
 

Board of Zoning Appeals 
Division I (June 2, 2026) 

Meeting Agenda 
 

 

 Meeting Details 
 

 

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

 

Date:  Tuesday, June 02, 2026 Time:  1:00 PM 

 

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

 
 

 Business: 
 

 
Adoption of Meeting Minutes 
 

Special Requests 

2026-DV1-018 | 3101 North Norfolk Street 
Wayne Township, Council District #11, zoned D-4 (FF) 
SLB Assets IV LLC, by Yuliana A. Manzo Llamas 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a mini-
shed with a 3-foot northern side yard setback (5-foot setback required) and within an easement (not permitted). 

**Petition to be withdrawn. 

 

 PETITIONS REQUESTING TO BE CONTINUED: 
 

 
1. 2026-DV1-013 (Amended) | 2440 Lafayette Road 

Wayne Township, Council District #11, zoned C-4 
Lafayette Center LLC, by Sean Mastain 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a six-
foot-tall perimeter chain link fence utilizing barbed wire and within a rear-yard easement (maximum 3.5-foot-tall 
fence permitted in front yards, chain link not permitted within front yards, barbed wire not permitted, 
encroachment into easements not permitted). 

**This petition has been automatically continued to the July 7, 2026 hearing. 

2. 2026-DV1-020 | 6129 South Emerson Avenue 
Franklin Township, Council District #24, zoned D-A 
Daniel and Jennifer Taylor, by David Gilman 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of an accessory building as a primary use for personal/non-commercial storage (not permitted), 
with a 30-foot rear setback (75-foot rear setback required). 

**Staff to request continuance to July 7, 2026 to allow petition amendments and new notice. 

3. 2026-DV1-022 | 510 West Hampton Drive 
Washington Township, Council District #7, zoned D-5 
Michael and Sara Mitchell, by Josh Smith 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
three-foot side yard setback for a detached structure (seven feet required). 
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**Petitioner to request continuance to July 7, 2026 to amend request. 

4. 2026-UV1-002 | 5301 West 56th Street 
Pike Township, Council District #6, zoned D-A (FF) (FW) 
Mirza W. A. Baig, by David Kingen and Justin Kingen 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to legally establish a four-unit apartment 
building as a second primary structure on a lot (not permitted). 

**Petitioner to request continuance to July 7, 2026 to allow time for inspections. 

5. 2026-UV1-008 | 1852 Shelby Street 
Center Township, Council District #18, zoned MU-1 
The 8Forty, LLC, by Justin Kingen 

Variance of use to allow for single-family attached dwellings in the MU-1 district (not permitted) and a variance 
of development standards to allow for a 37.5-foot wide lot (50-foot minimum lot width required), a 12-foot front 
building line (0-10 feet required), lack of a primary entrance feature on the front façade (not permitted), a front 
building line encompassing 42.66% of the lot width (minimum 80% required), a trash enclosure within the 15-
foot rear yard setback (not permitted), and a 5-foot side yard setback (minimum 10-foot side yard setback 
required). 

**Staff to request continuance to allow petitioner to provide missing information. 

6. 2026-UV1-013 | 8005 East Thompson Road 
Franklin Township, Council District #25, zoned D-A 
Sergio Pantoja Sanchez, by INDYZA 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to allow for a commercial contractor 
producing canopies, awnings, and similar fabric material to operate within an existing detached accessory 
structure (non-agricultural commercial operations not permitted within D-A) and a Variance of Development 
Standards to permit a 4,218-square-foot barn being larger than the 1,960-square-foot dwelling (barns in the D-A 
district may only be larger than primary dwellings if used for agricultural-related purposes). 

**This petition will be continued to the July 7, 2026 hearing. 

 

 Petitions for Public Hearing 
 

 
 

 PETITIONS TO BE EXPEDITED: 
 

 
7. 2026-DV1-019 | 1630 East 18th Street 

Center Township, Council District #8, zoned D-5    
Dayspring Properties LLC, by Josh Smith 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
building addition with a 4.5-foot west side yard setback (five feet side setback required), and a 9-foot rear 
setback (20-foot rear setback required).   

8. 2026-DV1-021 | 8080 Broadway Street 
Washington Township, Council District #2, zoned D-S 
Kevin and Anne Casey, by Eric Jensen 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for a 
building addition, resulting in a 5.5-foot side yard setback (15-foot side setback required), and a 21-foot rear 
setback (25 feet required). 

9. 2026-DV1-023 | 4000 Michigan Road 
Washington Township, Council District #7, zoned SU-7 
Art Association of Indianapolis Indiana, by Brent Bennett 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
location of two monument signs along the 38th Street frontage and one monument sign along the Michigan 
Road frontage, being the second and third primary freestanding signs along 38th Street (maximum two signs 
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permitted) with heights of 9 feet and 12 feet (maximum 5 feet permitted) and with a separation of 75 feet 
between the 38th Street signs (300-foot separation required), and a canopy sign with a projection from the wall 
exceeding 18 inches (maximum 18 inches permitted). 

 

 PETITIONS FOR PUBLIC HEARING (Transferred Petitions): 
 

 
 

 PETITIONS FOR PUBLIC HEARING (Continued Petitions): 
 

 
10. 2026-DV1-012 (Amended) | 3675 West 11th Street 

Wayne Township, Council District #12, zoned D-5 
Manuel Alonso Marrufo Villa & Maria Elena Marrufo, by Epifanio Carbajal 

Variance of Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide for the 
construction of a detached garage with a 3-foot side setback (7-foot required), a 4-foot rear setback (5-foot 
required), and within an easement (encroachment into easements prohibited), accessed by a driveway resulting 
in a 33-foot width of parking area in the front yard (parking areas limited to 30-foot width in front yards). 

11. 2026-UV1-009 | 3002 East 56th Street 
Washington Township, Council District #3, zoned C-3 
Shvonne Watson, by Table Holdings, dba Every Day Auto 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance to permit an auto sales business (not 
permitted in the C-3 zoning district). 

12. 2026-UV1-011 | 3922 East 26th Street 
Center Township, Council District #8, zoned D-5 
Fancy Towing LLC, by Nyenell Odom  

Variance of Use and Development Standards of the Consolidated Zoning and Subdivision Ordinance to provide 
for a gravel parking lot to store recently towed vehicles (not permitted, parking areas must be paved), with zero-
foot front, side and rear setbacks (10-foot front setback, 5-foot side setbacks and 20-foot rear setback required) 
and a six-foot privacy screened fence surrounding the site (maximum 3.5-tall fence permitted).  

 

 PETITIONS FOR PUBLIC HEARING (New Petitions): 
 

 
 

 Additional Business: 
 

 

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

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

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

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

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

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

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

Planning Division. 

 

This meeting can be viewed live at https://www.indy.gov/activity/channel-16-live-web-stream. The recording of 

this meeting will also be archived (along with recordings of other City/County entities) at 

https://www.indy.gov/activity/watch-previously-recorded-programs. 

