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METROPOLITAN DEVELOPMENT COMMISSION                  October 15, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-ZON-106 

Property Address:  2400 and 2406 North Tibbs Avenue (Approximate Addresses) 

Location: Wayne Township, Council District #11 

Petitioner: City of Indianapolis, by Aryn Schounce 

Current Zoning: D-P 

Request: 

Rezoning of 14.7 acres from the D-P district to the D-P district to provide for 
a family overflow shelter, and / or a single men’s overflow shelter, and / or an 
emergency shelter during severe weather events, and / or a storage and 
distribution site to support individuals and families transitioning from 
homelessness into permanent supportive housing, and the uses permitted 
under 2024-ZON-079. 

Current Land Use: Offices 

Staff 
Recommendations: 

Approval 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the request. 

 

PETITION OVERVIEW 
 

 
LAND USE  

The 14.7-acre subject site is developed with a commercial building utilized by a non-profit organization, 

associated parking lot, undevoted wooded land to the west, and a fire station at the northeast corner of 

the site.  

REZONING 

The request would rezone the property from the D-P district to the D-P district to allow for the addition of 

new uses to those already approved through 2024-ZON-079. This would include a family overflow shelter, 

and / or a single men’s overflow shelter, and / or an emergency shelter during severe weather events, 
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and / or a storage and distribution site to support individuals and families transitioning from homelessness 

into permanent supportive housing.  

The established purpose of the D-P District follows: 

1. To encourage a more creative approach in land and building site planning. 

2. To encourage and efficient, aesthetic, and desirable use of open space. 

3. To encourage variety in physical development pattern. 

4. To promote street layout and design that increases connectivity in a neighborhood and improves 

the directness of routes for vehicles, bicycles, pedestrians, and transit on an open street and 

multi-modal network providing multiple routes to and from destinations. 

5. To achieve flexibility and incentives for residential, non-residential, and mixed-use developments 

which will create a wider range of housing types as well as amenities to meet the ever-changing 

needs of the community. 

6. To encourage renewal of older areas in the metropolitan region where new development and 

restoration are needed to revitalize areas. 

7. To permit special consideration of property with outstanding features, including but not limited to 

historical significance, unusual topography, environmentally sensitive areas and landscape 

amenities. 

8. To provide for a comprehensive review and processing of development proposals for developers 

and the Metropolitan Development Commission by providing for concurrent review of land use, 

subdivision, public improvements, and siting considerations. 

9. To accommodate new site treatments not contemplated in other kinds of districts. 

 

“Development plans 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. 

Densities and development of a D-P are regulated and reviewed by the Metropolitan Development 

Commission. Creative site planning, variety in physical development, and imaginative uses of open space 

are objectives to be achieved in a D-P district. The D-P district is envisioned as a predominantly 

residential district, but it may include supportive commercial and/or industrial development.” 

D-P STATEMENT  

The proposed D-P Statement notes that the existing building would be used on a temporary basis as an 

emergency shelter to provide for “temporary, emergency shelter to protect the most vulnerable members 

of our community during times of extreme weather”.  

Specifically, the request would add on the following uses:  

• A Family Overflow Shelter (Max Capacity 160 individuals, December 1st –March 31st), and/or 

• A Single Men’s Overflow Shelter (Temperature Based Opening), and/or 

• A Ready-to-Activate Emergency Shelter Site during severe weather events, and/or 
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• A Storage and Distribution Site for Household Furniture, in partnership with a local nonprofit, to 

support individuals and families transitioning from homelessness into permanent supportive 

housing.  

STAFF ANALYSIS 

The 2024 rezoning, 2024-ZON-079, was subject to a variety of commitments, D-P statement, and 

substantial compliance to the site plan that would still be applicable with the approval of this rezoning.  

Because the intent is to use the existing site and building, staff did not have concerns with the addition 

of the proposed uses. The services that would be offered are needed to ensure that individuals are 

provided with adequate shelter when there are limited options in the city.  

Staff is aware of an IndyGo bus route and existing stop on site, which will be addressed between the 

petitioner and IndyGo considering the ridership at this location would be temporary for the subject site 

uses even though the neighboring organization to the south likely uses the route as well. The continuation 

of this bus route played an important factor in the selection of the subject site since it would allow for 

people to have access to the site when individual car ownership may not be prevalent within the 

individuals who will be served.  

