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6th 

BOARD OF ZONING APPEALS DIVISION III            July 21, 2026 
 

 

Case Number: 2026-DV3-019 (Amended) 

Property Address:  6838 South East Street (approximate address) 

Location: Perry Township, Council District #22 

Petitioner: CKJ Property LLC, by David Gilman 

Current Zoning: C-1 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a building addition and new 
parking area with a 6-foot front transitional yard setback (20 feet 
required), a 5-foot rear transitional yard setback (15 feet required), a 
total of 29 parking spaces (maximum of 24 spaces permitted), and no 
frontage sidewalks (130 linear feet of sidewalk responsibility). 

Current Land Use: Commercial 

Staff Recommendations: 
Staff recommends approval of variances related to setbacks and 
parking. Staff recommends denial of the variance related to sidewalks. 

Staff Reviewer: Michael Weigel, Principal Planner I 
 
 

PETITION HISTORY 
 
 

6/16/26: Staff requested a continuance to the July 21, 2026 hearing date to allow additional time to obtain 

information about the status and the proposed plans for an Indiana Department of Transportation project 

that would have resulted in the installation of sidewalk along the US 31 frontage (this project has since 

been cancelled by INDOT). 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of variances related to setbacks and parking. Staff recommends denial of 

the variance related to the petitioner not placing required frontage sidewalks. 

 

PETITION OVERVIEW 
 

 
6838 South East Street is a 0.84-acre parcel that is currently used as a financial services office. The 

structure on the property was initially constructed as a single-family residence that received a Variance 

of Use to operate as a photography studio in 1985; the site was subsequently rezoned to the C-1 zoning 

designation in 2001. The lot forms a irregularly long and thin triangle caused by the curvature of the state 

road US 31 to the northeast, with most of the lot to the north having a width of less than 65 feet. 

Surrounding land uses include additional offices to the south, single-family residences to the west 

separated by an existing fence and trees, and apartments to the northeast (buffered by the six-lane state 

road). The nearest major intersection is US 31 and Southport to the south, and the IndyGo Route 31 runs 

along US 31 with bus stops along both the east and west of the road to the south of the site. 
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Approval of this petition would allow for the placement of both a substantial building addition onto the 

northern portion of the existing structure as well as for the placement of additional parking areas to the 

east of the existing office and to the north of the proposed addition, per plans within the Exhibits below. 

This project would maintain the existing fence and tree line near the western property line in addition to 

the provision of additional shrubs. Submitted plans do not indicate the placement of any sidewalk along 

the northeastern frontage. 

The following variances would be required to legally develop the site per provided plans: 

• The front transitional setback for new parking areas would be 6 feet from the property line to the 

northeast when Ordinance would require separation of at least 20 feet. 

• The rear transitional setback for new parking areas would be 5 feet from the property line to the 

west when Ordinance would require separation of at least 15 feet. 

• This layout shows the placement of 29 accessory parking spaces for the primary office use when 

Ordinance allows for a maximum of 24 spaces for the proposed use and square footage. 

• Ordinance also requires the placement of 5 linear feet of sidewalk per 100 square feet of building 

addition for projects where frontage sidewalks do not already exist. In this instance, 130 linear 

feet of sidewalk would be required for the addition size (0 feet of sidewalk is shown on plans). 

Original plans filed by the petitioner also indicated the need for variances related to interior landscaping 

and a lack of bicycle parking, but amendments provided to staff on June 2nd indicated compliance with 

those standards and the request language was amended to remove those requests. 

 

This property is zoned C-1 (Office Commercial) to both act as a buffer between uses and to allow for the 

development of offices and office-type uses, such as medical and dental facilities or education services, 

with the assurance that retail and other heavier commercial uses with incompatible characteristics. 

Similarly, the Comprehensive Plan recommends it to the Office Commercial typology to allow for single 

and multi-tenant office buildings. The Plan explicitly indicates that all development within this typology, 

regardless of land use type, should include sidewalks along the street frontage. 

Findings of Fact provided by the applicant cite the abnormal shape and dimensions of the lot as 

constituting a practical difficulty that would severely limit their ability to construction building or parking 

additions without the need for petition relief. Staff would note that the front transitional yard requirement 

is based on apartments to the northeast that are on the other side of the busy and multi-lane state road, 

and that the proposed plans show the addition of new shrubs and the preservation of extensive buffering 

(both fence and trees) near the western property line. 

Additionally, only the proposed parking areas would encroach into required setbacks and the building 

addition itself would not require any setback relief. Staff would also note that the proposed parking layout 

would allow for placement of ADA spaces closer to the building entrance and would allow for more 

maneuvering space in an oddly shaped parking lot. Given the practical difficulty caused by the lot 

dimensions and the steps taken to reduce negative externality for properties to the west, staff 

recommends approval of variances related to setbacks and parking. 
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Although there were recent plans for sidewalk to be installed along the western portion of the East Street 

frontage via the INDOT project #2200074, this project was cancelled in May of 2026 with no certain 

timeline for if the project might be rescheduled. The right-of-way bordering this site falls under INDOT 

jurisdiction and would require INDOT permitting for placement of the partial sidewalk required, but that 

jurisdiction would not impact the applicability of the Indianapolis Zoning Ordinance requirement for 

placement of frontage sidewalks. 

