STAFF REPORT
Department of Metropolitan Development

Division of Planning
Current Planning Section

Case Number: 2023-MOD-021

Address: 10 South Mickley Avenue (Approximate Address)

Location: Wayne Township, Council District #15 (#16 Beginning 2024)
Zoning: C4

Petitioner: Zach Wilkinson

Request: Modification of Commitments related to 90-Z-48 to terminate

Commitment #2.C, which restricts the permitted uses of the subject site
to C-1 uses, to provide for a gas station.

RECOMMENDATIONS

Staff has no recommendation of this request. If approved, staff requests that the approval be
subject to the following commitment being reduced to writing on the Commission's Exhibit "B" forms
at least three days prior to the MDC hearing:

The site and improved areas within the site shall be maintained in a reasonably neat and
orderly manner during and after development of the site with appropriate areas and containers
/ receptables provided for the proper disposal of trash and other waste.

SUMMARY OF ISSUES

The following issues were considered in formulating the recommendation:
LAND USE

¢ This 1.40-acre site, zoned C-4, is developed with a one-story commercial building and associated
parking lot. Itis surrounded by commercial uses to the north across Rockville Road, zoned D-6
and C-3; commercial uses (hotel) to the south, zoned C-S; single-family dwellings to the east,
across South Mickley Avenue, zoned D-2; and commercial uses (funeral home) to the west, zoned
C-4.

¢ Petition 90-Z-48 rezoned this site from the D-2 district to the C-4 classification to provide for retail
commercial uses.

MODIFICATION

¢ This request would modify commitments related to 90-Z-48 to terminate Commitment #2C, that
limited the uses on this site to C-1 uses, to provide for a gas station.

(Continued)



STAFF REPORT 2023-MOD-021 (Continued)

¢ The Comprehensive Plan recommends regional commercial typology. “The Regional Commercial
typology provides for general commercial, and office uses that serve a significant portion of the
county rather than just the surrounding neighborhoods. Uses are usually in large freestanding
buildings or integrated centers. Typical examples include shopping malls, strip shopping centers,
department stores, and home improvement centers.”

¢ The Pattern Book lays out a land use classification system that guides the orderly development of
the county, protects the character of neighborhoods and serves as a policy guide for development
or redevelopment of a site.

¢ The following elements of the Pattern Book apply to this site:

Conditions for All Land Use Types
« All land use types except small-scale parks and community farms/gardens in this
typology must have adequate municipal water and sanitary sewer.
* All development should include sidewalks along the street frontage.

Small-Scale Offices, Retailing, and Personal or Professional Services (defined as commercial
uses with minimal outdoor operations, storage, or display on lots of less than 1.5 acres and a
height of less than 35 feet).

 Qutdoor display of merchandise should be limited.
* If adjacent to residential uses or a Living Typology, outdoor display of merchandise is
not recommended

Environmental Public Nuisances

¢ The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental
Public Nuisances) is to protect public safety, health and welfare and enhance the environment
for the people of the city by making it unlawful for property owners and occupants to allow an
environmental public nuisance to exist.

¢ All owners, occupants, or other persons in control of any private property within the city shall be
required to keep the private property free from environmental nuisances.

¢ Environmental public nuisance means:

1. Vegetation on private or governmental property that is abandoned, neglected,
disregarded or not cut, mown, or otherwise removed and that has attained a height of twelve
(12) inches or more;

2. Vegetation, trees or woody growth on private property that, due to its proximity to any
governmental property, right-of-way or easement, interferes with the public safety or lawful
use of the governmental property, right-of-way or easement or that has been allowed to
become a health or safety hazard;

(Continued)



STAFF REPORT 2020-MOD-021 (Continued)

0

3. A drainage or stormwater management facility as defined in Chapter 561 of this Code on
private or governmental property, which facility has not been maintained as required by that
chapter; or

4. Property that has accumulated litter or waste products, unless specifically authorized
under existing laws and regulations, or that has otherwise been allowed to become a health
or safety hazard.

Staff would request a commitment that emphasizes the importance of maintaining the site in a
neat and orderly manner at all times and provide containers and receptables for proper disposal
of trash and other waste.

Planning Analysis

0

0

This request would modify commitments for the rezoning Petition 90-Z-048 (See Exhibit “A”) that
limited uses to the C-1 district at the easternmost 150 feet of the out lot at the corner of Rockville
and Mickley Avenue. Based on review of the file, it appears that this commitment was originally
the result of negotiation between the petitioner and remonstrators during the 1990 rezoning
process. Because staff played no role in the negotiation of this subject commitment, staff would
ordinarily provide no recommendation under such circumstances. Staff would note, however, that
the remonstrators negotiated in good faith with the petitioner during the petition process, and their
agreement was contingent upon all commitments being included with the rezoning petition.

