vehicular traffic.  Key gateways should be 
functionally and aesthetically enhanced in order to create a sense of welcome and place.  
Solutions should include installing attractive and inviting signage, lighting, and landscaping.  
Additionally, these spaces may be ideal for the installation of public art to draw visual interest to 
the area and to communicate to passers-by that they are entering a special place.” 

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

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

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

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

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

 
2.  Vegetation, trees or woody growth on private property that, due to its proximity to any 
governmental property, right-of-way or easement, interferes with the public safety or lawful 
use of the governmental property, right-of-way or easement or that has been allowed to 
become a health or safety hazard; 
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STAFF REPORT 2023-ZON-059 (Continued) 
 

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

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

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

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

 
Planning Analysis 
 
◊ The request would generally not be consistent with the Area Plan recommendation of mixed-use 

development.  However, the site was developed around 1979 and has continued with a viable 
commercial use in the intervening years, without negative impact on the surrounding land uses.  
Furthermore, this request would eliminate the split zoning and result in the site with one zoning 
classification that would be developed in accordance with the development standards of the 
Ordinance, including setbacks, sidewalks for connectivity and landscaping. 

 
◊ For these reasons, staff recommends approval of this rezoning request. 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-5 / C-7  Commercial uses  
SURROUNDING ZONING AND LAND USE 

 North - C-7  Interstate 65 ramp right-of-way 
 South - C-5  Hotel / commercial uses 
 East - C-5  Commercial uses (vacant) 
 West - SU-34  Lodge 

COMPREHENSIVE PLAN The Lafayette Square Land Use Plan (An International Market 
Place) (2010) recommends mixed-use development.  
 

THOROUGHFARE PLAN This portion of Lafayette Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
148-foot right-of-way and a proposed 124-foot right-of-way. 

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

OVERLAY  There is no overlay for this site. 

SITE PLAN File-dated June 15, 2023 
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STAFF REPORT 2023-ZON-059 (Continued) 
 
ZONING HISTORY 
 
2014-DV1-014; 4640 Lafayette Road, requested a variance of development standards of the Sign 
Regulations to increase the height of an existing pole sign to 48 feet, and to legally establish the sign, 
with an approximate seven-foot front setback from Lafayette Road, within approximately 220 feet of 
an existing freestanding sign on a lot with approximately 550 feet of frontage, granted. 
 
2003-DV1-050; 4640 Lafayette Road, requested a variance of development standards of the Sign 
Regulations to provide for four banners, with one banner being six by 48 feet, and the remaining three 
being 2.75 feet by 13.5  feet and located within the right-of-way, withdrawn. 
 
78-Z-145, 4616 Lafayette Road; Rezoning of 7.17 acres from the C-4 district to the C-7 district to 
permit the construction of a building supply sales center, approved. 
 
74-Z-57, 5420 West 46th Street; Rezoning 11.23 acres from the A-2 district to the C-4 district to 
permit commercial development, approved. 
 
VICINITY 
 
2016-ZON-022; 5201 West 46th Street (south of site), requested rezoning of 1.56 acres from the C-
7 district to the C-3 classification, withdrawn. 
 
96-Z-141; 5340 West 46th Street (west of site), requested rezoning of 0.26 acre, being in the SU-34 
District, to the SU-15 classification to provide for the placement of a telecommunication facility 
including a 150-foot-tall monopole tower, withdrawn. 
 
91-Z-26; 5370 West 46th Street (west of site), requested rezoning of 4.3 acres, being in the C-1 
District, to the SU-34 classification to provide for the construction of a Masonic Lodge, approved. 
 
89-UV1-150; 5333 West 46th Street (south of site), requested a variance of use of the Commercial 
Zoning Ordinance to permit use of the site for an off-street customer parking area for an auto auction 
located on the adjacent property, denied. 
 
84-Z-170, 4630 Lafayette Road (south of site); requested rezoning of 2.42 acres from the C-4 to 
the C-5 district to provide for a motel, approved. 
 
78-UV1-38, 4624 Lafayette Road (south of site); Variance of use, height and development 
standards to refurbish an abandoned service station and erect a 63.5-foot tall pole sign, granted. 
 
 
kb ******* 
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View looking north along Lafayette Road 

 
 

 
View looking south along Lafayette Road 
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View looking west along West 46th Street 

 

 
View looking east along West 46th Street 

47

Item 10.



 
View of site looking west 

 
 

 
View of site looking northwest 
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View of site looking north across southern site boundary 

 
 

 
View of site looking north across southern site boundary 
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View of site looking west 

 
 

 
View of site looking west 
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View of site looking west 

 
 

 
View from site looking north 
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View from site looking east 

 
 

 
View from site looking south 
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View from site looking west 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-060 
Address: 1715 North Meridian Avenue (approximate address) 
Location: Center Township, Council District #11 
Petitioner: Herron High School, Inc., by David Kingen 
Request: Rezoning of 0.625-acre from the C-4 (RC) (TOD) district to the SU-2 (RC) 

(TOD) district to provide for educational uses. 
 
RECOMMENDATIONS 

 
Staff recommends approval of the petition. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 

 
LAND USE 
 
◊ This 0.625-acre parcel contains a two-story office building, originally constructed in 1910 as a 

single-family dwelling. Two further expansions were added in 1950 and 1960, respectively. 
Information provided to the file indicates that the structure was converted to office use 
approximately 1960 
 

◊ This request would provide for the rezoning of the parcel to provide for administrative offices and 
classrooms for Heron High School. Off-street parking would be provided on an existing parking lot 
to the north of the structure and on another lot to the east, across the alley. The lot across the 
alley is located within Herron-Morton Place, a locally designated historic district under the 
jurisdiction of the Indianapolis Historic Preservation Commission.  

 
◊ The proposed use would not fully comply with the Comprehensive Plan recommendation of urban 

mixed-use, as small-scale schools are preferred to be within mixed-use structures. However, a re-
use of an existing and historic structure for educational uses, would be a minor deviation of the 
Plan’s recommendation. Therefore, staff would recommend approval for this request.  

 
TRANSIT ORIENTED DEVELOPMENT OVERLAY 
 
◊ Transit-oriented development (TOD) overlay is a new section of the Ordinance, adopted in 

November 2021, that provides permitted uses and development standards on sites within 1,000 
feet from centerline of a Bus Rapid Transit Line. “The intent of the TOD is to coordinate more 
compact, walkable, and urban development patterns with public investment in the transit system. 
These development patterns ensure that walking and biking are viable options for short trips and 
transit is a priority for longer trips. Development patterns and site designs that prioritize 
automobile travel undermine these public and private investments.”  
 

(Continued) 
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STAFF REPORT 2023-ZON-060 (Continued) 
 
REGIONAL CENTER 
 
◊ The site is located within the Regional Center overlay district.  Design of all new construction, 

including parking areas in the Regional Center overlay district, is subject to the approval of the 
Administrator of the Division of Planning. Minor exterior work is proposed, according to the Project 
Description (below). 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE     
   C-4 (RC)   Office building 
 
SURROUNDING ZONING AND LAND USE 
 North   - C-4 (RC)  Surface parking lot / Office / multi-family dwellings 
 South  - C-4 (RC)  Office 
 East    - D-8 (HMP)  Surface parking lot  
 West   - C-4 (RC)  Office 

 
COMPREHENSIVE PLAN  The Comprehensive Plan of Marion County recommends Medium-

density mixed-use development for the site. 
    
THOROUGHFARE PLAN  The Official Thoroughfare Plan for Marion County indicates that 

Meridian Street is a primary arterial, with a 78-foot right-of-way 
existing and proposed.  

CONTEXT AREA This site is located in the Compact Context area 
 
TRANSIT-ORIENTED  
DEVELOPMENT This site is located within the Transit-Oriented Development     

Overlay. 
URBAN DESIGN  
GUIDELINES The site is located within the Urban Mixed-Use District Typology. 
 
ZONING HISTORY - SITE 
 
None. 
 
ZONING HISTORY - VICINITY 
 
2023-REG-001; 1720 – 1744 North Illinois Street, requested Regional Center Approval to provide 
for updated plans for a mixed-use development, previously approved through 2022-REG-006, 
consisting of a seven-story structure with approximately 273 units, 10,349 square feet of office space 
and 1,434 square feet of retail, two levels of structured parking, with 159 spaces, an open-air 
courtyard, and an outdoor game court, approved. 
 
2022-REG-006; 1720 – 1744 North Illinois Street and 1715 Hall Place, requested Regional Center 
Approval to provide for demolition of an existing retail building and construction of a mixed-use 
development, consisting of an eleven-story structure with approximately 308 units, 13,000 square feet 
of retail and commercial space, three levels of structured parking, an open-air courtyard, a pocket 
park and thirteen, three-story townhomes, approved. 

(Continued) 
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2022-DV2-021; 1720 – 1744 North Illinois Street and 1715 Hall Place, requested a variance of 
development standards of the Consolidated Zoning and Subdivision Ordinance to provide for 
driveways to Illinois Street and 18th Street that are 22.5 feet and 24 feet wide, granted. 
 
2021-CZN-863 / 2021-CVR-863 / 2021-CVC-863; 1715 Hall Place and 1720-1744 North Illinois 
Street, requested a rezoning of 1.97 acres from the HD-1 and HD-1 (RC) districts district to the MU-1 
and MU-1 (RC) district and a variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for  a zero-foot front setback along 18th Street and Illinois Street, 
within the clear-sight triangle of the abutting streets, and a zero-foot rear transitional yard, and a 
vacation of a portion of a 15-foot wide north-south alley, beginning at the south right-of-way line of 
18th Street, to a point 295.25 feet to the south, approved. 
 
2020-CZN-839 / 2020-CVR-839; 1627, 1717, 1719 and 1741 North Illinois Street, requested a 
rezoning of 2.081 acres from the C-S (RC) and C-4 (RC) district to the MU-2 (RC) district and a 
variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for 69-foot-tall building with a zero-foot front setback within the clear sight triangle of the abutting 
streets, approved. 
 
2019-REG-099; 1630 North Meridian Street (fronts Illinois Street) and 1752 North Meridian 
Street (fronts Illinois Street), requested Regional Center Approval for a multi-family residential 
development, consisting of two, five-story buildings with approximately 195 dwelling units, resident 
amenities, and 126 ground floor garage parking spaces, withdrawn. 
 
2019-CZN-849 / 2019-CVR-849; 1630 North Meridian Street (fronts Illinois Street) and 1752 
North Meridian Street (fronts Illinois Street), requested a rezoning of 1.71 acres, from the C-4 
(RC) and C-S (RC) districts to the MU-2 (RC) districts and a variance of development standards for 
height, zero-foot landscaping setbacks and clear-sight triangle encroachment of two abutting streets, 
withdrawn. 
 
2016-ZON-009; 130 West 16th Street, 1615 Hall Place, 1621 Hall Place and 1633 North Capitol 
Avenue (1625 Hall Place), requests a rezoning of 0.44-acre, from the HD-2 (W-5) district to the HD-1 
(W-5) district, approved. 
 
2015-APP-025; 102 West 16th Street (1611 Hall Place); 1615, 1621, 1625, 1705, 1709 and 1715 
Hall Place; 1633 (1625 and 1645 Hall Place) and 1731 North Capitol Avenue (1719 Hall Place); 
and 1801 North Senate Avenue (1925, 2001, 2005 and 2009 Boulevard Place and 2002 North 
Capitol Avenue), requested HD-1 approval to Hospital District-One and Hospital District-Two 
Approval to provide for paved parking lots, granted. 
 
2014-CAP-831 / 2014-CVR-831; 1700 North Illinois Street, requested Hospital District-Two 
Approval to provide for a freestanding sign and modify the condition of 2010-CAP-834 and 2010 
DVR-834, requiring the freestanding sign to be no taller than six feet and no larger than 36 square 
feet, and a variance of development standards of the Sign Regulations and Regional Center Zoning 
Ordinance to provide for a freestanding sign with a zero-foot front setback and located within the 
clear-sigh triangle, approved and granted. 
 
JY ******* 
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STAFF REPORT 2023-ZON-060 (Continued)  
Exhibits 
 

 
 
 
PROJECT DESCRIPTION 
 
This two-story primary existing structure was built in three phases,  The historic house was built around 1910, 
the center two story office space was built around 1950 and the  easternmost one-story office expansion was 
added around 1960.   
 
The Herron Classical Schools proposes to use the structure for administrative offices and classrooms, along 
with accessible restrooms.  
 
Exterior renovation may include window restoration, repairs and painting of wood elements, masonry 
repointing, repair to the roof and gutters, repair or replacement of the metal fire stair, parking lot resurfacing 
and restriping.  In addition, there will be construction of a new accessible ramp located off the north elevations 
to a new service entry.  Existing signs and fencing on the 1715 No Meridian property may be replaced or 
reused.   
 
6/16/23 
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STAFF REPORT 2023-ZON-060 (Continued)  
Photos 

 
 

View of site from Meridian Street 
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View of building from Meridian Street 
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View of front entrance to the building 
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View of south elevation of the building 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-062 
Address:  5318, 5326 & 5330 East 30th Street, 3015 North Downey Avenue and 

3040 North Irvington Avenue (Approximate Address) 
Location:  Warren Township, Council District #13 
Petitioner:  Phyllis and Donald Collins, by Russell L. Brown 
Request: Rezoning of 1.17 acres from the C-3 district to the I-2 district. 
 
 
RECOMMENDATION 
 
Staff recommends approval of this request, 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:   
 

Prior to the issuance of any Improvement Location Permit for this site, a landscape plan 
shall be submitted for Administrator’s Approval.  The landscaping shall be sufficient to 
buffer the dwelling to the west if it being used as a residence. 
 
 

SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ Although zoned for commercial uses, the subject site has been used residentially since at 

least the 1930s. 
 

◊ The 2018 Comprehensive Land Use Plan recommends Light Industrial for the subject site 
and the adjacent sites to the east, north and west.  This typology provides for industrial 
production, distribution and repair uses conducted within enclosed structures and unlikely 
to create emissions of light, odor, noise or vibrations. 
 

◊ The subject site’s vicinity exhibits a wide array of land uses from residential and institutional 
uses to medium industrial and heavy commercial uses.  The site is flanked by a pair of 
single-family dwellings, both in the C-3 (Neighborhood Commercial) district.   The dwelling 
to the east appears to be vacant and possibly abandoned.  The dwelling to the west 
appears to be occupied. 
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◊ Five single-family dwellings are situated on the subject site along with a variety of garages, 
sheds, and storage buildings.  At least one of the dwellings has been used as an office. 