Member Appointed By Term 

Peter Nelson, Chair Mayor’s Office January 1, 2025 – December 21, 
2025 
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David Duncan, Secretary Mayor’s Office January 1, 2025 – December 21, 
2025 

Jennifer Whitt City-County Council January 1, 2025 – December 21, 
2025 

Andrew Katona Metropolitan Development 
Commissions 

January 1, 2025 – December 21, 
2025 

VACANT City-County Council N/A 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
6th 

BOARD OF ZONING APPEALS DIVISION II            June 2, 2026 
 

 

Case Number: 2026-DV1-018 

Property Address:  3101 North Norfolk Street (approximate address) 

Location: Wayne Township, Council District #11 

Petitioner: SLB Assets IV LLC, by Yuliana A. Manzo Llamas 

Current Zoning: D-4 (FF) 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a mini-shed with a 3-foot northern side 
yard setback (5-foot setback required) and within an easement (not 
permitted). 

Current Land Use: Residential 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

Staff informed the petitioner that since (a) a flood permit had been previously issued for their scope of 

work and (b) the eastern setback would be a side yard setback as opposed to a rear yard setback, no 

variance of development standards would be required. The petitioner also indicated that they would work 

to remove an existing detached storage shed outside of the required setback to the north. This petition 

could be withdrawn at the June 2, 2026 hearing. 
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Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I            May 12, 2026 
 

 

Case Number: 2026-DV1-013 (Amended) 

Property Address:  2440 Lafayette Road (approximate address) 

Location: Wayne Township, Council District #11 

Petitioner: Lafayette Center LLC, by Sean Mastain 

Current Zoning: C-4 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a six-foot-tall perimeter chain link 
fence utilizing barbed wire and within a rear-yard easement (maximum 
3.5-foot-tall fence permitted in front yards, chain link not permitted within 
front yards, barbed wire not permitted, encroachment into easements not 
permitted). 

Current Land Use: Commercial 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

6/2/26: A timely automatic continuance request was filed by a registered neighborhood organization, 

moving this petition to the July 7th, 2026 hearing date. A full staff report will be made available in advance 

of that hearing. 

5/12/26: During the review process, staff became aware of the need for an additional variance related to 

the encroachment of the fence into a rear-yard easement. In order to allow time for the mailing of 

amended notice as well as for the petitioner to discuss the easement with AES, this petition will be 

continued to the June 2nd, 2026 hearing date of Division I. A full staff report will be made available in 

advance of that hearing. 
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Item 1.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
BOARD OF ZONING APPEALS DIVISION I                 June 2, 2026 
 

 
 
Case Number: 2026-DV1-020 
Address: 6129 South Emerson Avenue (approximate address) 
Location: Franklin Township, Council District #24 

Zoning: D-A 
Petitioner: Daniel and Jennifer Taylor, by David Gilman 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of an accessory 
building as a primary use for personal/non-commercial storage (not 
permitted), with a 30-foot rear setback (75-foot rear setback required). 

Current Land Use:       Vacant lot 
 
Staff Reviewer:        Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

 
This petition will need to be continued for cause from the June, 2, 2026, hearing, to the July, 7, 2026, 
hearing, to allow time to amend the petition and provide new notice.   
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Item 2.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

BOARD OF ZONING APPEALS DIVISION I            June 2, 2026 
 

 

Case Number: 2026-DV1-022 

Property Address:  510 West Hampton Drive (approximate address) 

Location: Washington Township, Council District #7 

Petitioner: Michael and Sara Mitchell, by Josh Smith 

Current Zoning: D-5 

Request: 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a three-foot side yard setback for a 
detached structure (seven feet required). 

Current Land Use: Residential 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

The petitioner has indicated that they wish to amend the above request to reflect both a reduced side 

yard and rear yard setback. This would require the mailing of amended notice, and for the petition to be 

continued to the July 7th hearing date to allow for sufficient time between the mailing of amended notice 

and the hearing. A full staff report will be made available in advance of that hearing date. 
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Item 3.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
6th 

BOARD OF ZONING APPEALS DIVISION II            June 2, 2026 
 

 

Case Number: 2026-UV1-002 

Property Address:  5301 West 56th Street (approximate address) 

Location: Pike Township, Council District #6 

Petitioner: Mirza W.A. Baig, by David Kingen and Justin Kingen 

Current Zoning: D-A (FF) (FW) 

Request: 
Variance of Use of the Consolidated Zoning and Subdivision Ordinance to 
legally establish a four-unit apartment building as a second primary structure 
on a lot (not permitted). 

Current Land Use: Residential 

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

6/2/26: The initial fire inspection found 10 violations at the site. Several of those violations were resolved, 

but the petitioner is continuing to explore options related to the width of the access road and lack of fire 

hydrant. An additional continuance will be requested to the July 7th hearing date. A full report will be made 

available at that point in time.  

4/7/26: The petitioner was granted a continuance to the May 12, 2026 hearing date in order to allow time 

for a fire inspection of the unpermitted multifamily dwelling on the property. 

3/3/26: A timely automatic continuance request was filed by a registered neighborhood organization. This 

petition will be automatically continued to the April 7, 2026 hearing date of Division I. 
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Item 4.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

Board of Zoning Appeals Division I               June 2, 2026 
 

 

Case Number: 2026-UV1-008 
Property Address:  1852 Shelby Street (approximate address) 
Location: Center Township, Council District #18 
Petitioner: The8Forty, LLC, by Justin Kingen 
Current Zoning: MU-1 (TOD) 

Request: 

Variance of use to allow for single-family attached dwellings in the MU-1 
district (not permitted) and a variance of development standards to allow 
for a 37.5-foot-wide lot (50-foot minimum lot width required), a 12-foot 
front building line (0-10 feet required), lack of a primary entrance feature 
on the front façade (not permitted), a front building line encompassing 
42.66% of the lot width (minimum 80% required), and a trash enclosure 
within the 15-foot rear yard setback (not permitted). 

Current Land Use: Undeveloped 
Staff Reviewer: Josh Levesque, Senior Planner 

 
 

PETITION HISTORY 
 
 

A registered neighborhood organization previously filed a timely automatic continuance from the May 12th 
to the June 2nd BZA I hearing. Staff is requesting a continuance for cause as information vital to staff’s 
recommendation is still outstanding. 
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Item 5.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

Board of Zoning Appeals Division I               June 2, 2026 
 

 

Case Number: 2026-UV1-013 
Property Address:  8005 East Thompson Road (approximate address) 
Location: Franklin Township, Council District #25 
Petitioner: Sergio Pantoja Sanchez, by Justin Kingen 
Current Zoning: D-A 

Request: 

Variance of Use of the Consolidated Zoning and Subdivision Ordinance 
to allow for a commercial contractor producing canopies, awnings, and 
similar fabric material to operate within an existing detached accessory 
structure (non-agricultural commercial operations not permitted within D-
A) and a Variance of Development Standards to permit a 4,218-square-
foot barn being larger than the 1,960-square-foot dwelling (barns in the 
D-A district may only be larger than primary dwellings if used for 
agricultural-related purposes). 

