STAFF REPORT

Department of Metropolitan Development
Division of Planning
Current Planning Section

Case Number: 2022-CZN-874 / 2022-CVR-874 |/ 2022-CVC-874 (Amended)

Address: 202 Miley Avenue (Approximate Address)

Location: Center Township, Council District #16

Petitioner: Miley Inc., by David Kingen and Emily Duncan

Request: Rezoning of 1.95 acres from the 1-4 (RC) (TOD) districts to the C-S (RC)

(TOD) district to provide for the following uses: Micro-Brewery, All C-1
permitted uses, Test Kitchen, Event Space, Restaurant/Tap Room, Food
Truck Area, Warehousing as an accessory use, Interior and Exterior
Live Entertainment and a Dog Park.

Variance of development standards of the Consolidated Zoning and
Subdivision Ordinance to legally establish zero-foot building and
parking north and south setbacks and transitional yards (minimum ten-
foot required), 54 parking spaces (112 parking spaces required), to
allow access from a public street if alley is not vacated (access from
alley required if available), parking located within twenty-five feet of a
street frontage (not permitted) along 44.5% of the Ohio Street frontage
(maximum 40% permitted), a front building line of 55.5% of Ohio Street
frontage (60% frontage required), to legally establish the existing
building with current transparency and wall planes, and to provide for
five public entrances (seven public entrances required) and a dog park
with a zero-foot south side setback without landscaping (ten-foot
transitional yard with landscaping required).

Vacation of a portion of the first east-west alley north of Ohio Street,
being 14 feet in width, from the east right-of-way line of Traub Avenue,
east 176 feet to the east right-of-way line of the first north-south alley
east of Traub Avenue, with a waiver of the Assessment of Benefits.

Vacation of the first north-south alley, being 26 feet in width, from the
north right-of-way line of Ohio Street, north 165.96 feet, to the first east-
west alley north of Ohio Street, with a waiver of the Assessment of
Benefits.

RECOMMENDATIONS

Staff recommends approval of the rezoning petition, with the following commitments being reduced
to writing on the Commission’s Exhibit “B” forms at least three days prior to the MDC hearing:

1. Maximum attendees in the event space shall be: Interior 50.
2. Frequency events per month (interior and exterior): one (1) per month
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3. Hours of operation for any events on site: 11am to 7pm
4. Types of events hosted on the site: farmers markets and vendors fairs
5. No more than three performers on any one day at the event space

Staff recommends approval of the variance petition.

RECOMMENDED MOTION (approval): That the Hearing Examiner find that the proposed vacation is
in the public interest; that a hearing upon the assessment of benefits be waived; that the Hearing
Examiner confirm and ratify the adoption of Declaratory Resolution 2022-CVC-874; and that the
vacation be subject to the rights of public utilities under IC 36-7-3-16.

SUMMARY OF ISSUES

The following issues were considered in formulating the recommendation:

LAND USE

0 The subject site is zoned I-4 and |-4 (RC), with the eastern-most portion within the Regional
Center. The site consists of a large industrial building, of which portions date to at least 1915, two
accessory structures and a parking area. The site also contains an area for outside storage. The
surrounding area comprises of an established residential neighborhood south, southeast, and
southwest of the site, a railroad track system, and heavy industrial uses to the north.

¢ This petition would rezone this property to the C-S district, in order to re-use the existing buildings
and parking areas. This request would permit fifty on-site parking spaces where 112 spaces are
required, a reduction to zero-foot north and south setbacks for buildings and parking areas,
access from a public street when alley access is provided and required, parking within 25 feet of a
street frontage, a front building line of 55.5%, where a minimum of 60% is required, to legally
establish the existing building with current transparency and wall planes, and to provide for fine
public entrances, where a minimum of seven are required. This request would also vacate a north-
south alley and east-west alley, that abut the site to the west.

REZONING

¢ This petition would rezone this site from the I-4 district to the C-S district to permit all C-1 uses, a
micro-brewery, test kitchen, event space, a restaurant / tap room, food truck area, warehousing,
as an accessory use, interior and exterior live entertainment, and a dog park. The comprehensive
plan recommends residential, with a density of over 15 units per acre.

¢ Staff recommends approval of the rezoning. The high-density residential recommendation of the
Plan likely contemplates removal of the existing building for redevelopment of the site. This
petition would re-use the large and historic industrial building that would, potentially, be cost-

(Continued)
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prohibitive to be used for residential uses. The size of the lot limits the size of potential events on
the site, given the 54 on-site parking spaces. Staff is concerned that persons could seek to park
vehicles in the neighborhood, if the on-site parking area would be full for any given event, or if
multiple events would occur at the same time. To reduce the potential of large crowds, the
petitioner has submitted a list of commitments that includes a maximum number of attendees to
50, a commitment of only one event per month (interior and exterior), hours of operation to be
from 11am to 7pm, allowing for only farmers markets and vendors fairs as the types of events held
on the site and no more than three performers on any one day at the event space. Staff finds
these restrictions acceptable.