 
 

ZONING 
 
◊ This petition requests a rezoning to the I-2 district.  This district provides for those 

industries that do not create objectionable characteristics such as dust, noise, glare, heat or 
odor beyond its lot lines. Common I-2 district uses include warehousing, wholesaling, 
distribution, contractors, and light and medium manufacturing.  
 

◊ The I-2 district is appropriate as it is responsive to the Light Industrial recommendation of 
the Comprehensive Land Use Plan.  

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 C-3  Compact  Single-family dwellings, drywall & supply company 
 
SURROUNDING ZONING AND LAND USE 
 North  I-3   Waste hauling fleet terminal 

South SU-1 Parking lot for a religious use 
East C-3, SU-18 Single family dwelling, commercial building, utility 

substation 
West C-3, I-3 Single-family dwelling, waste hauling fleet terminal 

 
COMPREHENSIVE LAND USE PLAN The Warren Township Comprehensive Plan (2018) 

recommends Light Industrial.  
 
THOROUGHFARE PLAN  30th Street is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a Primary Arterial, 
with a 110-foot existing right-of-way and an 88-foot 
proposed right-of-way. 

 
Downey Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 50-foot existing right-of-way and a 
48-foot proposed right-of-way. 
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Irvington Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 45-foot existing right-of-way and a 
48-foot proposed right-of-way. 

 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 

fringe. 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
 

ZONING HISTORY – SITE 
 
96-V2-3; 3015 North Downey Avenue, requested a variance of use to provide for a garage 
for a single-family dwelling in a commercial district, approved. 
 
ZONING HISTORY – VICINITY  
  
2007-VAR-820; 5300 E 30th Street (northeast of site), requested a variance of use to provide 
for the outdoor storage of inoperable vehicles, approved. 
 
92-Z-85; 5325 East 30th Street (south of site), requested the rezoning of 6.5 acres from the 
D-A district to the SU-1 district, approved. 
 
88-Z-169; 5301 – 5451 East 30th Street (south of site), requested the rezoning of 5.3 acres 
from the A-2 district to the C-ID district to provide for an office/warehouse for a contractor, 
denied. 
 
 
klh  
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STAFF REPORT 2023-ZON-062, Location 
 

 

STAFF REPORT 2023-ZON-062, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-062, Photographs 

 
Looking north at the dead-end of Downey Avenue and the northwest corner of the subject site. 

 
Looking east from Downey Avenue at the site. 
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Looking north from 30th Street at the southwest corner of the site. 

 
Looking north from 30th Shelby Street at a portion of the site. 
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Looking north from 30th Street at a portion of the site. 

 
Looking northeast from 30th Street at the site.   
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Looking north from 30th Street at the subject site and the neighbor to the east at 5340 East 
30th Street. 

 
Looking west across Irvington Avenue at the northeast portion of the site.  The neighbor at 
5340 East 30th Street is the left in the photo. 
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Looking north at the dead-end of Irvington Avenue and the neighbor to the northeast. 

 
Looking east from Irving Avenue at the neighbor to the east.   
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Looking south across 30th Street at the neighbor to the south. 

 
Looking west along 30th Street at the neighbor to the west.  
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-066 
Address: 8711 River Crossing Boulevard (approximate address) 
Location: Washington Township, Council District #3 
Petitioner: 8711 River Crossing, Inc., by Kevin Buchheit 
Request: Rezoning of 2.964 acres from the C-S (FF) district to the C-S (FF) district 

to add financial and insurance services as a permitted use. 
 
The Hearing Examiner acknowledged a timely automatic continuance that continued this petition from 
the June 15, 2023 hearing, to the July 13, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, subject to the following commitment being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

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

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 2.964-acre site, zoned C-S (FF), is developed with a multi-story commercial office building 

and associated parking lot to the south.  It is surrounded by commercial office uses to the north 
and south, zoned C-S (FF); a retention pond to the east, zoned C-S (FF); and a shopping center 
to the west, across River Crossing Boulevard, zoned C-4.  

 
REZONING 
 
◊ This request would rezone the site from the C-S District to the C-S classification from the C-S (FF) 

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

(Continued) 
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◊ The Comprehensive Plan recommends regional commercial typology.  “The Regional Commercial 

typology provides for general commercial and office uses that serve a significant portion of the 
county rather than just the surrounding neighborhoods.  Uses are usually in large freestanding 
buildings or integrated centers. Typical examples include shopping malls, strip shopping centers, 
department stores, and home improvement centers.” 

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

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

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

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

   • All development should include sidewalks along the street frontage. 
 

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

 
• Should be located along an arterial street.  
• Outdoor display of merchandise should be limited.  
• If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 
not recommended.  

   • Pedestrian connections between buildings should be provided. 
 
Overlays 
 
◊ This site is located within an overlay, specifically the Environmentally Sensitive overlay (ES).  

“Overlays are used in places where the land uses that are allowed in a typology need to be 
adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 
because a certain type of development should be promoted. Overlays can add uses, remove 
uses, or modify the conditions that are applied to uses in a typology.” 

 
◊ The 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 eastern portion of this site is located within the 100-year floodplain of White River 
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Floodway Fringe 
 
◊ This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of 

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

◊ The designation of the FF District is to guide development in areas subject to potential flood 
damage, but outside the Floodway (FW) District.  Unless otherwise prohibited, all uses permitted 
in the primary zoning district (C-4 in this request) are permitted, subject to certain development 
standards of the Flood Control Secondary Zoning Districts Ordinance. 

 
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. 

 
 
 
 

(Continued) 

74

Item 13.

https://library.municode.com/in/indianapolis_-_marion_county/codes/code_of_ordinances?nodeId=TITIIIPUHEWE_CH561DRSECO&showChanges=true


STAFF REPORT 2023-ZON-066 (Continued) 
 
Planning Analysis 
 
◊ The request would be consistent with the Comprehensive Plan recommendation of regional 

commercial typology and compatible with the surrounding commercial uses within the immediate 
area.  Consequently, staff recommends approval of the rezoning request. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-S (FF)  Commercial office uses  
SURROUNDING ZONING AND LAND USE 

 North - C-S (FF)  Commercial office uses 
 South - C-S  Commercial office uses 
 East - C-S (FF)  Retention Pond 
 West - C-4  Shopping Center 

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

THOROUGHFARE PLAN This portion of River Crossing Boulevard is designated in the 
Marion County Thoroughfare Plan as a local street, with an 
existing 75-foot right-of-way and a proposed 48-foot right-of-
way. 

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

OVERLAY  This site is located within an environmentally sensitive overlay 

SITE PLAN File-dated June 23, 2023 

 
ZONING HISTORY 
 
2014-CZN 802 / 2014-CVR-802; 8711 and 8805 River Crossing Boulevard and 3520 Commerce 
Crossing, requested rezoning of 14.6 acres from the C-4 and C-S districts to the C-S district to 
provide for a mixed-use development of residential, office and hotel uses, with first-floor retail, fitness 
center and restaurant uses and free-standing retail and restaurant uses, with outdoor seating and 
dining areas and a variance of development standards of the Commercial Zoning Ordinance up to a 
30 percent reduction in the amount of parking and a maximum height of 65 feet at the setback line, 
with a three-foot height increase for each additional foot of setback to a maximum setback of 30 feet, 
with a maximum height of 150 feet beyond a 30-foot setback at 3520 Commerce Crossing and with 
an unlimited height beyond a 30-foot setback at 8711/8805 River Crossing Boulevard, approved and 
granted. 
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2018-DV3-040; 8711 River Crossing Boulevard, requested a variance of development standards of 
the Consolidated Zoning and Subdivision Ordinance to provide for 210 small vehicle parking spaces, 
granted. 
 
VICINITY 
 
2013-UV1-023: 8701 and 8702 Keystone Crossing (west of site), requested a variance of use of 
the Commercial Zoning Ordinance to provide for indoor automobile sales and display and electric 
automobile charging stations within the parking garage (not permitted); granted. 
 
2013-DV3-021: 8631 River Crossing Boulevard (south of site), requested a variance of 
development standards of the Commercial Zoning Ordinance to provide for a drive-through lane, with 
two stacking spaces before the pick-up window and one stacking space after the pick-up window (six 
stacking spaces required before the pick-up window and two after the pick-up window), and to 
provide for a trash enclosure in front of the established building line along River Crossing Boulevard 
(not permitted); granted. 
 
2012-CVR-818 / 2012-CAP-818: 8631 River Crossing Boulevard (south of site), requested a 
variance of development standards of the Commercial Zoning Ordinance to provide for outdoor 
seating/dining for all types of restaurants (outdoor seating permitted for family restaurants only); and 
requested modification of the C-S statement and commitments related to 93-Z-151; granted and 
approved. 
 
2011-ZON-005: 8787 Keystone Crossing (west of site), requested rezoning of 6.87 acres, from the 
C-S District, to the C-S classification to provide for multi-family residential uses; approved. 
 
2004-UV3-005; 3520 Commerce Crossing (west of site); requested a variance of development 
standards of the Commercial Zoning Ordinance to provide for a fourteen-story, 258-foot tall, 240,000-
square foot office building, granted. 
 
93-Z-151: 8701 River Road (includes site), requested the rezoning of 85 acres, being in the D-A 
and SU-23 (GSB) District, to the C-S classification to provide for a mixed-use development to consist 
of an integrated retail commercial center, offices, a hotel, a free-standing restaurant and 675 
residential apartments, approved. 
 
93-CV-14: 8701 River Road (includes site), requested a Variance of Development Standards of the 
Commercial Zoning Ordinance to permit the development of residential apartment buildings with a 
setback of 20 feet from the existing right-of-way of River Road (minimum 70 feet from the centerline 
or 10 feet from the proposed right-of-way required); granted. 
 
73-Z-41: 8750 North River Road (includes site), requested rezoning of 147 acres, being in the D-A 
District, to the SU-23 classification to provide for a sand and gravel operation; approved. 
 
 
kb ******* 
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View of site looking southeast across River Crossing Boulevard 

 
 

 
View of site looking north across River Crossing Boulevard 
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View of site looking north across adjacent parking lot to the south 

 
 

 
View from site looking northeast 
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View from site looking east 

 
 

 
View from site looking south 
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View from site looking southwest across River Crossing Boulevard 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-067 
Address:  8095 East 30th Street (Approximate Address) 
Location:  Warren Township, Council District #13 
Petitioner:  Akakia Holdings 8095, LLC, by Kevin Buchheit 
Request: Rezoning of 0.60 acre from the I-3 district to the C-3 district to 

provide for a daycare. 
 
RECOMMENDATION 
 
Staff recommends approval of this request. 
 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ Historic aerial photography indicates that the dwelling on the site has been in place since at 

least 1956.  By the mid-1960s, industrial development had occurred both to the north and 
south of the subject site and a commercial use had been opened on the property to the 
west. 
 

◊ The 2018 Comprehensive Land Use Plan for Warren Township recommends Heavy 
Commercial for the subject site.  The Heavy Commercial typology provides for commercial 
enterprises that exhibit characteristics that are not compatible with less intense land uses.  
They often feature outdoor operations and display.  
 

◊ The site was the subject of a 1987 variance petition.  The existing structure was to be used 
by a wholesaler of medical supplies.  The variances were approved and provided for the 
loading of materials from the front yard of the structure and for a smaller number of loading 
docks than required by the I-3 district. 
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ZONING 
 
◊ This petition requests a rezoning from the I-3 district to the C-3 district.  The I-3 district 

provides for medium-intensity industrial uses.  The small size of the subject site would 
make it undesirable for many industrial uses.   
 

◊ The C-3 district provides for retailing, personal services and other commercial uses that 
would serve surrounding neighborhoods.  Larger or more intense uses and traffic-oriented 
uses are typically not permitted in the C-3 district.   

 
◊ The C-3 district would be less intense than some of the zoning districts anticipated in the 

Heavy Commercial typology, but would be appropriate here because of the abutting 
dwelling to the east and C-3 commercial uses to the west. 

 
 

GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 I-3  Metro  Single-family dwelling 
 
SURROUNDING ZONING AND LAND USE 
 North  I-3   Industrial building 

South I-3 Railroad, office/warehouse building  
 East  I-3   Single-family dwelling 

West C-3 Garden center 
 
COMPREHENSIVE LAND USE PLAN The Comprehensive Land Use Plan (2018) 

recommends Heavy Commercial.  
 
THOROUGHFARE PLAN  30th Street is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a Primary Arterial, 
with a 45-foot existing half right-of-way and an 40-foot 
proposed half right-of-way. 

 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 

fringe. 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
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ZONING HISTORY – SITE 
 
87-V1-128; 8095 East 30th Street, requested a variance of development standards to provide 
for deficient loading area and loading in the front yard for a medical supplies wholesaler, 
approved. 
 
ZONING HISTORY – VICINITY  
  
2011-ZON-008; 3011 North Franklin Road (north of site), requested the rezoning of 9.4 
acres from the I-2-S district to the I-3-S district, approved. 
 
2004-UV1-007; 8135 East 30th Street (east of site), requested a variance of use to provide 
for pet-grooming in an industrial district, approved. 
 
2002-UV1-033; 8135 East 30th Street (east of site), requested a variance of use to provide 
for automobile sales in an industrial district, withdrawn. 
 
95-UV1-25; 8005 East 30th Street (west of site), requested a variance of use for the 
expansion of a garden center, approved. 
 
93-V2-31; 3155 East 30th Street (east of site), requested a variance of development 
standards to provide for a deficient setback, approved. 
 
86- UV1-124; 8005 East 30th Street (west of site), requested a variance of use for a 
greenhouse, approved. 
 
83-UV1-46A; 8005 East 30th Street (west of site), requested a variance of use for a garden 
center, approved. 
 
71-Z-212; 7941 East 30th Street (west of site), requested the rezoning of 1.5 acre from the I-
3-S district to the C-3 district, approved. 
 
 
klh  
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STAFF REPORT 2023-ZON-067, Location 
 

 

STAFF REPORT 2023-ZON-067, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-067, Photographs 

 
Looking south from 30th Street at the subject site. 

 
Looking east along 30th Street frontage at the neighbors to the east. 
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Looking west at the neighbor to the west. 