The request would be consistent with the Comprehensive Plan recommendation of regional
typology and compatible with the commercial development to the north, south and west. Staff
would note, however, that The Pattern Book discourages outdoor operations, storage or display
adjacent to living (residential) typologies.

Staff would also note that a multi-use path is planned along the Rockville Road frontage.

GENERAL INFORMATION

EXISTING ZONING AND LAND USE

C-4 Commercial uses (vacant)

SURROUNDING ZONING AND LAND USE

North- D-6/C-3 Commercial uses
South- C-S Commercial uses
East - D-2 Vacant land / single-family dwelling
West- C-4 Commercial uses
COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion

County (2018) recommends regional commercial typology.
Marion County Land Use Pattern Book (2019).

(Continued)
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STAFF REPORT 2020-MOD-021 (Continued)

THOROUGHFARE PLAN This portion of South Mickley Avenue is designated in the
Marion County Thoroughfare Plan as a local street, with an
existing 45-foot right-of-way and a proposed 50-foot right-of-
way.

This portion of Rockville Road is designated in the Marion
County Thoroughfare Plan as a primary arterial, with an existing
218-foot right-of-way and a proposed 112-foot right-of-way.

CONTEXT AREA This site in located within the metro context area.
OVERLAY There is no overlay for this site.

SITE PLAN File-dated December 1, 2023

PLAN OF OPERATION File-dated December 1, 2023

ZONING HISTORY

90-Z-48; 5805 Rockville Road, requested rezoning of 19.65 acres, being in the D-2 district to the C-4
classification to provide for the development of retail commercial uses, approved.

VICINITY

99-Z-91; 52 South Mickley Avenue (south of site), requested rezoning of 3.21 acres from the C-1
classification to the C-S classification to provide for development of hotel, approved.

97-Z-22; 40 South Mickley Avenue (south of site), requested a rezoning of 3.21 acres from the C-1
District to the C-6 classification to provide for construction of a 96-unit hotel facility with an outdoor
pool, a courtyard and 112 parking spaces, withdrawn.

90-Z-47, 52 South Mickley Avenue (south of site), requested rezoning of 3.28 acres from the D-2
and D-7 Districts, to the C-1 classification to provide for office-buffer development, approved.

90-Z-40; 5851 Rockville Road (west of site), requested rezoning of 6.16 acres from the D-2 and D-
7 Districts, to the C-6 classification to provide for highway oriented lodging, approved.

kb *kkkkkk



10 South Mickley Avenue

10 South Mickley Avenue

M T TMiles

0.045 0.06

0.03

00.008815



0y i-1ed ¥ (u- i 109 TN
_Esé/ RN,

STEOL
W 55 6%

o4 10 NS i
TIVLS QNI dvOIONYH 020l T /[\,

INIEAV VRIS ONY T

~ .D
& HOUTIS ININIAVA LIVHASY WOl

el
SALONAS® ZLS@

FNIAV AT

FHOLS IONFINFANOD

WK LS
THE3 NT STI042NIGHT 30VEAY ATDOIH S 01

e T

0 qars
g
H
B
=
3

—y

SIESLATE
2129 NI STIOINYIONT
TYOY LBO4HIN0S M SHET

271 531LY340Yd SNOS B IVa
5
3
|

MICKLEY AVE.

10 T 1 3908 J0CE 04 N 10 VL TR 0 OO
0 vozm o v D

i

|

il
i
ki
i
il

aee e s\

‘S3LON TVH¥3N39 3LIS M
e B — S ——
[¥="01) 25,
@ w4 ]
TS OlHavHD.

e\

B

w0 - 2anal by 200 - G

3
& =
i o
FEE
qoig
i S

SHINSHOY 3




3961 Perry Boulevard » Whitestown, IN 46075 ¢ Phone: (317) 769-2916

Plan of Operation

Mickley Avenue Convenience Store
10 South Mickley Avenue, Indianapolis, IN 46112

Goal
Our goal is to repurpose the abandoned
building into a fueling station and
convenience store.
The property offers an ideal location for
travelers looking to refuel, whether it is a
short rest from travel on [-465 or a first
stop after arriving from the Indianapolis
International Airport.

Workforce
There will be multiple employment
opportunities offered.
Multiple day shift employees throughout
the week, as well as night shift.
All employees are onsite ensuring
continuous operation for the fuel station
and convenience store.

Clients & Customers
Our clients and customers consist of
travelers along [-465 and Rockville Road.
Many of these travelers are guests of
lodging in the immediate area, such as
the Holiday Inn and Wingate.
Other possible customers include
commuters to nearby businesses, such as
Sam’s Club, and local area residents.

