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BOARD OF ZONING APPEALS DIVISION III                               July 16, 2024 
 

 

Case Number: 2024-DV3-020 
Property Address:  1825 Marlowe Avenue (approximate address) 
Location: Center Township, Council District #13 
Petitioner: Near East Area Renewal Inc., by Joe Smoker 
Current Zoning: D-8 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a three-unit 
townhome, with a 5.5-foot rear yard setback (15 feet required), with each 
unit having a main floor area of 600 square feet (660 square feet 
required). 

Current Land Use: Vacant 
Staff 
Recommendations: Staff recommends approval of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends approval of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the construction of a three-unit townhome, with a 5.5-foot rear yard 

setback (15 feet required), with each unit having a main floor area of 600 square feet (660 square 
feet required). 
 

• The subject site is a three-parcel lot, with the parcel proposed for development being on the corner 
of Marlowe Avenue and Randolph Street. The front yard of this parcel is along Randolph Street, and 
is shorter in depth than the other parcels on Randolph Street. This is due to the existence of a small 
parcel to the rear that contains alley access. With the parcel proposed for development being shorter 
in depth than typically present on Randolph Street, there is a degree of practical difficulty for being 
able to meet rear yard setbacks. Further, with the proposal being in-compliance for all other setback 
standards as well as open space, Staff does not see this as over development of the parcel.  

 
• With regards to the minimum floor area, Staff sees request as minor deviation from the 660 square 

feet standard, and finds it the be a reasonable request given the nature of the site. With townhomes 
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generally containing a vertical living layout, Staff does not see the slight reduction in main floor living 
area as injurious to public health or safety.  

 
• Additionally, the proposal would be in line with the recommendations of the Infill Housing Guidelines 

for new housing including orienting the units towards the street, reinforcing the front setbacks on the 
block, and meeting open space standards. Further, Staff believes the proposal to advance two of the 
City’s livability principles, being to promote equitable and affordable housing options, and to enhance 
economic competitiveness through reliable and timely access to employment centers, in this case the 
East Washington Street corridor. For these reasons, Staff is unopposed to the requested variances.  

GENERAL INFORMATION 

 
Existing Zoning D-8 
Existing Land Use Vacant 
Comprehensive Plan Traditional Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-8 North: Single-family residential 
South:    D-8 South: Single-family residential    

East:    D-8 East: Two-family residential  
West:    D-8 West: Single-family residential    

Thoroughfare Plan 

Randolph Street 
 

Marlowe Avenue 

Local Street 
 
Local Street 

  60 feet of right-of-way existing and 
48 feet proposed 
 
53 feet of right-of-way existing and 
48 feet proposed 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 6/19/24 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 6/19/24 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
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• Marion County Land Use Plan Pattern Book 

• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Traditional Neighborhood 
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 
 

 
• For new housing units, the Infill Housing Guidelines recommends: 

o Orient towards the street 

o Reinforce spacing on the block 

o Consider the size of surrounding houses 

o Avoid significant jumps in height 
 

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 

2023ZON008; 1717 E New York Street (west of site), Rezoning of 0.20 acre from the D-8 district to the 
C-3 district, approved, subject to commitments. 

2012ZON052; 143 N State Ave (west of site), Rezoning of 0.25 acre, from the D-8 classification to the 
C-S District to provide for office uses, a coffee shop, deli, bakery and restaurant use, with outdoor seating 
and 17 parking spaces, approved. 

2011ZON095; 1825 E  New York Street (north of site), Rezoning of 0.26 acre, from the D-8 District, to 
the C-S classification to provide for an automobile repair shop, daycare center, offices and C-3C uses, 
withdrawn.  

2010ZON034; 1701 East New York Street  (west of site), requested Rezoning of 0.22 acre from the C-
3 district to the C-5 classification to provide for an automobile sales lot, denied. 

2003UV2011: 1825 East New York Street (north of site), requested Variance of Use of the Dwelling 
Districts Zoning Ordinance to legally establish an automobile repair shop (not permitted), with off-street 
parking and storage, denied. 

86-UV1-68; 1825 East New York Street (north of site), variance of use of the Dwelling Districts Zoning 
Ordinance to permit the continued outdoor display and sales of automobiles, granted for a temporary 
period of three years, expiring June 3, 1989. 
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EXHIBITS 
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