 
Looking north across 30th Street to the neighbor to the north. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 
Address: 217 West 10th Street and 916, 918 & 922 North Capitol Avenue 

(Approximate Addresses) 
Location: Center Township, Council District #11 
Petitioner: MTP – 922 North Capitol Ave., LLC, by Joseph D. Calderon 
Request: Rezoning of 1.17 acres (217 West 10th Street) from the I-3 (RC) district to 

the CBD-2 (RC) district.  
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 (two loading spaces per building 
required, dimensions of 30’ by 12’ and 55’ by 12’ required), and to allow 
for buildings with frontages along 10th Street to meet the Sky Exposure 
Plane Three requirements (Sky Exposure Plane Two standards 
required).  
Vacation of Roanoke Street, being 30 feet in width, from the south right-
of-way line of 10th Street, south 253.10 feet.  

 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning petition. 
 
Staff recommends approval of the variance petition. 
 
RECOMMENDED MOTION (approval): That the Hearing Examiner find that the proposed vacation is 
in the public interest; that a hearing upon the assessment of benefits be held on August 24, 2023; that 
the Hearing Examiner confirm and ratify the adoption of Declaratory Resolution 2023-CVC-837; and 
that the vacation be subject to the rights of public utilities under IC 36-7-3-16.  

SUMMARY OF ISSUES 

The following issues were considered in formulating the recommendation: 

HISTORY 
 
◊ In late 2022, 2022-VAC-008 was filed and approved, to vacate an east-west alley between 916 

and 918 North Capitol Avenue, The Plat Committee approved this vacation on December 14, 
2022. Also in late 2022, 2022-REG-077 was filed for design review of a mixed-use development, 
with 270 dwelling units, over 13,000 square feet of commercial office and retail space, a parking  
 

(Continued) 
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STAFF REPORT 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 (Continued) 
 
garage with 398 spaces and resident amenities, for the eastern portion of the subject site, plus a 
large portion of 902 North Capitol Avenue. That petition was withdrawn at a hearing on March 1, 
2023. In early 2023, 2023-DV1-002 was granted that provided for one smaller loading space than 
required. That petition was granted on February 7, 2023. 

 
LAND USE   

◊ The request would provide for a redevelopment of the site, with demolition of most structures, 
except for the historic Stutz II building. The proposed development would comprise of a five-story 
building and a six-story building, for a mixed-use development with approximately 278 dwelling 
units, 26,571 square feet of leased office and retail space, 7,505 square feet of amenity space, a 
parking garage with approximately 358 spaces, and an outdoor courtyard. Stutz II would be 
renovated into dwelling units. The five-story building would be on the eastern portion of the site  at 
916, 918 and 922 North Capitol Avenue, with the six-story building on the eastern portion of the 
site at 217 West 10th Street. The request would also provide for the vacation of the northern 
portion of Roanoke Street for a proposed plaza area that would be used for events for residents 
and visitors and a variance of the Sky Exposure Plane Two requirements. 
 

REZONING 

◊ The rezoning request would rezone the western portion of the site, 217 West 10th Street, from I-3 
(RC) to CBD-2 (RC).  

 
◊ The Land Use Plan recommends City Neighborhood development. “The City Neighborhood 

typology consists largely of multifamily housing and is stepped down to other living typologies with 
attached housing. This typology is dense and walkable with a full range of city services and public 
amenities. Ideally, block lengths are shorter than 500 feet and publicly accessible pedestrian 
connections are provided through large developments. Access to individual parcels is generally by 
an alley or internal parking structures. Public spaces are typically of a smaller and more intimate 
scale in the form of smaller parks, streetscapes, and interior courtyards or rooftop spaces. 
Residential development activates the sidewalk with externalized doors and public or semi-public 
spaces. The City Neighborhood typology typically has a residential density in excess of 15 
dwelling units per acre”. The request would comply with the Plan. 

 
VARIANCE 
 
◊ This petition seeks to reduce the number of loading spaces to one per building and for each 

loading area to be 11’ by 27’, and for the building to encroach into the Sky Exposure Plane Two 
development standard for this proposed mixed-use development. The Ordinance would require a 
minimum of two loading spaces for each building and for the loading space to be 30-foot by 12-
foot in size and the second loading space to be a minimum of 55-foot by 12-foot in size.  

 
(Continued) 
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◊ The loading area for the east building would be located off of Senate Avenue and the loading area 

for the west building would be within the structure, with trucks entering and exiting from Capitol 
Avenue. The reduction of the number of loading spaces and reduced area would be an acceptable 
deviate of the Ordinance standards as the majority of the floor space of the development would be 
for residential use, which typically use less loading space area than large all-commercial or 
industrial developments.  

 
◊ A variance to provide for encroachment into the Sky Exposure Plane Two development standard 

would permit the structure to meet the standard typically met on sites abutting Monument Circle. 
The Sky Exposure Plane development standard is intended to provide a mechanism to control 
height of structures near the street to allow sunlight to sidewalks. Specifically, the standard for Sky 
Exposure Plane Two is that, from the centerline of the street, an incline of 60 degrees from the 
ground to a vertical elevation of 200 feet, then continue vertically at an angle of 90 degrees. Sky 
Exposure Plane Three requires an incline of 67.5 degrees from the ground to a vertical elevation 
of 108 feet, then continue at an incline of 74 degrees for another 150 feet, then at an angle of zero 
degrees, or, essentially, a cap of the building height at this measurement. For reference, see the 
staff exhibits below. The encroachment would be slight and, therefore, supportable. 

 
VACATION 
 
◊ This request would provide for the vacation of the northern portion of a named alley, Roanoke 

Street, for a proposed pedestrian outdoor amenity space. As a means to provide for vehicle 
access to the rear of properties to the south, a proposed 16-foot wide, east-west alley, would be 
begin at the terminus of the vacated right-of-way, west to Senate Street. The proposed width of 
the proposed new alley would provide for adequate maneuvering of vehicles. Staff would consider 
this proposal to meet the Finding of the request to be in the public interest, therefore, staff 
recommends approval of the proposed vacation.   
 

PROCEDURE 
 
Neither the Division of Planning nor the Plat Committee, Hearing Examiner or Metropolitan 
Development Commission determines how vacated right-of-way is divided.  The approval of a 
vacation petition only eliminates the public right-of-way.  The vacation approval does nothing more.  A 
petitioner will not receive a deed or other document of conveyance after the approval of a vacation. 

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

(Continued) 
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STAFF REPORT 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 (Continued) 
 
After a vacation of public right-of-way, the county assessor determines how the vacated right-of-way 
will be assessed for tax purposes.   

Petitioners and abutters of the vacated right-of-way should consult their own attorneys for advice 
regarding the ownership of the vacated right-of way. 
 
REGIONAL CENTER OVERLAY DISTRICT 
 
◊ The site lies within the Regional Center overlay district.  In this designated area, design of all new 

construction, sidewalk cafes, and signage in the Regional Center overlay district is subject to the 
approval of the Administrator of the Division of Planning. A Regional Center Approval petition has 
been filed, through 2023-REG-063 and is scheduled for public hearing on July 27, 2023. 

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 

 
I-3 (RC) / CBD-2 (RC) Compact  Light Industrial 

 

SURROUNDING ZONING AND LAND USE 
North  CBD-S (RC)  Mixed-use (Stutz) 
South  I-3 (RC)  Office 
East  CBD-2 (RC)  Commercial retail / office 
West  I-3 (RC)  Surface parking / commercial   

 

COMPREHENSIVE LAND USE PLAN The Center Township Land Use Plan recommends City 
Neighborhood development 

 
TRANSIT-ORIENTED  A portion of the site lies within the Transit-Oriented  
DEVELOPMENT Development Overlay 
 
THOROUGHFARE PLAN 10th Street, Senate Avenue and Capitol Avenue are all 

classified in the Official Thoroughfare Plan for Marion 
County, Indiana as primary arterials, with 78-foot existing 
and proposed rights-of-way.  

 

DEVELOPMENT PLAN    File-dated June 22, 2023 
FINDINGS OF FACT   File-dated June 22, 2023 
SITE PLAN     File-dated June 22, 2023 
VACATION SURVEY   File-dated June 22, 2023 

 
ZONING HISTORY – SITE 
 
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, pending. 

 
(Continued) 
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STAFF REPORT 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 (Continued) 
 
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. 
 
ZONING HISTORY – VICINITY 
 

None. 
 
JY ****** 
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Exhibits 
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Sky Exposure Plane Two diagram 
 

 
Proposed structure portion that would encroach upon Sky Exposure Plane Two standard  
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Sky Exposure Plane Three diagram 

 
 

 
 

Proposed rendering indicating that the structure would not encroach into the Sky Exposure Plane Three 
standard 
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STAFF REPORT 2023-CZN-837 / 2023-CVR-837 / 2023-CVC-837 (Continued) 
Photos 

 

 
Views of the north end of the site from Capitol Avenue and 10th Street intersection 
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View of site along Capitol Avenue, looking south 
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Stutz II building, at the southwest corner of 10th Street and Roanoke Street 
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Roanoke Street, from 10th Street looking south 
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View of one-story warehouse at the southeast corner of Senate Avenue and 10th Street (proposed to 

be demolished) 
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View of southwest portion of the site looking east from Senate Avenue (where the proposed new alley 

would be constructed) 
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View of Roanoke Street, from the approximate location of the south terminus of the proposed 

vacation area, looking north 
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View of the proposed new alley location, from Roanoke Street, looking west 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-CZN-867 (Amended) 
Address:  5400 and 5430 Greenfield Avenue and 400 Burgess Avenue 

(Approximate Address) 
Location:  Warren Township, Council District #12 
Petitioner: Baldeep Baidwan by David Kingen and Emily Duncan and Adam 

Hoffer 
Request: Rezoning of 2.71 acres from the D-5 district to the D-8 district to 

provide for multi-family development. 
 

The vacation petitions have been withdrawn.  The withdrawal should be acknowledged by 
the Hearing Examiner at the July 27, 2023 hearing.  The request has been changed from the 
D-7 district to the D-8 district. 
 
The petitioner’s representative requested and was granted a continuance from the April 13, 
2023 hearing to the July 27, 2023 hearing. 
 
The petitioner’s representative requested and was granted a continuance from the February 9, 
2023 hearing to the April 13, 2023 hearing to provide time to amend the site plan. 
 
The petitioner’s representative requested and was granted a continuance from the December 
29, 2022 hearing to the February 9, 2023 hearing to allow for additional time to meet with the 
neighborhood and with staff. 
 
The petitioner’s representative requested and was granted a continuance from the December 
1, 2022 hearing to the December 29, 2022 hearing to accommodate the petitioner’s travel 
schedule. 
 
 
RECOMMENDATION 
 
Staff recommends approval of this request. 
 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 

 
 
 

(Continued) 
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STAFF REPORT 2022-CZN-867 (Amended) (Continued) 
 

LAND USE  
 

◊ The subject site was platted as residential lots as part of Witz and Spannuth’s Addition in 
1911.  However, historic aerial photography indicates that only one lot within the subject 
site, located in the southeast corner of the plat, was ever developed with a single-family 
dwelling.  This dwelling appears in the 1937 aerial photography, but is no longer seen after 
the 1986 photograph.  In the 1990s the southeast corner of the site appears to have been 
used for outdoor storage of trailers.  For the last 22 years, the site appears to have been 
unused and became a woodland.  The woods were destroyed in 2022.   
 

◊ The residential neighborhood to the north along Burgess Avenue predates the 1937 aerial 
photography, as does a row of dwellings along the eastern edge of the site.  The 
neighborhood to the west was under construction in the early 1960s.  Commercial uses to 
the south and southeast begin to appear in the 1956 aerial photograph. 

 
◊ The 1911 plat provided for two streets to serve the subject site.  Greenfield Avenue ran 

roughly east/west, connecting Irvington Avenue to Ritter Avenue and then continuing east 
to Arlington Avenue.  Whittier Place, also known as Elm Avenue, was to run north/south 
from Burgess Avenue to Greenfield Avenue.  This site was also to be served by two 
east/west alleys in the interior of the site and a north/south alley along the eastern edge of 
the site. 

 
◊ The Irvington Neighborhood Plan (2008), a segment of the Indianapolis/Marion County 

Comprehensive Plan, recommends Light Industrial for the subject site.  This typology 
provides for industrial production, distribution and repair uses conducted that are within 
enclosed structures and are unlikely to create emissions of light, odor, noise, or vibrations.  
Typical uses include warehousing, self-storage, assembly of parts, laboratories, 
wholesaling, and printing.  
 

◊ The Irvington Neighborhood Plan noted that existing industrial uses made up about 6% of 
the neighborhood’s area and that industrial businesses “were very important to the 
neighborhood providing higher paying jobs for some residents of Irvington.”  The plan 
recommended some expansion of industrial uses in the neighborhood, but that this 
expansion should take place “along high volume roads or accessible to nearby interstates 
and railroad.” 
 
 
 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2022-CZN-867 (Amended) (Continued) 
 

ZONING 
 
◊ This petition requests a rezoning to the D-8 district.  This district provides for range of 

housing types including single-family dwellings, duplexes, multi-unit houses, rowhouses, 
and small apartment buildings. 
 

◊ No site plan has been submitted with the request for the D-8 district.  Development in this 
district would be required to follow the standards for the D-8 district, which, like the D-5 
district that abuts its, is a part of the Ordinance’s Walkable Neighborhood Dwelling Districts. 
 

◊ The requested zoning district is not responsive to the Irvington Neighborhood Plan’s 
recommendation of Light Industrial for the site.  The Current Planning staff takes the 
recommendations of Comprehensive Plan segments very seriously.  However, in this 
instance, staff finds a deviation to the plan to be acceptable.  The site was historically 
platted for residential development and is abutted on two sides by single-family residences.  
The site is not located on an arterial or collector street, but it is tied into local residential 
streets. 

 
 

GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 

D-5 Compact Wooded undeveloped lots, cleared undeveloped 
parcels 

 
SURROUNDING ZONING AND LAND USE 

North D-5 Single-family dwellings 
South D-5, I-4 General contractor, warehouse  
East C-7, D-5, I-3 Single-family dwellings, contractors, automobile sales, 

retail space 
West D-5 Single-family dwellings 

 
COMPREHENSIVE LAND USE PLAN The Irvington Neighborhood Plan (2008) recommends 

Light Industrial.  
 
THOROUGHFARE PLAN  Burgess Avenue is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with an existing right-of-way ranging 
from 98 to 130 feet and a 48-foot proposed right-of-
way. 

 
 
 

(Continued) 
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STAFF REPORT 2022-CZN-867 (Amended) (Continued) 
 

Elm Avenue (Whittier Place) is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 50-foot existing right-of-way and a 
48-foot proposed right-of-way. 
 
