
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-ZON-112 (Amended) 
Address: 7305 Kentucky Avenue (Approximate Address) 
Location: Decatur Township, Council District #20 
Petitioner: Camby Village, LLC, by Brian J. Tuohy 
Request: Rezoning of 58.5 acres from the C-4 district to the C-S district to provide 

for certain uses permitted in the C-3 and all uses permitted in the D-4 
and D-5II districts. 

 
ADDENDUM FOR MARCH 15, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued this petition from the March1, 2023 hearing, to 
the March 15, 2023 hearing, at the request of the petitioner’s representative. 
 
On February 28, 2023, the petitioner’s representative submitted an amended rezoning petition, 
including an amended C-S Statement, an amended site plan and amended commitments. 
 
The amended petition would reduce the amount of acreage to be rezoned from 123.23 acres to 58.5 
acres and eliminate the proposed I-1 uses. I-2 uses and an automobile fueling station (south of 
Camby Village Boulevard).  The remaining acreage (north of Camby Village Boulevard) would be 
developed residentially with 133 single-family dwellings, 52 paired patio dwellings (duplexes) and 
approximately two acres at the southwest corner of the site developed commercially with C-3 uses.  
Approximately 20 acres of open space would be provided. 
 
The amended CS Statement eliminates all references to industrial uses and adds some details 
related to the residential area.  The petitioner has also agreed to eliminate 15 commercial uses. 
 
Staff continues to recommend approval of the request, subject to the following commitments being 
reduced to writing on the Commission's Exhibit "B" forms at least three days prior to the MDC 
hearing: 
 

1. An eight- to ten-foot-wide multi-use path shall be installed along the Kentucky Avenue 
frontage. 

2. 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. 

 
ADDENDUM FOR MARCH 1, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued this petition from the February 15, 2023 
hearing, to the March 1, 2023 hearing, at the request of the petitioner’s representative. 
 
No new information has been submitted to the file. 
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ADDENDUM FOR FEBRUARY 15, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued this petition from the January 18, 2023 
hearing, to the February 23, 2023 hearing, at the request of the petitioner’s representative to provide 
additional time for further discussions with the neighborhood organization and the City-County 
Councilor. 
 
The petitioner’s representative submitted an amended C-S Statement and amended commitments 
because of negotiations with the interested parties.  The petitioner’s representative has requested a 
continuance from the February 15, 2023 hearing, to the March 1, 2023 hearing, to provide 
additional time for continued discussions with the neighborhood organization, City-County Councilor 
and interested parties, as well as likely amendments to the C-S Statement and commitments. 
 
ADDENDUM FOR JANUARY 18, 2923, METROPOLITAN DEVELOPMENT COMMISSION 
 
The Metropolitan Development Commission continued this petition from the December 7, 2022 
hearing, to the January 18, 2023 hearing, at the request of the neighborhood organization and the 
petitioner’s representative. 
 
No new information has been submitted to the file.  Staff continues to recommend approval subject 
to the four previously listed commitments. 
 
ADDENDUM FOR DECEMBER 7, 2022, METROPOLITAN DEVELOPMENT COMMISSION 
 
This petition was heard by the Hearing Examiner on November 10, 2022.  After a full hearing, the 
Hearing Examiner recommended approval of the rezoning.  Subsequently, the remonstrator filed an 
appeal of the Hearing Examiner’s decision.  A memorandum of her recommendation is attached. 
 
November 10, 2022 
 
The Hearing Examiner continued this petition from the September 29, 2022 hearing, to the November 
10, 2022 hearing, at the joint request of the petitioner’s representative and the neighborhood 
organization. 
 
RECOMMENDATIONS 
 
Staff recommends approval of the request, subject to the following commitments being reduced to 
writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 
 

1. Industrial building elevations shall be submitted for Administrator Approval prior to the 
issuance of an Improvement Location Permit (ILP). 

2. The berm, as depicted on the site plan, file-dated August 25, 2022, shall be six feet tall 
and landscaped with a double row of evergreen trees to provide year around screening. 

3. An eight- to ten-foot-wide multi-use path shall be installed along the Kentucky Avenue 
frontage. 
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4. 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 ISSUES 
 
◊ This 123.23-acre site, zoned C-4 and C-S, is comprised of two parcels bisected by Camby Village 

Boulevard.  It is undeveloped and surrounded by undeveloped land to the north, zoned C-4; 
religious uses and single-family dwellings to the south, zoned SU-1 and D-4, respectively; multi-
family and single-family dwellings to the east, zoned D-7 and D-5 respectively; and single-family 
dwellings, undeveloped land, and single-family dwellings to the west, zoned D-A, SU 46 (airport) 
D-3, C-7 and C-5. 

