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PART I 

 
REZONING PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, 
APPEAL FILED BY A REMONSTRATOR: 
  
2016-ZON-057 3402 NORTH SCHOFIELD AVENUE (APPROXIMATE ADDRESS) 

CENTER TOWNSHIP, CD #9 
JESUS INSIDE PRISON MINISTRY, INC., by Russell L. Brown 
Rezoning of 0.92-acre from the D-5 (W-5) district to the SU-7 (W-5) 
classification to legally establish a faith-based offender re-entry facility. 
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STAFF REPORT 
 

 Department of Metropolitan Development 
 Division of Planning 

Current Planning Section 
 
Case Number: 2016-ZON-057 
Address: 3402 North Schofield Avenue (approximate address) 
Location: Center Township, Council District #9 
Petitioner: Jesus Inside Prison Ministry, Inc., by Russell L. Brown 
Request: Rezoning of 0.92-acre from the D-5 (W-5) district to the SU-7 (W-5) 

classification to legally establish a faith-based offender re-entry facility. 
 
ADDENDUM FOR NOVEMBER 16, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was heard by the Hearing Examiner on October 27, 2016.  After a full hearing, the 
Hearing Examiner recommended approval of this petition. Subsequently, a remonstrator filed an 
appeal of the Hearing Examiner’s decision.  A memorandum of her recommendation is attached.  
 
October 27, 2016 
 
RECOMMENDATIONS 
 
Staff recommends approval of the petition, subject to the following commitments being reduced 
to writing on the Commission's Exhibit "B" forms three days prior to the MDC hearing: 
 

The permitted use shall be subject to the Site Plan and Plan of Operation, both file-dated 
September 22, 2016.  

 
SUMMARY OF ISSUES 
 

LAND USE 
 

◊ This request would rezone 0.92 acre, from the D-5 District to the SU-7 classification to legally 
establish a faith-based offender re-entry facility.  The subject site, zoned D-5, is currently 
improved with a former nursing home and surface parking lot granted by variance, 79-UV3-1.   

 
◊ A previous variance, 2015-UV2-037, requested a variance of use of the Dwelling Districts 

Zoning Ordinance, to provide for a residential re-entry facility for ex-offenders, with training 
and religious services and a commercial trash container and commercial signs.  That request 
was denied on February 9, 2016. An approval petition, 2016-AP2-001, requested a waiver of 
the refiling rule, subsequent to the denial of 2015-UV2-037, on February 9, 2016, to permit 
the filing of a rezoning petition, prior to the expiration of the one-year waiting period.  That 
request was approved on September 13, 2016.  

 
 

(Continued) 
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STAFF REPORT 2016-ZON-057 (Continued) 
 

 The use in question is not specifically provided for or identified as a permitted use within any 
District of the Dwelling Districts Zoning Ordinance.  Based upon the programmatic information 
provided in the petition file, the SU-7 Special Use District, which would allow charitable, 
philanthropic and non-profit institutions, would permit this use.  Special Use Districts are 
typically considered compatible with abutting residential uses, provided the programmatic 
aspects of the proposed use would not negatively impact the abutting uses and the site is 
designed in such a manner as to mitigate any potential negative impact.   

 

 Locating facilities of this nature can be difficult.  The difficulty arises from real and perceived 
negative impacts; therefore, care should be taken to mitigate any negative consequences 
upon neighboring properties.  The Plan of Operation addresses issues such as occupancy, 
hours of operation and security that could potentially impact nearby properties.  

 

◊ The United North East Neighborhood Plan (1998) recommends medium-density residential, of 
five to fifteen units per acre, for the subject site.  Special uses are generally not indicated in 
the Plan unless the use is existing, because of the unique nature of special uses.  For 
example, school, churches, philanthropic institutions, sanitary landfills, and gravel processing 
plants may be suitable uses in locations not anticipated by the plan, and school and religious 
uses may be suitably located within a residential neighborhood.  This request to locate a faith-
based facility (SU-7) within an area designated for residential uses would be an acceptable 
deviation from the plan recommendation.  

 
PLAN OF OPERATION 
 

 The Plan of Operation, as proposed, would help with the integration of the facility into the 
residential area, and to mitigate any negative consequences upon neighboring properties.  
Therefore, the use of the property, included in this rezoning, should comply with the Plan of 
Operation, file-dated September 22, 2016. 

 
SITE DEVELOPMENT 
 

 If approved to the SU-7 classification, all proposed site plans, building and sign elevations 
would be subject to Administrator’s review and approval prior to the issuance of an 
Improvement Location Permit.  Because of the adjacent residential development, careful 
review would be given to parking lot lighting.   

 
GENERAL INFORMATION 
 

EXISTING ZONING AND LAND USE  
     D-5   Religious use 
 

SURROUNDING ZONING AND LAND USE 
 North -   D-5 / SU-1  Single-family dwellings / Religious use 
 South -   D-5   Single-family dwellings 
 East -   D-5   Single-family dwelling 
 West -   D-5   Single-family dwelling 
 

(Continued) 
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STAFF REPORT 2016-ZON-057 (Continued) 
 

NEIGHBORHOOD PLAN The United North East Neighborhood Plan (1998) recommends 
medium-density residential. 