Greenfield Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 50-foot existing right-of-way and a 
48-foot proposed right-of-way. 
 

FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 
fringe. 

 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
 
STREAM PROTECTION CORRIDOR This site is not located within a Stream Protection 

Corridor. 
 
ZONING HISTORY – SITE 
 
None. 
 
ZONING HISTORY – VICINITY  
  
2022-CZN-840 / 2022-CVR-840 / 2022-CVC-840; 5436 Brookville Road (south of site); 
requested the rezoning of 1.6 acre from the C-3 district to the C-S district to provide for truck 
retail and repair and limited C-4 uses, a variance of development standards to provide for a 
deficient number of parking spaces and a vacation of an alley, withdrawn. 
 
2021-DV2-042; 5550 & 5565 Brookville Road (south of site); requested a variance of 
development standards to provide for double-loaded parking in a front yard and for a loading 
area in a front yard, approved. 
 
2007-ZON-023; 400 South Ritter Avenue (northeast of site), requested the rezoning of 0.74 
acre from the I-3-U district to the C-3C district, approved. 
 
94-UV3-38; 422 South Ritter Avenue (east of site), requested a variance of use to provide 
for bicycle sales and service in an industrial district, approved. 
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STAFF REPORT 2022-CZN-867 (Amended) (Continued) 
 
88-UV1-79; 450 South Ritter Avenue (southeast of site), requested a variance of use and 
development standards to provide for an office for a construction contractor, approved. 
 
87-V1-29; 5436 Brookville Road (south of site), requested a variance of development 
standards to provide for a deficient front setback for a canopy, approved. 
 
 
klh  
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STAFF REPORT 2022-CZN-867 (Amended), Location 

 

 

STAFF REPORT 2022-CZN-867 (Amended), Aerial photograph (2021) 
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STAFF REPORT 2022-CZN-867 (Amended), Photographs 

 
Looking east across the subject site from the end of Greenfield Avenue along the unbuilt 
portion of Greenfield Avenue. 

 
Looking west on Greenfield Avenue from the site to the neighbors to the west. 
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Looking north across the subject site. 

 
Looking east at the neighbor to the east. 
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Looking north at the existing north-south alley along the east side of the subject site.   

 
Looking northeast at the neighbors to the east.   
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Looking south at the subject site along the Whittier Place (Elm Avenue) right of way. 

 
Looking east at the neighbor to the north. 
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Looking west along Burgess Street. 

 
Looking north along Burgess Street. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-MOD-008 
Address: 10832 Portside Court (Approximate Address) 
Location: Lawrence Township, Council District #5 
Zoning: D-P (FF) 
Petitioner: Raymond and Kimberly Peck, by Russell L. Brown 
Request: Modification of the development statement for 79-Z-107 (79-DP-3) for 

Lot 160 of Feather Cove, Section Five, to legally establish a paver 
patio (with table, stairs, railing and fire pit), with zero-foot side 
setbacks (eight-foot side and 22-foot aggregate side setback 
required). 

 
This petition was continued from the June 29, 2023 hearing to the July 27 hearing at the 
request of the petitioner. 
 
A valid Automatic Continuance was received from a remonstrator that continued this petition 
from the May 25, 2023 hearing to the June 29, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, with the provision that the following commitments 
being reduced to writing on the Commission's Exhibit "B" forms at least three days prior to the 
MDC hearing: 
 

1. Modification of Section 5(D) of Covenants and Restrictions included in 79-Z-017 to 
legally establish an above ground structure with side yard setback of variable width from 
1’ to 0’ on 25’ of waterfront lot frontage where 22’ total setback with minimum 8’ 
minimum is required for side yards.  Any portion of the structure which is located on the 
southern boundary which is more than 18 inches above grade shall be set back two (2) 
feet from the southern property boundary. 

2. The structure shall be constructed in substantial conformance with the exhibit attached 
hereto as Exhibit “A.”   

 
Without these commitments, staff would recommend denial of this petition. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
 

(Continued) 
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STAFF REPORT 2023-MOD-008 (Continued) 
 
LAND USE ISSUES 
 
◊ This 0.50-acre site is developed with a single-family dwelling.  It is located on the corner of 

Portside Court and Skipjack Drive with a 25-foot wide, approximately 126-foot long 
“panhandle” extending to the shore of Geist Reservoir.  The parcel is surrounded by single-
family dwellings.   

 
◊ Fall Creek was dammed in 1941 to create Geist Reservoir.  Residential development 

around the lake began in early 1980s.  The dwelling on the subject site was built in the late 
1980s. 

 
◊ The 2018 Comprehensive Land Use Plan recommends Suburban Neighborhood for the 

site.  This typology is primarily intended for single-family dwellings.   
 

 
MODIFICATION 
 
◊ This site was part of a petition that was approved in 1979 (79-ZON-107, DP-3) that rezoned 

516 acres from a Special Use district to the D-P district.  The D-P zoning district was 
established to encourage a more creative approach in land and building site planning and 
to accommodate site treatments not contemplated in other kinds of districts.  Petition 79-Z-
107 (79-DP-3) provided for approximately 500 acres of residential development and 
approximately 15 acres of retail development. 

 
◊ Petitions for the D-P district must include a development statement and a preliminary site 

plan that identifies the locations and types of land uses and proposed layout of streets, 
open space, parking and other basic elements of the plan. 

 
◊ The development statement for 79-Z-107 (79-DP-3) provides for minimum side setbacks to 

ensure that there are ample yards.  The development statement requires side yard setback 
lines to be no less than an aggregate of 22 feet, provided, however, no side yard may be 
less than eight feet.   Put another way, the widths of the two side yards must total at least 
22 feet, but no individual side yard may be less than eight feet in width.  If one side yard is 
eight feet, the other must be at least 14 feet in order to total 22 feet. 

 
◊ This request would modify the development statement for 79-Z-107 (79-DP-3) for Lot 160 

of Feather Cove, Section Five, to eliminate the requirement for a side setback on the north 
side and reduce the side yard setback on the south side to two feet.  This petition would 
modify the development statement for just this one lot in the development.  The standards 
of the 1979 petition would remain in effect for the rest of the lots.  An existing structure 
within the south side yard would be rebuilt to meet the new commitment. 

 
 

(Continued) 
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STAFF REPORT 2023-MOD-008  (Continued) 
 

◊ A request to eliminate all set yard setbacks was made for this site in September 2017 in 
petition 2017-MOD-015. The petition was filed following enforcement action by the 
Department of Business & Neighborhood Services for construction of the existing paver 
patio with table, stairs, railing and fire pit without a drainage permit, Improvement Location 
Permit, electrical permit or structural permit, for placing the structure in the required side 
yards, and for continuing work after the issuance of a Stop Work order. 

 
◊ Staff recommended denial of 2017-MOD-015.  On March 7, 2018 the petition was 

withdrawn. 
 

◊ Structural, drainage and the Improvement Location permits were eventually applied for and 
issued. 

 
◊ Materials submitted with this petition indicate that the “panhandle” of the subject property is 

25 in width and that the existing patio area is 25 feet wide.  
 
◊ Staff understands the desire to provide an area near the water for outdoor entertaining and 

enjoyment.   
 

◊ The 25-foot width of the panhandle coupled with the required 22-foot aggregate side yards 
leave a three-foot wide buildable area.  This makes utilization of the panhandle area 
difficult.  Staff believes it would be reasonable to support a reduction in the setbacks that 
would provide an area near the water for leisure activities.   

 
◊ However, a structure with zero setbacks is generally not appropriate.  Setbacks provide the 

vital space that is necessary to construct and maintain any structure.  Eliminating that 
space creates the need to inappropriately trespass onto abutting properties and increases 
the probability of damaging neighbors’ structures and landscaping.  By establishing a two-
foot south side yard setback, space for maintenance without trespass onto the neighboring 
property would be provided.  The petitioner has not offered to provide for a north side yard 
setback nor has the neighbor to the north been in contact with staff. 

 
 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 D-P Metro  Single-family dwelling 
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STAFF REPORT 2023-MOD-008 (Continued) 
 
SURROUNDING ZONING AND LAND USE 
 North  D-P  Single-family dwelling 
 South  D-P  Single-family dwelling 
 East  D-P  Single-family dwelling 
 West  D-P  Single-family dwelling 
     
COMPREHENSIVE LAND USE PLAN The Lawrence Township Comprehensive Land Use 

Plan (2018) recommends Suburban Neighborhood. 

THOROUGHFARE PLAN This portion of Portside Court is private street, with 
a 36-foot wide right-of-way. 
 
Skipjack Drive is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street with a 50-foot existing right of way and 
a 50-foot proposed right-of-way. 
 

FLOODWAY / FLOODWAY FRINGE A portion of the site is located in the floodway fringe of 
Geist Reservoir. 

WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection district. 
 
ZONING HISTORY - Site 
 
2017-MOD-015; 10832 Portside Court, requested a Modification of the development 
statement for 79-Z-107 (79-DP-3) for Lot 160 of Feather Cove, Section Five, to legally 
establish a paver deck, with zero-foot side setbacks, withdrawn.  
 
79-Z-107 (79-DP-3) 8302 Oaklandon Road, requested rezoning of 515.9 acres from the S-U 
Districts to the D-P classification to provide for residential development, approved. 
 
 
klh ******* 
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STAFF REPORT 2023-MOD-008, Location 

 

STAFF REPORT 2023-MOD-008, Aerial photograph (2022) 
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STAFF REPORT 2023-MOD-008, Plan of existing development 
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STAFF REPORT 2023-MOD-008, Patio Site Plan and Elevation 
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STAFF REPORT 2023-MOD-008, Proposed Commitments 
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STAFF REPORT 2023-MOD-008, Photos 

 

View of site looking north. 
 

 
View looking northwest from rear porch. 
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View of patio looking northwest. 
 
 

 
View of patio looking northwest. 
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View of patio fixtures looking southwest. 
 
 

 
View from patio looking southeast. 
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View of patio looking northeast. 
 
 

 
View of patio looking southwest. 
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View of patio from boat dock 
 
 

 
View of patio from boat dock 
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View of abutting property to the northeast 
 
 

 
View of abutting property from on-site patio  
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-MOD-009 
Address: 4375 Kentucky Avenue (approximate address) 
Location: Decatur Township, Council District #22 
Zoning: C-S 
Petitioner: Five Star Oil, Inc., by Garrett E. Lawton 
Request: Modification of the Commitments related to 2019-ZON-053 to extend the 

deadline for the completion of all commitments to September 30, 2023 
(previous commitments required completion by several dates in 2020). 

 
The Hearing Examiner continued this petition from the June 15, 2023 hearing, to the June 29, 2023 
hearing, at the request of the petitioner’s representative. 
 
The Hearing Examiner continued this petition from the June 29, 2023 hearing, to the July 27, 2023 
hearing, at the request of staff and the petitioner’s representative to provide additional time for 
discussions with the Prosecutor’s Office related to on-going violations. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 0.82-acre site, zoned C-S, is developed with a fueling station and convenience store with 

additional tenant spaces.  It is surrounded by industrial uses to the west, across Kentucky Avenue, 
zoned C-S; single-family dwellings to the north and east zoned D-A; and a hotel and commercial 
uses to the southwest, zoned C-S. 
 

◊ Petitions 2019-ZON-053 / 2020-VAR-004 requested rezoning the site from the C-S District to the 
C-S classification to provide for a convenience store / gasoline station and C-3 uses; modification 
of commitments related to 2002-ZON-178; and variances to legally establish reduced setbacks. a 
zero-foot southwest side yard setback, an eleven-foot northeast transitional yard, a zero-foot 
southeast rear yard and a five-foot front yard. 

 
◊ Petition 2002-ZON-178 rezoned the site to the C-S District to provide for a gas station, 

convenience store, hotel and restaurant.  Petition 2018-PLT-072 platted the site that separated 
the gasoline station / convenience store from the hotel and commercial uses.  Petitions 2018-
CZN-850 / 2018-CVR-850 provided for a hotel and other commercial uses adjacent to the south of 
this site.   

(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
MODIFICATION 
 
◊ This request would modify commitments related to 2019-ZON-053 to extend the deadline for the 

completion of all commitments to September 30, 2023, when the previous commitments required 
completion by several dates in 2020. 

 
◊ The Comprehensive Plan recommends office industrial mixed-use typology.  “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.” 

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

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

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

 
 • Master-planned developments in excess of 2 acres should include pedestrian 

amenities for passive and active recreation internal to the development. 
 
  Small-Scale Retailing, and Personal or Professional Services 
 

• Should be subordinate to and serving the primary uses of production, warehousing, 
and offices.  
• Should be adjacent to interstate interchanges if present.  If no interchange is present, 
should be located along arterial streets at the edge of the business park.  
• Should be located and served in such a way that the use will not interfere with 
industrial traffic or loading 

 
Overlays 
 
◊ This site is located within an overlay, specifically the Residential Corridor Reserve (RR) overlay.  

“Overlays are used in places where the land uses that are allowed in a typology need to be 
adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 
because a certain type of development should be promoted. Overlays can add uses, remove 
uses, or modify the conditions that are applied to uses in a typology.” 

 
◊ The Residential Corridor Reserve (RR) overlay is intended for areas where the residential nature 

of a corridor is at risk due to encroachment from other land uses. An example might be residential 
areas that are being overtaken by school, hospital, or corporate campuses. 

(Continued) 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
Planning Analysis 
 
◊ As previously noted, this request amends the completion date of many of the commitments 

agreed upon during the 2019-ZON-053 / 2020-VAR-004 rezoning and variance process. 
 
◊ An Agreed Judgement and Order (Cause Number 49D04-2206-OV-21933, file-dated November 

16, 2022) enumerated those commitments that have not been satisfied and / or completed.  The 
defendant (Five Start Oil Inc.) admitted to the allegations and agreed to comply with the 
commitments related to the 2019 rezoning. 

 
◊ Staff would note that further extensions of the completion date will not be supported because final 

approval by the City-County Council was on November 16, 2020.  Staff believes there has been 
adequate time within which to complete and comply with the required and agreed upon 
commitments associated with 2019-ZON-053 / 2020-VAR-004. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-S  Fueling station / convenience store / commercial uses  
SURROUNDING ZONING AND LAND USE 

 North - D-A  Single-family dwelling 
 South - C-S  Commercial use / hotel 
 East - D-A  Single-family dwelling 
 West - C-S  Industrial uses 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends office industrial mixed-use 
typology.  
Marion County Land Use Pattern Book (2019). 