Current Land Use: Single-family home; pole barn 
Staff Reviewer: Josh Levesque, Senior Planner 

 
 

PETITION OVERVIEW 
 

 
• Petitioner is requesting a continuance to the July 7th BZA I hearing to provide further information 

and to allow for additional discussion with staff. 
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Item 6.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
BOARD OF ZONING APPEALS DIVISION I               June 2, 2026 
 

 
Case Number: 2026-DV1-019 
Address: 1630 East 18th Street (approximate address) 
Location: Center Township, Council District #8 

Zoning: D-5    
Petitioner: Dayspring Properties LLC, by Josh Smith 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a building addition with a 4.5-foot 
west side yard setback (five feet side setback required), and a 9-foot rear 
setback (20-foot rear setback required).   

Current Land Use:   Single-Family Dwelling.  
 
Staff Recommendation:    Staff recommends approval of this petition. 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for this petition.  
 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition. 

PETITION OVERVIEW 
 

 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance, specifically those 
relating to setbacks, are intended to ensure orderly development and protect surrounding property 
values by providing for open buffer areas along lot lines, and to ensure adequate access around 
buildings.  

 

 The requested 9-foot rear setback is largely a result of the irregular size and orientation of the lot. 
The lot, at 68 feet in depth, is about half the length of a typical D-5 lot, resulting in the need for a 
reduced rear setback. There is an undeveloped alley right-of-way behind the lot, that provides 
additional separation from any adjacent properties.  

 

 The requested 4.5-foot west side setback would be in line with the existing dwelling which is placed 
at a slight angle on the site and has a progressively decreasing side setback. The rear dwelling 
expansion with the deficient west side setback would be similar to a one-time legally non-
conforming expansion of 50% or less. The requested west side setback would not be out of context 
with the neighborhood as it is similar to other dwellings in the area.  In Staff’s opinion, this would be 
a minor deviation, and would not negatively impact surrounding property owners.  
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 Generally, staff supports legally establishing property improvements if their location and 
characteristics do not negatively impact adjoining residential areas by causing a nuisance to the 
surrounding neighborhood. Staff believes that this would be true for this particular variance request; 
additionally, no public safety or health risks would come from the grant of this variance. 

 
GENERAL INFORMATION 
 

 

Existing Zoning D-5 

Existing Land Use Single Family Dwelling 

Comprehensive Plan Traditional Neighborhood Uses 

Surrounding Context Zoning Surrounding Context 
North:   D-5 Single-Family Dwellings 

South:    D-5 Single-Family Dwelling / Undeveloped 

East:    D-5 Undeveloped 

West:    D-5 Single-Family Dwelling 

Thoroughfare Plan 

East 18th Street  Local Street 50-foot existing and proposed right-of-way. 

Context Area Compact area 

Floodway / Floodway Fringe No 

Overlay N/A 

Wellfield Protection Area No 

Site Plan April 15, 2026 

Elevations N/A 

Landscape Plan N/A  

Findings of Fact  April 15, 2026 

 
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 
 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends the Traditional Neighborhood 
typology which includes a full spectrum of housing types, ranging from single family homes to large-
scale multifamily housing. The development pattern of this typology should be compact and well-
connected, with access to individual parcels by an alley when practical. Building form should 
promote the social connectivity of the neighborhood, with clearly defined public, semi-public, and 
private spaces.  Infill development should continue the existing visual pattern, rhythm, or orientation 
of surrounding buildings when possible. A wide range of neighborhood-serving businesses, 
institutions, and amenities should be present.  Ideally, most daily needs are within walking distance.  
This typology usually has a residential density of 5 to 15 dwelling units per acre. 
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
2009-SE3-004; 1802 Tallman Avenue (north of site), requested a Special Exception to provide for the 
expansion of a religious use, with a 3,200-square foot building addition, with an 8.5-foot front setback 
from the existing right-of-way line of Roosevelt Drive, with 30 existing off-street parking spaces, 
granted.  
 

2008-DV2-033; 1725 Roosevelt Avenue (south of site), requested a Variance of 
Development Standards to legally establish the expansion of a package liquor store within an 
existing 1,520-square foot building, within 42 feet of a protected district, in C-3, granted. 
 
2006-ZON-101; 1743 and 1747 Roosevelt Avenue (south of site), rezone from C-1 to D-8 to 
provide for residential uses, approved.  
 
RU ******* 
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
 

 

Location Map 
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Site Plan  
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Findings of Fact 

 

  

17

Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Photographs 
 

 
Subject site, existing dwelling, looking northeast. 

 

 
Subject site, existing/proposed dwelling expansion location with 9-foot rear setback, looking west.  
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 
Subject site, existing/proposed dwelling expansion location to rear with 4.5-foot west side setback, 

looking north.  
 

 
Subject site, proposed garage location, looking west.   
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Item 7.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
BOARD OF ZONING APPEALS DIVISION I                          June 2, 2026 
 

 
Case Number: 2026-DV1-021 
Address: 8080 Broadway Street (approximate address) 
Location: Washington Township, Council District #2 

Zoning: D-S (TOD) 
Petitioner: Kevin and Anne Casey, by Eric Jensen 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a building addition, resulting in a 
5.5-foot side yard setback (15-foot side setback required), and a 21-foot 
rear setback (25 feet required). 

Current Land Use:   Single-Family Dwelling.  
 
Staff Recommendation:    Staff recommends approval of this petition. 
 
Staff Reviewer:     Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for this petition.  
 
 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition. 

PETITION OVERVIEW 
 

 

 This parcel is zoned D-S (Dwelling-Suburban) to allow for suburban areas of extreme 

topography, areas conducive to estate development, or areas where it is desirable to permit 

only low-density development. Generous front yards with trees along roadways that follow 

the natural terrain of the land are envisioned for the D-S district. Similarly, the Comprehensive 

Plan recommends this site for Rural and Estate Neighborhood development and partially 

places it within an Environmentally Sensitive secondary overlay. Staff would note that the 

proposed development would have minimal impact on the recommendations of the 

Comprehensive Plan since it would not have any impact on the number of placement of trees 

within the existing front yard and would maintain the existing front yard setback. 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance, specifically those 
relating to setbacks, are intended to ensure orderly development and protect surrounding property 
values by providing for open buffer areas along lot lines, and to ensure adequate access around 
buildings.  
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Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 The requested side and rear setbacks are a result of an existing zoning compliant detached garage, 

that is being attached to the existing dwelling by a structural expansion of the dwelling.  Once 
attached to the dwelling, a different set of development standards for setbacks is required by the 
Ordinance.   The required setbacks would result in the relocation of the garage to the rear of the 
dwelling, away from the existing driveway and current access.  

 

 The lot, at 18,731 square feet, is a D-2 sized lot, and the width, at 105 feet wide, is a D-1 sized lot in 
width, which provides a practical difficulty in complying with development standards for the side and 
rear setbacks for this lot, which is within the D-S district.  

 

 Generally, staff supports legally establishing property improvements if their location and 
characteristics do not negatively impact adjoining residential areas by causing a nuisance to the 
surrounding neighborhood. Staff believes that this would be true for this particular variance request; 
additionally, no public safety or health risks would come from the grant of this variance. 