 

THOROUGHFARE PLAN  The Official Thoroughfare Plan designates this portion of East 
34th Street as a secondary arterial, with a 70-foot existing and 
proposed right-of-way.  The Official Thoroughfare Plan 
designates this portion of Schofield Avenue as a local street, 
with a 60-foot existing and proposed right-of-way.  The Official 
Thoroughfare Plan designates this portion of Ralston Avenue 
as a local street, with a 50-foot existing and proposed right-of-
way. 

 

SITE PLAN File-dated September 22, 2016.  
PLAN OF OPERATION File-dated September 22, 2016. 

 

ZONING HISTORY  
 
2016-AP2-001; 3402 North Schofield Avenue (subject site), requested a waiver of the refiling 
rule, subsequent to the denial of 2015-UV2-037, on February 9, 2016, to permit the filing of a 
rezoning petition, prior to the expiration of the one-year waiting period, granted. 
 
2015-UV2-037; 3402 North Schofield Avenue (subject site), requested a variance of use and 
development standards of the Dwelling Districts Zoning Ordinance and the Sign Regulations, to 
provide for a residential re-entry facility for ex-offenders, with training and religious services and a 
commercial trash container and commercial signs, denied. 
 
79-UV3-1; 3405 North Ralston Avenue and 1706 East 34th Street (subject site), requested a 
variance of use and development standards of the Dwelling Districts Zoning Ordinance to permit 
an addition to the south side of an existing nursing home, also to provide for a sign and 
accessory off-street parking on premises located at the northwest corner of 34thStreet and 
Schofield Avenue, granted. 
 
2001-UV3-019; 3431 North Schofield Avenue (north of site), requested a variance of use of 
the Dwelling Districts Zoning Ordinance to provide for the construction of a parking lot, 
associated with an existing church, consisting of 28 parking spaces, located adjacent and across 
the street from the primary church facility, granted. 
 
RU  ***** 
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STAFF REPORT 2016-ZON-057 (Continued) 
 
MEMORANDUM OF HEARING EXAMINER’S DECISION 
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2016-ZON-057: Location Map 
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2016-ZON-057: Site Plan 
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2016-ZON-057: Plan of Operation 
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2016-ZON-057: Photographs 
 

 
View of site looking west from Schofield Avenue. 

 

 
View of site looking east from Ralston Avenue, with adjacent single-family dwelling. 
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View of adjacent single-family dwelling to the west, looking east with subject site to the rear. 

 

 
View of adjacent single-family dwellings to the south. 
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View of adjacent single-family dwelling to the east. 

 

 
View of adjacent religious use to the north. 
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PART II 
 

COMPANION PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, 
APPEAL FILED BY REMONSTRATOR: 
 
2016-CVR-812 1065 NORTH POST ROAD AND 9040 EAST 10TH STREET 
(AMENDED) (APPROXIMATEADDRESS) 
   WARREN TOWNSHIP, CD #19 

PURPLE CHIP INVESTMENTS LLC AND TCDJ PROPERTIES LLC, by 
David Kingen and Justin Kingen 
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a zero-foot south side yard and one-foot 
transitional side yard, without landscaping (10-foot side and 15-foot 
transitional side yard required, with landscaping), and a 10-foot north side 
transitional side yard (15-foot transitional side yard required). 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Petition Number(s): 2016-CZN-812 and 2016-CVR-812 (Amended) 
General Location: 1065 North Post Road and 9040 East 10th Street (Approximate 

Address) 
 Indianapolis 
Township(s): Warren 
Council District(s): 19 
Petitioner/Agent: Purple Chip Investments LLC and TCDJ Properties LLC, by David 

Kingen and Justin Kingen 
Request(s): Rezoning of 5.23 acres from the C-3 and C-S districts to the C-S 

classification to provide for a self-storage facility. 

Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a zero-foot south side yard and 
one-foot transitional side yard ,without landscaping (10-foot side and 
15-foot transitional side yard required, with landscaping). 

 
ADDENDUM FOR NOVEMBER 16, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were continued from the October 19, 2016 hearing, to the November 16, 2016 
hearing, to provide time for additional notice to surrounding property owners. 
 
ADDENDUM FOR OCTOBER 19, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were continued from the September 21, 2016 hearing to the October 19, 2016 
hearing.  No new information has been submitted to the file.  Staff, therefore, continues to 
recommend denial of the variance for the previously stated reasons. 
 
ADDENDUM FOR SEPTEMBER 21, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued these petitions from the August 17, 2016 
hearing, to the September 21, 2016 hearing, at the request of the petitioner. 
 
ADDENDUM FOR AUGUST 17, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were heard by the Hearing Examiner on July 28, 2016.  After a full hearing, the 
Hearing Examiner recommended approval of these petitions.  Subsequently, a remonstrator filed 
an appeal of the variance request.  A memorandum of his recommendation is attached.   
 