The proposed site plan includes areas for parking, a food truck area, re-use of an existing building
for a restaurant / tap room and parking areas for vehicles and bicycles. No new construction is
proposed with this development.

VARIANCE

0

As noted above, several development standards variances are requested with this petition. This
request would provide for legally establishing the existing development in order to use the site for
uses that would reduce impacts of the existing heavy industrial zone of the site. Staff supports the
variances due to the hardship in meeting the Ordinance to reuse the existing conditions of the site.

VACATION

0

The subject site includes two alleys: Parcel A is an east-west and north-south alley, from Traub
Street to the west property line of the subject site, south to Parcel B, which is an alley that abuts
the site, south to Ohio Street. These alleys are used by some neighbors, however, vehicles drive
over an undeveloped parcel in order to make a turn, that, as platted, would be a 90-degree turn
and nearly impossible to maneuver. The result of this vacation, if it would be approved, would
eliminate drivers from driving over private property.

ASSESSMENT OF BENEFITS

0

The subject rights-of-way is not improved; therefore, the request for a waiver of the Assessment of
Benefits would be acceptable.

REGIONAL CENTER OVERLAY DISTRICT

0

Approximately 1/3 of the site (extreme eastern portion) lies within the Regional Center overlay
district. In this designated area, design of all new construction, sidewalk cafes, and signage in the
Regional Center overlay district is subject to the approval of the Administrator of the Division of
Planning.

(Continued)
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GENERAL INFORMATION

EXISTING ZONING, CONTEXT AREA, AND LAND USE

I-4 / 1-4 (RC) Compact

Industrial

SURROUNDING ZONING AND LAND USE

North -4

South D-5/D-5 (RC)
East I-4 (RC)

West SU-16

COMPREHENSIVE LAND USE PLAN

TRANSIT-ORIENTED
DEVELOPMENT

THOROUGHFARE PLAN

DEVELOPMENT PLAN (C-S)
FINDINGS OF FACT

SITE PLAN

SITE PLAN (AMENDED)
VACATION SURVEY

ZONING HISTORY - SITE

None.

ZONING HISTORY - VICINITY

None.

JY

Railroad tracks / heavy industrial
Residential

Residential / railroad tracks
Residential

The Near West Neighborhood Land Use Plan (2014)
recommends residential development over 15 units per acre.

A portion of the site lies within the Blue Line Transit-Oriented
Development Overlay

Miley Avenue and Ohio Street are classified in the Official
Thoroughfare Plan for Marion County, Indiana as local
streets, with 48-foot existing and proposed rights-of-way.

File-dated November 22, 2022
File-dated November 22, 2022
File-dated November 22, 2022
File-dated February 13, 2023

File-dated November 22, 2022
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DEVELOPMENT STATEMENT

Permitied Llses:

Micro-hrewery

Al Cl uses

Test Kitchen

Event Space

Restaurant / Tap Room

Fond Truck area

Warehousing, related io the approved uses within the existing building {20,258
square foet),

Interior and extersor light music entertmnment
Dog Park on the 235 Mo Traub Strect property

R LA R b B e

bl

Parking:

Qe parking space per three hundred and Gty square foet, Difty- four (54) on-site parking
Spaces.

Bike racks for mimimum of thirty (30) bikes on the 202 Mo Miley Avenue property. *
Space for minimm ten (107 scooters

Fencing and Landscaping:

Mew dark black, dark brown or dark green painted perimeter chain link fencing arovnd
the dog park to conpect with the existing chain link fence around the perimeter of the
property.(to be painted to match the mew fence around the proposed dog park) Identical
new fencing to be used around the north sde patio.  Retention of two lasge trees on the
Traub Street property to provide shade for the users of the dog park -

Landscaping por site plan on file

Trash removal:
Dumnpstens) with enclosure (£) per site plan on file. Parking of food trucks when botly in

operation or parked per the site plan on file.