THOROUGHFARE PLAN This portion of Kentucky Avenue is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
162-foot right-of-way and a proposed 112-foot right-of-way. 

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

OVERLAY  This site is located within the residential corridor reserve. 

SITE PLAN File-dated May 1, 2023 
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STAFF REPORT 2023-MOD-009 (Continued) 
 
ZONING HISTORY 
 
2019-ZON-053 / 2020-VAR-004; 4375 Kentucky Avenue, requested rezoning of 0.82 acre from the 
C-S district to the C-S district to provide for a convenience store and gasoline station and C-3 uses 
and to modify Commitments Three, Six and Seven of petition 2002-ZON-178; and a variance of 
development standards to legally establish reduced setbacks along the southwest side yard northeast 
transitional yard, southeast rear yard and a five-foot front yard, approved and granted. 
 
2013-ZON-080 / 2014-VAR-001; 4375 Kentucky Avenue, requested rezoning of 4.79 acres from the 
C-S District to the C-S classification and a modification of Commitment #3 of 2002-ZON-178 to 
provide for a liquor store, in addition to the uses previously permitted; and a variance of development 
standards of the Commercial Zoning Ordinance to provide for a liquor store within 20 feet of a D-3 
zoned protected district, withdrawn. 
 
2002-ZON-178; 4375 Kentucky Avenue, requested rezone 4.79 acres from the D-A and D-3 
Districts, to the C-S classification to provide for a gas station, convenience store, hotel and 
restaurant, approved. 
 
2000-ZON-180; 4375 Kentucky Avenue, requested a rezoning of 4.92 acres from D-A and D-3 to C-
6, to provide for commercial uses, denied. 
 
VICINITY 
 
2018-CZN-850 /, 2019-CVR-850; 4545 Kentucky Avenue; 4251 Meadowlark Lane and 5500, 5560, 
5570 and 5590 Varna Drive, requested rezoning of 3.97 acres from C-S to C-S to provide for retail 
uses in addition to the uses approved by 2002-ZON-178, and to Modify Commitment Six to modify 
the site plan of May 2, 2003 and a variance of development standards to provide for a 46.5-foot tall 
hotel, with a 109-foot front setback and 20% transparency, approved and granted. 
 
2018-PLT-072; 4100 Kentucky Avenue (south of site), requested approval of a Subdivision Plat, to 
be known as Woodspring Suites, subdividing 5.376 acres into four lots, approved. 
 
2000-ZON-112; 4701 Kentucky Avenue, requested a rezoning of 7.35 acres, being in the D-3 
District, to the C-S classification, to provide for an integrated center with a hotel, restaurants, and C-1 
uses, approved. 
 
97-UV2-101; 4245 Kentucky Avenue, requested a variance of use of the Dwelling Districts Zoning 
Ordinance to legally establish an administrative office use within an existing single-family residence 
(not permitted) and the placement of a pylon sign being 4 by 7.66 feet and 5.08 feet in height (pylon 
sign not permitted), denied.   
 
87-UV1-73; 4209 Kentucky Avenue, requested a variance of use of the Dwelling Districts Zoning 
Ordinance and a variance of development standards of the Sign Regulations for commercial archery, 
with a ground sign and wall sign, denied. 
 
81-Z-21; 4353 Kentucky Avenue, requested a rezoning of 3.8 acres from A-2 to C-3 to provide for a 
florist shop, withdrawn. 
 
kb ******* 
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View looking north along Kentucky Avenue 

 

 
View looking south along Kentucky Avenue 
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View of site looking southeast 

 
 

 
View from site looking northwest at adjacent dwelling 
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View of site south along eastern boundary 

 
 

 
View of site looking southwest 
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View of site looking south at adjacent land uses 

 
 

 
View of site looking north along eastern boundary 
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View from rear of site looking northwest  

 
 

 
View from site looking north along southern boundary 
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View from site looking south 

 
 

 
View of shoebox lighting fixture 
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View looking north along northern boundary 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
 

Case Number: 2023-ZON-024 / 2023-VAR-001   
Address: 2802 South Holt Road (Approximate Address) 
Location: Wayne Township, Council District #16 
Petitioner: Maninder Singh 
Request: Rezoning of 0.36 acre from the D-5 (FF) district to the C-4 

(FF) district to provide for an automobile body repair shop.  
Variance of Use and Development Standards of the 
Consolidated Zoning and Subdivision Ordinance to provide 
for: 

a. A six-foot tall perimeter chain link fence with barbed 
wire (fence height limited to 3.5 feet in front yards, 
chain link not permitted within front yards in 
Commercial Districts, chain link within side yards 
must be coated in vinyl within Commercial Districts, 
barbed wire prohibited); 

b. Outdoor Storage and Operations associated with 
automobile repair (not permitted); 

c. The permanent location of a portable storage structure 
(limited to 30 consecutive days); 

d. Two sliding gates within the clear sight triangles of the 
vehicular access drives along Farnsworth Street and 
Holt Road (encroachment of clear sight triangles not 
permitted); and 

e. Lack of hard surfaced parking area (hard surfaced 
parking areas required). 

 
JULY 27, 2023 
 
At the June 29, 2023 hearing, the petitioner requested a for cause continuance to July 27, 2023, 
hearing in order to provide a more descriptive site plan for review. At the time of publication, an 
amended site plan has not been provided. Subsequently, Staff continues to recommend approval of 
the rezoning and denial of the filed variances. 
 
JUNE 29, 2023 
 
At the May 25, 2023, hearing, the petitioner requested a for cause continuance to the June 29, 2023, 
hearing, in order to provide a more descriptive site plan for review. At the time of publication, an 
amended site plan has not been provided. The petitioner has indicated they intended to request an 
additional continuance in order to produce one. Subsequently, Staff continues to recommend 
approval of the rezoning and denial of the filed variances. 
 

(Continued 
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STAFF REPORT 2023-ZON-024 / 2023-VAR-001 (Continued) 
 
May 25, 2023 
 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning but recommends denial of the variances. 
 
LAND USE ISSUES 
 
◊ This 0.36-acre site is split zoned C-4 (FF) and D-5 (FF). The site is improved with a gravel parking 

area, a portable storage structure and six-foot tall chain-link perimeter fence topped with barbed 
wire. North of the subject site is a commercial structure housing a tobacco shop and a barber 
shop, within the C-4 District. West of the subject site are single-family dwellings within both the C-
4 and D-5 Districts. To the south is a recreational playground and religious use facility within the 
D-5 District. East of the site is an automobile fueling station within the I-3 District. 

 
◊ This site is recommended for Community Commercial development by the Comprehensive Plan 

and is located within its Environmentally Sensitive overlay. 
 

◊ According to aerial images and Google Maps Street View, the site was previously improved with a 
small commercial walk-up eating establishment, including a carport structure for the associated 
parking. This structure was demolished around 2017. 

 
REZONING 
 
◊ The request would uniformly zone the property C-4. Currently, only a portion of the northernmost 

tract is zoned C-4, with the remainder of the property zoned D-5.  
 

◊ The C-4 District is the Community-Regional Commercial District under the Ordinance and 
provides for medium-intense commercial uses intended to serve the broader community rather 
than a specific neighborhood. Uses permitted within this district typical generate substantial traffic 
and rely on access to major thoroughfares and are typically characterized by indoor operations 
with limited outdoor activities. 

 
◊ The comprehensive plan’s Community Commercial recommendation is generally reflective of the 

C-4 District. Specifically, it is intended to provide for low-intensity commercial and office uses that 
serve nearby neighborhoods through freestanding buildings or small integrated centers. 

 
◊ This site is also within the Environmentally Sensitive overlay of the comprehensive plan. This 

overlay is intended to preserve high quality woodlands, wetlands or other natural resources and 
mitigate damage to such resources by development. This overlay specifically indicates which land 
uses may not be appropriate within it. The proposed use, on a site of this size, is not excluded 
from the recommendation. Therefore, the rezoning request would align with the Comprehensive 
Plan recommendation. 
 

◊ As filed, the request would provide for the operation of an automobile body repair shop, which is 
permitted within the C-4 District. This use requires that all servicing, motor repair, or body repair 
be conducted within an enclosed building. Within the C-4 District, vehicles awaiting repair may not 
be stored outdoors for longer than 24 hours, as outdoor storage and operations begin to be 
permitted within the C-5 District. 
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STAFF REPORT 2023-ZON-024 / 2023-VAR-001 (Continued) 
 
VARIANCES 
 
◊ As proposed, the site would utilize the existing portable storage structure for the storage of tools 

associated with automobile repair, and the construction of a shed for the storage of automobile 
parts and other accessories related to the business. Such structures are not permitted in order to 
promote an orderly aesthetic. Repairs would be conducted outdoors until a permanent structure 
can be constructed. 

 
◊ There is currently a six-foot tall chain link perimeter fence, including gated access to Farnsworth 

Street and Holt Road, with barbed wire on the site. Given the lack of a building on the site, a six-
foot tall fence would not be permitted on the site. Barbed wire fences are prohibited by the zoning 
ordinance except for facilities associated with public safety or prisons and jails. The vehicle gates 
are also within the access drive clear sight triangles. 

 
◊ Fence height limitations are intended to promote an orderly aesthetic and uniform streetscape as 

fences of such heigh can appear industrial in nature. The clear sight triangle is intended to 
preserve visibility and promote safety by reducing the risk for vehicular-pedestrian collisions. 

 
◊ The request also would allow for the use of a gravel parking area. All commercial districts require 

hardscaped surfaces for parking areas, in order to avoid the circulation of dust particulate and 
ensure predictable drainage. 

 
◊ Staff believes that the proper, orderly development of the site, including construction of a 

freestanding building is not only appropriate in the context of the district, but would eliminate any 
practical difficulty. In Staff’s opinion, any practical difficulty associated with the site is self-imposed 
due to the reluctance to develop this vacant site in compliance with minimum expectations 
associated with the C-4 District. 
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STAFF REPORT 2023-ZON-024 / 2023-VAR-001 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-4, D-5  Commercial structure, vacant 
SURROUNDING ZONING AND LAND USE 

 North - C-4  Tobacco Shop and Barber Shop 
 South - D-5  Playground 
 East - I-3  Automobile Fueling Station 
 West - C-4, D-5  Single-family dwellings 
     

COMPREHENSIVE LAND USE 
PLAN 

The Land Use Pattern Book (2019) recommends 
Community Commercial development. 

THOROUGHFARE PLAN This portion of Farnsworth Street is classified as a Local 
Street with an existing and proposed 58-foot right-of-way. 
This portion of Holt Road is classified as a Primary Arterial 
with an existing and proposed 95-foot right-of-way. 

CONTEXT AREA This site is located within the Compact Context Area. 

SITE PLAN File-dated April 28, 2023. 

 
ZONING HISTORY 
 
None. 
 
 
 
EDH ******* 
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Site Plan (April 28, 2023): 
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Vicinity Map: 
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Photographs: 
 

 
Photo One: Facing North along Holt Road. 

 
 

 
Photo Two: Facing West South along Holt Road. Automobile fueling station on left. 
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Photo Three: Facing West along Farnsworth Street, subject site on left. 

 
 

 
Photo Four: Facing West across Holt Road towards subject site. 
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Photo Five: Facing South along Holt Road. Subject site on right. 

 
 

 
Photo Six: Vehicle Gate along Farnsworth Street, with barbed wire. 
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Photo Seven: Southern lot along abutting playground. 

 
 

 
Photo Eight: Western lot line, adjacent to single-family dwellings. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-814 / 2023-CVR-814 
Address: 6419 West 86th Street, 6302, 6360 and 6424 West 79th Street 

(Approximate Address) 
Location: Pike Township, Council District #1 
Petitioner: Cornerstone Companies, Inc. and GCG Investments, LLC, by J. Murray 

Clark 
Requests: Rezoning of 200 acres from the D-A, D-1 and D-2 districts to the C-S 

classification to provide for a mixed-use development consisting of C-3 
permitted uses, limited C-4 permitted uses, Artisan Manufacturing, Light 
Manufacturing, Research and Development uses, Live-Work units, 
multi-family dwellings and single-family attached dwellings, two-family 
dwellings and Triplex or Fourplex uses. 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 90-foot tall buildings on the 
eastern portion of the development (maximum 45-foot tall buildings 
permitted). 

 
The Hearing Examiner continued these petitions from the April 13, 2023 hearing, to the May 11, 2023 
hearing, to the May 25, 2023 hearing, and to the June 29, 2023 hearing, at the request of staff to 
provide additional time for the requested Traffic Impact Study (TIS) to be conducted and submitted for 
review, amendments and finalized. 
 
The Hearing Examiner acknowledged a timely automatic continuance that continued this petition from 
the June 29, 2023 hearing, to the July 27, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning and variance requests, subject to the following 
commitment being reduced to writing on the Commission's Exhibit "B" forms at least three days prior 
to the MDC hearing: 
 

1. A 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. 

(Continued) 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 

2. A technical assessment shall be conducted prior to the issuance of an Improvement 
Location Permit to provide for a wetlands delineation to determine the type and quality and 
how the area could be preserved and integrated into the development as an amenity. 

3. All site plans, landscaping plans, and building elevations shall be submitted for 
Administrator’s Approval prior to the issuance of an Improvement Location Permit 

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

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 200-acre site, zoned D-A, D-1, and D-2 is comprised of 12 undeveloped parcels, except for 

an accessory structure located on the southern portion of the site.  It is surrounded by Interstate-
465, to the east, zoned D-A, D-1 and D-2; single-family dwellings to the west, zoned D-1; single-
family dwellings to the north, across West 86th Street, zoned D-4 and D-6II; and religious uses to 
the south, across West 79th Street, zoned SU-1. 

 
REZONING 
 
◊ This request would rezone the site from the D-A, D-1 and D-2 Districts to the C-S classification to 

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

 
◊ The Comprehensive Plan recommends rural or estate neighborhood typology.  “The Rural or 

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

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

the county, protects the character of neighborhoods and serves as a policy guide for development 
or redevelopment of a site. 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
◊ Recommended land uses for this typology include detached housing, working farms, group 

homes, bed / breakfast and wind or solar farms. 
 
Overlays 
 
◊ This site is located within an overlay, specifically the Environmentally Sensitive overlay (ES).  

“Overlays are used in places where the land uses that are allowed in a typology need to be 
adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 
because a certain type of development should be promoted. Overlays can add uses, remove 
uses, or modify the conditions that are applied to uses in a typology.” 