 

(Continued) 
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STAFF REPORT 2016-CZN-812 / 2016-CVR-812 (Continued) 
 
ADDENDUM FOR JULY 28, 2016, HEARING EXAMINER 
 
The petitions were continued from the May 26, 2016 hearing, to the July 28, 2016 hearing, by the 
Hearing Examiner at the request of the petitioner to provide additional time for continued 
discussions with the neighborhood and to amend the request. 
 
June 23, 2016 
 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning 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: 
 

Commitments associated with petitions 2013-CZN-812 / 2013-CVR-812, shall apply to and 
be re-recorded to include the entire site. 

 
Staff recommends denial of the variance requests. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 

 This 5.23-acre site, zoned C-3 and C-S, is being developed as a self-storage facility.  The 
main portion of the site fronts on East 10th Street and is zoned C-S.  The portion of the site 
zoned C-3 is located at the northwest corner of the site and fronts on North Post Road.  It is 
developed with a commercial building, with a drive-through component and a small storage 
building. 
 

 In 2013, the main portion of this site was the subject of rezoning and variance of development 
standards petitions (2013-CZN-812 / 2013-CVR-812) to provide for C-3C uses, C-2 uses, and 
a self-storage facility, with variances for reduced setbacks and parking. 

 
REZONING 
 
◊ This request would rezone the site from the C-3 and C-S Districts to the C-S District to 

provide for a self-storage facility.  Three site plans were filed with the petition, depicting the 
existing plan approved with the 2013 rezoning (phase One), and two future phases.  Phase 
One provided for 440 storage units.  Phases Two and Three would provide an additional 100 
storage units. 

(Continued) 
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STAFF REPORT 2016-CZN-812 / 2016-CVR-812 (Continued) 
 
◊ Phase Two proposes three additional buildings.  Building A (6.300 square feet) would connect 

to the existing storage building located at the northwest portion of the site.  Building B (6,620 
square feet) would be located ten feet south of the north property boundary.  Building C 
(1,350 square feet) would be located along the interior western boundary. 

 
◊ Phase Three would expand Building A to the east and provide additional parking north of 

Kuhn Ditch. 
 
◊ Despite being inconsistent with the Comprehensive Plan, the proposed use as a self-storage 

facility could have less traffic and activity than office uses and, therefore, be less impactful on 
adjacent commercial and residential uses.  It is, however, critical that appropriate landscaping 
and setbacks be provided to create an adequate buffer for surrounding land uses, particularly 
the dwelling district to the north. 

 
◊ The 2013 rezoning was subject to commitments recorded as Instrument Number 

A201300112872.  Approval of this rezoning request should be subject to those same 
commitments.  See Exhibit A. 

 
VARIANCES OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for a zero-foot south side yard and one-foot transitional side yard, 

without landscaping.  The Ordinance requires a 10-foot side yard and 15-foot transitional side 
yard, with landscaping.  The site plans outlining two future phases increase the intensity and 
activity along the north property boundary shared with a residential neighborhood.  Staff 
believes that landscaping, in addition to the existing fence, would mitigate some of the impact 
on the single-family dwellings to the north. 

 
◊ Staff does not support this request because it eliminates any buffer and increases the impact 

upon abutting properties, particularly the residential uses to the north.  Commitment Two of 
the recorded commitments requires a buffer “between properties of the commercial business 
and the residential.”  Commitment Three of the recorded commitments also indicates that 
“landscaping shall be required.”  Furthermore, staff does not believe a practical difficulty exists 
because this site was undeveloped, with the ability to develop the site in accordance with the 
Ordinance. 

 

 In 2008 a variance (2008-DV2-036, located at 1065 North Post Road) was granted that 
included, among other requests, a two-foot north transitional yard when a twenty-foot north 
side transitional yard was required.  The commercial business that occupied the site closed, 
along with the need for the drive-through lanes.  Because this site would become integrated 
with the larger parcel, appropriate setbacks and landscaping should be required. 
 
 

(Continued) 
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STAFF REPORT 2016-CZN-812 / 2016-CVR-812 (Continued) 
 

 It should also be noted that a self-storage operation is a use permitted in the industrial 
districts, with a 50-foot landscaped transitional yard under the new Ordinance and a 30-foot 
transitional setback under the previous Ordinance.  The C-S District reduces transitional yard 
setbacks to 15 feet.  To further reduce the transitional yard setback would not be appropriate. 

 
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.  All uses permitted in the primary zoning 
district (C-S in this request) are permitted, subject to certain development standards of the 
Flood Control Districts Zoning Ordinance. 

 
EXISTING ZONING AND LAND USE 

 C-3 / C-S  Commercial buildings / self-storage facility 

SURROUNDING ZONING AND LAND USE 

 North - D-3  Single-family dwellings 
 South - SU-9  School administration buildings 
 East - DSU-1  Religious uses 
 West - C-3  Commercial uses 

COMPREHENSIVE PLAN The Comprehensive Plan for Warren Township (2005) 
recommends office commercial 

THOROUGHFARE PLAN This portion of North Post Road is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with a 114-foot 
existing and a 128-foot proposed right-of-way 

This portion of East 10th Street is designated in the Marion 
County Thoroughfare Plan as a secondary arterial, with a 80-
foot existing and a 94-foot proposed right-of-way 

FLOOWAY / FLOODWAY 
FRINGE 

Morris Ditch runs through the site beginning at the northeast 
corner and exiting approximately 204 feet north of the East 10th 
Street right-of-way. 