Staff is supportive of the additional uses to this site since it would provide the necessary services to meet 

community needs and recommends approval of the request.  

GENERAL INFORMATION 

 

Existing Zoning SU-7 

Existing Land Use Non-profit organization  

Comprehensive Plan Regional Special Use 

Surrounding Context Zoning Land Use 

North:   C-4 / I-4 / C-S 
Fire Station / Gas Company / 
Lumber Business 

South:    SU-7 Non-profit organization 

East:    D-5 Residential (Single-family dwellings) 

West:    C-S Solar Panel Farm 

Thoroughfare Plan 

Tibbs Avenue Primary Collector 
80-foot proposed right-of-way and 
70-foot existing right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan N/A 

Site Plan (Amended) N/A 
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Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement September 26, 2025. 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019). 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book (2019) recommends regional special use 
development of the site.  

• The Regional Special Use is a non-typology land use, which is a stand-alone land use mapped 
outside of the typology system due to their scale or nature of use. This category provides for public, 
semi-public, and private land uses that serve a specific institutional purpose for a significant portion 
of the county. Examples are large-scale, generally stable institutional uses such as cemeteries, 
hospitals, universities, high schools, government complexes, large museums, the Indiana State 
Fairgrounds, and the Indianapolis Motor Speedway.  
 
Long Range Planning staff should provide guidance regarding any property use changes in this 
typology. Partial property changes should remain thematically or economically supportive of the 
special use while also being contextually sensitive to adjacent existing development and land use 
plans. Redevelopment, use changes, or other significant changes to the entire property must be 
informed by a planning study conducted by Department of Metropolitan Development to determine 
Land Use Plan recommendations. 
 

 

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 
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• 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 

2024-ZON-079; 2400 and 2406 North Tibbs Avenue (subject site), Rezoning of 14.7 acres from the 

SU-7 District to the D-P District, to provide for a fire station, attached multi-family dwellings, a community 

center, community garden, indoor and outdoor recreation facilities, offices, medical and dental center, or 

clinic, surface parking and uses permitted in the SU-7 and SU-9 districts, approved. 

96-UV2-105; 2502 North Tibbs Avenue (subject site), Variance of use of the Special Districts Zoning 

Ordinance to provide for an eight-space parking lot expansion for an existing fire station (not permitted), 

granted.   

Zoning History - Vicinity 

2021-SE1-002; 3621 Lawnview Lane (south of site), Special Exception to legally establish a daycare 

center, granted. 

2013-ZON-009; 2400 North Tibbs Avenue (west of site), Rezoning of 68.29 acres from the C-S (FF) 

District to the C-S (FF) classification to provide for a solar farm and uses and storage related to an 

automobile racing track to the west, approved.  

2000-ZON-049; 3700 West 21st Street (west of site), Rezoning of 132.83 acres from D-6II to C-S to 

provide for a maintenance and storage area related to a golf course and motor speedway, a future 

expansion area, and a nursery, approved.  

96-Z-167; 2702 North Tibbs Avenue (north of site), Rezoning of 12 acres, being in the C-4 District, to 

the C-S classification to provide for C-4 uses, child day care center, convalescent/nursing home, 

auctioneer services, automobile storage, building material sales and storage, convenience market, 

crating and packaging service, contractor businesses (except concrete, excavation, landscaping, 

masonry, stonework, pool, septic systems, and demolition contractors), distribution operations, light 

equipment and tool sales/service/rental, linen supplier, mini-warehouse, photo-finish lab, repair facility, 

storage and transfer facilities, warehousing and wholesaling,  approved.  

84-Z-32; 3202 North Tibbs Avenue (west of site), Rezoning of 104.89 acres from DP-S1 to D-6II to 

conform the zoning to its existing use, and future development, approved.  
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EXHIBITS 
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SITE PLAN 
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2024-ZON-079 DEVELOPMENT STATEMENT 
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2024-ZON-079 DEVELOPMENT STATEMENT (Continued) 
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2024-ZON-079 DEVELOPMENT STATEMENT (Continued) 
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2024-ZON-079 DEVELOPMENT STATEMENT (Continued) 
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Photo of the subject site and existing building. 

 
Photo of the west building façade and loading docks.  
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Photo of the existing parking lot on site looking west.  

 
Photo of the Salvation Army south of the site. 
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Photo of the entrance drive to the subject site.  

 
Photo of single-family dwellings east of the site. 
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Photo of the fire station northeast of the site. 

 

 