 
◊ Petition 2019-ZON-036 provided for commercial and industrial uses, which was denied.  Petition 

96-Z-76 A-D provided for multi-family dwellings (A), community-regional commercial (B), self-
storage (C) and single-family dwellings (D).   

 
REZONING 
 
◊ “The C-S District is designed to permit, within a single zoning district, multi-use commercial 

complexes or land use combinations of commercial and noncommercial uses, or single-use 
commercial projects. The primary objective of this district is to encourage development which 
achieves a high degree of excellence in planning, design or function, and can be intermixed, 
grouped or otherwise uniquely located with maximum cohesiveness and compatibility. The district 
provides flexibility and procedural economy by permitting the broadest range of land use choices 
within a single district, while maintaining adequate land use controls. The C-S District can include 
high-rise or low-rise developments, can be applied to large or small land areas appropriately 
located throughout the metropolitan area, and can be useful in areas of urban renewal or 
redevelopment.” 

 
◊ The Comprehensive Plan recommends suburban neighborhood.  “The Suburban Neighborhood 

typology is predominantly made up of single-family housing, but is interspersed with attached and 
multifamily housing where appropriate.  This typology should be supported by a variety of 
neighborhood-serving businesses, institutions, and amenities.  Natural Corridors and natural 
features such as stream corridors, wetlands, and woodlands should be treated as focal points or 
organizing systems for development. Streets should be well-connected and amenities should be 
treated as landmarks that enhance navigability of the development.  This typology generally has a 
residential density of 1 to 5 dwelling units per acre, but a higher density is recommended if the 
development is within a quarter mile of a frequent transit line, greenway, or park.” 

 
 
 

(Continued) 



STAFF REPORT 2022-ZON-112 (Continued) 
 
◊ The Comprehensive Plan consists of two components that include the Pattern Book and the land 

use map.  The Pattern Book provides a land use classification system that guides the orderly 
development of the county and protects the character of neighborhoods while also being flexible 
and adaptable to allow neighborhoods to grow and change over time. 

 
◊ The Pattern Book serves as a policy guide as development occurs.  Below are the relevant 

policies related to this request: 
 
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.  
▪ Hydrological patterns should be preserved wherever possible.  
▪ Curvilinear streets should be used with discretion and should maintain the same general 
direction.  
▪ In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged. 

 
Conditions for All Housing 
 

▪ A mix of housing types is encouraged.  
▪ Developments of more than 30 housing units must have access to at least one arterial street 
of 3 or more continuous travel lanes between the intersections of two intersecting arterial 
streets.  
▪ Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of a 
school, playground, library, public greenway, or similar publicly accessible recreational or 
cultural amenity that is available at no cost to the user 
▪ Should be oriented towards the street with a pedestrian connection from the front door(s) to 
the sidewalk. Driveways/parking areas do not qualify as a pedestrian connection.  
▪ Developments with densities higher than 5 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be incremental 
with higher density housing types located closer to frequent transit lines, greenways or parks.  

 
Detached Housing 
 

▪ The house should extend beyond the front of the garage.  
▪ Lots should be no more than 1.5 times the size (larger or smaller) of adjacent/surrounding 
lots, except in cases where lots abut existing residential lots of one acre or more in size. In 
those cases, lots should be no smaller than 10,000 square feet and no larger than 1.5 times 
the size of the abutting lot.  
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Attached Housing 
 

▪ Duplexes should be located on corner lots, with entrances located on different sides of the lot 
or otherwise interspersed with detached housing.  
▪ Duplexes should be architecturally harmonious with adjacent housing.  
▪ Townhomes should be organized around intersections of neighborhood collector streets, 
greenways, parks or public squares, or neighborhood-serving retail.  

 
◊ “The I-1 district is designed for those industries that present the least risk to the public. In the I-1 

district, uses carry on their entire operation within a completely enclosed building in such a 
manner that no nuisance factor is created or emitted outside the enclosed building.  No storage of 
raw materials, manufactured products, or any other materials is permitted in the open space 
around the buildings.  Loading and unloading berths are completely enclosed or shielded by solid 
screening.  This district has strict controls on the intensity of land use providing protection of each 
industry from the encroachment of other industries.  It is usually located adjacent to protected 
districts and may serve as a buffer between heavier industrial districts and business or protected 
districts.” 