Lighting:
Exterior lighting with shiclds to be installed. New lighting for the dog park Wlﬂiﬂhlﬂlﬂs
and timers

Signa:

R painted historical and over-sized wall sign on the cast fagade per photo on file
Vertical blade s1gn on the cormer of the ponmary buillding at the intersection of West Chio
Street and No Miley Avenue per sign elevation on file,

Large wall sign over public entrance on the west fagade and smaller wall sign over the'
public entry on the cast facade

Tenant sign on the south fagade near the entry to the public entrances o the offices

10/31/22



ALLEY VACATION & PERMANENT INGRESS EGRESS EASEMENT
(RUNNING WITH THE LAND) EXHIBIT

DESCRIFTION - INGRESSEGRESS EASEMENT - PARCEL "B

& portion of 2 North-South 26 Baot public aliey 1o be vacated located East of a portion of Lot 75 and the: antirety of Lot 78, Log 77,
and Lot T8 withim Traubs West Addition, an Addition to the City of Indianapolis, the plal of which is recorded in Pl Book 8, page
9, in the Office of the Recoeder of Marion County, Indiana,mare particularly described 2 follows:

Beginning at the Mortheast corner of Lot #8 in Traubs West Addition, an Addition bo the City of indianapolis, the plat of which is
recorded in Flat Bock B, page €9, in the Office of the Recorder of Maricn County, Indiana; thence ranning Morth 50 degroes 00
it 00 sacands East a distance of 26.00 feet to 2 point on the West ling of Lat 31 in Miley Addition, tha plat of which is
racorded in Flat Book B, page & thende nanning South 00 degress 00 minutes 00 saconds East & distance of 12596 Feat, on and
along the aforementioned West line of Lat 31, to the North ine of Ohia Street; thenoe running North 25 degrees 30 mimtes 21
spronds West a distance of 26.00 feat 1o the East line of Lot 75 in said Traubs West Addition; thance running North 00 dagraas 00
mirwtes 00 seconds West a distarce of 12574 faot to the pulrrrnrbdglnnm containing in all 075 acres, mors or less.

FOIGUDETE 1 T80T

DESCEIFTION - WACATION - PARCEL A"

14 toot alley ta be vacated located North of Lot 78 within Traubs West &ddition, an Additicn io the City of
Inclanapole, the plat of which (5 recorded in Plat Book 8, pege B9, in the Office of the Becardar of Marion
Caunty, Indiara, s 11 foot alkey 16 be vacabed located East of 8 portion of Lot 75 and located East of the
entirety of Lots 76, 77, 78, and 79 withie Trauks West Addition, an &ddition to the City of Indiznzpolis, the pla
af which is recorded in Plat Bock B, page 59, in the Office of the Recorder of Marics Cownty, Indiana, and a 15
foot alley to be vaczted located Wast of Lot 31 and a vacabed aley located Monh of Lot 31 within Miley
Additian, an Addition ta the City of indianapelis, the plat of which is recarded in Plst Book &, page &, in the
Qe of the Recorder of Marian County, Indana, more particulary described as folloes:

Beginning at the Sowthwest oormer of Lot 51 in Miley Addition, an Additian to the City of Indanaplis, the plat
of which is reconded in Flat Book B, pege &, in the Office of the Recorder of Marion County, Indiana, and
running thence North &3 degroes 30 minubes 21 seconds West 3 distance of 25 00 feet 1b the East line of Lot

[ P - - 75 in Traubs West Addition, an Addition to the City of Indiznapclis, the plat of which s recorded In Mat Book 8,
b - maie T RLLE H . . page €5, in the Office of the Recorder of Marion County, Indiana; thence runring Marth 00 degroas OO0 minutes
) =y ) S = 00 semonds West a distance of 16574 feet to the Northesst corner of Lot 79 in sald Traubs West Addiian;
o il = o thence nunning Sowth S0 degrees 00 minutes 00 seconds Wast 3 distance of 150,00 feet 1o the Northwest
H LOT 78 3 carner of Lot 7% in said Traisks West Additicn; these nuneing hoeth 00 degrees 00 minutes 00 seeonds iWest a
o distance of 14,00 feet to the North line of &n existing 14 Toot alley, said point also being the Eastedy line of
Z ‘< PARCEL ﬂ Trauk Avenue extended Northerky to sald Koeth ine of said 14 foot Alley; thonce rarming Nerth 90 dagiess 00
i . — O 0156 ACREST minutes 00 seconds Exst a dstance of 176.00 feat to 8 poied boated a1 the inberssction of the Marh Ene of the
- A 57T Bafr afo 14 foot alay Eastery and the Wast line of said Lot 31 n Miey Additon sxtended
| t - ; Mortherly; theroe runring South 00 degrees 00 minutss 00 s=conds East a distamce of 17956 feet to the poing
w # LOT 78 n @ !a. E of beginning, contaieng in all 9138 acres, mare or less.
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Subject site from Miley Avenue, looking west
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