SITE PLANS (two phases) File-dated April 21, 2016 

 
 

(Continued) 
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STAFF REPORT 2016-CZN-812 / 2016-CVR-812 (Continued) 
 
ZONING HISTORY 
 
2013-CZN-812 / 2013-CVR-812; 9040 East 10th Street, requested rezoning of 4.36 acres from 
the D-3 and C-3 Districts, to the C-S classification to provide for C-3C uses, C-2 uses and a self-
storage facility and variance of development standards of the Commercial Zoning Ordinance to 
provide for self-storage buildings with reduced setbacks and parking, approved and granted. 
 
2008-DV2-036, 1065 North Post Road, requested a variance of development standards of the 
Commercial Zoning Ordinance to provide for a credit-union with two drive-through lanes with 
reduced stacking spaces within 26.34 feet of a protected district, and a reduced north side 
transitional yard, with one parking space maneuvering within the required front yard, granted. 
 
72-Z-76; 9010 East 10th Street, requested a rezoning of 5.07 acres from the D-3 district to the C-
3 classification, approved. 
 
VICINITY 
 
2007-DV3-019; 1002 North Post Road (west of site), requested variance of development 
standards of the Commercial Zoning Ordinance to provide a 697-square foot outdoor seating 
area, and to legally establish a zero-foot front landscape strip along the existing right-of-way of 
10th Street, and a zero-foot front landscape strip along the existing right-of-way of Post Road, 
granted. 
 
2006-DV2-044; 8905 East 10th Street (west of site), requested variance of development 
standards of the Sign Regulations to provide for the replacement of a manual reader-board 
component of an existing 25-foot tall pole sign, with a 40.02-square foot electronic variable 
message sign component within 85 feet of a protected district, withdrawn. 
 
2003-DV2-038; 975 North Post Road (south of site), requested variance of development 
standards of the Sign Regulations to provide an 11.5-foot tall, 46-square foot pylon sign, located 
within 600 feet of a protected district, granted. 
 
96-Z-101; 9150 East 10th Street, requested a rezoning of three acres from the C-1 district to the 
SU-1 classification to provide for religious uses, approved. 
 
88-V3-35; 901 North Post Road, requested variance of development standards of the Sign 
Regulations to provide for a ground sign to be 5.2 feet in height, and for three double-faced 
signs, granted. 
 
87-Z-12; 1007 North Post Road, requested a rezoning of 0.66 acre, being in the D-3 
classification, to the C-4 classification to legally establish an existing restaurant, approved. 
 

(Continued) 
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STAFF REPORT 2016-CZN-812 / 2016-CVR-812 (Continued) 
 
86-UV2-61; 1007 North Post Road, requested variance of use and development standards of 
the Sign Regulations to provide for a pole sign within the required setback and for wall signs, 
granted. 
 
69-Z-284; 9008 East 10th Street (adjacent to west), requested a rezoning of 6.4 acres from the 
D-3 district to the C-3 classification, approved. 
 
62-V-169; 9122 East 10th Street (adjacent to east), requested a variance of use and 
development standards to provide for an apartment complex, granted. 
 
kb ******* 
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EXHIBIT A 
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View of site looking northeast, across East 10th Street 

 

 
View of site looking northwest, across East 10th Street 
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View of site looking north 

 

 
View of site looking along East 10th Street frontage 
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View from site looking southeast, across East 10th Street 

 

 
View of abutting property to the west and south of site 
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View looking west at property to the south of site, across East 10th Street 

 

 
View looking north at new fence from property fronting on East 10th Street 



38 

 
View from site looking east along north property boundary 

 

 
View from site looking southeast, across abutting property to the south 
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View of fence looking northeast along northern boundary 

 

 
View looking north along North Post Road at property south of site 
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View looking north along North Post Road at existing sign 
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PART III 
 

COMPANION PETITION RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, 
APPEALS FILED BY REMONSTRATORS: 
 
2016-CVR-818 5870 NORTH COLLEGE AVENUE 
(AMENDED)  WASHINGTON TOWNSHIP, CD #2 

5858 N. COLLEGE LLC, by Michael Rabinowitch 
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a mixed-use development, with a 

   front setback up to 54 feet (maximum 20-foot setback required) and a 
building height up to 54 feet (maximum 35-foot height permitted). 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 

Case Number: 2016-CZN-818 / 2016-CVR-818 (Amended) 
Address: 5870 North College Avenue 
Location: Washington Township, Council District #2 
Petitioner: 5858 N. College LLC, by Michael Rabinowitch 
Request: Rezoning of 2.036 acres from the D-3 and C-1 districts to the MU-2 

classification to provide for 100 apartments, 9,200 square feet of retail 
and 160 parking spaces. 

Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a mixed-use development, with a 
front setback up to 54 feet (maximum 20-foot setback required) and a 
building height up to 54 feet (maximum 35-foot height permitted). 

