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METROPOLITAN DEVELOPMENT COMMISSION                  June 11, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CVR-815 / 2026-CPL-815 
Property Address:  305 Fintail Drive 
Location: Warren Township, Council District #20 
Petitioner: DCB Indianapolis, LLC, by Mindy Westrick Brown 
Current Zoning: I-3 

Request: 

 
Variance of Use and Development Standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for construction of a data center (not 
permitted), consisting of up to three buildings, up to a total of 420,000 
square feet, with no less than 100 parking spaces (minimum 420 parking 
spaces required). 
Approval of a Subdivision Plat to be known as Replat of Block A of 
Thunderbird Commerce Center, subdividing 32.406 acres into two lots. 

Current Land Use: Vacant. 
Staff 
Recommendations: Approval of the variance and plat requests.  

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged the automatic continuance that continued these petitions from the 
May 14, 2026 hearing, to the June 11, 2026 hearing. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the rezoning, subject to the following commitments being reduced to 
writing on the Commission's Exhibit "B" form at least three days prior to the MDC hearing: 

• All mechanical equipment, including but not limited to generators, HVAC, and cooling/chilling 
systems shall be screened from public right-of-way and adjoining properties, consistent with Sec. 
744-500.  

• Provide staff with the measurement method by a qualified acoustical engineer on how property 
owner shall determine decibel levels at property line for monitoring and compliance shall be 
submitted prior to ILP issuance. 

• The existing utility easement shall provide the transitional yard along the northern property 
boundary of the subject site. 

• There shall be no generator testing between 5:00 p.m. and 7:00 a.m. 
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• All outdoor lighting for the proposed use of a data center technology park shall comply with the 

full Development Standards and remain directed away from all adjacent parcels (744-604). 
 

In addition to Staff’s commitments, the petitioner has agreed to additional commitments, if Variance of 
Use for a data center campus is approved: 

• A minimum 200-foot transitional yard along the northern property boundary. 
• Berms ranging from three (3) to eight (8) feet in height, with a vegetated buffer strip consisting of 

two staggered rows of evergreen trees along the property line abutting the protected district. 
• Developer-funded substation construction and associated electrical infrastructure in coordination 

with local electric utility. 
• Development shall be in substantial conformance with the Data Center Site Plan filed in the 

companion variance matter, and the maximum roofline height of all three proposed buildings shall 
be sixty (60) feet. 

• All water utilized by the data center shall be provided by a municipal provider, and the developer 
shall not utilize natural aquifers to supply the facility. For rare emergency or unforeseen 
mechanical issue, water shall be disposed of in accordance with IDEM regulations and shall not 
be discharged into the public wastewater system. 

• Prohibition of long-term truck parking, truck storage, and commercial truck maintenance on-site, 
with limited allowances for short-term loading and specialized equipment deliveries. 

• Construction hour limitations consistent with the Consolidated City-County noise ordinance. 
• Prohibition of cryptocurrency mining and nuclear energy facilities, including nuclear power plants, 

small modular reactors, micro-reactors, and nuclear fuel storage facilities, shall be prohibited on 
the Property. 

• An annual gift for no less than five years for trail stewardship for the Pennsy Trail to The Parks 
Alliance of Indianapolis (aka The Indianapolis Parks Foundation, Inc.). 

• Coordinate with the local electric provider for planting of native seed mix within the existing 
transmission line easement along the northern property boundary. 

• Spill prevention, control, and countermeasure (SPCC) planning in compliance with IDEM prior to 
permit issuance. 

• Generator operations shall comply with IDEM air permit limits. 
• Exterior lighting shall comply with zoning ordinance requirements and required exterior parking 

lot lighting fixtures shall be solar powered, with motion sensor controls utilized for pedestrian 
areas and entrances where feasible. 

• Construction and repair activities shall not occur between 6:00 p.m. and 7:00 a.m., except in 
cases of urgent necessity in the interest of public health and safety. 

• Mechanical yards, electrical yards, transformer arrays, and generator areas shall be enclosed by 
a screen wall approximately ten (10) feet in height. 
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Staff recommends that the Hearing Examiner approve and find that the plat, file dated March 23, 2026, 
complies with the standards of the Subdivision regulations, subject to the following conditions: 
 
1. Subject to the Standards and Specifications of Citizens Energy Group, Sanitation Section. 
2. Subject to the Standards and Specifications of the Department of Public Works, Drainage Section. 
3. Subject to the Standards and Specifications of the Department of Public Works, Transportation 

Section. 
4. That addresses and street names, as approved by the Department of Metropolitan Development, 

be affixed to the final plat prior to recording. 
5. That the Enforcement Covenant (Section 741-701, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording.  
6. That the Site Distance Covenant (Section 741-702, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
7. That the Sanitary Sewer Covenant (Section 741-704, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
8. That the Storm Drainage Covenant (Section 741-703, of the Consolidated Zoning and Subdivision 

Ordinance) be affixed to the final plat prior to recording. 
9. That the plat restrictions and covenants, done in accordance with the rezoning commitments, be 

submitted prior to recording the final plat. 
10. That all the standards related to secondary plat approval listed in Sections 741-207 and 741-208 

of the Consolidated Zoning and Subdivision Ordinance be met prior to recording the final plat 
11. That the plat shall be recorded within two (2) years after the date of conditional approval by the 

Hearing Examiner 
 
 

PETITION OVERVIEW 
 

 
This 32.406-acre site, zoned I-3, is vacant and surrounded by the Pennsy Trail and utility substation to 
the north, zoned I-3, D-5, C-S and C-4; industrial uses to the east and south, and undeveloped land to 
the west, all zoned I-3. 
 
