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BOARD OF ZONING APPEALS DIVISION I            June 3, 2025 
 

 

Case Number: 2025-DV1-016 (Amended) 

Property Address:  3406 Lafayette Road (approximate address) 

Location: Wayne Township, Council District #5 

Petitioner: Lk Foodmart Inc., by Joseph Lese 

Current Zoning: C-3 (FF) 

Request: 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the construction of a convenience store 
with a dumpster located within the front yard (not permitted) and deficient 
landscaping. 

Current Land Use: Commercial 

Staff 
Recommendations: Staff recommends approval of this petition subject to a commitment. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued by the petitioner’s request to the June 3, 2025 hearing to allow for 

amendments to the site plan to be made. Revised plan drawings were provided that reduced the square 

footage of the proposed structure, removed one of the proposed tenant spaces, added two (2) additional 

parking spaces and additional landscaping along the Lafayette and 34th Street frontages, and closed off 

two of the four proposed curb cuts (one each on the Lafayette and 34th frontages). These amendments 

did not require the mailing of new notice and removed the need for a parking variance from the request. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this petition subject to the landscaping plan approved for the Improvement 

Location Permit matching the most recent submittal (filed-dated May 22nd) provided to Staff. 

 

PETITION OVERVIEW 
 

 

• 3406 Lafayette Road is a commercial parcel with four (4) front yards that is currently developed 

with a fueling station comprised of eight (8) pumps and a small convenience store with an area of 

around 450 square feet. It is located near the intersection of Lafayette Road and 34th Street and 

falls outside of the area specified by the Lafayette Square Area Plan (2010). The subject site was 

fully rezoned to C-3 in the early 1990s and is predominantly located within the Floodway Fringe. 

Five (5) curb cuts currently exist at the site; the proposed development would remove two vehicle 

access points to the southwest along 34th Street and one to the southeast along Lafayette Rd. 
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• Approval of this petition would allow for an expansion of the convenience store building to 

accommodate one (1) additional tenant space and increase the structure’s area to 5000 square 

feet (original submittal had contemplated two tenant spaces and 6500 square feet). Although the 

use of a fueling station is not currently allowed within C-3 zoning and any expansion of the fueling 

pumps/canopy would require a Use Variance, the fueling use was permitted at the time of initial 

construction and this proposal would only increase the square footage of the retail component of 

the site. This is why a Variance of Use would not be required. 

 

• However, the site and landscaping layout proposed by this petition would require two (2) 

Variances of Development Standards to be legally established. The layout would result in 

placement of a dumpster within the front yard abutting 34th Street to the north. Additionally, the 

proposed landscaping plan does not fully meet ordinance standards for plantings along either the 

Lafayette or 34th frontages. Original plans provided would have also required variances for 

number of vehicle/bicycle parking spaces and placement of frontage sidewalks, but amended 

plans indicate compliance with those standards. 

 

• Staff notes that neither a lighting plan nor building elevations were provided along with the petition 

application. Elevations provided along with previous permit applications utilizing the older site 

design did not appear to show compliance with building transparency standards near primary 

entrances, but the applicant has indicated their ability to amend those facades into compliance. 

Additionally, photos taken during staff’s site visit indicate the placement of various unpermitted 

signs at the property (both on the existing canopy and building as well as along the Lafayette 

frontage). This variance would not legally establish unpermitted signage, which could be subject 

to zoning violations if unaddressed. 

 

• During review of the petition documents, staff noted that placement of property lines shown within 

existing GIS mapping software did not match the parcel boundaries shown on the site plans and 

survey provided by the applicant. Specifically, the GIS boundaries appear to be noticeably to the 

east of where the survey boundaries are shown. Staff would be unable to amend maps within GIS 

to match what’s shown on the survey since their currently existing placement is based on the 

established centerline of Lafayette Road, and an amendment to that centerline would have an 

impact on all western Lafayette Road property lines between 30th and 38th Street. It does not 

appear that required zoning setbacks or other applicable dimensional standards would be 

impacted by this discrepancy, and although there might be an impact on the ability to have permits 

pulled, this would not prevent hearing of the variance petition. 

 

• This property is within the C-3 (Neighborhood Commercial) zoning district to allow for an extensive 

range of retail sales and personal and professional services required to meet the demands of a 

fully developed residential neighborhood. As of 2016, the use of a fueling station is not one of the 

indoor retail and business functions contemplated for this district. The site is also located within 

the Floodway Fringe, which indicates a 1% chance for significant flooding each year as well as 

shallow flooding in any given year. Recommendations from the Marion County Comprehensive 

Plan Pattern Book can be found in detail below. 
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• The Indianapolis Zoning Ordinance has numerous landscaping requirements for development or 

redevelopment of commercial sites to ensure aesthetically pleasing and environmentally 

sustainable development throughout the city. The proposed landscaping shown on revised plans 

submitted on May 22nd indicates compliance with several areas of these requirements (Green 

Factor checklist standard met, required transitional yard along the western property line) but is 

deficient in the number of trees and shrubs placed along the northeastern Lafayette and southern 

34th frontages. Placement of compliant landscaping along the Lafayette frontage would be 

complicated due to the existence of overhead utilities and an unusually acute angle at the main 

intersection which could result in clear-sight issues, but amended plans show placement of 

additional shrubs below 2.5 feet in height to allow for additional beautification without blocking the 

view of traffic turning onto Lafayette from 34th (see Photo 5 in Exhibits). Additionally, the 34th 

Street frontage is only deficient by three (3) trees (7 required, 4 proposed). 

