STAFF REPORT

Department of Metropolitan Development
Division of Planning
Current Planning Section

Case Number: 2023-APP-026

Address: 320 and 362 North Tibbs Avenue and 3455 West Vermont Street
(approximate addresses)

Location: Wayne Township, Council District #15

Petitioner: Acadia Realty Holdings, LLC, by Kevin Buchheit

Zoning: HD-1

Request: Hospital District One approval to provide for building additions to

accommodate a 95-bed expansion of the hospital facility.

RECOMMENDATIONS

Staff recommends approval of the request. subject to substantial compliance with the site plan and
elevations, filed-dated August 18, 2023.

SUMMARY OF ISSUES

The following issues were considered in formulating the recommendation:

LAND USE ISSUES

0

This 3.75-acre site, zoned HD-1, is comprised of seven parcels and developed with a residential
youth treatment facility. It is surrounded by single-family dwellings to the north, across West
Vermont Street, zoned D-5; single-family dwellings to the south, across West New York Street,
zoned D-P; governmental uses to the east, across North Tibbs Avenue, zoned D-P; and single-
family dwellings and park to the west, zoned D-5 and D-P, respectively.

Beginning in 1994 through 2018, variances have been granted for the current use, privacy fences,
office additions and expansion of the use. See Zoning History.

HOSPITAL DISTRICT ONE

0

The Ordinance classifies Hospital District One and Two as Development Plan Districts. “No use,
building or structure shall hereafter be established, constructed or used on any land in a
Development Plan district for any purpose, until a Site and Development Plan for such land,
including the proposed use or uses, has been filed with and approved by the Commission in
accordance with this zoning ordinance.”

“The Commission may consider and act upon any such proposed use and Site and Development

Plan, approve the same in whole or in part, and impose additional development standards,
requirements, conditions, or commitments thereon at any public hearing of the Commission.”

(Continued)



STAFF REPORT 2023-APP-026 (Continued)

0

Land in the development plan districts is subject to the following site and development
requirements. In review of the proposed Site and Development Plan, the Commission must
assess whether the Site and Development Plan, proposed use, buildings and structures must:

a. Be so designed as to create a superior land development plan, in conformity with the
Comprehensive Plan;

b. Create and maintain a desirable, efficient and economical use of land with high functional and
aesthetic value, attractiveness and compatibility of land uses, within the development plan
district and with adjacent uses;

c. Provide sufficient and adequate multi-modal access, such as parking and loading areas, transit
provisions, and bicycle facilities;

d. Integrate a multi-modal transportation network using active and passive traffic control with the
existing and planned public streets and interior roads;

e. Provide adequately for sanitation, drainage and public utilities in a sustainable, low-impact
manner;

f. Allocate adequate sites for all uses proposed - the design, character, grade, location and
orientation thereof to be appropriate for the uses proposed, logically related to existing and
proposed topographical and other conditions, and consistent with the Comprehensive Plan;
and

g. Provide pedestrian accessibility and connectivity, which may be paths, trails, sidewalks, or
combination thereof. Pedestrian accessibility to available public transit must be provided.
Sidewalks along eligible public streets consisting of the walkway and any curb ramps or
blended transitions must be provided. If sidewalks are required to be installed, the
Administrator or the Commission must be guided by the provisions of Section 744-304 for the
installation of sidewalks.

The Site and Development Plan must include layout and elevation plans for all proposed buildings
and structures, and must indicate:

a. Proposed uses, buildings and structures.

b. All existing uses, buildings and structures, in addition to any proposed to be demolished.

c. Proposed buildings and structures and the use of each.

d. Elevations of all sides of each building.

e. Zoning and existing land uses of adjacent properties.

f. Off-street vehicle and bicycle parking layouts with summary table of the number of required off-
street parking, loading, and stacking spaces.

Planning Analysis

0

As proposed, the request would provide for building additions to accommodate a 95-bed
expansion of the hospital facility.

The site was recently rezoned to the HD-1 district which is consistent with the Neighborhood Plan
recommendation of special use as well as the historical use of the site.