 
◊ The 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. 

 
◊ Forest Alliance Woodlands, which are high quality woodlands, are located throughout the site, 

along with wetland areas.    
 
Tree Preservation / Heritage Tree Conservation 
 
◊ There are significant amounts of natural vegetation and trees located throughout 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.  
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 

◊ 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 Exhibit A, Table 744-503-3:  
Replacement Trees. 

 
Wetland Preservation 
 
◊ The aerial indicates two wetland areas located within the wooded areas. 
 
◊ The Environmental Protection Agency defines wetlands “as areas where water covers the soil or 

is present either at or near the surface of the soil all year or for varying periods of time during the 
year, including during the growing season.  Water saturation (hydrology) largely determines how 
the soil develops and the types of plant and animal communities living in and on the soil.  
Wetlands may support both aquatic and terrestrial species.  The prolonged presence of water 
creates conditions that favor the growth of specially adapted plants (hydrophytes) and promote the 
development of characteristic wetland (hydric) soils.” 

 
◊ The State of Indiana defines wetlands as “areas that are inundated or saturated by surface or 

ground water at a frequency and duration sufficient to support, and that under normal 
circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil 
conditions.  Wetlands generally include: (1) swamps; (2) marshes; (3) bogs; and (4) similar areas.” 

 
◊ Staff believes that a technical assessment that would include a wetlands delineation would 

determine the type and quality of the wetland based on the presence or absence of wetlands 
characteristics, as determined with the Wetlands Delineation Manual, Technical Report Y-81-1 of 
the United States Army Corps of Engineers. 

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

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

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

required to keep the private property free from environmental nuisances. 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
◊ Environmental public nuisance means: 
 

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

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

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

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

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

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

 
Conceptual Site Plan (See Exhibit B) 
 
◊ The conceptual plan, file-dated March 13, 2023, provides for access drives along West 86th Street 

and West 79th Street, with a proposed dedicated public street bisecting the northern portion of the 
site and running along the western boundary of the southern portion of the site. 

 
◊ The northern portion of the site would have mixed-use consisting of commercial uses fronting on 

West 86th Street, with a hotel and medical healthcare uses on the eastern portion of the site 
fronting on Interstate 465 and east of the proposed public street.  Residential development would 
be located within the northern portion of the site and west of the proposed public street. 

 
◊ The eastern and southern portion of the site would provide for commercial uses and life science 

uses along Interstate 465. 
 
C-S Statement (See Exhibit C) 
 
◊ The C-S Statement, file-dated March 9, 2023, provides details and features of the development, 

including permitted uses and accessory / temporary uses throughout the development. 
 
◊ The C-S Statement also provides an approximate square footage of the proposed uses. 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
Traffic Impact Study (TIS) 
 
◊ A draft copy of the TIS, dated April 5, 2023, was submitted for review and comments.  A final TIS, 

dated June 9, 2023, was submitted that responded to comments from the Department of Public 
Works and the State of Indiana, Department of Transportation (INDOT). 

 
◊ See Exhibit D for the Executive summary including findings and recommendations  
 
VARIANCE OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for 90-foot-tall buildings on the eastern portion of the development 

when the Ordinance limits buildings to a maximum of 45 feet.  
 
◊ Staff believes that the 90-foot-tall buildings should be limited to those buildings in proximity of the 

interstate and that any building in proximity of the residential development to the west should be 
sensitive and step down (even from the permitted 45-foot height) when located near existing 
residential uses to the west. 

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

estate neighborhood typology. However, it should be noted that the land use boundaries 
“recommended” in the Comprehensive Plan are intended to be flexible (rather than along parcel 
lines) to allow for development that responds to changes in the community’s daily life and their 
current needs. 

 
◊ Staff would also note that development through the years along this western corridor of Interstate 

465 has resulted mixed-use on both the eastern and western sides of the interstate.  Both north 
and south of this site, development on either side of the interstate corridor includes commercial, 
industrial and residential uses, similar to what is proposed with this request. The conceptual site 
plan provided would be consistent with this type of development adjacent to the interstate and 
transition into established neighborhoods.  

 
◊ As with any C-S zoned district, Administrator Approval will be required for any development within 

this district, including, site plans, landscaping plans, building elevations, and lighting plans. 
 
◊ For these reasons, staff is recommending approval of the rezoning and variance requests with 

recommended commitments particularly relating to honoring the environmental overlay. 
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GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 D-A / D-1 /   Undeveloped / accessory building 
SURROUNDING ZONING AND LAND USE 

 North - D-4 / D-6II  Single-family dwellings 
 South - SU-1  Religious Uses 
 East - D-A / D-1  

D-2 
 Interstate 465 right-of-way 

 West - D-1  Single-family dwellings 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends rural or estate neighborhood 
typology.  
Marion County Land Use Pattern Book (2019). 
 

THOROUGHFARE PLAN This portion of West 86th Street is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
160-foot right-of-way and under the jurisdiction of Indiana State 
Department of Transportation (INDOT) 
This portion of West 79th Street is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with a variable 
existing 80-178-foot right-of-way and a proposed 90-foot right-
of-way. 

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

OVERLAY  This site is located within an environmentally sensitive overlay 

SITE PLAN File-dated March 13, 2023 

C-S STATEMENT File-dated March 13, 2023 

TRAFFIC IMPACT STUDY (TIS) File-dated June 9, 2023 

 
ZONING HISTORY 
 
2020-ZON-005; 7802 Marsh Road (south of site), requested rezoning of 15.052 acres from the D-1 
district to the D-A district, approved. 
 
99-UV1-133; 6424 West 79th Street, requested a variance of use and development standards of the 
Dwelling Districts Zoning Ordinance to legally establish a historic vehicle museum, having eight 
detached accessory use structure, creating 21,112 square fee of detached accessory structure or 
706% of the main floor area of the primary residence, with total accessory uses being 21,112 square 
feet, or 204% of the size of the total floor area of the primary resident, granted. 

(Continued) 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
97-Z-149 / 97-CV-12; 6302 West 79th Street, requested rezoning of 14.438 acres, being in the D-A 
district, to the I-1-S classification to provide for restricted industrial suburban uses, and a variance of 
development standards of the Sign Regulation to provide for the placement of two advertising sign 
being within 1,500 feet of the intersection of the main travelled way of a freeway and an exit roadway 
resulting in three sign with one-mile distance and with sign dimension of 14 fee by 48 square feet, 
withdrawn  
 
VICINITY 
 
2017-UV2-001; 7802 Marsh Road (south of site), requested a variance of use to provide for a 
farmer’s market and the temporary use of a mobile construction trailer, approved. 
 
97-CP-32Z / 97-CP-32V; 7802 Marsh Road (south of site), requested the rezoning of 49.73 acres 
from the D-1 (GSB) district to the SU-1 classification, and a variance of use to provide for accessory 
uses prior to the construction of the primary use, denied. 
 
91-Z-81; 6250 West 79th Street (east of site), requested rezoning of 14.324 acres, being in the D-A 
district, to the SI-7 classification to provide for the construction of an office building for the Lions of 
Indiana, withdrawn. 
 
75-Z-73; 6400 to 7250 West 79th Street (south of site), requested the rezoning of 349 acres from 
the PK-1 and A-2 districts to the D-1 classification, approved. 
 
2001-ZON-088, 7853 Marsh Road (south of site), requested the rezoning of 12.5 acres from the D-A 
district to the SU-1 classification, approved. 
 
89-Z-169; 7523 Marsh Road (south of site), requested the rezoning of 81.5 acres from the A-2 
district to the D-P classification, approved. 
 
 
kb ******* 
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Exhibit A 
 
 
Heritage Tree Conservation  
 
Removal of any Heritage Tree is prohibited unless any of the following determinations are made 
before removal:  
 
1.  The Administrator or the city’s Urban Forester determines that the tree is dead, significantly and 

terminally diseased, a threat to public health or safety, or is of an undesirable or nuisance species.  
2.  The Director of the Department of Public Works determines that the tree interferes with the 

provision of public services or is a hazard to traffic.  
3.  The Administrator determines that the location of the tree is preventing development or 

redevelopment that cannot be physically designed to protect the tree.  
4.  The site from which the tree is removed is zoned D-A and the tree is harvested as timber or similar 

forestry product. 
 
 
 
 
 
 
 
 
 

Table 744-503-3: Replacement Trees 
Size of tree 

removed or dead 
(inches) 

Number of Trees 
to be planted to 

replace a 
Heritage Tree 

Number of Trees 
to be planted to 

replace an 
existing tree 

Over 36 DBH 15 10 
25.5 to 36 DBH 11 8 
13 to 25 DBH 8 6 

10.5 to 12.5 DBH 6 4 
8.5 to 10 DBH 5 4 

6.5 to 8 3 2 
4 to 6 2 2 

2.5 to 3.5 1 1 
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Exhibit D 
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View looking west along West 86th Street 

 
 

 
View looking east along West 86th Street 
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View of site looking east across Conarroe Road 

 
 

 
View of site looking east across Conarroe Road 

 

193

Item 20.



 
View of site looking east across Conarroe Road 

 
 

 
View looking east across Conarroe Road of adjacent property to the west of site 
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View looking east across Conarroe Road of adjacent property to the west of site 

 
 

 
View looking southeast at intersection of West 79th Street and Conarroe Road 
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View looking east along West 79th Street 

 
 

 
View looking west along West 79th Street 
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View of site looking north across West 79th Street 

 
 

 
View of site looking north across West 79th Street 
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View of site looking north across West 79th Street 

 
 

 
View of site looking north across West 79th Streetp 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-064 
Address:  40 West 40th Street (Approximate Address) 
Location:  Washington Township, Council District #7 
Petitioner:  Martin Luther King Multi-Service Center, by David Kingen 
Request: Rezoning of 2.37 acres from the D-2 (MSPC) district to the SU-7 

(MSPC) district to legally establish a community center. 
 
RECOMMENDATION 
 
Staff recommends approval of this request, 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:   
 

Prior to the issuance of any Improvement Location Permit for this site, a tree inventory 
and preservation plan shall be submitted for Administrator’s Approval.  The size 
species, location and condition of any Heritage Tree shall be provided.  Any new 
development on the site shall avoid disturbance of Heritage Trees to the extent 
possible. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ Historic aerial photography indicates that the structure on the site was built in the late 

1950s or early 1960s.  The site is currently the home of a multi-service center. 
 

◊ The 2018 Comprehensive Land Use Plan recommends City Neighborhood for the subject 
site.  This typology consists largely of multi-family housing and other forms of attached 
dwellings.  It is intended to be dense and walkable with a full range of city services and 
public amenities.   
 

◊ The subject site is within the jurisdictional area of the Meridian Street Preservation 
Commission.  This State agency has the authority for prior approval of zoning petitions 
within its jurisdiction.  If the MSPC gives prior approval to a rezoning, the petition may 
proceed through the City’s land use petition process.  However, the MSPC’s prior approval 

 
 

(Continued) 
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STAFF REPORT 2023-ZON-064 (Continued) 
 
does not obligate the Hearing Examiner or the Metropolitan Development Commission to 
approve a petition.  

 
◊ This request was heard by the MSPC on May 16, 2023 and given prior approval subject to 

two commitments: 
o Improvements shall be carried out in accordance with the submitted documentation 

presented at the May 16, 2023 Commission hearing and filed with the MSPC, 
o The applicant shall work with residents and neighborhood organizations on the 

proposed plans for the expansion. 
 

◊ As is evident from the photographs below, the site has a number of large, mature trees.  
These trees exhibit the intrinsic benefits of large trees in general, but also help blend this 
large institutional use into the context of the neighborhood where large trees on single-
family lots and in Tarkington Park are the norm. 

 
 

ZONING 
 
◊ This petition requests a rezoning to the SU-7 district.  This Special Use district that provides 

for charitable, philanthropic and not-for-profit institutions.   
 

◊ Land in any SU District is subject to the following site and development requirements, 
which are evaluated at the time of an application for an Improvement Location Permit. The 
site and development plan, proposed uses, buildings and structures must: 
o Be so designed as to create a superior land development plan, in conformity with the 

Comprehensive Plan; 
o Create and maintain a desirable, efficient and economical use of land with high 

functional and aesthetic value, attractiveness and compatibility of land uses, within the 
Special Use District and with adjacent uses; 

o Provide sufficient and adequate access, parking and loading areas; 
o Provide traffic control and street plan integration with existing and planned public streets 

and interior access roads; 
o Provide adequately for sanitation, drainage and public utilities; and 
o Allocate adequate sites for all uses proposed - the design, character, grade, location 

and orientation thereof to be appropriate for the uses proposed, logically related to 
existing and proposed topographical and other conditions, and consistent with the 
Comprehensive Plan; 

o Provide sidewalks along eligible public streets and pedestrian accessibility to available 
public transit.  

 
 
 
 

(Continued) 
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STAFF REPORT 2023-ZON-064 (Continued) 
 

◊ Development in a Special Use district requires approval by the Administrator.  In addition to 
the points above, in the SU-7 district the Administrator would use MU-1 development 
standards in his or her review, but would have the authority to modify them as appropriate 
to the use and context.  Among the MU-1 development standards are a minimum front 
transitional yard of twenty feet and a minimum rear transitional yard of 15 feet.  The site 
plan submitted with this petition does not meet those standards and ideally should be 
redesigned to do so.  Redesign might also help with tree preservation on the site.   
 

◊ Approval of this zoning petition does not approve the submitted site plan. 
  

◊ In staff’s opinion, the SU-7 district is appropriate as it is responsive to the City 
Neighborhood recommendation of the Comprehensive Land Use Plan and would conform 
the zoning of the site to its long-term and appropriate use.  

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 D-2  Compact  Multi-service center 
 
SURROUNDING ZONING AND LAND USE 
 North  D-2   Single-family dwelling 

South PK-1 Tarkington Park 
East D-2, D-9 Multi-family residential complex 
West D-5, SU-2 Single-family dwellings, elementary school 

 
COMPREHENSIVE LAND USE PLAN The Washington Township Comprehensive Plan 

(2018) recommends City Neighborhood.  
 
THOROUGHFARE PLAN  40th Street is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a Local Street, 
with a 50-foot existing right-of-way and a 48-foot 
proposed right-of-way. 

 
Illinois Street is classified in the Official Thoroughfare 
Plan for Marion County, Indiana as a Primary 
Collector, with a 60-foot existing right-of-way and a 
56-foot proposed right-of-way. 
 

FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 
fringe. 
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STAFF REPORT 2023-ZON-064 (Continued) 
 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
 
ZONING HISTORY – SITE 
 
97-UV3-66; 40 West 40th Street, requested a variance of use for a community center in a 
dwelling district and variances of development standards for a ground sign with deficient 
setbacks, approved. 
 
ZONING HISTORY – VICINITY  
  
2018-DV1-021; 4030 North Illinois Street (west of site), requested a variance of 
development standards to provide for an over-height fence, approved. 
 
97-UV3-19; 4002 North Meridian Street (east of site), requested a variance of use to provide 
for a rooftop telecommunications facility, withdrawn. 
 
 
klh  

******* 
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STAFF REPORT 2023-ZON-064, Location 
 

 

STAFF REPORT 2023-ZON-064, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-064, Site Plan 
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STAFF REPORT 2023-ZON-064, Photographs 

 
Looking north across 40th Street at the subject site. 

 
Looking east from Illinois Street at the site. 
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Looking south along the Illinois Street frontage of the site. 

 
Looking north from Illinois Street.  The subject site is to the right.  
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Looking east from Illinois Street at the neighbor to the north. 

 
Looking south across 40th Street at Tarkington Park.   

207

Item 21.



 
Looking northeast from 40th Street at the neighbor to the east. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-065 
Address:  3309 East St Clair Street and 601 & 603 North LaSalle Street 

(Approximate Address) 
Location:  Center Township, Council District #12 
Petitioner: Englewood Community Development Corporation, by Joseph D. 

Calderon 
Request: Rezoning of 1.75 acres from the C-S and D-5 districts to the D-8 

district to provide for a 43-unit, townhome-style residential 
development. 

 
RECOMMENDATION 
 
Staff recommends approval of this request.  

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ Historic mapping and aerial photography indicate that the subject site was originally 

developed with single-family, two-family and three-family dwellings.  In the late 1960s or 
early 1970s, demolitions began to occur on the site to make way for parking for nearby 
industries.  A single dwelling remains on the site today. 
 

◊ The 2018 Comprehensive Land Use Plan recommends Traditional Neighborhood for the 
subject site.  The Traditional Neighborhood typology provides for a spectrum of housing 
types with a typical residential density of five to 15 units per acre.  It also provides for some 
commercial development under certain criteria.  
 

 
ZONING 
 
◊ This petition requests a rezoning to the D-8 district.  This district provides for range of 

housing types including single-family dwellings, duplexes, multi-unit houses, rowhouses, 
and small apartment buildings.  
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STAFF REPORT 2023-ZON-065 (Continued) 
 

◊ The site plan submitted with this petition shows 43 townhouse units and a community room. 
On 1.75 acres this calculates to 24.6 residential units per acre.  This compares to 
approximately 11.8 units per acre for the block facing the subject site across LaSalle Street.   

 
Site Plan 
◊ The site plan submitted with this petition is likely to require variances to be built as shown.  

Variances concerning the amount and location of the parking, number of units per lot, and 
distance between buildings are potential areas of concern.   
 

◊ Twenty-eight parking spaces accessed from the alley are proposed.  Nine on-street parking 
spaces are proposed on St Clair Street and North Street on the development’s side of the 
street.  Twenty-one parking spaces are shown on LaSalle Street, but on the opposite side 
of the street.  These twenty-one spaces would not count towards the parking space 
requirement for the site.  The City’s parking regulations (Sec 621-117) do not permit 
parking in front of someone else’s house for more than six hours at a time. 
 

◊ Staff finds that the D-8 district is appropriate as it is responsive to the Traditional 
Neighborhood recommendation of the Comprehensive Land Use Plan.  

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 C-S, D-5 Compact  Vacant land, single-family dwelling 
 
SURROUNDING ZONING AND LAND USE 
 North  D-5   Single-family dwellings 

South C-S Vacant land 
East C-S Vacant land 
West D-5 Single-family and two-family dwellings 
Inholding D-5 Single-family dwelling, vacant lot 

 
COMPREHENSIVE LAND USE PLAN The Center Township Comprehensive Plan (2018) 

recommends Traditional Neighborhood.  
 
THOROUGHFARE PLAN  St Clair Street is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a Local Street, 
with a 50-foot existing right-of-way and a 48-foot 
proposed right-of-way. 
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STAFF REPORT 2023-ZON-065 (Continued) 
 

LaSalle Street is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Primary Collector, with a 60-foot existing right-of-way 
and a 56-foot proposed right-of-way. 
 
North Street is classified in the Official Thoroughfare 
Plan for Marion County, Indiana as a Local Street, 
with a 50-foot existing right-of-way and a 48-foot 
proposed right-of-way. 
 

FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or floodway 
fringe. 

 
WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield protection 

district. 
 

ZONING HISTORY – SITE 
 
2000-ZON-839 / 2000-VAC-839; 600-800 Sherman Drive, requested the rezoning of 49 acres 
from the D-5, C-1, C-3 and I-4-U districts to the C-S district to provide for commercial and 
industrial uses, and vacation of nine rights-of-way, three right-of-way vacations withdrawn, 
the remainder of the petitions were approved. 
 
ZONING HISTORY – VICINITY  
  
94-V1-125; 640 North LaSalle Street (west of site), requested a variance of development 
standards to provide for an over-height fence, approved. 
 
 
klh  

******* 
  

211

Item 22.



STAFF REPORT 2023-ZON-065, Location 
 

 

STAFF REPORT 2023-ZON-065, Aerial photograph (2022) 
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STAFF REPORT 2023-ZON-065, Site Plan 
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STAFF REPORT 2023-ZON-065, Photographs 

 
Looking south at the subject site from St Clair Street. 

 
Looking south on the alley to the east of the site. 
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Looking east along St, Clair Street.  The site is to the right. 

 
Looking south along LaSalle Street from its intersection with St. Clair Street.  The site is to the 
left.. 
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Looking west from LaSalle Street at the southern portion of the site.  The dwelling would be 
demolished. 

 
Looking west along North Street at the neighbors to the west.  The site is to the right.   
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Looking south across North Street at the neighbor to the south. 

 
Looking north on LaSalle Street from the corner of North and LaSalle streets.  The dwelling on 
the right is an inholding to the subject site. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2023-CZN-824 / 2023-CVC-824 
Address: 1341 & 1401 Dr Martin Luther King Jr. Street and 453 West 14th Street 

(Approximate Addresses) 
Location: Center Township, Council District #11 
Petitioner: KTKF Holdings, LLC, by Jamilah Mintze 
Request: Rezoning of 0.696-acre from the SU-1 (RC) and D-8 (RC) districts to the 

D-9 (RC) district.  
Vacation of West 14th Street, being 50 feet in width, from the east right-
of-way line of Dr Martin Luther King Jr. Street, east 120.02 feet to the 
west right-of-way line of the first north-south alley east of Dr Martin 
Luther King Jr Street, with a waiver of the assessment of benefits.  
Vacation of the first north-south alley east of Dr Martin Luther King Jr 
Street, being of variable width, from the north right-of-way line of West 
14th Street, south 200.60 feet, with a waiver of the assessment of 
benefits 

RECOMMENDATIONS 
 
Staff recommends approval of the rezoning petition. 
 
RECOMMENDED MOTION (approval): That the Hearing Examiner find that the proposed vacation is 
in the public interest; that a hearing upon the assessment of benefits be waived; that the Hearing 
Examiner confirm and ratify the adoption of Declaratory Resolution 2023-CVC-824; and that the 
vacation be subject to the rights of public utilities under IC 36-7-3-16, and the following commitment: 

That an access easement shall be provided to gain access to the Indianapolis Central Canal and to 
the existing dwelling to the north. 

SUMMARY OF ISSUES 

The following issues were considered in formulating the recommendation: 

LAND USE   

◊ The request would provide for a demolition of a vacant church and undeveloped land for 
construction of a 36-unit multi-family residential development. The site is adjacent to the 
underground portion of the Indianapolis Central canal. East of the canal is Interstate 65. 

 
(Continued) 
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STAFF REPORT 2023-CZN-824 / 2023-CVC-824 (Continued) 
 
◊ The site is across the street from an historic residential area named Flanner House Homes, which 

is mostly zoned D-8. This neighborhood is significant in that it is named on the National Register 
of Historic Places as a neighborhood that was developed by African Americans in the 1950s, with 
many of the current residents being the direct descendants of those who built their own homes. 

 
REZONING 

◊ The rezoning request would rezone the site, from SU-1(RC) and D-8 (RC) to D-9 (RC).  
 
◊ The Land Use Plan recommends City Neighborhood development. “The City Neighborhood 

typology consists largely of multifamily housing and is stepped down to other living typologies with 
attached housing. This typology is dense and walkable with a full range of city services and public 
amenities. Ideally, block lengths are shorter than 500 feet and publicly accessible pedestrian 
connections are provided through large developments. Access to individual parcels is generally by 
an alley or internal parking structures. Public spaces are typically of a smaller and more intimate 
scale in the form of smaller parks, streetscapes, and interior courtyards or rooftop spaces. 
Residential development activates the sidewalk with externalized doors and public or semi-public 
spaces. The City Neighborhood typology typically has a residential density in excess of 15 
dwelling units per acre”. The request would comply with the Plan. 

 
VACATION 
 
◊ This request would provide for the vacation of an unimproved portion of 14th Street, east of Dr. 

Martin Luther King, Jr. Street, and an unimproved north-south alley, internal to the site.  
 

◊ The 14th Street right-of-way currently provides an access means from Dr. Martin Luther King, Jr. 
Street to the underground portion of the Indianapolis Central Canal. Additionally, a dwelling to the 
north of the site gains access to the rear of that property via this right-of-way. To remedy these 
two issues, the petitioner has submitted an access easement survey, which is included below. 
Staff requests that this easement be formalized via a commitment. 

 
◊ The unimproved alley does not provide access to other property.  

 
◊ The requested vacations would be in the public interest, as long as an access easement is 

provided to access private and public property to the east and north.  
 
ASSESSMENT OF BENEFITS 
 
◊ Given these rights-of-way are unimproved, staff would support the requested waiver of the 

assessment of benefits.  
 

(Continued) 
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STAFF REPORT 2023-CZN-824 / 2023-CVC-824 (Continued) 
 
PROCEDURE 
 
Neither the Division of Planning nor the Plat Committee, Hearing Examiner or Metropolitan 
Development Commission determines how vacated right-of-way is divided.  The approval of a 
vacation petition only eliminates the public right-of-way.  The vacation approval does nothing more.  A 
petitioner will not receive a deed or other document of conveyance after the approval of a vacation. 

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

After a vacation of public right-of-way, the county assessor determines how the vacated right-of-way 
will be assessed for tax purposes.   

Petitioners and abutters of the vacated right-of-way should consult their own attorneys for advice 
regarding the ownership of the vacated right-of way. 
 
REGIONAL CENTER OVERLAY DISTRICT 
 
◊ The site lies within the Regional Center overlay district.  In this designated area, design of all new 

construction, sidewalk cafes, and signage in the Regional Center overlay district is subject to the 
approval of the Administrator of the Division of Planning. A Regional Center Approval petition has 
been filed, through 2023-REG-055 and is scheduled for public hearing on July 27, 2023. 

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 

 
SU-1 / D-8 (RC) Compact Vacant church / undeveloped 

 

SURROUNDING ZONING AND LAND USE 
North  SU-1(RC)/D-8(RC) Single-family dwelling 
South  D-8 (RC)  Multi-family dwellings 
East  CBD-S (RC)  Interstate 65  
West  D-8 (RC)  Single-family and multi-family dwellings   

 

COMPREHENSIVE LAND USE PLAN The Center Township Land Use Plan recommends City 
Neighborhood development 

 
TRANSIT-ORIENTED  The site is not within a Transit-Oriented  
DEVELOPMENT Development Overlay 
 

(Continued) 
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STAFF REPORT 2023-CZN-824 / 2023-CVC-824 (Continued) 
 
THOROUGHFARE PLAN Dr. Martin Luther King, Jr. Street is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as primary 
arterials, with an 88-foot existing and proposed right-of-way.  

 

DEVELOPMENT PLAN    File-dated, June 1, 2023 
 Revised    File-dated, July 12, 2023 
FINDINGS OF FACT   File-dated, April 10, 2023 
SITE PLAN     File-dated, June 22, 2023 
 Revised    File-dated, July 12, 2023 
VACATION SURVEY   File-dated, June 10, 2023 
 Revised    File-dated, July 3, 2023 

 
ZONING HISTORY – SITE 
 
None 
 
ZONING HISTORY – VICINITY 
 

None. 
 
JY ****** 
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Proposed access easement location 
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STAFF REPORT 2023-CZN-824 / 2023-CVC-824 - Photos 

 

 
Views of the site along Dr. Martin Luther King, Jr. Street looking south (top); interior to the site 
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Views of the existing church 
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View of portion of 14th Street to be vacated (top), Interior to the site 
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View of unimproved alley to be vacated 
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Existing drive to rear of property to the north 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-834 / 2023-CVR-834 / 2023-CPL-834 
Address: 4202 East 10th Street and 1009 Gladstone Avenue (Approximate 

Address) 
Location: Center Township, Council District #12 
Petitioner: Mountain Goat Properties, LLC, by Pat Rooney 
Request: Rezoning of 0.134 acre from the C-4 district to the D-5II district. 

 
Variance of Development Standard of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 2.8-foot front yard setback (10-
19.9-foot required), a two-foot side setback (three-foot required) and a 
0.4-foot rear setback (fifteen feet required) for proposed Lot 5A. 
 
Variance of Development Standard of the Consolidated Zoning and 
Subdivision Ordinance to provide for a five-foot corner side setback 
(eight feet required) for proposed Lot 5B. 
 
Approval of a Subdivision Plat, to be known as 10th St and Gladstone 
Ave Addition, dividing 0.134 acre into two lots. 

 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning and variance petitions, subject to the following 
commitment being reduced to writing on the Commission's Exhibit "B" forms at least three 
days prior to the MDC hearing:  

The variances of development standards shall only apply to the existing structures.  
 
Staff recommends that the Hearing Examiner approve and find that the plat, file-dated June 
14, 2023, complies with the standards of the Subdivision regulations, subject to the following 
conditions: 
 
1. Subject to the Standards and Specifications of the Department of Public Works, 

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

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

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

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

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

Subdivision Ordinance) be affixed to the final plat, prior to recording. 
 

