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BOARD OF ZONING APPEALS DIVISION I            May 6th, 2025  
 

 

Case Number: 2025-DV1-018 
Property Address:  510 Kessler Boulevard West Drive 
Location: Washington Township, Council District #2 
Petitioner: Diana Steinhoff by Andrew Wert 
Current Zoning: D-1 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for 60-foot-wide parking area within the front 
yard, including a second driveway access to Kessler Boulevard West Drive 
(maximum parking area width of 30 feet permitted, two driveway connections 
along one frontage not permitted). 

Current Land Use: Residential 
Staff 
Recommendations: Staff is recommending denial of this variance petition.) 
  
Staff Reviewer: Kiya Mullins, Associate Planner 

 
 

PETITION HISTORY 
 
 

This is the first public hearing for this variance petition.  
 

STAFF RECOMMENDATION 
 

 
Staff is recommending denial of this variance petition.  
 

PETITION OVERVIEW 
 

 
• The petitioner is requesting a variance to replace the existing driveway with a new driveway that 

is sixty (60) feet wide. The new design includes a second exit onto Kessler Boulevard West Drive. 
• This property is 0.9-acre in a D-1 zoning district. 
• Kessler Boulevard West Drive is a primary arterial thoroughfare with heavy traffic in both 

directions (South and Northeast). 
• The Land Use Plan recommends this area for a Rural or Estate Neighborhood. This land use 

category is defined as “…urban areas with estate-style homes on large lots. In both forms, this 
typology prioritizes the exceptional natural features – such as rolling hills, high-quality woodlands, 
and wetlands – that make these areas unique. Development in this typology should work with the 
existing topography as much as possible…one dwelling unit per acre unless housing is clustered 
to preserve open space.” 
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• Currently, the property has one (1) driveway approximately forty-five (45) feet wide at its widest 

point.  
• The ordinance allows only one (1) driveway in front of a residential home, which can be a 

maximum of 30 feet wide.  
• Within this section of the neighborhood (Kessler Blvd West Drive, Stafford Road, and Stafford 

Way), there are around thirteen (13) examples of existing double driveways.   
• Staff is recommending denial of this variance petition. Though this is an intense location for traffic, 

the second driveway will cause more conflict between vehicles in the Kessler travel lanes and 
vehicles maneuvering into that traffic. There is no guarantee that the grant of the variance will 
provide safety to the residents and delivery drivers. The driveway is currently already over the 
permitted width of the driveways in the front yard. To approve this variance would destroy an even 
larger section of green space in the front yard of an area that is recommended to preserve open 
space. 

GENERAL INFORMATION 

 
Existing Zoning D-1 
Existing Land Use Residential 
Comprehensive Plan Rural or Estate Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-2 North: Suburban Neighborhood 
South:    D-S South: Rural or Estate Neighborhood 

East:    D-S East: Rural or Estate Neighborhood  
West:    SU-2 West: Suburban Neighborhood 

Thoroughfare Plan 

Kessler Blvd W Drive Primary Arterial 83 feet of right-of-way existing and 
119 feet proposed. 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 3/18/2025 
Site Plan (Amended) N/A 
Elevations 3/18/2025 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 3/18/2025 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
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Comprehensive Plan 

 

• Marion County Land Use Plan: Pattern Book 

Pattern Book / Land Use Plan 
 

• The Rural or Estate Neighborhood typology applies to both rural or agricultural areas and historic, 
urban areas with estate-style homes on large lots. In both forms, this typology prioritizes the 
exceptional natural features – such as rolling hills, high quality woodlands, and wetlands – that 
make these areas unique. Development in this typology should work with the existing topography 
as much as possible. Typically, this typology has a residential density of less than one dwelling unit 
per acre unless housing is clustered to preserve open space. 
 

 

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 

• N/A 

ZONING HISTORY – SURROUNDING AREA 

• 2011-CVR-801: 5951 Stafford Way 
o Variance of Development Standards of the Dwelling Districts Zoning Ordinance to provide 

for a single-family dwelling (5951) with a 50-foot front setback (77-foot front setback 
required) from Stafford Way. 
 Approved 

• 2011-DV1-047: 5880 Stafford Way 
o Variance of Development Standards of the Dwelling Districts Zoning Ordinance and Sign 

Regulations to provide for a) a six-foot tall wrought iron fence and chain link fence, with 
7.75-foot tall and 10-foot tall columns in the front yard of Hoover Road, Stafford Road and 
Kessler Boulevard West Drive and with portions of the fence being within the right-of-way 
of Stafford Road and Kessler Boulevard, West Drive (fences not permitted in the right-of-
way, maximum 42-inch fence permitted in the front yard, columns cannot exceed 
maximum height of fence by more than one foot), and b) to provide for subdivision 
identification signs on 10-foot tall columns located in the right-of-way (four-foot maximum 
height for subdivision signs, 15-foot setback required, signs not permitted in the right-of-
way). 
 Approved 

• 2021-DV2-040: 5921 Stafford Road 
o Variance of Development Standards of the Consolidated Zoning and Subdivision 

Ordinance to provide for 50-foot front setbacks from the front property line of the adjacent 
streets (30-foot from the proposed right-of-way or average setback, whichever is greater). 
 Approved 
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EXHIBITS 
 

 

 

Exhibit 1: ArcGIS map of the subject site and the surrounding area. 
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Exhibit 2: Aerial of the subject site and surrounding area.  
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Exhibit 3: The submitted Findings of Fact.  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 

Exhibit 4: Additional Narrative statement from owners of the property. 
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Exhibit 5: Submitted site plan.  
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Exhibit 6: The primary dwelling and current driveway.  

 

Exhibit 7: General location where second exit of the driveway would be constructed.  
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Exhibit 8: Proposed driveway will lead up to this new addition to the primary dwelling.  

 

Exhibit 9: Neighbor across Kessler Blvd West Drive from subject site.  
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Exhibit 10: Looking north up Kessler Blvd West Drive. 

 

Exhibit 11: Looking south down Kessler Blvd West Drive.  