 
ADDENDUM FOR NOVEMBER 16, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were heard by the Metropolitan Development Commission on November 2, 2016.  
After a full hearing, the Metropolitan Development Commission approved the rezoning to the MU-
2 classification. 
 
The vote on the variance requests was indecisive and petition 2016-CVR-818 was continued to 
the November 16, 2016 hearing. 
 
ADDENDUM FOR NOVEMBER 2, 2016, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were heard by the Hearing Examiner on October 13, 2016.  After a full hearing, 
the Hearing Examiner recommended approval of this petition.  Subsequently, remonstrators 
appealed the Hearing Examiner’s decision.  A memorandum of her recommendation is attached. 
 
ADDENDUM FOR OCTOBER 13, 2016 
 
A registered neighborhood organization filed a timely automatic continuance, continuing these 
petitions from the August 11, 2016 hearing, to the September 15, 2016 hearing. 
 
The Hearing Examiner continued these petitions from the September 15, 2016 hearing, to the 
October 13, 2016 hearing, to provide additional time to amend the request and comply with the 
legal notice requirements. 
 
 
 
 
 

(Continued) 
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STAFF REPORT 2016-CZN-818 / 2016-CVR-818 (Continued) 
 
September 15, 2016 
 
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. Development shall be in substantial compliance with the site plan, filed-dated July 19, 
2016. 

2. Elevations, including proposed materials, shall be submitted for Administrator’s 
Approval prior to the issuance of an Improvement Location Permit. 

 
Staff recommends approval of the development standards variances. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE ISSUES 
 

 This 3.02-acre site, zoned D-3 and C-1, is developed with a multi-story commercial building 
and parking lot.  The northern and southern portion of the site is zoned C-1, with an 
approximately 50 by 290-foot area separating the commercial districts, zoned D-3.  The site is 
surrounded by single-family dwellings to the east, zoned D-4, and to the south and west, 
zoned D-5, and commercial uses to the north, zoned C-1. 
 

◊ Petition 2015-ZON-071 requested rezoning of this site to the D-P classification to provide for 
multi-family uses, including townhomes and condominiums; C-1 and C-3 uses; mixed-use 
(residential/commercial), and accessory parking, but the petition was withdrawn. 

 

 The Neighborhood Plan recommendation for this site is village mixed-use, defined as a 
typology “intended to provide for development focused on a mixed-use Main Street, Village 
Center or major transit stop” and “allows a wide range of small businesses, housing types, 
and public and semi-public facilities.”  This typology is also appropriate when retrofitting 
village characteristics around a transit hub or commercial node, such as the proposed 
“walkable neighborhood” transit station just north of this site.  See Exhibits A and B. 

 
REZONING 
 
◊ This request would rezone the site from the D-3 and C-1 Districts to the MU-2 classification, to 

provide for a mixed-use development, consisting of 100 apartments and 9,200 square feet of 
retail, with 160 parking spaces. 

 
(Continued) 
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STAFF REPORT 2016-CZN-818 / 2016-CVR-818 (Continued) 
 
◊ The MU-2 District is a corridor development pattern, accommodating a mix of residential uses, 

offices, personal services, retail, and eating and drinking businesses that typically serve the 
surrounding neighborhood. It is appropriate for use in older urban commercial areas adjacent 
to established residential neighborhoods along segments of primary and secondary 
thoroughfares.  

 
◊ The Red Line Transit Oriented Development Strategic Plan identifies a “walkable 

neighborhood” transit station in the area of the North College Avenue / Kessler Boulevard 
East Drive.  The typology for this type of transit station is characterized by a mix of office, 
retail, entertainment, and residential, off-street parking limited to garages, a minimum of eight 
dwelling units per acre and two to three story buildings (or higher if the neighborhood is 
amenable). 

 
◊ As proposed, staff supports the rezoning because the development would be consistent with 

both the recently adopted Meridian Kessler Neighborhood Plan and the Red Line Transit 
Oriented Development Strategic Plan. 

 
VARIANCES - DEVELOPMENT STANDARDS 
 

 The request would provide for two variances for development standards of the Consolidated 
Zoning and Subdivision Ordinance.  The first variance would provide for an approximately 54-
foot front setback along North College Avenue, when the Ordinance provides for a maximum 
20-foot setback. 

 As proposed, the development would consist of three connected structures, similar to an “E” 
configuration.  Two of the wings would be approximately 56 by 200 feet, with a 30.75-foot 
front setback, and include both residential and commercial uses.  This increased setback 
would maintain the rhythm of, and be harmonious with, the setbacks of the dwellings and 
commercial structures to the east and north, thereby maintaining the corridor character. 
 

 The third southernmost wing (approximately 56 by 162 feet) would have an approximately 54-
foot setback and be limited to residential uses.  This increased setback would minimize the 
presence of the proposed multi-story building and mitigate the impact upon the adjacent 
neighborhood to the south, with the closest dwelling having an approximately 48-foot front 
setback.  Furthermore, larger setbacks would preserve and maintain the existing tree line that 
enhances the pedestrian experience along North College Avenue.  For all these reasons, 
Staff supports this variance. 