 
 
GENERAL INFORMATION 

 

Existing Zoning D-S 

Existing Land Use Single Family Dwelling 

Comprehensive Plan Rural or Estate Neighborhood 

Surrounding Context Zoning Surrounding Context 
North:   D-S Single-Family Dwelling 

South:    D-S Single-Family Dwelling 

East:    D-S Single-Family Dwellings 

West:    D-S Single-Family Dwelling 

Thoroughfare Plan 

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

Context Area Metro area 

Floodway / Floodway Fringe No 

Overlay Environmentally Sensitive / Red Line TOD 

Wellfield Protection Area No 

Site Plan  April 20, 2026 

Elevations N/A 

Landscape Plan N/A  

Findings of Fact  April 20, 2026 

 
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 
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Item 8.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

Pattern Book / Land Use Plan 

 

• The Marion County Land Use Plan Pattern Book recommends this site to the Rural or 
Estate Neighborhood typology to allow for development of estate-style homes on large lots 
with exceptional natural features (i.e. rolling hills, high quality, woodlands, and wetlands) 
and low density. Mature trees should be preserved whenever possible, and the 
preservation of open space is even more critical in rural areas. 
 

• This property is within an Environmentally Sensitive Overlay intended for areas containing 
natural amenities for which damage should be prevented or mitigated. This overlay is not 
intended for the preservation of open space, although detached housing should be 
oriented to minimize impact on the natural environment, including trees, wetlands, and 
exceptions topography (30% of parcels as tree canopy or naturalized area recommended). 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Given its proximity to the potential future College and 91st Red Line BRT stop, this property is 

recommended to the walkable neighborhood TOD typology to allow for walkable areas that are 

primarily small-lot single-family attached or detached residential uses but with small commercial 

nodes of one to two blocks. Stabilized residential areas should be placed outside of the immediate 

area of bus stations, and off-street parking is discouraged and should be limited to garages.  

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

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

Current Planning 

 
 

ZONING HISTORY 
 

 
2025-DV2-005; 8063 Broadway Street (east of site), Variance of Development Standards to provide 
for the addition of a covered porch and detached garage, resulting in an open space of 76 percent, a 
ten-foot north side yard setback and an aggregate setback of 23.33 feet, granted.  
 
2009DV1028; 641 E 80th Street (south of site), Variance of Development Standards of the Dwelling 
Districts Zoning Ordinance to provide for an addition to a single-family dwelling with a 7.5-foot west side 
setback (minimum fifteen-foot side setback required), approved. 
 
2005DV1062; 8028 Morningside Drive (southwest of site), provide for the construction of an addition 
to an existing single-family dwelling with an 8.7-foot west side yard setback (minimum fifteen-foot side 
yard setback required), resulting in a 24.4-foot aggregate side yard setback (minimum 35-foot aggregate 
side yard setback required), and to legally establish a storage shed with a 0.6-foot rear yard setback 
(minimum five-foot rear yard setback for accessory buildings required) in D-S, approved. 
 
2005DV3043; 636 E 80th Street (south of site), provide a building reconstruction and expansion along 
an existing non-conforming 7.5-ft. east side yard setback in D-S (min. 15-ft. side setback req.), and legally 
establish a 28-ft. aggregate side setback and a 21.5-ft. rear setback (min. 35-ft. aggregate side yard; min. 
25-ft. rear yard req.), approved. 
 
2003HOV030; 8064 Morningside Drive (southwest of site), Variance of development standards of the 
Dwelling Districts Zoning Ordinance to provide for a single-family dwelling on a 0.70-acre lot with a twelve-
foot minimum northwest side yard setback and a 32-foot aggregate side yard setback, resulting in 84 
percent open space, approved. 
 
2000VAR827; 8008 Morningside Drive (southwest of site), Variance of use and development 
standards of the Dwelling Districts Zoning Ordinance to provide for the construction of a 3,380 square-
foot single-family dwelling on a lot containing 80% of open space, approved. 
 
RU ******* 
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Location Map 
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Findings of Fact 
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Photographs 
 

 
Subject site, existing dwelling, looking west. 

 

 
Subject site, existing location of dwelling addition, connecting garage to dwelling, looking northwest.  
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Existing garage with 5.5-foot side yard setback, looking west. 

 
 

 
Existing garage with 21-foot rear setback, looking south. 
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BOARD OF ZONING APPEALS DIVISION I            June 2, 2026 
 

 

Case Number: 2026-DV1-023 

Property Address:  4000 Michigan Road (approximate address) 

Location: Washington Township, Council District #7 

Petitioner: Art Association of Indianapolis Indiana, by Brent Bennett 

Current Zoning: SU-7 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the location of two monument signs 
along the 38th Street frontage and one monument sign along the 
Michigan Road frontage, being the second and third primary freestanding 
signs along 38th Street (maximum two signs permitted) with heights of 9 
feet and 12 feet (maximum 5 feet permitted) and with a separation of 75 
feet between the 38th Street signs (300-foot separation required), and a 
canopy sign with a projection from the wall exceeding 18 inches 
(maximum 18 inches permitted). 

Current Land Use: Art Museum 

Staff Recommendations: Staff recommends approval of the requested variances. 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the requested variances. 

 

PETITION OVERVIEW 
 

 
4000 Michigan Road is a part of a 152-acre campus that currently contains the Newfields Art Museum 

as well as garden and nature preserve areas to the west. The art museum portion of the site has an 

access point from 38th Street to the south as well as two (2) access points from Michigan Road to the 

east. Current signage advertising the museum use visible from those public rights-of-way includes a 

freestanding pylon sign at the 38th Street entrance (see photos 3-4) as well as a sign at the northwest 

corner of the intersection of 38th and Michigan (see photo 8). 

Approval of this petition would allow for the placement of four (4) new signs: one sign would be a canopy 

sign suspended from an existing architectural feature on the main art museum structure (S1), one would 

be placed on an existing wall at the southernmost Michigan Road entrance (S3), and the final two would 

be placed on either side of the 38th Street entrance (S2), per below plans. 
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Variances would be required for placement of each of those new signs: 

• S1: The canopy sign proposed (a type of primary building sign) would have a separation of more 

than 18 inches from the wall of the primary building itself. A maximum projection of 18 inches for 

canopy signs would be allowed. 

• S2: These two monument signs would be the second and third overall primary freestanding signs 

along the 38th Street frontage (the ‘Newfields’ sign at the corner of 38th and Michigan would be 

the first), and a maximum of two primary freestanding signs per shared frontage would be allowed. 

A distance of 300 feet is required between primary freestanding signs on the same frontage, and 

the two new S2 signs would be approximately 75 feet apart. Additionally, the sign heights of 9 

feet would exceed the maximum 5-foot height for the district. 

• S3: Placement of this monument sign would result in a sign height of 12 feet (5-foot maximum). 

The existing pylon sign along 38th Street near the proposed S2 signs would be removed as a part of this 

scope of work, and would therefore not impact the proximity calculation above. 

 

This property is zoned SU-7 to allow for charitable, philanthropic and not-for-profit uses such as the art 

museum, gardens, and associated structures that exist at the property. Similarly, the Comprehensive 

Plan recommends the site for Regional Special Uses as well as placing it within an Environmentally 

Sensitive Areas overlay. The Plan does not offer any specific guidance related to signage; additional 

information is available within the ‘Comprehensive Plan Analysis’ section below. 