(Continued)



STAFF REPORT 2023-APP-026 (Continued)

¢ The additions would include a building expansion of approximately 1,068 square feet to the
existing southern “arm” of the building along West New York Street. The second addition would
be approximately 13,740 square feet to the west of the existing building, along with a parking lot

consisting of 24 parking spaces.

¢ Staff believes the buildings additions would be appropriate, consistent and compatible with the
architecture of the existing buildings and provide expansion of services to certain population
segments the community that need specialized care.

GENERAL INFORMATION

EXISTING ZONING AND LAND USE

Residential treatment center

Single-family dwellings
Single-family dwellings

HD-1
SURROUNDING ZONING AND LAND USE
North - D-5
South- D-P
East - D-P

West - D-5/D-P
COMPREHENSIVE LAND USE

PLAN
THOROUGHFARE PLAN

CONTEXT AREA

OVERLAY

SITE / LANDSCAPE PLANS

ELEVATIONS / RENDERINGS

FINDING OF FACT

Governmental uses
Single-family dwellings / park

The Near West Neighborhood Land Use Plan (2018)
recommends special use.

This portion of Tibbs Avenue is designated in the Marion
County Thoroughfare Plan as a primary collector with an
existing 50-foot right-of-way and a proposed 56-foot right-of-
way.

This portion of West Vermont Street is designated in the
Marion County Thoroughfare Plan as a local street with an
existing 30-foot right-of-way and a proposed 48-foot right-of-
way.

This portion of West New York Street is designated in the
Marion County Thoroughfare Plan as a local street with an
existing 50-foot right-of-way and a proposed 48-foot right-of-
way.

This site is located within the compact context area.

This site is not located within an overlay.
File-dated August 18, 2023
File-dated August 18, 2023

File-dated August 18, 2023

(Continued)



STAFF REPORT 2023-APP-026 (Continued)

ZONING HISTORY

2023-ZON-028; 320 and 362 North Tibbs Avenue and 3455 West Vermont, requested rezoning of
3.75 acres from the C-3, D-A, D-5, D-P, and D-7 districts to the HD-1 district, approved.

2018-DV3-019; 320 & 362 North Tibbs Avenue, requested a variance of development standards of
the Consolidated Zoning and Subdivision Ordinance to provide for a 10-foot-tall fence in the front yard
of Vermont Street and New York Street, granted.

2013-UV1-026; 320 North Tibbs Avenue, requested a variance of use of the Dwelling Districts
Zoning Ordinance to provide for a 1,344-square foot modular office and conference room, with
handicapped ramps related to an existing business, approved.

99-UV1-98; 320 North Tibbs Avenue, requested a variance of use and development standards of
the Dwelling Districts Zoning Ordinance to provide for a 3,780-square foot office addition to an
existing youth residential treatment center, with outdoor recreation facilities, approved.

96-UV3-20; 320 North Tibbs Avenue, requested a variance of use and development standards of
the Commercial Zoning Ordinance to provide for the expansion of an existing 30-bed residential
treatment facility for sexually abused children to a 68-bed facility, approved.

94-V3-106; 320 North Tibbs Avenue, requested a variance of development standards of the
Commercial Zoning Ordinance to provide for the placement of an eight-foot solid wood-paneled fence
along Vermont Street, withdrawn.

94-UV3-65; 320 North Tibbs Avenue, requested a variance of use and development standards of
the Commercial Zoning Ordinance to provide for a 30-bed facility for sexually abused children and
perpetrators in a 11,830 square-foot building, with outdoor recreation areas, a ground sign with a front
yard setback of three-feet from Tibbs Avenue and located within the clear sight triangle and deficient
setbacks, approved.

VICINITY

2013-ZON-065; 3000 West Washington Street (east of site), requested rezoning from the D-P
district to the D-P classification to provide for additional permitted uses including such as, breweries,
student housing and urban farming, and event centers, approved.

2007-ZON-014; 230 South Munsie Street (east of site), requested rezoning from the D-A district to
the 1-4-S classification, approved.