 

 The second variance would provide for a maximum building height of 54 feet.  The Ordinance 
limits the building height to 35 feet in the MU-2 District.  The recently adopted Plan 
recommends that building heights along the College Avenue corridor maintain a 2:1 ratio (two 
feet of right-of-way for one foot building height).  North College Avenue, at this location, has a 
90-foot right-of-way, which would provide for a 45-foot tall building.   

 
 

 
(Continued) 
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 The height of the two northern buildings along North College Avenue would be 49 feet, a four-
foot deviation from the Plan recommendation.  The height of the southernmost building would 
be 42 feet 10 inches.  There is an approximately eight-foot drop in elevation from the 
southeast corner of the site to the northwest corner, resulting in a building height in that area 
of approximately 52.5 feet. 

 

 Although the height and front setbacks exceed that permitted by the Ordinance, staff believes 
these variances are acceptable deviations because of the building configuration, including 
building setbacks and upper floor step-backs, landscape buffering, and fence screening along 
the western boundary.  Furthermore, the requests are supported by the recently adopted 
neighborhood plan. 

 

 Staff also believes quality exterior materials would be appropriate at this location, including 
but not limited to brick and cement board siding.  Staff is, therefore, requesting that elevations 
be submitted for Administrator’s Approval prior to the issuance of an Improvement Location 
Permit. 

 
SITE ACCESS / TRAFFIC IMPACT STUDY 
 
◊ Access to the site would be exclusively from North College Avenue, approximately 300 feet 

south of the intersection of North College Avenue / Kessler Boulevard East Drive.  The 
proposed access on College Avenue would be a full access driveway, with one shared left-
turn / right-turn lane and be signalized.  A 100-foot northbound left-turn lane would be 
provided for incoming traffic.   

 
◊ The Traffic Impact Study, file-dated August 22, 2016, analyzed the level of service (LOS) of 

three traffic scenarios that included existing conditions, future traffic volumes, and future traffic 
volumes, with the addition of the proposed development.  All three scenarios included the AM 
and PM peak hour volumes at the two intersections of North College Avenue / Kessler 
Boulevard East Drive and College Avenue / 57th Street, and the proposed access drive on 
College Avenue. 

 
◊ The LOS A is the best operating condition, with delays of less than 10 seconds and LOS F is 

the longest delays experienced.  “LOS D or better is generally considered acceptable in urban 
areas during peak hour conditions.”  The study concluded that “the proposed development 
would not have a significant impact to the existing intersections,” despite a LOS E rating on 
both peak hour periods for the intersection of College Avenue / Kessler Boulevard East Drive, 
for both the future traffic volumes without the proposed development and future traffic 
volumes with the proposed development. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 

 C-1 / D-3  Commercial uses / parking lot 

(Continued) 
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SURROUNDING ZONING AND LAND USE 

 North - C-1  Commercial uses 
 South - D-3  Single-family dwellings 
 East - D-4  Single-family dwellings 
 West - D-5  Single-family dwellings 

 

COMPREHENSIVE PLAN The Meridian Kessler Neighborhood Plan (2016) proposes 
village mixed-use. 

The Red Line Transit Oriented Development Strategic Plan 
(2015) identifies the intersection of North College Avenue and 
Kessler Boulevard as a walkable neighborhood transit station 
typology. 

THOROUGHFARE PLAN This portion of North College Avenue is designated in the 
Marion County Thoroughfare Plan as a primary arterial, with a 
90-foot existing right-of-way and a proposed minimum 72-foot 
proposed right-of-way and a maximum 89-foot proposed right-
of-way. 

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

SITE PLAN 

SITE PLAN (AMENDED) 

File-dated June 24, 2016 

File-dated September 7, 2016 

ELEVATIONS File-dated August 8, 2016 

FINDINGS OF FACT Filed-dated August 24, 2016 

FLOODWAY / FLOODWAY 
FRINGE 

This site is not located within a floodway or floodway fringe. 

 
ZONING HISTORY 
 
2015-ZON-071; 5870 North College Avenue, requested rezoning of 3.51 acres from the D-3, C-
1 and C-4 districts to the D-P classification to provide for multi-family uses, including townhomes 
and condominiums); C-1 and C-3 uses; and mixed-use, withdrawn. 
 
 
 
 

(Continued) 
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Vicinity 
 
2013-CZN-821 / 2013-CVR-821; 5915 and 5925 North College Avenue (north of site), 
requested rezoning of 0.30 acre from the D-5 District to the C-2 classification to provide for 
commercial development and a variance of development standards of the Commercial Zoning 
Ordinance to provide for a 5,241-square foot commercial building with reduced setbacks, 
approved and granted. 
 
2013-CZN 803 / 2013-VAR-803; 5901 North college Avenue (north of site), requested 
rezoning of 0.13 acre from the D-5 District to the C-3 classification to legally establish an existing 
accessory parking lot and a variance of development standards to a trash enclosure with reduced 
setbacks, an outdoor seating area, parking, benches and bicycle rack with reduced setbacks, 
and reduced parking spaces, approved and granted. 
 