 
◊ “The I-2 district is for those industries that present minimal risk and typically do not create 

objectionable characteristics (such as dirt, noise, glare, heat, odor, etc.) that extend beyond the lot 
lines.  Outdoor operations and storage are completely screened if adjacent to protected districts 
and are limited throughout the district to a percentage of the total operation.  Wherever possible, 
this district is located between a protected district and a heavier industrial area to serve as a 
buffer.  For application to the older industrial districts within the central city, standards specifically 
accommodate the use of shallow industrial lots.” 

 
◊ “The C-3 District is for the development of an extensive range of retail sales and personal, 

professional and business service required to meet the demands of a fully developed residential 
neighborhood, regardless of its size.  Examples of such types of uses include neighborhood 
shopping centers, sales of retail convenience or durable goods, shopping establishments, retail 
and personal and professional service establishments.  At this neighborhood scale of retail, a fine 
grain of accessibility requisite for all modes of travel must be provided and maintained. It does not 
make provision, however, for those businesses that draw customers in significant numbers from 
well beyond a neighborhood boundary and are, therefore, unusually heavy traffic generators, such 
as theaters.  It does not allow those businesses that require the outdoor display, sale or storage of 
merchandise; or require outdoor operations. In general, to achieve maximum flexibility of 
permitted land use, the C-3 District makes possible a highly varied grouping of indoor retail and 
business functions.” 
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◊ “The D-4 district is intended for low or medium intensity single-family and two-family residential 

development.  Land in this district needs good thoroughfare access, relatively flat topography, and 
nearby community and neighborhood services and facilities with pedestrian linkages.  Provisions 
for recreational facilities serving the neighborhood within walking distance are vitally important. 
Trees fulfill an important cooling and drainage role for the individual lots in this district. The  D-4 
district has a typical density of  4.2 units per gross acre.  This district fulfills the low density 
residential classification of the Comprehensive General Land Use Plan. All public utilities and 
facilities must be present.  Development plans, which may include the use of clustering, should 
incorporate and promote environmental and aesthetic considerations, working within the 
constraints and advantages presented by existing site conditions, including vegetation, 
topography, drainage and wildlife.” 

 
◊ “The D-5II district is intended for small-lot housing formats, but also including a mix of small-scale 

multi-unit building types.  This district can be used for new, walkable suburban neighborhoods or 
for infill situations in established urban areas, including both low density and medium density 
residential recommendations of the comprehensive Plan, and the suburban Neighborhood or 
Traditional Neighborhood typologies of the Land Use Pattern Book.” 

 
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; 

 
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. 

 
(Continued) 
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◊ 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. 

 
C-S Statement (See Exhibit A) 
 
◊ The C-S Statement, filed-dated August 25, 2022, states that approximately 62 acres (southern 

parcel) would be developed with I-1 and I-2 industrial uses and the remaining 61 acres (northern 
parcel) would be developed with single-family and two-family dwellings.  Camby Village Boulevard 
would provide a clear boundary between the two uses. 

 
Industrial Development 
 
 ▪ Building height in the industrial developed area would be a maximum of 45 feet, with exceptions 

related to the parapet walls and roof structures in accordance with the Ordinance. 
 
 ▪ As proposed, either three buildings or four buildings would be developed with building sizes 

ranging from approximately 163,920 square feet to 235,200 square feet, depending upon the 
number of buildings. 

 
 ▪ Sidewalks would be provided throughout the development with connections to public rights-of-

way.  
 
 ▪ Outdoor amenity areas would be constructed and available for employees, including picnic areas 

and fitness stations at each building. 
 
 ▪ The number of loading docks would be determined by the petitioner and would be oriented to the 

interior of the site with screening provided by extending the building façade an additional column 
bay at the building corners. 

 
 ▪ Parking for semis, delivery trucks, delivery vans and employee would be provided on site. 
 
 ▪ Building exteriors would be in general conformance with the front façade design feature depicted 

in the C-S Statement. 
 
 ▪ Landscaping would comply with the Ordinance requirements with four-foot-tall mounding along a 

portion of Camby Village Boulevard, the southern boundary and the eastern boundary.  Such 
mounding would be planted with evergreen trees. 