 

The design and placement of the proposed canopy sign would not allow for it to be classified as a wall 

sign per the Ordinance, since the sign itself would be suspended from an architectural feature as opposed 

to being attached to the building façade. This is a somewhat unique situation, and the current building 

form would not allow for placement of a canopy sign that would meet the Ordinance standard of being 

placed within 18 inches of the wall while also still being visible for patrons of the museum. Staff feels that 

the proposed canopy sign would serve a similar function to a wall sign or other primary building sign, and 

the canopy sign comfortably meets other standards for sign size, width, etc. Staff therefore recommends 

approval of the requested variance for the canopy sign affixed to the primary building. 

 

Findings of Fact provided by the applicant indicate that the proposed S2 and S3 signs would be of a 

similar scale and intensity to signs already existing along the busy 38th Street and Michigan Road 

frontages. Staff would note that the existing sign at the corner of 38th and Michigan would have substantial 

separation from the newly proposed signs, to the extent that the existing sign would not be visible from 

either of the newly proposed locations. Staff also feels that utilizing existing decorative walls for placement 

of the monument signs would be preferable to establishment of new primary freestanding signs, even if 

deviating from the maximum height of 5 feet. For these reasons, staff recommends approval of the 

variances related to sign separation, number and height for the proposed S2 and S3 signs. 
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GENERAL INFORMATION 

 

Existing Zoning SU-7 

Existing Land Use Art Museum 

Comprehensive Plan Regional Special Use 

Surrounding Context Zoning Surrounding Context 
North:   SU-7 / SU-2 North: Park / Church   

South:    SU-34 South: Country Club   

East:    SU-10 East: Cemetery    

West:    SU-7 West: Park    

Thoroughfare Plan 

38th Street 
 

Michigan Road 
 

Primary Arterial 
 
Primary Arterial 
 

130-foot existing right-of-way and 
114-foot proposed right-of-way 
100-foot existing right-of-way and 
88-foot proposed right-of-way 

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan 04/21/2026 

Site Plan (Amended) N/A 

Elevations 04/21/2026 

Elevations (Amended) 05/11/2026 

Landscape Plan N/A 

Findings of Fact 04/21/2026 

Findings of Fact 
(Amended) 

N/A 

 

 

 

 

 

 

 

 

 

COMPREHENSIVE PLAN ANALYSIS 
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Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Regional Special Use non-typology land use category provides for public, semi-public and 
private land uses that serve a specific institutional purpose for a significant portion of the county. 
Examples are large-scale, generally stable institutional uses such as cemeteries, hospitals, 
universities, high schools, government complexes, large museums, the Indiana State Fairgrounds, 
and the Indianapolis Motor Speedway. 

o The Environmentally Sensitive Areas (ES) overlay is intended for areas containing high 
quality woodlands, wetlands, or other natural resources that should be protected.  

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site. 

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

2018HOV024, Variance of development standards of the Consolidated Zoning and Subdivision 

Ordinance to provide for a 10-foot tall, 532-square foot freestanding sign, with a seven-foot front setback 

(maximum 240-square foot sign and 15-foot setback required), approved. 

2010DV2016, Variance of development standards of the Sign Regulations to provide for a seven-foot tall 

sign within 100 feet of the PK-1 protected district to the south (maximum four-foot tall sign permitted 

within 600 feet of a protected district) and within the right-of-way of the west-bound exit ramp from West 

38th Street (signs not permitted in the right-of-way), approved. 

2004HOV032, Variance of development standards of the Sign Regulations to provide for three fifteen-

foot tall, 108-square foot triangular rotating pylon signs (not permitted) and a 51-square foot wall sign 

resulting in 12.10 percent façade coverage of an architectural landscape wall (maximum three percent 

façade coverage permitted) with a 1.5-foot setback from the existing right-of-way of West 38th Street and 

Michigan Road (minimum fifteen-foot setback from the existing right-of-way required), and to provide for 

a 52.5-square foot wall sign resulting in 5.4 percent façade coverage of an architectural landscape wall 

(maximum three-percent façade coverage permitted) with a five-foot setback from Michigan Road 

(minimum fifteen-foot setback from the existing right-of-way required), and to provide for a 25.50-square 

foot wall sign resulting in 13.40-percent façade coverage (maximum three-percent façade coverage 

permitted) with a 1.82-foot setback from the existing right-of-way of Michigan Road (minimum fifteen-foot 

setback from the existing right-of-way required), approved. 

2001ZON069, Rezoning of 7.996 acres from D-S to SU-7, approved. 

67-Z-20, Rezoning of approximately 42.712 acres, being in D-S district, to Special Uses (7) classification 

to provide for the construction and operation of an art museum and theater/auditorium for musical, 

dramatic, literary and other culture events and civic purposes, approved. 

ZONING HISTORY – VICINITY 

2008ZON026 ; 1850 East 38th Street (west of site), Rezoning of 80 acres, being in the D-A (FW)(FF) 

District, to the SU-7 classification to provide for an art and nature park associated with an existing 

museum, approved. 

2008DV2001 ; 3402 Boulevard Place (southeast of site), Variance of Development Standards of the 

Sign Regulations to provide for a sixteen-foot tall, 112.375-square foot pole sign, with a two-foot front 

setback (minimum fifteen-foot front setback required), approved.  
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EXHIBITS 
 

 

2026DV1023 ; Aerial Map 

 

  

34

Item 9.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2026DV1023 ; Site Plan (Partial) 

 

2026DV1023 ; Elevations (S1 – Canopy Sign) 
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2026DV1023 ; Elevations (S2 – 38th Frontage) 

 

2026DV1023 ; Elevations (S3 – Michigan Frontage) 

 

36

Item 9.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2026DV1023 ; Findings of Fact 
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2026DV1023 ; Photographs 

 

Photo 1: Primary Building Viewed from South 

 

Photo 2: S1 Sign Location Viewed from West 
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2026DV1023 ; Photographs (continued) 

 

Photo 3: Western S2 Location Viewed from South 

 

Photo 4: Western S2 Location Viewed from East 
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2026DV1023 ; Photographs (continued) 

 

Photo 5: Eastern S2 Location Viewed from South 

 

Photo 6: Eastern S2 Location Viewed from West 
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2026DV1023 ; Photographs (continued) 

 

Photo 7: S3 Sign Location Viewed from East 

 

Photo 8: Existing Signage at 38th/Michigan Intersection 
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BOARD OF ZONING APPEALS DIVISION I            June 2, 2026 
 

 

Case Number: 2026-DV1-012 (Amended) 

Property Address:  3675 West 11th Street (approximate address) 

Location: Wayne Township, Council District #12 

Petitioner: 
Manuel Alonso Marrufo Villa & Maria Elena Marrufo, by Epifanio 
Carbajal 

Current Zoning: D-5 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a detached 
garage with a 3-foot side setback (7-foot required), a 4-foot rear setback 
(5-foot required), and within an easement (encroachment into easements 
prohibited), accessed by a driveway resulting in a 33-foot width of parking 
area in the front yard (parking areas limited to 30-foot width in front 
yards). 

Current Land Use: Residential 

Staff Recommendations: Staff recommends denial of the requests. 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

5/12/26: An additional continuance was sought by the petitioner to obtain a formal letter of encroachment 

approval from AES. That letter is within the Exhibits below. Staff continues to recommend denial. 