2007-DV3-089; 5900 North college Avenue (north of site), requested a variance of 
development standards of the Commercial Zoning Ordinance to provide for an outdoor seating 
area and awning sign, granted. 
 
2004-DV2-017; 5810 North College Avenue (north of site), requested a variance of 
development standards to provide for a 300-square foot attached garage with a zero-foot north 
side yard setback (minimum six-foot side yard setback required), resulting in a 6.2-foot aggregate 
side yard setback (minimum 16-foot aggregate side yard setback required), denied. 
 
2004-ZON-810 / 2004-VAR-810; 5916 North College Avenue (north of site), requested 
rezoning of 0.87 acres from the D-4 District to the C-3 classification and a variance of use of the 
Commercial Zoning Ordinance to provide for the expansion of outdoor restaurant seating, 
approved and granted. 
 
87-V3-76; 5897 North College Avenue (northeast of site), requested a variance to provide for 
the use of an existing building as a veterinary clinic without provision of the required landscaping 
and transitional yards, granted. 
 
85-UV1-53; 5906 North College Avenue (north of site), requested a variance to provide for the 
addition of an outdoor seating area for an existing restaurant/tavern, granted. 
 
 
kb ******* 
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EXHIBIT A 
 

College Avenue 
 
Land Use Recommendations  
~Residential uses should be protected along this corridor by maintaining commercial uses at their 

present locations.  
~Transit-oriented development (TOD) should be encouraged at each of the commercial nodes 

along College Avenue.  
~Foster a sense of community and uniqueness by attracting a diversity of locally-owned retail 

and service businesses to the area, although without an over-reliance on alcoholic beverage 
establishments.  

~Create destinations within the corridor by consolidating or combining a diversified group of small 
local businesses (specialty stores) that would provide a unique “one-stop shopping” experience.  

 
Design Guidelines  
~Heights of new buildings should maintain a 2:1 ratio (two feet of right-of-way for one foot 

building height – i.e. 60’ right-of-way/30’-40’ tall building) to create a level of comfort and a 
sense of openness and interaction for pedestrians.  

~Provide appropriate buffer between commercial and residential uses to minimize the impact of 
noise, lighting, and trash.  

~Conduct a parking study as part of the Red Line BRT planning effort in order to determine how 
best to address parking issues along the College Avenue corridor.  

~Improve alleys throughout the corridor, including lighting, to provide additional parking, 
pedestrian access, and service access to businesses.  

~Crosswalks should be clearly identified throughout the corridor to improve safety of and 
encourage use by pedestrians.  

~Install bicycle lanes and racks, where appropriate, to accommodate multi-modal means of 
travel.  

~Electronic variable message signs should not be permitted along the corridor due to proximity of 
the surrounding residential use.  

~Encourage the development of green space along the corridor that could be as simple as trees, 
landscaping, benches, or bicycle racks.  

~Parking lots should be screened with adequate landscaping to minimize impact upon adjacent 
land owners.  
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EXHIBIT B 
 
Critical Area 101  
 
Location: College Avenue at Kessler Boulevard, East Drive  
 
Why Critical: The southern edge (northern boundary of Meridian Kessler Neighborhood) of this 
intersection has the most intense commercial zoning (C-4) within the College Avenue corridor. 
The properties are occupied with a car repair facility (formerly a gas station) on the southwest 
corner and a veterinarian clinic (formerly a gas station) on the southeast corner. The property 
(5870 College Avenue) along the west side of College Avenue and south of the C-4 zoning, is 
owned by AT&T and zoned C-1, which provides for commercial offices. It is developed with a 
three-story brick building and large parking lot.  
 
Recommendations:  
■ See Land Use and Design Recommendations for College Avenue above.  
■ Redevelopment of 5870 College Avenue should be as a multi-story mixed-use building 

that is integrated and consistent with the character and architecture of the neighborhood. 
Property of this size is uncommon in the Meridian Kessler neighborhood and should 
command high-quality design standards.  
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View of site looking west, across North College Avenue 

 

 
View of site looking west, across North College Avenue 
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View of site looking northwest, across North College Avenue 

 
 

 
View of commercial use at the corner of North College Avenue and Kessler Boulevard East Drive 
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View from site looking south 

 

 
View from site looking west 
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View from site looking north 

 

 
View looking northeast at building to be removed 
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View looking west from site 

 

 
View looking north along alley abutting site 
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PART IV 
 

REZONING PETITION SCHEDULED FOR INITIAL HEARING: 
 
2016-ZON-020 2730 EAST 86TH STREET, 8707, 8711, 8717 AND 8727 HAVERSTICK 

ROAD (APPROXIMATE ADDRESS) 
 WASHINGTON TOWNSHIP, CD #2 

GREEN INDY, LLC, by Joseph D. Calderon 
Rezoning of 12.69 acres, from the D-P district to the D-P classification to 
provide for a two-story, 60,000-square foot commercial/retail building, with MU-
3 uses permitted within the Parcel 1 - Phase 1 parcel, and with 2005-ZON-034 
/ 2005-DP-12 uses permitted within the Parcel 1 – Future Development parcel, 
as modified by the specific references to said parcel within the development 
plan. 
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STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Petition Number(s): 2016-ZON-020 
General Location: 2730 East 86th Street, 8707, 8711, 8717 and 8727 Haverstick Road 