 

• Staff feels that the original plan presented would have constituted overdevelopment of the site 

and that having all four curb cuts remain in place would have been excessive. The applicant was 

flexible in their ability to amend plans to incorporate staff feedback, and the resulting plan would 

add sidewalks along the Lafayette frontage, close off two of the four vehicle access (while still 

allowing for successful fuel truck maneuvering) and would allow for additional landscaping along 

all frontages (especially the southern frontage where a future greenway may be installed). The 

Placement of the dumpster within a front yard would be unavoidable given the property is 

exclusively comprised of front yards, and the relief requested from landscaping standards is minor 

in nature. Staff recommends approval of the petition on the condition that the landscaping plan 

approved for permits matches the plans submitted on May 22nd. 

 

GENERAL INFORMATION 

 

Existing Zoning C-3 (FF) 

Existing Land Use Commercial 

Comprehensive Plan Community Commercial 

Surrounding Context Zoning Surrounding Context 
North:   C-4 North: Medical Office   

South:    SU-1 / C-S South: Church / Self-Storage    

East:    C-5 East: Shopping Center    

West:    D-4 West: Undeveloped    

Thoroughfare Plan 

Lafayette Road 
 

34th Street (to S) 
 

34th Street (to NW) 

Primary Arterial 
 
Local Street 
 
Local Street 

100-foot existing right-of-way and 
102-foot proposed right-of-way 
48-foot existing right-of-way and 
80-foot proposed right-of-way 
80-foot existing right-of-way and 
50-foot proposed right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

Yes 
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Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan 12/13/2024 

Site Plan (Amended) 05/22/2025 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan 01/30/2025 

Findings of Fact 12/16/2024 

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 this site to the Community 
Commercial working typology to allow for low-intensity commercial and office uses that serve 
nearby neighborhoods: examples of contemplated uses include small-scale shops, personal and 
professional services, grocery and drug stores, restaurants, and public gathering spaces. 

• The property is also located within an Environmentally Sensitive overlay which is intended for areas 
containing high-quality woodlands, wetlands, or other natural resources that should be protected. 
The plan recommends that development in these overlays should preserve or add at least 20% of 
the entire parcel as tree canopy or naturalized area. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• 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 

91-Z-33, rezoning of 0.475 acres to the C-3 designation, approved. 

85-Z-30, rezoning of 0.372 acres to the C-3 designation, approved. 

85-CV-8, variance of front yard setback to permit erection of a canopy 6.5 feet from the right-of-way (10 

feet required) and of Sign Regulations to permit canopy signs 57 feet from the centerline (70 feet 

required), approved. 

ZONING HISTORY – VICINITY 

2015ZON085 ; 3821 W 34th Street (southeast of site), Rezoning of 1.14 acres from the SU-1 District to 

the C-S classification to provide for the expansion of a self-storage facility, approved. 

2000ZON103 ; 3801 W 34th Street (south of site), rezoning of 2.42 acres from D-5 and C-4 districts to 

SU-1, to provide for religious uses, approved. 

2000ZON006 ; 3350 Lafayette Road (south of site), rezoning of 5.82 acres from C-4 to C-S to provide 

for C-4 commercial uses and a self-storage facility, approved. 

98-HOV-50E ; 3437 Lafayette Road (north of site), variance of development standards of the 

Commercial Zoning Ordinance to provide for the placement of beverage vending machine on gasoline 

pump islands (required placement against the wall of the primary building), approved. 

93-V1-72 ; 3330 Lafayette Road (south of site), variance of development standards of the Commercial 

Zoning Ordinance to permit one parking space for each 250 square feet of gross floor area (minimum 

one space for each 150 square feet required), approved. 

90-V2-40 ; 3437 Lafayette Road (north of site), variance of development standards of the Sign 

Regulations of Marion County Zoning Ordinance to permit 2 ground signs with gasoline pricing panels, 5 

feet in height (maximum height 4 feet allowed) with each sign being 20 square feet in height (20 square 

feet permitted), approved. 

87-Z-117 ; 3401 Lafayette Road (east of site), rezoning of 8.8 acres to the C-5 designation, approved. 

84-UV3-78 ; 3821 W 34th Street (southwest of site), variance of use of the Dwelling Districts Zoning 

Ordinance to provide for a 1600 square foot addition to the existing church building, approved. 

80-Z-173; 3420 Lafayette Road (northwest of site), rezoning of 4.583 acres from D-4 to C-4, approved.  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
EXHIBITS 
 

 

2025DV1016 ; Aerial Map 
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2025DV1016 ; Site Layout & Landscaping Plan (05/2025 submittal) 
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2025DV1016 ; Site Layout & Landscaping Plan (01/2025 submittal) 

 

(note: approximate clear-sight triangle location added by staff in red) 
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2025DV1016 ; Green Factor Calculation (from 01/2025 submittal) 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1016 ; Findings of Fact (Landscaping) 

 

2025DV1016 ; Findings of Fact (Dumpster) 

  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1016 ; Photographs 

 

Photo 1: Existing Canopy Viewed from Southeast 

 

Photo 2: Existing Convenience Store Viewed from East 
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2025DV1016 ; Photographs (continued) 

 

Photo 3: Existing Convenience Store + Dumpster Viewed from South 

 

Photo 4: Existing Improvements Viewed from North 
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2025DV1016 ; Photographs (continued) 

 

Photo 5: Lafayette Road Frontage Looking Northwest (June 2019) 

 

Photo 6: Lafyette Road Frontage Looking Southeast 
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2025DV1016 ; Photographs (continued) 

 

Photo 7: 34th Street Frontage Looking East 

 

Photo 8: 34th Street Frontage Looking West 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025DV1016 ; Photographs (continued) 

 

Photo 9: Adjacent Property to Northeast 

 

Photo 10: Adjacent Property to South 
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2025DV1016 ; Photographs (continued) 

 

Photo 11: Adjacent Property to North 

 

Photo 12: Adjacent Property to West 

 