4/7/26: A continuance was requested by the petitioner to allow for additional time to (a) submit an 

amended site plan that might address the driveway width and landscaping variances and (b) to discuss 

the easement encroachment with relevant utility holders. The petitioner provided an updated site plan 

reducing the width of front-yard parking areas to 33 feet as well as an email from AES indicating a lack 

of objection to the easement encroachment. Staff continues to recommend denial of the requests. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the requests. 

 

PETITION OVERVIEW 
 

 

• 3675 West 11th Street is a triangularly-shaped residential parcel with a size of approximately 0.25 

acres. As of 2023, the property was developed with a single-family residence and detached front-

loaded garage to the west of the home. Adjacent land uses include other residences to the north 

and east, and a rail line to the southwest. Overhead power lines exist roughly parallel with the 

property’s eastern boundary line, and the site is only accessible via multiple local streets. 
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• In 2024, the property was improved with an additional gravel driveway and parking area along the 

eastern portion of the site. It does not appear that a driveway permit was obtained to allow for the 

vehicle access. Similarly, construction began on a detached garage in 2025 for which no permits 

were sought from or approved by the Department of Business and Neighborhood Services. 

 

• The violation case VIO25-010512 was opened in November of 2025 in response to a complaint 

filed with the Mayor’s Action Center. The full text of the 15 violations cited at the property is within 

the Exhibits below. Non-conformities noted by that inspection included the need for permits for 

the partially built structure as well as an addition onto the primary residence, the encroachment 

of that new building into required setbacks, outdoor storage of miscellaneous debris and vehicle 

parts, the parking of commercial and recreational vehicles and a trailer, the width of front-yard 

driveways, and the unpermitted operation of a construction contractor use in a residential zone. 

 

• Approval of this petition would allow for the property owner to keep and complete construction of 

the second, partially built detached garage in its current location. They would also reduce the 

width of the new gravel driveway on the east of the site from the 19 feet shown within aerial 

photography (see Exhibits) to 10 feet for a total of 60 feet of driveway area in the front yard. Per 

correspondence from the applicant received in February of 2026, “the homeowner has acquired 

a warehouse, and that is where he has been and will continue to store his construction and 

recreational vehicles”. Approval of this variance would not allow for any commercial activity or 

operation at the site. 

 

• Based on the contents of VIO25-010512, discussion with the petitioner, and staff’s own review of 

applicable dimensional standards, the following variances would be required: 

o The partially built detached garage has a side setback of three (3) feet from the eastern 

property line where seven (7) feet would be the applicable minimum. 

o The partially built detached garage has a rear setback of three (3) feet from the 

southwestern property line where five (5) feet would be the applicable minimum. 

o Due to the existence of overhead power lines along the eastern property line, there is a 

4-foot easement that runs parallel to the eastern property line. The partially built 

detached garage is partially within this easement (which is not permitted). 

o The width of front-yard driveway and parking areas would total 60 feet: 10 feet for the 

gravel driveway and 50 feet in front of the existing house and detached garage. This 

would be double the applicable maximum of 30 feet. 

o The driveway addition would also result in only 54.2% of the front yard area being 

comprised of grass or other landscaped materials. This zoning district and frontage type 

would require a front yard with at least 65% landscaped materials. 

 

• Staff’s review also concluded that variances related to the size and height of the garage as 

compared to the existing residence would not be required (the primary building would have a 

height of 15.5 feet and an area of 1210 square feet, while the garage would have a height of 14.5 

feet and an area of 1188 square feet). Additionally, the open space ratio would be compliant, and 

no alley access would exist for this property unlike neighboring parcels to the east. However, staff 

would note that approval of this petition would not exempt the property owner from the need for a 
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driveway permit, and that the Department of Public Works has a separate set of rules distinct from 

the Zoning Ordinance that would disallow two driveways on a single residential property. Even if 

variances are approved, it is unlikely that a driveway permit would be issued for a second access 

point for the same property where a 50-foot access already exists.  

 

• The subject site is zoned D-5 (Dwelling District Five) to allow for medium- and large-lot housing 

formats, primarily for detached houses in either new, walkable suburban neighborhoods or for 

infill situations in established urban areas. Similarly, the Near West Neighborhood Land Use Plan 

recommends residential development with a density of 5-8 dwelling units per acre for this area. 

Finally, Infill Housing Guidelines indicate that setbacks should reflect existing spacing on the block 

while allowing room for maintenance, and that front-yard areas should utilize trees and landscape 

areas to create aesthetically pleasing and sustainable residential communities. 

 

• Findings of Fact provided by the applicant in support of this filing are minimal, and mention that 

grant of these variances would allow for on-site vehicle parking as opposed to the utilization of 

on-street parking. Staff would note that no site-specific practical difficulty was identified by these 

Findings, and that if permits had been sought prior to the placement of improvements on the 

property these dimensional standards issues could have been identified and plans could have 

been altered prior to construction. Additionally, compliance with applicable residential building 

standards, Fire Code, and drainage requirements could be verified during the permitting process. 

This would be a self-imposed hardship, and staff would want to avoid the negative precedent of 

granting relief by variance for instances of “asking forgiveness, not permission”. 

 

• Regulations on setbacks exist to ensure adequate separation between structures on adjoining 

lots for reasons related to public safety, maintenance, aesthetics, and privacy. Although the odd 

triangular shape of the lot does reduce feasible options for rear yard development, staff would 

note that an exemption exists for the rear setbacks of detached accessory structures that would 

allow for five (5) feet instead of 20 feet (a reduction of 75%). The proposed structure with a size 

of 1188 square feet would be comparable to the size of the house and would be the second 

detached garage placed on the property (Ordinance only requires 1 parking space per dwelling 

unit). Staff feels that even given the triangle lot, the proposed size of the structure and the fact 

that construction began without permits would be a self-imposed difficulty. A smaller version of 

the garage might be more contextually appropriate (especially since commercial use of the site 

has been abated, per the petitioner) and could allow for compliance with setback standards. For 

these reasons, staff recommends denial of the setback variances. 

 

• With regards to variances related to the driveway width and front-yard landscaped areas, staff 

would note that a potential pathways to compliance might be to either (a) remove the new gravel 

driveway on the eastern portion of the property or (b) reduce front-yard parking areas in front of 

the existing house (most recently used for housing of commercial vehicles, per photographs within 

Exhibits) to allow for placement of a new driveway while remaining under the 30-foot requirement. 

Adjacent property owner appear able to meet the standard for front-yard landscaped area despite 

having narrower lots, and staff feels that utilization of either of the above options could allow for 

compliant site development that would more closely align with Ordinance and Plan goals. For 
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these reasons, staff also recommends denial of the variances related to the width of front-yard 

parking areas and landscaped areas along the frontage. 

 

• Finally, staff would also note the placement of the detached garage within the easement related 

to overhead power lines (see Photo 4 of Exhibits). No practical difficulty exists that would require 

encroachment of a structure into the required easement area, and placement of a building here 

could create complications for any future maintenance that might be required either for the power 

line or for the structure on this property. At the time of publication, it is unclear if AES has granted 

or if AES would grant permission for construction within their easement. For these reasons, staff 

recommends denial of the variance for encroachment into the easement. 