 
 ▪ Transitional yard would be a minimum of 100 feet along Camby Village Boulevard and 75 feet 

along Kentucky Avenue. 
 
 ▪ Site access would be from Kentucky Avenue only, with an emergency access along Camby 

Village Boulevard. 
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Commercial Area 
 
 ▪ Commercial uses would be permitted on approximately 1.15 acres at the northwest corner of the 

southern parcel and would include C-3 uses and an automobile fueling station. 
 
Residential Uses 
 
 ▪ A total of 133 single-family dwelling units and 52 two-family dwellings are proposed. 
 
 ▪ Development standards and architectural standards are identified for each of the types of 

dwellings. 
 
 ▪ General development standards that include street, sidewalks, streetlights, signage, stormwater 

and phasing of development are described, along with the open space and amenities features and 
the homeowners’ association / covenants. 

 
Site Plan (See Exhibit B) 
 
◊ The site plans, file-dated August 25, 2022, depict two options related to the layout of the industrial 

area that includes a three industrial building layout and a four industrial building layout.  Staff 
understands the options provide the flexibility to respond to the future needs of potential users. 

 
◊ Truck and employee access associated with the industrial development would be located at the 

southern end of the site along Kentucky Avenue.  Access along Camby Village Boulevard would 
be limited to emergency access only to the industrial development.   

 
◊ Truck and employee parking associated with the industrial development would be located interior 

to the site, with employee parking located on the perimeter on the buildings primarily along 
Kentucky Avenue and the eastern boundary abutting the existing multi-family development. 

 
◊ Retention / detention ponds would be located throughout the development as determined by 

drainage requirements.  
 
◊ A four-foot-tall landscape berm is depicted along the southern, eastern and a portion of the 

northern boundary of the industrial development, which abuts and would be adjacent to residential 
uses. 

 
◊ The northern parcel would be developed with single-family and two-family dwellings.  Access to 

the residential development would be along Camby Village Boulevard with a second access 
connecting to Firecrest Lane and a stub street to the north for a possible future connection. 

 
Planning Analysis 
 
◊ As proposed, only the northern residential portion of the site complies with the Comprehensive 

Plan recommendation of suburban neighborhood typology.  The southern portion of the site 
proposed for industrial development does not comply because industrial development is not a 
recommended land use in this typology. 
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◊ However, the southern parcel is split-zoned with a C-S district and C-4 district.  Of the 

approximately 62.5 acres, approximately 38 acres, zoned as C-S, permits industrial development.  
Consequently, approximately 24.5 acres, currently zoned as C-4, would also be zoned for 
industrial development.  Staff believes this expansion of I-1 and I-2 industrial uses would be 
reasonable and acceptable. 

 
◊ Staff, therefore, supports the proposed rezoning request, subject to enhanced buffering that would 

consist of a six-foot tall berm along those portions of the site where a four-foot-tall berm is 
proposed.  Staff also believes that a double row of year around (evergreen) landscaping would be 
appropriate and provide some mitigation between the two land uses. 

 
◊ Staff believes limiting access to the industrial portion of the site to the southernmost point further 

minimizes the impact of this use on surrounding land uses. 
 
◊ Staff understands that no outdoor storage would be permitted, which also minimizes the impact of 

industrial uses in this area. 
 
◊ Staff is also concerned with exterior materials and architectural style of the proposed industrial 

structures because of their mass, the proximity to residential uses and the visibility along Kentucky 
Avenue.  Staff believes that a variety of materials, including but not limited to brick, stone, pre-cast 
concrete panels, tile, decorative block, wood lap siding, ceramic and glass should be incorporated 
into the design of the buildings.  Consequently, staff would request that elevations be submitted 
for Administrator Approval prior to the issuance of an Improvement Location Permit (ILP) to 
assure  

 
◊ Staff also believes that connectivity in the area is critical and should be supported by internal 

sidewalks that connect to rights-of-way throughout the entire site, along with the installation of an 
eight- to ten-foot-wide multi-use path along the Kentucky Avenue frontage. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-S / C-4  Commercial use 
SURROUNDING ZONING AND LAND USE 

 North - C-4  Undeveloped land 
 South - SU-1 / D-4  Undeveloped land / single-family dwellings 
 East - D-7 / D-5  Multi-family dwellings / single-family dwellings 
 West - D-A / SU-46 / D-3 / C-7 

/ C-5 
 Undeveloped land / single-family dwellings 

     

COMPREHENSIVE LAND USE 
PLAN 

The Comprehensive Land Use Plan for Indianapolis and 
Marion County (2018) recommends suburban 
neighborhood. 
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THOROUGHFARE PLAN This portion of Kentucky Road is designated in the Marion 

County Thoroughfare Plan as a primary arterial, with an 
existing and proposed 215-foot right-of-way. 
This portion of Camby Village Boulevard is designated in the 
Marion County Thoroughfare Plan as a local street, with an 
existing and proposed 70-foot right-of-way. 