Safety & Security
The security of our employees and
customers are a top priority.
Employee training is given for any
circumstance.
Security surveillance of the property and
store.
Emergency fuel shut off.

Waste Prevention
As a fuel station, the main concern for
waste is gasoline and diesel runoff.
During site planning, appropriate steps
are taken to adhere to stormwater quality
standards.
The existing stormwater system will be
modified to include a stormwater quality
structure, which will remove petroleum
runoff and other debris from entering the
city stormwater system.

Other Considerations
The location offers easy circulation of
traffic for customers and fuel delivery
trucks with two access points onto
Rockville Road.
Ample parking is offered for customers
and employees.
Existing infrastructure and mature
landscaping presents a great opportunity
for investment and support.

Civil Engineering » Land Planning * Development Consultants
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EXHIBIT A
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NOTE:  Article VI, Section 3(k) cf the .rules of thé Matropolitan
- Davelopmént commission reguires ugc of this form ‘in racording
. comitménts mdé with respect to zoniing and approval .cases.in

aAdcordanne with 7.C, 36=7-4-607. RaBolutioh No. 85~R~69, 1985
- of thé Metropolitan Developnént Cormission requires the owner to
A make Commitment #3.

COMMITMENTS CONCERNING THE USE OR DEVELOPMENT OF REAL ESTATE ‘.
MADE IN CONNECTION WITH A REZONING OF FROPERTY OR PLAN APPROVAL :
B In accordance with I.C. 36~7-4-607, the owner of the real éstate iocated

in Marion County, Indiana, which is describes below, makes the folloying
COMMITMENTS concerning ¢he uas apd development -of that parcel [} 4 rfgl 2
£

estate:
. Lagal Description:
i See Lagal Dascription Attached as Exhibit A,
Statement of COMMITMENTS:

I
1. The owner agrees to abide by the Open Occupuncy and Equal EmpYoymeRt i
Opportunity Commitments required by Metropolitan Developient Commission '~
Resolution Ne. 85-R-69, 1985, which commitments are attached harete and
incorporated hexein by reference as Attachment ®an,

2. Uses
o #. The use of the central portion of the C~4 tract shall bes limited -
- . to the developnent of a sgam's Wholesale club.  Initial - .
e : dovelopmant will be upproximately 110, 000 sguare feat with future P
i R expansion of up to an additional 30,000 square:feet. i

. .. . . B. Tha use.of the.outlobs. locatad along.Rockville Road .shall.ba

. - limited so as to prohibit an{: Class 1 Regulated Commerclial Uses
-8 . as set forth in the Commercial Special Exception ordinance, 76~
N A0-2, an amended; Adult Entertainmernt Businesses as sat forth in
the Adult Entertainment Buainess: Zoning Ordinance, -84~RO~4;
liquor store, tavern or bar- (defined as any establishment which )
dérivas 65% or more of its gross 'sales value from the sale of
.1iquor); or head shops. : S o

‘€. The use of the eastorn most one-nundted and fifty (i50) feet of
" the outlot at the cornér. of Rockville Road and Mickiey Aveniid.’ '’
shall be limited to .c-1 uses. : LT

3. Developnsnt Standards

. Petitioner sha

1

provide: transit
liance with e £
1) K transitiorial.yatd ahs1
-Wholeszle -olih of ‘net

“Bcreeiln_ ik'e

2) ‘. ‘A tt&ﬁ';sitiona; v:)"r;rd—.
.. Of the ‘Sam's Wh

- {50} faet in dap : o ST
|3)  Landsuaping within the above desoribad trangitional:yards '
"7 .Bhall be subject to Adminiu !s Approv.

 Patitioner mhall limit aocess aleng Rookville Fomd ts ond righte
tuzn-in/right-turn-out drive for the ovarall center, subject to = -
tinal appraval by-the Departmont of Trafsbortak{sy, . .

P‘eitiohc;- shall rM
Avenue. in substantiel ¢




dated May 1, 1990, subject to final approval by the Department
of Transportation, in such a manner as to discourage conmiercial
traffic from entering the remaining residential ar~a along
Mickley Avenue and Jackson Street.

X311 buildings shall bé constiucted with s tinished facade of
masonry, synthetic stucco or wood.

The developer anticipates. the utilization of one integrated
center pole sign to provide the primary identification .for the
entire center. Howeveé¥, due to the unigue mixture of uses
anticipaced to locate in this project, the devéloper wishies to
reserve the right to files & variance of development standarde for
the development of an overall sign program without the need to
modify these commitments.

Wall signs shall be limited to individual letters and/or logos.

‘here shall be no signs located on the south facade of the Sam's
wholesale Club building. :

Tlils parcel shall be devaloped as an integrated center with the
two parcels which are subject to the conpanion commercial zoning
petitions 90-2Z-4% and 90-2-47, subject to the conditions of
Commitment 3E abova.

