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BOARD OF ZONING APPEALS DIVISION I                       December 3, 2024 
 

 

Case Number: 2024-UV1-014 
Property Address:  6301 Lafayette Road (approximate address) 
Location: Pike Township, Council District #1 
Petitioner: Robinson Rental Solutions LLC 
Current Zoning: D-4 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the operation of a childcare 
facility (not permitted) with 27 parking spaces located within the right-
of-way, including maneuverability (not permitted) and 34 spaces 
provided (maximum 22 spaces permitted). 

Current Land Use: Commercial 
Staff 
Recommendations: Staff recommends denial of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR DECEMBER 3, 2024 BZA DIVISION I HEARING 

• This petition was continued from the September 3, 2024 hearing to the October 1, 2024 BZA Division 
I hearing. 

• The petition was continued again to the November 7, 2024 BZA Division I hearing to allow for updates 
to the site plan. 

• A registered neighborhood organization automatically continued this petition to the December 3, 2024 
BZA Division I hearing. 

 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the operation of a childcare facility (not permitted) with 27 parking 

spaces located within the right-of-way, including maneuverability (not permitted) and 34 spaces 
provided (maximum 22 spaces permitted). 
 

• The subject site is zoned D-4 and is located at the triangular intersection of Lafayette Road and 
Shanghai Road. The proposed use of a childcare facility is not permitted as a primary use in any 
dwelling district.  
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• Staff has numerous concerns about the proposed use and proposed site plan for this petition. First, 
the initial site plan shows parking and maneuverability being located within the public right-of-way. 
While these parking spaces were removed from the updated site plan, there are no actual changes 
being proposed on the site to prevent vehicles from parking in the right-of-way. Staff sees this 
possibility as a serious safety concern, both for clients of the business who would be accessing the 
site and unloading children, and for drivers of vehicles passing by the site along Lafayette Road or 
Shanghai Road. Staff would note that one of the requirements for Day Care Centers is “Adequate 
parking, loading, and drop-off facilities will be provided and the scale and location of these areas are 
in harmony with the surrounding residential uses”, as stated in Chapter 743. Article 3. Section 3C. 
Likewise, the two roads that bound the site are listed as a primary arterial and a primary collector 
which regularly carry high speed traffic including semi-trucks, heightening Staff’s concerns. The 
Department of Public Works has indicated that there have been 9 vehicular crashes at this 
intersection in the last 7 years. 

 
• Additionally, Staff sees the estimated scale of the business of an enrollment of 70 or more children 

per the plan of operation to be entirely too large and intense for a site of this size (approximately .35 
acres in area), especially given lack of sufficient ingress and egress of the site. Staff members from 
DPW echoed these worries when reviewing this proposal. Staff sees the proposal as potentially 
adverse to the recently adopted Vision Zero policy which aims to reduce the number of transportation-
related deaths in Indianapolis to zero. 

 
• Further, Staff sees the proposed use and scale of the proposed operation as wholly inappropriate 

given the Comprehensive Plan recommendation of Rural or Estate Neighborhood and the 
surrounding context of D-4 and D-3 zoning. Staff strongly suggests the petitioner find a site more 
appropriate for a use of this scope and scale. 

 
• Finally, Staff would note that the Findings of Fact do not list an unnecessary hardship about the 

property itself that disallows the petitioner to meet the standards of the Ordinance. For all of these 
reasons, Staff recommends denial of the request in its entirety.    
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GENERAL INFORMATION 

 
Existing Zoning D-4 
Existing Land Use Commercial 
Comprehensive Plan Rural or Estate Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-4 North:  Single-family residential 
South:    D-3 South: Single-family residential    

East:    D-3 East: Single-family residential   
West:    PK-1 West: Parks and Recreation  

Thoroughfare Plan 

Lafayette Road 
 

Shanghai Road 

Primary Arterial 
 
Primary Collector 

  85 feet of right-of-way existing and 
80 feet proposed 
 
45 feet of right-of-way existing and 
80 feet proposed 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 6/26/24 
Site Plan (Amended) 9/17/24 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 6/26/24 
Findings of Fact 
(Amended) N/A 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Rural or Estate Neighborhood 
living typology for this site. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
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• 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 

90-Z-98, proposed rezoning from D-4 to C-4, withdrawn. 

96-UV2-115, variance of use to allow for the operation of an art gallery and studio, approved, with an 
expiration date. 

ZONING HISTORY – VICINITY 

2010UV1027; 6317 Shanghai Road (east of site), Variance of use of the Dwelling Districts Zoning 
Ordinance to provide for a landscape business, with the outdoor storage of vehicles, granted subject to 
commitments. 

97-Z-99; 6331 Shanghai Road (north of site), rezoning of 10.07 acres, being in the D-3 district, to the 
D-5 classification to provide for single-family residential development, withdrawn. 
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EXHIBITS 
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Original site plan 
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Updated site plan 
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