(Approximate Address) 
 Indianapolis 
Township(s): Washington 
Council District(s): 2 
Petitioner/Agent: Green Indy, LLC, by Joseph D. Calderon 
Request(s): Rezoning of 12.69 acres, from the D-P district to the D-P 

classification to provide for a two-story, 60,000-square foot 
commercial/retail building, with MU-3 uses permitted within the 
Parcel 1 - Phase 1 parcel, and with 2005-ZON-034 / 2005-DP-12 
uses permitted within the Parcel 1 – Future Development parcel, 
as modified by the specific references to said parcel within the 
development plan. 

 
A timely automatic continuance was filed by the petitioner continuing this petition from the 
November 16, 2016 hearing, to the December 21, 2016.  This would require acknowledgement 
from the Commission. 
 
kb ******* 
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PART V 
 

REZONING PETITION RECOMMENDED FOR DENIAL BY THE HEARING EXAMINER, NO 
APPEAL FILED: 
 
2016-ZON-002 1450 NORTH PENNSYLVANIA STREET (APPROXIMATE ADDRESS) 
(AMENDED)  CENTER TOWNSHIP, CD #11 

FRENCH PROPERTY MANAGEMENT, by Brian J. Tuohy 
Rezoning of 1.62 acres from the C-2 (RC) (W-5) district to the C-S (RC) (W-5) 
classification to provide for a self-storage facility, with first-floor retail/office use 
on the southeast corner of the building, office use on the northeast corner of 
the building, and a park area on the southern portion of the site. 
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PART VI 
 

REZONING PETITIONS RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, NO 
APPEALS FILED: 
 
2016-ZON-053 4233 LAFAYETTE ROAD (APPROXIMATE ADDRESS) 

PIKE TOWNSHIP, CD #10 
LAFAYETTE REALTY, LLC/ NAMDAR REALTY GROUP, by Khaleel 
Ifamimikomi 
Rezoning of 11.25 acres from the D-A and C-4 districts to the C-4 
classification. 
 

2016-ZON-056 5251 SOUTH EAST STREET (APPROXIMATE ADDRESS) 
PERRY TOWNSHIP, CD #23 
ZZONE31 COMMERCIAL OFFICE SUITES, LLC, by F. Anthony Paganelli 
Rezoning of 3.1 acres from the D-7 district to the C-1 classification. 

  



72 

PART VII 
 

COMPANION PETITIONS RECOMMENDED FOR APPROVAL BY THE HEARING EXAMINER, 
NO APPEALS FILED: 

 
2016-CZN-820 1601 SOUTH HIGH SCHOOL ROAD 

WAYNE TOWNSHIP, CD #22 
ANTON REALTY, LLC., by Joseph Scimia and Roger Kilmer 
Rezoning of 17 acres from the SU-46 and D-4 districts to the C-7 
classification to provide for truck and heavy vehicles sales, rental and repair. 

 
2016-CZN-828 3670 CARSON AVENUE (APPROXIMATE ADDRESS) 

PERRY TOWNSHIP, CD #21 
HUNTER COLLEGE CROSSING, LLC, by David A. Retherford 
Rezoning of 1.3 acres from the D-4 and C-3 districts to the D-8 classification. 
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PART VIII 
 

REZONING PETITIONS RECOMMENDED FOR APPROVAL BY THE INDIANAPOLIS 
HISTORIC PRESERVATION COMMISSION, NO APPEALS FILED: 

 
2016-ZON-058 5901 EAST WASHINGTON STREET (APPROXIMATE ADDRESS) 

WARREN TOWNSHIP, CD #12 
AW IRVINGTON, LLC, by Trevor M. Frye 
Rezoning of 1.465 acres from the C-4 and D-5 districts to the D-8 
classification. 

 
2016-ZON-059 5529 AND 5543 BONNA AVENUE (APPROXIMATE ADDRESS) 
   WARREN TOWNSHIP, CD #12 
   IRVINGTON BREWING REAL ESTATE, LLC, by Antone Najem 

Rezoning of 2.974 acres from the C-S district to the C-S classification to 
provide for the uses approved by 2014-ZON-014 and residential uses. 
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PART IX 
 
REGIONAL CENTER APPROVAL PETITION RECOMMENDED FOR APPROVAL BY THE 
REGIONAL CENTER HEARING EXAMINER, NO APPEAL FILED: 
 
2016-REG-086 49 NORTH EAST STREET (APPROXIMATE ADDRESS) 

CENTER TOWNSHIP, CD #17 
MARK DEMERLY, DEMERLY ARCHITECTS 
Regional Center Approval to provide for a multi-family residential and retail 
development, with phase one consisting of a five-story building, with 32 units 
and 17 covered parking spaces. Phase two would consist of 37 units, 24 
covered parking spaces and 3,400 square feet of retail space. 
 

 