96-Z-207; 3450 West Cossell Road (south of site), requested rezoning from D-7 to the D-P
classification, approved.
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Petition Number

METROPOLITAN DEVELOPMENT COMMISSION
OF MARION COUNTY, INDIANA
—PEFHHONTFOR-UNIVERSIFY-QUARTER-ONETFWE-APPROVAL
PEHHONTFORPARKBISTRIGT-ONEAWOE-APPROVAL
PETITION FOR HOSPITAL DISTRICT ONEfWe-APPROVAL

FINDINGS OF FACT

The Metropolitan Development Commission finds that the site and development plan file-dated ,
2023

A. Has been designed to create a superior land development plan, in conformity with the Comprehensive Plan
because:

the Comprehensive Plan classifies this location as "Special Use", the current facility has long operated from this location, the renovations

and expansion have been designed to update the appearance in harmony with surrounding land uses, the site design demonstrates very

efficient use of the site with ample space for the built improvements, and utilities and other infrastructure required to serve the site already

exist without negative impact on the surrounding neighborhood.

B. Creates and maintains a desirable, efficient and economical use of land with high functional and aesthetic
value, attractiveness and compatibility of land uses, within the development plan district and with adjacent uses
because:

the proposed expansion capitalizes on the existing site for land use efficiency, the updated architecture provides a seamless visual effect

between the existing building and the proposed expansion, and the long tenure of operations at this location demonstrate compatibility of the use with

and within a diverse, developed and redeveloping neighborhood.

C. Provides sufficient and adequate multi-modal access, such as parking and loading areas, transit
provisions, and bicycle facilities because:

the site and use take full advantage of proximity to current bus routs on Washington and Michigan Streets, and the B & O Trail is located

just serveral blocks to the north and is connected by neighborhood sidewalks with pedestrian crossing infrastructure at the busiest

intersections.

D. Integrates a multi-modal transportation network using active and passive traffic control with the existing and
planned public streets and interior roads because:

there is easy and convenient nearby access to existing multi-modal infrastructure and routes. [There are no planned new or interior

public streets with this project.]

E. Provides adequately for sanitation, drainage, and public utilities in a sustainable, low-impact manner
because:

sanitation and public facilities already serve the existing facility and have enough capacity to continue to serve the proposed expansion,

and drainage is being designed in concert with the City to ensure best design and practice and compliance with regulations.

P:\CurrentPlanning\45 Forms\Current Apps\FOF-Development Plan Approval.doc



F. Allocates adequate sites for all uses proposed, - the design, character, grade, location, and orientation
thereof to be appropriate for the uses proposed, logically related to existing and proposed topographical and
other conditions, and consistent with the Comprehensive Plan, because:

the site is developed and relatively flat and most suitable to accommodate a proposed expansion that is supported by Comprehensive Plan

policy.

G. Provides pedestrian accessibility and connectivity, which may be paths, trails, sidewalks (If sidewalks are required to
be installed, the Administrator or the Commission must be guided by provisions of Section 744-304 for the installation
of sidewalks), or combination thereof; provides pedestrian accessibility to available public transit; and provides
sidewalks along eligible public streets consisting of the walkway and any curb ramps or blended transitions because:

the sidewalk along North Tibbs Avenue will be completed along the project site frontage south to New York Street and a new sidewalk wil

be constructed along the project's Vermont Steet frontage.

DECISION
IT IS THEREFORE the decision of this body that this APPROVAL petition is APPROVED.

Adopted this day of , 20

Commission President/ Secretary

P:A\CurrentPlanning\45 Forms\Current Apps\FOF-Development Plan Approval.doc
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View looking northalong North Tibbs Avenue

View Ioking south along North Tibbs Avenue



View looking east along West Vemont Street

ie looking east along West New Yo teet |



View of site looking southeast across West Vermont Street



View of site looking southwest



View of site looking west

View of sitelooking northeast across West New Yor Street
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View of site looking north across West New York Street



View of site looking north across West New York Street

View of site Iking north at intersection of West New York Street and North Tibbs Avenue



View from site looking east across North Tibbs Avenue

| View from site Iookin east aco North Tibbs Avenue



View from site looking south across West New York Street

View of nighborhood playground looking west from site
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