 

 

 

GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Residential 

Comprehensive Plan 5 – 8 Residential Units per Acre 

Surrounding Context Zoning Surrounding Context 
North:   D-5 North: Residential   

South:    D-5 South: Railroad   

East:    D-5 East: Residential    

West:    D-5 West: Residential   

Thoroughfare Plan 

11th Street 
 

Local Street 
 

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

Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 02/17/2026 

Site Plan (Amended) 02/24/2026 

Elevations 02/23/2026 (from STR25-05866) 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 02/17/2026 

Findings of Fact 
(Amended) 

02/26/2026 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Near West Neighborhood Land Use Plan (2014) 

• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

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

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• The Near West Neighborhood Land Use Plan recommends this site for the development of 5-8 
residential units per acre and also recommends the current D-5 zoning. In urban areas, 5-8 dwelling 
units per acre is common for both single-family and multi-family development. 

 

Infill Housing Guidelines 
 

 

• Infill Housing Guidelines indicate that setbacks should reflect and reinforce spacing on the existing 
block while also allowing room for maintenance of homes. Additionally, trees and well designed 
landscaping areas within front yards are recommended to foster aesthetically pleasing, 
environmentally beneficial, and sustainable residential development and streetscapes. 

 

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

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

2007DV1070 ; 1102 North Rochester Avenue (northeast of site), Variance of Development Standards 

of the Dwelling Districts Zoning Ordinance to legally establish the parking of a commercial vehicle (not 

permitted), denied. 
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EXHIBITS 
 

 

2026DV1012 ; Aerial Map 

 

Note: aerial photograph taken before partial construction of new garage 3 feet from property line to E 
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2026DV1012 ; Site Plan 
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2026DV1012 ; Aerial View of Northern Portion of Parcel + Easement (2023) 

 

Note: easement boundary represented by dashed yellow line 

2026DV1012 ; Elevations (STR25-05866) 
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2026DV1012 ; Driveway Width Diagram 

 

2026DV1012 ; Findings of Fact 
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2026DV1012 ; Notice of Violation (VIO25-010512) 
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2026DV1012 ; AES Consent to Encroach 

 

53

Item 10.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2026DV1012 ; Photographs 

 

Photo 1: Subject Residence Viewed from North 

 

Photo 2: Unpermitted Driveway and Accessory Structure Viewed from North 
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2026DV1012 ; Photographs (continued) 

 

Photo 3: Subject Site Front Yard Viewed from East 

 

Photo 4: Overhead Power Lines/Easement Intersecting Property 
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2026DV1012 ; Photographs (continued) 

 

Photo 5: Adjacent Property to East of Subject Site 

 

Photo 6: Adjacent Property to North 
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2026DV1012 ; Photographs (continued) 

 

Photo 7: Unpermitted Garage Viewed from East (November 2025) 

 

Photo 8: Separation Between Unpermitted Garage and Fence to East (November 2025) 
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2026DV1012 ; Photographs (continued) 

 

Photo 9: Commercial Vehicles within Front Yard Viewed from North (November 2025) 

 

Photo 10: Commercial Vehicles within Front Yard Viewed from East (November 2025) 
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BOARD OF ZONING APPEALS DIVISION I         June 2, 2026 
 

 

Case Number: 2026-UV1-009 
Property Address:  3002 East 56th Street (approximate address) 
Location: Washington Township, Council District #3 
Petitioner: Shvonne Watson, by Table Holdings, dba Every Day Auto 

Current Zoning: C-3 

Request: Variance of Use of the Consolidated Zoning and Subdivision Ordinance to 
permit an auto sales business (not permitted in the C-3 zoning district). 

Current Land Use: Commercial 
Staff 
Recommendations: Staff recommends denial of the variance. 
  
Staff Reviewer: Josh Levesque, Senior Planner 

 
 

PETITION HISTORY 
 
 

This petition was automatically continued from the May 12th, 2026, BZA I hearing to the June 2nd, 2026, 
BZA I hearing. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends denial of the variance. 
 

PETITION OVERVIEW 
 

 
• 3002 East 56th Street is currently a multi-tenant office building on the corner of East 56th Street 

and North Parker Avenue. The parcel is zoned C-3 and the land use plan contemplates this parcel 
as “Office Commercial”. 

• The petitioner is requesting a variance of use to allow for auto sales within a C-3 district. 
Automobile sales are not considered a by-right use until the C-5 district. 

• The Ordinance describes the purpose of the Neighborhood Commercial District (C-3) as “for the 
development of an extensive range of retail sales and personal, professional and business 
services required to meet the demands of a fully developed residential neighborhood. Examples 
of such types of uses include neighborhood shopping centers, sales of retail convenience or 
durable goods, shopping establishments, retail and personal and professional service 
establishments. At this neighborhood scale of retail, a fine-grain of accessibility requisite for all 
modes of travel must be provided and maintained. It does not make provision, however, for those 
businesses that draw customers in significant numbers beyond a neighborhood boundary and 
are, therefore, unusually heavy traffic generators, such as theaters. It does not allow those 
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businesses that require the outdoor display, sale or storage of merchandise; or require outdoor 
operations. In general, to achieve maximum flexibility of permitted land use, the C-3 District makes 
possible a highly varied grouping of indoor retail and business functions.” 

• In contrast, the “C-5 District is designed to provide areas for those retail sales and service 
functions whose operations are typically characterized by automobiles, outdoor display, or sales 
of merchandise; by major repair of motor vehicles; by outdoor commercial amusement and 
recreational activities; or by activities or operations conducted in buildings or structures not 
completely enclosed. The types of uses found in this district tend to be outdoor functions, brightly 
lit, noisy, etc. Therefore, to provide a location where such uses can operate in harmony with the 
vicinity, the C-5 district should be located on select heavy commercial thoroughfares and should 
avoid locating adjacent to protected districts.” 

• While the adjacent property to the east houses a concrete manufacturing and distribution center 
and is zoned I-2/I-4, this property predates the Ordinance and is an outlier amongst an area 
contemplated by the Comprehensive Plan as either residential or office commercial. While there 
are further light industrial uses to the southwest, East 56th Street itself does not give the 
appearance of a heavy commercial corridor. 

• Furthermore, the Ordinance indicates that the C-5 district should avoid locating near protected 
districts. The property sits directly south of a D-3 district with D-5, D-2, and D-3 further along East 
56th Street in both directions. A variance of use to allow such intensity would go against the 
Ordinance’s intention to buffer heavy commercial and residential uses. 

• Finally, a variance of use is intended for situations where a use has not been contemplated in the 
Ordinance or the parcel in question has no other viable use. The current C-3 zoning district, the 
Office Commercial land use designation, and previous use as an office building all point to a 
variety of by right uses available to the petitioner. 

• Given that this request is incompatible with the land use plan, would go against the Ordinance’s 
intentions to buffer heavy commercial and residential districts, and the fact that there are a number 
of by-right uses available to the petitioner, staff recommends denial of this petition.  