Plans showing the location of the proposed sidewalk were drafted (see Exhibits below), which 

demonstrate the feasibility of having sidewalk installed along this frontage: although a contact with INDOT 

indicated that the plans shown below were likely to change, the cancellation of the project was based on 

funding and not related to feasibility of site engineering. No indication from INDOT has been provided to 

staff indicating a lack of ability for the petitioner to obtain permission for partial sidewalk installation as 

required by Ordinance. Findings of Fact submitted by the petitioner reference the existing drainage ditch 

along the frontage, which would complicate but not preclude the placement of required sidewalks. 

The petitioner’s Findings related to the sidewalk variance also indicate that installation along the frontage 

should be the responsibility of the State. There is no indication of if or when the proposed INDOT project 

might be resumed in the future, and absent a replatting of the site (highly unlikely), the requirement for 

sidewalk placement at the time of building additions is the only mechanism by which the City could compel 

sidewalk placement. A connected sidewalk network is a core part of the Vision Zero framework, and DMD 

staff is fully supportive of those efforts to increase transportation choices throughout the City. For this 

reason, as well as for the lack of extreme site difficulty preventing installation, staff recommends denial 

of the requested variance to exempt the petitioner from placement of sidewalks. 

GENERAL INFORMATION 

 

Existing Zoning C-1 

Existing Land Use Commercial 

Comprehensive Plan Office Commercial 

Surrounding Context Zoning Surrounding Context 
North:   D-6II North: US 31   

South:    C-1 South: Commercial 

East:    D-6II / SU-1 East: Apartments / Religious Use   

West:    D-3 West: Residential    

Thoroughfare Plan 

East Street / US 31 
 

Primary Arterial 
 

137-foot existing right-of-way and 
124-foot proposed right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 04/23/2026 

Site Plan (Amended) 06/02/2026 
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Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan 06/02/2026 

Findings of Fact 04/23/2026 

Findings of Fact 
(Amended) 

06/05/2026 

 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Office Commercial typology provides for single and multi-tenant office buildings. It is often a 
buffer between higher intensity and lower intensity land uses. Office commercial development can 
range from a small freestanding office to a major employment center. All development, regardless 
of land use type, should include sidewalks along the street frontage. 

 

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 

2001ZON107, Rezone 0.90 acre from D-A to C-1 to provide for office uses, approved. 

85-UV3-19, Variance of Use of the Marion County Master Plan Permanent Zoning Ordinance and the 

Sign Regulations to provide for a photography studio in an existing residence with a ground sign, 

approved. 

ZONING HISTORY – VICINITY 

2021UV2022 ; 510 East Southport Road (south of site), Variance of use of the Consolidated Zoning 

and Subdivision Ordinance to provide for a convenience market, approved. 

2009DV3054 ; 445 Tulip Drive (northwest of site), Variance of development standards of the Dwelling 

Districts Zoning Ordinance to provide for a 232-square foot accessory building, without a permanent 

foundation, with a zero-foot south side setback (minimum six-foot side setback and aggregate side 

setback of 16 feet required), and to provide for a six-foot tall fence in the front yard of Tulip Drive and 

within the sight-distance triangle of the driveway and Tulip Drive (42-inch tall fence not permitted within 

the front yard, structures taller than 2.5 feet tall are not permitted within the sight distance triangle, 

approved. 

2008HOV024 ; 610 East Southport Road (southeast of site), Variance of Development Standards of 

the Commercial Zoning Ordinance to provide for the construction of a 20,000 square-foot medical office 

building resulting in a deficient total of required parking spaces (72 spaces deficient) for a temporary 

period during construction of the new office building, approved. 

2006UV1021A ; 500 East Southport Road (south of site), Variance of Use of of the Commercial Zoning 

Ordinance to provide for the retail sale and storage of garage door openers, components, windows and 

panels (not permitted), approved. 

2006UV1021B ; 500 East Southport Road (south of site), Variance of Development Standards of he 

Sign Regulations to provide for the construction of a 25-foot tall, 124-square foot internally illuminated 

pylon sign within 60 feet of a protected district (minimum 600-foot separation required), denied. 
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EXHIBITS 
 

 

2026DV3019 ; Aerial Map (Subject Site) 
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2026DV3019 ; Aerial Map (Site Context) 
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2026DV3019 ; Site/Landscape Plan 
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2026DV3019 ; Findings of Fact (Setbacks) 

 

 

 

2026DV3019 ; Findings of Fact (Parking Maximum) 
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2026DV3019 ; Findings of Fact (Sidewalks) 
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2026DV3019 ; INDOT Sidewalk Location (Proposed Prior to Cancellation) 
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2026DV3019 ; Photographs 

 

Photo 1: Subject Site and Building Addition Area Viewed from East 

 

Photo 2: Proposed Southern Parking Area + Adjacent Property to South 
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2026DV3019 ; Photographs (continued) 

 

Photo 3: Potential Sidewalk Area to South of Driveway (June 2025) 

 

Photo 4: Potential Sidewalk Area to North of Driveway (June 2025) 
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2026DV3019 ; Photographs (continued) 

 

Photo 5: Proposed Building Addition Area Viewed from North 

 

Photo 6: Proposed Northern Parking Area Viewed from South 
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2026DV3019 ; Photographs (continued) 

 

Photo 7: Existing Buffering Along Western Property Line 

 

Photo 8: Adjacent Property to East 


