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BOARD OF ZONING APPEALS DIVISION III                          August 19, 2025 
 

 

Case Number: 2025-DV3-025 
Property Address:  980 South Kitley Avenue (approximate address) 
Location: Warren Township, Council District #20 
Petitioner: 980 Kitley LLC, by David Gilman 
Current Zoning: I-4 / I-3 

Request: 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a freestanding 
building with a two-foot front yard setback from Kitley Avenue (60 feet 
required), without required landscaping and sidewalk installation. 

Current Land Use: Industrial 

Staff 
Recommendations: 

Staff recommends approval of the deficient landscaping, subject to the 
submitted landscape plan file-dated August 11, 2025 
Staff recommends denial of the two-foot front yard setback from Kitley 
Avenue 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends approval of the deficient landscaping, subject to the submitted landscape plan 

file-dated August 11, 2025 
• Staff recommends denial of the two-foot front yard setback from Kitley Avenue 
 

PETITION OVERVIEW 
 

 
• This petition would allow for the construction of a freestanding building with a two-foot front yard 

setback from Kitley Avenue (60 feet required), and without required landscaping. 
 

• The revised site plan, file-dated August 11, 2025, indicated sidewalks being placed along the 
Brookville Road frontage, which is a sufficient linear distance to meet the required sidewalk 
installation. Therefore, that variance is to be removed from the request. 

 
• With regards to the landscaping, interior landscaping is required as a part of construction of new 

freestanding building (as being requested here), per Table 744-502-1 of the Zoning Ordinance. With 
the subject site being almost entirely hardscaped and used for industrial uses, Staff and the petitioner 
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have agreed to provide for landscaping along the frontages of Brookville Road and Kitley Avenue, 
per the landscaping plan. This would exceed the frontage landscaping requirement for number of 
trees per linear distance of frontage. While this would not meet the landscaping requirements for 
interior landscaping, Staff finds this to be a significant improvement to the site and to represent a 
reasonable replacement for the landscaping required by the Ordinance. Further, Staff finds providing 
frontage landscaping to be more appropriate and necessary for this site, to allow for additional 
screening of the existing outdoor storage. Being in the public right-of-way, this landscaping would 
require a flora permit, which has been obtained by the petitioner via FLR25-00094. Therefore, Staff 
is supportive of the request for deficient landscaping, subject to the filed landscape plan, which 
indicates that a total of 30 trees be planted along the Brookville Road and Kitley Avenue frontages. 
 

• With regards to the request for the 2-foot front yard setback of the proposed new building, Staff finds 
this request to be a substantial deviation from the standard, approximately a 96% deviation from the 
standard of 60 feet in the I-4 district. The standard is in place to allow for sufficient distance and buffer 
of industrial uses from adjacent properties and public rights-of-way. The petitioner has indicated that 
the reason for the request is to ensure that outdoor storage space is not lost. Staff does not believe 
this to be justification for such a large deviation and would note that the site already contains a large 
amount of outdoor storage and that any presumed lack of outdoor storage space is likely an indication 
that the existing operations have outgrown the site. Staff does not find there to be any practical 
difficulty for needing such a request and believes there is ample room for outdoor storage as well as 
for truck maneuverability in between buildings. Therefore, Staff recommends denial of the 2-foot front 
yard setback. 

 
• Additionally, Staff indicated to the petitioner that Staff would be supportive of a variance for a 25-foot 

front yard setback for the proposed building.   

GENERAL INFORMATION 

 
Existing Zoning I-4 / I-3 
Existing Land Use Industrial 
Comprehensive Plan Heavy Industrial 
Surrounding Context Zoning Surrounding Context 

North:   C-S North: Commercial Special 
South:    I-2 South: Industrial 

East:    I-3 East: Industrial 
West:    I-3 West: Industrial 

Thoroughfare Plan 

Brookville Road 
 
 

South Kitley Avenue 

Primary Arterial 
 
 
Primary Collector 

  98 feet of right-of-way existing and 
112feet proposed 
 
70 feet of right-of-way existing and 
80 feet proposed 

Context Area Metro 
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Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 5/30/25 
Site Plan (Amended) 8/11/25 
Elevations 5/30/35 
Elevations (Amended) N/A 
Landscape Plan 7/10/25 
Findings of Fact 5/30/25 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Heavy Industrial typology for this 
site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
• Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
• Not Applicable to the Site.  
 

Infill Housing Guidelines 
 

 
• Not Applicable to the Site.  
 

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

 

 
• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

78-Z-70, Rezoning of 5.6 acres, being in the I-3-U district, to the I-5-U classification to permit industrial 
development, approved. 

ZONING HISTORY – VICINITY 

2023ZON026; 6501 Brookville Road (east of site), Rezoning of 2.9 acres from the I-3 district to the C-
4 district to provide for a gas station and convenience store, dismissed. 

2016UV3014; 805 S Kitley Ave (north of site), Variance of Use of the Consolidated Zoning and 
Subdivision Ordinance to provide for up to two dwelling units (not permitted) on the second floor of the 
existing building, including residential accessory uses and structures (not permitted), approved. 

2001DV3021 / 2001SE3006; 1000 S Kitley Ave (south of site), Special Exception of the Industrial 
Zoning to provide for the construction of a 6120 square foot building for an automobile salvaging 
operation, Variance of Development Standards of the Industrial Zoning Ordinance to provide for the 
construction of a 6120 square foot building, with an11-foot front yard setback and an 11-foot side yard 
setback (minimum 30-foot side yard setback required), approved, subject to conditions. 

  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
 

 

 

Aerial Photo 
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Original site plan, file-dated 5/30/25 
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Revised site plan and landscape, file-dated 8/11/25 
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Building elevations, file-dated 5/30/25 
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Truck Maneuverability  
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Subject site looking southwest 

 

Looking northwest along Brookville Road 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 

Looking south down Kitley Avenue 

 

Looking west towards subject site 
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Looking southeast 

 

Looking northwest 
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Looking east across Kitley Avenue towards adjacent site 

 

Looking northeast at adjacent site 