There shall be no more than iwu outlctc developed in the C~4
parcel, however, such limitation shall not be construed to
prohibit the development of two separate buildings ox users on
each outlot sharing common entrance or exit drives and site
facilities. Access to the outlots shall be limited to the
internal service drives.

Davelopment of the eastern most one~hundred and £ifty (150) of
the outlot at ths corner of Rogkville Road and Mickley Avenue
shall not include parking between a building and the right-of-
way of Hickisy Avenue, ¥lig commitmant does not prohibit the
development of an internal driveway to service a bank driva-up
window, as such use may be developed on- this portion of the
outliot.

Petitioner sball reserve a fifty (50) foot strip cof land alca
the northwestern proparty line for the future upgrading of the
interstate Interchange. No bulldings shall be placed within this
portion of the site.

Petitioner agrees to comply with the reguests of the Dspsriment
of Transportation as set forth in paragraphs 1, 5, 6,"7 and 8 of -
‘Memorandum dated May 2, 1990 from. John P. Willen. to Elizabeth
~ Willisdms, as those terms may be aménded from time to tinma by
‘agresmpnt between the developer and ‘the Dapartment of
Transportation. . ) ) ) T

Neighbor-Related Commitments

At its own expense, the duner/daveloper shall, upoh colidtiuetion
~ of the proposed Sam's Wholesale Club building, extend water and.

sapitary sewei lines east along Jadkamh Streei to the morthyest -
. corner of tha residential lot ¢ommonly, kiiown ag 5787 West Jackson -

Stieet and lagally d@sscribsd in-attached “Exhibit-2.. " . - N

. The. owner/daveloper shalli not relocate any of the eéxisting homes -
from. tha. .subject proparty..or. from. any _residential  lot
snbsaeguantly acquired by the owner/develeoper and having frontage -
on MicKley Avenus oi Jackson .Street to -any property within the =
area bounded by Rockville: Road, ILynhurst Drive, the -Conrail = -

tracks and Mickley Avenue. ) R B s

Theds COMMITMENTS- chsll ba hinding on the owner, subséguent ownarg of
tha real estate and other persons acguiring an Iinterest : theraein;
provided that Commitment #1 . (Cpsn Occupancy and Equal
copmitmants) shall not bs binding on an ownor, subssgl
other persens scquiring an interest therein if such perscrs: are éxenpt - -
persons or are . engaged -in n. exempt .actlvity -ad. defined’ ‘on -

- -At{aghment-"A", vhich i3 -attacha . L
Thesa COl ' be'f




nétropolitan Devalo t.
propor not‘icc has bun gi\hn.

commms uontained é.n th:l.s nmt:unex‘nt aha:l.]. be attnct:lvo upom

thg ado;ition of approvnl patiticm #:___-_-_—_-=-_-.:.-;: bi ' tﬁé. »

" Metrcpolitdn Development comiuicn:

~_and shall continue in effect for is long as. the nbovo-dascribad paranl
‘of real aptite repaine zZoned to the C-4 Zoning
cmggificntion of until such other tim ag mAy ba :naa.ltihd Teraln.

nmne cmmm'rs nay & enforced: ,ointly or 86_ (
:I., The Hetrepolitan Developnent camhsiom
- 2, Owners of all pircels of ground adjoining the real ntate to a

depth of two (2) owneérships, but not exceaai.ng nix—hundrnd-sixty
(660) fest from the parmnca: -6 the Yeal estate, uid aili owieis

of real estate within tha area included in the pn!:s.uon Who wexe. .

not patitioners for the rezoning or approval. Owners of resl
estate entirely located outside Marion County are aot included,
however. The ldentity of ownexs shall he detexmined from the
racords in the officeés of the varicus Township Assassors of

- Marion County' which list the currént owneré of recerd. (This
paragraph. defines the caugory of persons entitled to recaivs
1o of . the rezonmg ‘OF, approval under the rules 1n

ias aggzisved hy - ]
ained: 1:1 Conmitment - ﬂ. (Opan occupancy nnd Squql '
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!ﬂtneu By hand and Hotarial Saal thil yr-
19_30.

cointy of nesidenu__MjL____' e

My Coxmission -expires: : . -

This :lnntmnnt was prepared by Harry F. chaught, Jr', M'.tomy-nt-
Law, Baker & Danisls, 300 North mridiem Street, suite 2700,
'Indianapons, Ind:l.nna 46204,




View from site parkin Io Ioking north across Rockville Road



View from site looking east

View from site looking south



View from site looking southwest

View from site looking west



View existing building proposed for redevelopment of a convenience store

iew of site Iookin east



View from site looking northwest

View from site looking north
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