
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-UV2-005 
Address: 3721 East 10th Street (approximate address) 
Location: Center Township, Council District #12 
Zoning: MU-1 / I-4 
Petitioner: Miller Land LLC, by Cynthia A. Bedrick 
Request: Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for the operation of an 
automobile repair shop (not permitted) with 11 parking spaces (20 
spaces required). 

 
RECOMMENDATIONS 
 
Staff recommends approval of the request, subject to the following commitment: 
 

1. The grant of the request shall be subject to the site plan and plan of operation, each file-dated 
April 11, 2023. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 MU-1  Compact Vacant industrial building 
 
SURROUNDING ZONING AND LAND USE 
 North  C-5 / I-4 Auto dealership 
 South  I-4  Warehousing and Railroad Tracks 
 East  I-4  Warehousing and Railroad Tracks 
 West  MU-1 / D-5 Retail and Professional Services and Single-family Dwellings 
 
COMPREHENSIVE PLAN  The Comprehensive Plan recommends Light Industrial 

development. 
 
◊ This 2.83-acre lot, zoned MU-1 and I-4 is currently improved with two warehousing and light 

manufacturing buildings, and a commercial garage. The building related to the request is wholly 
within the MU-1 zoned portion of the property, fronting East 10th Street. The remainder of the site 
is within the I-4 District. 

 
◊ North of the subject site is an automobile dealership, within the C-3 and I-4 Districts. The site is 

bound to the south and East by a railroad track. To the west are commercial retail, professional 
services, and single-family dwellings, within the MU-1 and D-5 Districts. 
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◊ The MU-1 District is a mixed-use district intended for the development of high-rise office and 

residential uses, with limited commercial intended primarily for residents and guests of the 
building. 

 
VARIANCE  
 
◊ The request would allow for an existing 9,600 square foot building to be used for light vehicle 

automotive repair and service. As proposed, the request would allow for 10 service bays within the 
building, with four vehicle lifts. A maximum of eight employees would be on site at any given time. 
No outdoor storage or operations are proposed. 
 

◊ Light vehicle service and repair is permitted by-right within the C-4, C-5, C-7, I-3 and I-4 Districts. 
Within the C-4 District, no outdoor storage or operations associated with the use are permitted. 

 
◊ This portion of the site is inappropriately zoned MU-1 given the comprehensive plan 

recommendation of light industrial and the lack of area typically associated with the district in order 
to accommodate the high density it is intended to provide. 

 
◊ The building in question is improved with two overhead garage bay doors, each on opposite walls 

parallel to each other, providing through access of the building from 10th Street. This style of 
building lends itself to warehousing, wholesale and automotive style uses, complicating adaptive 
reuse potential. Staff believes that this building style, combined with its integration with the 
warehousing, manufacturing and vehicle storage uses elsewhere on the site represent a 
substantial hardship. 

 
◊ Staff would also note that East 10th Street is undergoing substantial economic revitalization. 

Should the site be wholly redeveloped in the future, Staff believes that a rezoning of the property 
to accommodate any future uses that support the implementation of the comprehensive plan 
would be appropriate and strongly encouraged. 

 
◊ The proposed use is typically characterized by outdoor storage of automobiles awaiting repair. 

Unless specifically permitted by the district, such storage is not permitted for periods longer than 
24 hours. For this reason, the Ordinance requires two parking spaces per service bay. A service 
bay is defined as: “Individual area within an automobile repair or service facility where services, 
including but not limited to vehicle washes, oil changes and repairs are performed on a motor 
vehicle”. 

 
◊ While the request proposes 10 service bays, the plan of operation notably states that no outdoor 

storage of automobiles awaiting repair will be located outdoors. The proposed 11 parking spaces 
would be for the use of employees and vehicles providing transportation for customers of the 
business during the repair of vehicles. In addition, Staff would note that two on-street parking 
spaces are located along 10th Street directly in front of the building, further reducing the impact of 
the request. For this reason, Staff requests that if this request is approved, the grant be subject to 
the filed site plan and plan of operation. 
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GENERAL INFORMATION 
 
THOROUGHFARE PLAN  This portion of East 10th Street is classified as a Primary 

Arterial in the Official Thoroughfare Plan for Marion County, 
Indiana with an existing and proposed right-of-way of 80 
feet. 

 
SITE PLAN    File-dated April 11, 2023. 
 
PLAN OF OPERATION  File-dated April 11, 2023 
 
FINDINGS OF FACT   File-dated April 11, 2023. 
 
ZONING HISTORY – SITE 
 
None. 
 
ZONING HISTORY – VICINITY 
 
2005-HOV-012; 3701 East 10th Street; requests variance of use of the Commercial Zoning 
Ordinance to legally establish a 948.7-square foot single-family dwelling with a 42.5-square foot 
concrete stoop, and an 80-square foot wood deck; granted. 
 
99-Z-205; 3702 East 10th Street; requests rezoning of 0.26 acres, from the I-4-U to C-3, to provide 
for commercial uses; granted. 
 
99-UV1-152; 3627 East 10th Street; requests a variance of use of the Industrial Zoning Ordinance to 
legally establish the continued display and sales of automobiles; granted. 
 
95-HOV-88; 3616 East 10th Street; requests variance of development standards of the Commercial 
Zoning Ordinance to legally establish an enclosed trash dumpster with a three-foot setback from the 
north property line; granted. 
 
94-UV2-1; 3726 East 10th Street; requests variance of use of the Industrial Zoning Ordinance to 
provide for the continued display and sales of automobiles; granted. 
 
90-UV2-91; 3726 East 10th Street; requests variance of use to provide for the continued outdoor 
display and sale of automobiles; granted (temporary). 
 
87-UV2-96; 3726 East 10th Street; requests variance of use to provide for the continued display and 
sale of automobiles; granted (temporary). 
 
82-UV2-33; 3726 East 10th Street; requests variance of use to provide for the continued outdoor 
display and sale of automobiles; granted (temporary). 
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74-UV3-141; 3726 East 10th Street; requests variance of use to provide for the continued outdoor 
display and sale of automobiles; granted (temporary). 
 
72-UV2-68; 3726 Easts 10th Street; requests variance of use to provide for the continued outdoor 
display and sale of automobiles; granted (temporary). 
 
 
 
 
 
 
 
EDH 

******* 
  



2023-UV2-005; Location Map 
 

 
  



2023-UV2-005; Findings of Fact 
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2023-UV2-005;  Site Plan – File-dated April 11, 2023 
 

 
  



2023-UV2-005;  Floor Plan – File-dated April 11, 2023 



2023-UV2-005;  Plan of Operation – File-dated April 11, 2023 

 

  



2023-UV2-005; Photographs 
 

 
Photo One: Looking East along 10th Street. Subject building in midground 

 

 
Photo Two: Looking West along 10th Street 

  



 

 
Photo Three: Facing North across 10th Street 

 

 
Photo Four: Internal to site. Subject building and overhead door on the right 

  



 

 
Photo Five: Garage within the integrated center 

 

 
Photo Six: Proposed parking area, other structures within integrated center in background 
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