CONTEXT AREA This site is located within the metro context area. 

OVERLAY There are no overlays for this site. 

SITE PLAN 
SITE PLAN (AMENDED) 

File-dated August 25, 2022 
File-dated February 28, 2023 

C-S STATEMENT 
C-S STATEMENT (AMENDED) 
C-S STATEMENT (AMENDED) 

File-dated August 25, 2022 
File-dated November 4, 2022 
File-dated February 2 

 
ZONING HISTORY 
 
2019-ZON-036; 8900 Mooresville Road (incudes site), requested rezoning of 121.1 acres from the 
C-4 and C-S Districts to the C-S classification to provide for all Manufacturing, Research and 
Development, Utilities, Wholesale Distribution uses permitted by the I-1 District; all Group Living, 
Community, cultural and Educational Facilities, and Office Uses permitted in the C-1 district; 
Vocational, Technical or Industrial Training School or Training Facility; Hospital; Animal Care, 
Boarding and Veterinary Services; Farmer’s Market; Artisan Food and Beverage; Business, Home 
and Personal Services or Repair; Bar or Tavern; Eating Establishment or Food Preparation; Indoor 
Recreation and Entertainment; Indoor Spectator Venue; Hotel or Motel; Department Store; Grocery 
Store; Liquor Store; Light and Heavy General Retail; Automobile and Light Vehicle Wash; Automobile 
Fueling Station; Automobile, Motorcycle, and Light Vehicle Service or Repair; Commercial Parking 
Lot; Transit Center; and Recycling Station and the following accessory uses: wireless 
communications facility; game courts; outdoor storage; temporary outdoor display and sales; outdoor 
seating and patio; recycling collection point; renewable energy facility, solar, geothermal or wind; 
satellite dish antenna; signs; temporary construction yard, office or equipment storage; temporary 
outdoor event; and outside vending machines/self-serve kiosk, denied. 
 
96-Z-76 A; 7401 Kentucky Avenue (includes site), requested rezoning of 10.99 acres, being in the 
D-3 and C-4 Districts, to the D-7 classification to provide for multi-family development, approved. 
 
96-Z-76 B; 7401 Kentucky Avenue (includes site), requested rezoning of 82.04 acres, being the D-
3 and D-7 Districts, to the C-4 classification to provide a community-regional commercial 
development, approved. 
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96-Z-76 C; 8201 Camby Road (includes site), requested rezoning of 52.62 acres, being in the D-3 
and D-7 Districts, to the C-S classification to provide for the construction of a self-storage facility, with 
ancillary uses, including an office and resident manager; office, commercial, multi-family, industrial 
research and park uses, approved. 
 
96-Z-76 D; 8302 Trotter Road (includes site), requested rezoning of 120 acres, being in the D-A 
District, to the D-3 classification to provide for the construction of single-family residential 
development at 2.6 units per acre, approved. 
 
kb ******* 
 





 















Amended Site Plan – February 28, 2023 
 



EXHIBIT A 











 











EXHIBIT B 



 



 
View looking south along Kentucky Avenue 

 
 

 
View looking north along Kentucky Avenue 

 



 
View of site looking north across Camby Village Boulevard 

 
 

 
View of site looking north across Camby Village Boulevard 



 
View of site looking north across Camby Village Boulevard 

 
 

 
View looking northeast at adjacent residential development to the east 



 
View of site looking north from single-family development to the east 

 
 

 
View of site looking northwest from single-family development to the east 



 
View of site looking northwest from multi-family development to the east 

 
 

 
View of site looking northwest from multi-family development to the east 



 
View of multi-family dwellings looking south across Camby Village Boulevard 

 
 

 
View of site looking south across Camby Village Boulevard 



 
View of site looking south across Camby Village Boulevard 

 
 

 
View of site looking south across Camby Village Boulevard 



 
View of site looking southwest across Camby Village Boulevard 
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