 
GENERAL INFORMATION 

 
Existing Zoning C-3 
Existing Land Use Residential 
Comprehensive Plan Office Commercial 
Surrounding Context Zoning Surrounding Context 

North:   D-3 North: Residential  

South:    I-1 South: Heavy Commercial & 
Residential  

East:    I-2/I-4 East: Industrial 
West:    C-1 West: Commercial 

Thoroughfare Plan 
East 56th Street 

 
Parker Avenue 

Primary Collector 
 
Local Street 

70-foot existing right-of-way and 
66-foot proposed right-of-way 
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50-foot existing right-of-way and 50-
foot proposed right-of way 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 03/05/2026 
Site Plan (Amended) 04/28/2026 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 03/05/2026 
Findings of Fact 
(Amended) N/A 

 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

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

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
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• Not Applicable to the Site.  
 

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

 

 
• Not Applicable to the Site.  

 
 

ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

N/A 

ZONING HISTORY – VICINITY 

63-Z-37; 5707 Brockton Drive (northeast of site), Rezoning of approximately 12 acres from the U1-
A2-H1 and U4-A2-H1 districts to the U2-H1-A4 classification, approved. 

88-Z-46; 2861, 2871, 2881, 2921 East 56th Street (southwest of site), Rezoning of 1.879 acres from 
the I-1-U district to the C-1 district, approved. 

92-Z-107; 2940 East 56th Street (west of site), Rezoning of 0.5-acre from the C-3 to the C-1 district to 
provide for a day nursery, approved.  
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EXHIBITS 
2026UV1009; Aerial Map 
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2026UV1009; Site Plan 
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2026UV1009; Findings of Fact 
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2026UV1009; Photographs 

 

Photo 1: View of parking lot on east side of property where cars would be stored. At its closest point, 
the Nickel Plate Trail is approximately 60 feet to the east.  
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2026UV1009; Photographs (continued) 

 

Photo 2: Parking lot at subject site looking west 

 

 

 

 

 

 

67

Item 11.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2026UV1009; Photographs (continued) 

 

Photo 3: Parking lot of subject site looking east. Pedestrian beacon for Nickel Plate Trail can be seen in 
background 
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2026UV1009; Photographs (continued) 

 

Photo 4: Western edge of property looking north. Residential area in background. 
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2026UV1009; Photographs (continued) 

 

Photo 5: View of surrounding properties across 56th Street. 
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2026UV1009; Photographs (continued) 

 

Photo 6: Another view of surrounding properties across 56th Street. 
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2026UV1009; Photographs (continued) 

 

Photo 7: View of residential properties to the north of the subject site 
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BOARD OF ZONING APPEALS DIVISION I                     June 2, 2026 
 

 

Case Number: 2026-UV1-011  
Address: 3922 East 26th Street (approximate address) 
Location: Center Township, Council District #8 
Zoning: D-5 
Petitioner: Fancy Towing LLC, by Nyenell Odom  
Request: Variance of Use and Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for a gravel parking lot to store recently 
towed vehicles (not permitted, parking areas must be paved), with zero-foot 
front, side and rear setbacks (10-foot front setback, 5-foot side setbacks and 
20-foot rear setback required) and a six-foot privacy screened fence 
surrounding the site (maximum 3.5-tall fence permitted).  

 
Current Land Use:   Undeveloped 
 

Staff Reviewer:  Robert Uhlenhake, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was previously continued for cause from the May 12, 2026, hearing, to the June 2, 2026, 
hearing, to provide new notice to surrounding property owners and registered organizations. 
 
 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition.  

PETITION OVERVIEW 
 

 

 The request would provide for the operation of a gravel parking lot to store recently towed vehicles, 
with zero-foot front, side and rear setbacks and a six-foot privacy screened fence surrounding the 
site. 

 

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

 
VARIANCE OF USE 
 

 The proposed use is permitted in any Commercial or Industrial District only with the granting of a 
Special Exception, that shows no adverse impact on surrounding properties.  
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 Given the increase in intensity between the existing zoning and the proposed use, including the 

number of vehicles as outdoor storage, approval of this request would over-develop the site and 
facilitate the intrusion of heavy commercial uses into a residential neighborhood north of East 26th 
Street. The request would encourage additional encroachment, in a manner violating the 
development norms and residential aesthetics of the street,  

 

 The strict application of the terms of the zoning ordinance does not constitute a practical difficulty 
for the property, since the site is zoned D-5 and could be used by any number of uses permitted, by 
right, in the D-5 zoning classification.  Any practical difficulty is self-imposed by the desire to use the 
site for operation of a parking lot for towed vehicles.  

 

 The subject site is similar in size to other nearby properties that are able to follow the 
comprehensive plan and zoning ordinance without the need for variances.  For these reasons, staff 
recommends its denial for the variance of use. 

 
VARIANCE OF DEVELOPMENT STANDARDS 
 

 The proposed use of the site for a non-permitted use, also requires the following variance of 
development standards: gravel parking, zero-foot front, side and rear setbacks, and a six-foot 
privacy screened fence surrounding the site.  As the proposed use is no-complaint, as are these 
requested accessory uses.  

 

 The subject site is similar in size to other nearby properties that are able to follow the 
comprehensive plan and zoning ordinance without the need for variances.  For these reasons, staff 
recommends denial of these requested variances.  

 
GENERAL INFORMATION 

 

Existing Zoning D-5 

Existing Land Use Undeveloped 

Comprehensive Plan Light Industrial uses 

Overlay No  

Surrounding Context Zoning Surrounding Context 
North:   D-5 Undeveloped / Single Family Dwellings 

South:    C-7 Heavy Commercial 

East:    D-5 Undeveloped 

West:    D-5 Undeveloped 

Thoroughfare Plan 

East 26th Street Local Street 49-foot existing and proposed right-of-way. 

Context Area Compact 

Floodway / Floodway Fringe N/A 

Wellfield Protection Area No 

Elevations N/A  

Landscape Plan N/A  

Plan of Operation  

Site Plan   

Findings of Fact  
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Light Industrial uses. 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends light industrial uses for the subject site which provides for 
industrial, production, distribution, and repair uses conducted within enclosed structures and 
unlikely to create emissions of light, odor, noise, or vibrations. This typology is characterized by 
freestanding buildings or groups of buildings, often within industrial parks. Typical uses include 
warehousing, self-storage, assembly of parts, laboratories, wholesaling, and printing. Industrial or 
truck traffic should be separated from local/residential traffic. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site.  

 
 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

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

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
95-UV1-24; 3906, 3910, 3914, 3918, and 3922 East 26th Street (west of site), requested a Variance 
of Use to provide for construction of a parking lot and office building for a truck dispatch operation, 
granted. 
 
92-UV2-42; 3925 East 26th Street (south of site), requested a Variance of Use to provide for the 
construction of a building to be used as storage for an existing trucking company; a Variance of 
Development Standards to permit a front setback of 53 feet, approved. 
 
RU ******* 
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EXHIBITS 
 

 

Location Map 
 

 
  

76

Item 12.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 
Site Plan 
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Findings of Fact  
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Photographs 

 

 
Subject site, looking north 

 

 
Adjacent Heavy Commercial use to the south.  

80

Item 12.



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 
Adjacent undevelped residential to the west, looking northwest.   

 

 
Non-compliant landscaping contractor to the east in D-5 district, looking north.  
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