(Continued)  
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2023-CZN-834 / 2023-CVR-834 / 2023-CPL-834 STAFF REPORT (Continued) 
7. That the Sanitary Sewer Covenant (Section 741-704, of the Consolidated Zoning and 

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

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

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

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

11. That no new driveway curb cut shall be permitted for proposed Lot 5B. 
 
SUMMARY OF ISSUES 
The following issues were considered in formulating the recommendation: 

LAND USE   

◊ The subject site is zoned C-4 and developed with two dwellings; the original single-family 
dwelling to the south and a garage that has been converted into a single-family dwelling to 
the north. 

 
◊ This petition would rezone the property to the D-5II district, subdivide the property into two 

lots, and legally establish the existing non-conforming setbacks as described in the body of 
this report.  

REZONING 

◊ This petition would rezone this site from the C-4 district to the D-5II district. This site has 
been used residentially since at least the 1920’s. The rezoning would permit continued 
residential use of this site.  
 

◊ The comprehensive plan recommends village mixed-use, which would support a variety of 
dwelling types, including detached housing. The D-5II district would permit single-family 
detached dwellings, and has a minimum lot area of 2,500 square feet.  

 
VARIANCE OF DELOPMENT STANDARDS 
◊ This petition would provide for a 2.8-foot front yard setback where a minimum of ten feet is 

required, a two-foot side setback where a minimum of three feet is required, and a 0.4-foot 
rear setback where a minimum of fifteen feet is required for proposed Lot 5A. These 
reduced setback requests are to legally establish the setbacks for an existing building, the 
garage that was converted into a dwelling. The structure has existed since at least the 
1920’s as shown on the historic Sanborn Map. Staff would not be opposed to a variance to 
legally establish a historic non-compliant structure.  
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◊ This petition would provide for a five-foot corner side yard setback where eight feet is 

required for proposed Lot 5B. This request would legally establish the setbacks for the 
existing single-family dwelling. The structure has existed since at least the 1920’s as shown 
on the historic Sanborn Map. Staff would not be opposed to a variance to legally establish a 
historic non-compliant structure 

PLAT 
◊ The plat would subdivide the subject site into two lots—Lots 5A and 5B. Lot 5A would be 

2,600 square feet, and would contain the existing garage that was remodeled into a 
dwelling on the north. Lot 5B would be 3,228 square feet, and contain the existing dwelling 
on the south. The proposed plat meets the standards of the D-5II zoning classifications as 
proposed in the companion rezoning and variances.  

TRAFFIC / STREETS 

◊ Lot 5A would front on Gladstone Avenue to the west and have alley access on the north 
side yard. This site has an existing driveway to Gladstone Avenue. Lot 5B would front on 
East 10th Street to the south; it would also have corner side frontage on Gladstone Avenue. 
No new streets are proposed for this petition. 

 
SIDEWALKS 

◊ Sidewalks are existing on East 10th Street and Gladstone Avenue. 
 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 

C-4  Compact  Residential  
 

SURROUNDING ZONING AND LAND USE 
North  D-5   Residential 
South  C-4   Commercial 
East  C-4   Residential  
West  C-4   Commercial  

 

COMPREHENSIVE LAND USE PLAN Village Mixed-Use  

THOROUGHFARE PLAN East 10th Street is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Primary Arterial, with a 55-foot existing and a 78-foot 
proposed right-of-way. 
Gladstone Avenue is classified in the Official 
Thoroughfare Plan for Marion County, Indiana as a 
Local Street, with a 50-foot existing and proposed 
right-of-way. 

 

SITE PLAN      File-dated June 14, 2023 

PRELIMINARY PLAT   File-dated June 14, 2023 

FINDINGS OF FACT   File-dated June 14, 2023 
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ZONING HISTORY – SITE 
None 

ZONING HISTORY – VICINITY 
91-V2-45, 4226 East 10th Street, variance to legally establish an existing pole sign with less 
than the required fifteen-foot setback from the right-of-way of 10th Street, and an existing wall 
sign in excess of the 25 percent of the building façade, approved.  

87-HOV-33, 4120 East 10th Street, variance to provide for a parking lot with parking spaces 
and an access drive located within the required transitional yard, approved. 

84-V2-99, 4207 East 10th Street, variance to provide for the use of an existing building as an 
ice cream store without off-street parking, approved. 

84-HOV-85, 4126, 4128, & 4130 East 10th Street, variance to provide for the use of an 
existing building for offices without the required off-street parking, approved. 

38-V-203, 4101 East 10th Street, variance to provide for a retail storeroom building, approved.  

AR **** 
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Sanborn Map 1915 
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Proposed Lot 5A Gladstone Avenue frontage, looking east 

 
Proposed Lot 5A viewed from the alley, looking south 

 
Proposed Lot 5A viewed from alley, looking west 
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Proposed Lot 5B Gladstone Avenue frontage, looking southeast 

 
Proposed Lot 5B, corner side yard 

 
View of Gladstone Avenue, looking north 
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Proposed Lot 5B, East 10th Street frontage, looking north 

 
East side yard and east of site 

 
East 10th Street frontage, looking northwest 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
 
Case Number: 2023-CZN-835 / 2023-CVR-835 
Address: 1100, 1106, 1110, 1114, 1118 and 1122 English Avenue (Approximate 

Address) 
Location: Center Township, Council District #12 
Petitioner: Lexington Place, LLC / LP 2, LLC, by Luke Burrow 
Request: Rezoning of 0.54 acre from the C-1 and C-5 districts to the D-8 district. 

 
Variance of Development Standard of the Consolidated Zoning and 
Subdivision Ordinance to provide for six, three-story, single-family 
dwellings (maximum 2.5-story dwellings permitted), a five-foot corner 
west side setback for 1100 English Avenue (eight feet required), and to 
provide for encroachment into the clear-sight triangle for 1100 and 1106 
English Avenue. 

 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning 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 39-foot half right-of-way shall be dedicated along the frontage of English Avenue, as per the 
request of the Department of Public Works (DPW), Engineering Division.  Additional 
easements shall not be granted to third parties within the area to be dedicated as public right-
of-way prior to the acceptance of all grants of right-of-way by the DPW.  The right-of-way shall 
be granted within 60 days of approval and prior to the issuance of an Improvement Location 
Permit (ILP). 

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. The site plan and elevations for each of the six dwellings shall be submitted for Administrator 
Approval prior to the issuance of an Improvement Location Permit (ILP).  

 
Staff recommends denial of the variance request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
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LAND USE 
 
◊ This 0.54-acre site, zoned C-1 and C-5, is comprised of six undeveloped parcels, It is surrounded 

by industrial uses to the north, zoned I-2; commercial uses, single-family dwellings and religious 
uses to the south across English Avenue, zoned C-5, D-8 and SU-1, respectively; a single-family 
dwelling to the east, zoned C-1; and a single-family dwelling to the west, across Shelby Street.  

 
REZONING 
 
◊ This request would rezone the site from the C-1 and C-5 Districts to the D-8 classification.  “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.” 

 
◊ The Comprehensive Plan recommends traditional neighborhood typology.  “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.” 

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

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

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

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

   • All development should include sidewalks along the street frontage. 
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  Conditions for All Housing 

• A mix of housing types is encouraged.  
• Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) 
of a school, playground, library, public greenway, or similar publicly-accessible 
recreational or cultural amenity that is available at no cost to the user. 
• Primary structures should be no more than one and a half times the height of other 
adjacent primary structures.  
• Should be oriented towards the street with a pedestrian connection from the front 
door(s) to the sidewalk. Driveways/parking areas do not qualify as a pedestrian 
connection. 

 
 Detached Housing  

• 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. 

  • Secondary units are encouraged. 
  • Lots should be no larger than one and a half times the adjacent lots. 
 
Infill Housing Guidelines 
 
◊ The Infill Housing Guidelines were updated and approved in May 2021, with a stated goal “to help 

preserve neighborhood pattern and character by providing guiding principles for new construction 
to coexist within the context of adjacent homes, blocks, and existing neighborhoods. These 
guidelines provide insight into basic design concepts that shape neighborhoods, including reasons 
why design elements are important, recommendations for best practices, and references to plans 
and ordinance regulations that reinforce the importance of these concepts.”  

 
◊ These guidelines apply to infill development in residential areas within the Compact Context Area 

and include the following features: 
 
 Site Configuration  

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

 
Aesthetic Considerations  

▪ Building Massing  
▪ Building Height  
▪ Building Elevations and Architectural Elements  

 
Additional Topics  

▪ Secondary Dwelling Units, Garages, and Accessory Structures  
   ▪ Adapting to the Future 
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◊ “As established neighborhoods experience new development, infill residential construction will 

provide housing options for new and existing residents. Increased population contributes positively 
to the local tax base, economic development, lively neighborhoods, and an interesting city.  As 
infill construction occurs, it is important to guide development in a way that complements current 
neighborhoods.  Each home in a neighborhood not only contributes to the existing context of 
adjoining houses and the block, but to the sense of place of the entire neighborhood.” 

 
◊ Because no elevations for the proposed single-family dwellings were submitted for review, staff 

would request that elevations for all the structures be submitted for Administrator Approval prior to 
the issuance of an Improvement Location Permit (ILP) to confirm that the proposed dwellings 
would be architecturally compatible and harmonious with the surrounding land uses and 
neighborhood character. 

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

conveyance of a 39-foot half right-of-way along English Avenue.  This dedication would also be 
consistent with the Marion County Thoroughfare Plan. 

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

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

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

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

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

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

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

 
VARIANCES OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for six, three-story, single-family dwellings when the maximum 

permitted height is 2.5 stories.  The mass created by six three-story, dwellings would be totally 
incompatible and out of scale with the surrounding neighborhood.  Staff, therefore, recommends 
denial of this variance request. 

 
◊ This request would allow a five-foot corner west side setback for 1100 English Avenue.  The 

Ordinance requires an eight-foot corner setback in order to provide appropriate visibility.  Allowing 
encroachment into this corner setback would compromise the visibility and result in safety 
concerns for both pedestrians and vehicles.  Consequently, staff recommends denial of this 
request. 

 
◊ Closely related to the previous variance request is the request for encroachment into the clear-

sight triangle for proposed dwellings addressed as 1100 and 1106 English Avenue.  The clear 
sight triangle provides the visibility necessary at the intersection of streets for pedestrian and 
vehicular safety. 

 
◊ For arterial streets, 120 feet from the intersection of streets is required to determine the 

encroachment of the triangle into this site.  No site plan depicting the clear sight triangle was 
submitted.  The staff report includes an approximate encroachment of this feature. 

 
◊ This site is located at the northeast corner of two primary arterials (English Avenue and Shelby 

Street).  Providing clear visibility at this intersection is of upmost necessity to ensure the safety of 
pedestrians and vehicles.  Staff, therefore, strongly recommends denial of this variance. 

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

neighborhood typology and compatible with residential redevelopment occurring in the immediate 
area.  Consequently, staff recommends approval of the rezoning request. 

 
◊ Staff would note that historical maps indicate that the site was initially developed with single-family 

dwellings but through the intervening years, the structures have been removed.  The 2016 aerial 
indicates that the site was cleared and has remained undeveloped since then. 

 
◊ Staff, however, has strong concerns with the variance requests that would clearly compromise 

pedestrian and vehicular safety at this intersection. 
(Continued) 
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◊ Furthermore, staff does not believe that the mass of six three-story dwellings would be compatible 

with the neighborhood and inconsistent with the Infill Housing Guidelines. 
 
◊ Staff believes that the site could be developed in accordance with the Ordinance and provide 

appropriate pedestrian and vehicular safety, but the requested variances would result in over 
development of the site and compromise safety. 

 
◊ As development on these sites occur, recommendations of the Pattern Book should be 

considered, as well as compliance with the Ordinance to mitigate negative impacts on surrounding 
residential development.  In other words, development standards variances should be minimal 
and based on practical difficulty in the use of the property, rather than desires of the developer. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-1 / C-5  Undeveloped 
SURROUNDING ZONING AND LAND USE 

 North - I-2  Industrial uses 
 South - C-5 / d-8 / 

SU-1 
 Commercial uses, single-family dwelling, religious uses 

 East - C-1  Single-family dwelling 
 West - D-8  Single-family dwelling 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends traditional neighborhood typology.  
Marion County Land Use Pattern Book (2019). 
Infill Housing Guidelines (2021) 

THOROUGHFARE PLAN This portion of English Avenue is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
60-foot right-of-way and a proposed 78-foot right-of-way. 
This portion of Shelby Street is designated in the Marion County 
Thoroughfare Plan as a primary arterial, with an existing 60-foot 
right-of-way and a proposed 56-foot right-of-way 

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

OVERLAY  There is no overlay for this site. 

SITE PLAN File-dated June 21, 2023 

FINDINGS OF FACT File-dated June 21, 2023 
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ZONING HISTORY 
 
2020-UV1-016; 1206, 1210 and 1222 English Avenue, requested a variance of use to provide for 
three single-family dwellings in a Commercial district, withdrawn. 
 
2021-ZON-004; 1130, 1134, 1142, 1146, 1150, 1158, 1162, 1206, 1210, and 1222 English Avenue 
(east of site), requested rezoning of 0.99 acre from C-1 district to D-8 district, approved. 
 
2018-CZN / CVR-868; 1236 English Avenue (east of site), requested rezoning of 0.25 acre from the 
C-1 district to the D-8 district and a variance of development standards for provide for deficient lot 
width, lot frontage, main floor area, open space, front and side setbacks and space between 
dwellings, approved. 
 
2018-DV1-026; 1236 English Avenue (east of site), requested a variance of use for provide for 
single-family dwellings and a secondary dwelling in a Commercial district and a variance of 
development standards to provide for a deficient front transitional yard setback, approved. 
 
2005-DV2-101; 1222, 1237 and 1247 Deloss Street (northeast of site), requested a variance of 
development standards to provide for parking and outdoor storage without hard surfacing, approved. 
 
97-Z-86; 510 Laurel Street (south of site), requested rezoning of 9.96 acres from the C-1 and D-5 
districts to the SU-2 district, approved. 
 
83-V1-119; 1149 and 1201 Deloss Street (northeast of site), requested a variance of development 
standards to provide for loading in a front yard, approved. 
 
 
 
kb ******* 
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1898 Sanborn Map 
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Clear Sight Triangle 
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View looking east along Shelby Street 

 
 

 
View looking south along Shelby Street – site on the left 
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View of site looking north across English Avenue 

 
 

 
View of site looking northeast across English Avenue 
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View of site looking southeast from the east /west alley 

 
 

 
View from site looking northeast across Shelby Street 
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