This site was included in petition 56-Z-4 that rezoned 272.23 acres to the I-3 district. 
 
Overlays 
 
This site is also located within two overlays, specifically the Transit Oriented Development (TOD) and 
Industrial Reserve.  “Overlays are used in places where the land uses that are allowed in a typology need 
to be adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 
because a certain type of development should be promoted. Overlays can add uses, remove uses, or 
modify the conditions that are applied to uses in a typology.” 
 
The Transit-Oriented Development (TOD) overlay is intended for areas within walking distance of a transit 
station. The purpose of this overlay is to promote pedestrian connectivity and a higher density than the 
surrounding area. 
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The Industrial Reserve (IR) overlay is intended for areas that are prime for industrial development due to 
factors such as large parcel size, proximity to compatible uses, and/or interstate access. 
 
PLAT 
 
Site Plan 
 
This site is located within the Thunderbird Business Park.  See Exhibit A. 
 
This request would divide 32.406 acres (Block A) into two lots for data center development.  Block A, Lot 
1 would be 25.707 acres and Block A, Lot 2 would be 6.598 acres. 
 
Block A, Lot 1 would be developed with Building 1 at 69,128 square feet and a height of 22 feet.  Block 
A, Lot 2 would be developed with Building 2 at 142,152 square feet and a height of 56 feet and Building 
3 at 194,708 square feet and a height of 56 feet. 
 
Equipment yards would be internal to the site and behind the proposed buildings. 
 
Access to this site would be along Fintail Drive, which is a private street that intersects with English 
Avenue and serves as access to sites within this business park. 
 
Streets and Traffic 
 
No new streets are proposed as part of this petition. 
 
Waivers 
 
Because this site is served by a private street, sidewalks would not be required. 
 
VARIANCE OF USE  
 
The petitioner is requesting a Variance of Use to permit a data center campus, an unlisted land use, 
within the I-3 zoning district. The Variance of Use is required as a direct result of the Administrator’s 
unlisted land use interpretation issued pursuant to Section 743-210. 
 
Variance of Use Criteria Analysis 
 
The petitioner seeks a Variance of Use to allow a data center campus on property zoned I-3, with 
additional commitments specific to this use. Using the unlisted interpretation provided, the petitioner must 
demonstrate compliance with the variance criteria under Indiana Code 36-7-4-918.4, including but not 
limited to: 
 

• That the approval will not be injurious to public health, safety, morals, or general welfare; 
• That the use and value of adjacent property will not be substantially adversely affected; 
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• That the need for the variance arises from conditions unique to the property; 
• That the strict application of the ordinance results in unnecessary hardship; 
• That the variance does not interfere substantially with the comprehensive plan. 

 
Public Health, Safety, Morals, and General Welfare 
 
Public testimony and correspondence have raised concerns related to potential impacts of the proposed 
data center use, including noise, operation of diesel-fueled generators, and overall energy consumption. 
Staff acknowledges these concerns as part of the public record and took that into consideration during 
the zoning analysis. 
 
The review of a Variance of Use is limited to whether the proposed use, as conditioned and regulated, is 
incompatible with public health, safety, morals, or general welfare under the standards of the 
Consolidated Zoning and Subdivision Ordinance and State Code. Indy Rezone anticipates industrial uses 
with operational impacts and addresses such impacts through applicable development standards, 
performance regulations, and the ability to impose enforceable commitments. 
 
In this case, the petitioner has proposed commitments that directly regulate operational characteristics 
of the data center campus, including limitations on generator testing hours, sound level monitoring at the 
property line, required buffering and screening, and use of a closed-loop cooling system. Emergency 
generators would be enclosed in insulated structures and subject to IDEM air permitting requirements. 
Per the Plan of Operations submitted on April 27, 2026, spill prevention, control, and countermeasure 
(SPCC) plan will be implemented in compliance with IDEM regulations. 
 
The petitioner has also committed to funding necessary electrical infrastructure improvements, including 
a future on-site substation, to ensure that associated costs are not borne by local ratepayers, per the 
Findings of Fact for the Variance of Use. 
 
In addition, a Trip Generation Comparison memorandum states that “comparing the information for the 
total daily trips anticipated by DC Blox to those of the ITE manual, DC Blox proposes a 65% reduction in 
total daily trips compared to the average data center campus of comparable size.”  See Exhibit B. 
 
Based on the proposed commitments and applicable regulatory oversight, staff finds that the requested 
Variance of Use, as conditioned, does not create an unregulated or unchecked impact on public health, 
safety, morals, or general welfare beyond what is contemplated for industrial development within the I-3 
zoning district. 
 
Because of the historical use of the property, the petitioner conducted research related to possible 
environmental contamination of the property.  The previous owner enrolled the entire property in IDEM’s 
Voluntary Remediation Program (VRP) in January 2015, that resulted in an Environmental Restrictive 
Covenant (ERC) on July 21, 2022.  Following remediation operations, IDEM issued a Certificate of 
Completion in February 2023, and the State of Indiana issued a Covenant Not to Sue Ford. 
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Prior to the sale of the land to the petitioner, the developer coordinated with the Indiana Brownfield 
Program and conducted additional remediation operations that resulted in an updated ERC on March 21, 
2025.  See Exhibit C. 
 
Adjacent Property Impacts 
 
The subject site’s size, configuration, and separation from the nearby protected district (Pennsy Trail), 
combined with enhanced transitional yards, existing easements and operational commitments, materially 
reduce potential off-site impacts with strict adherence to the commitments to install enhanced screening 
to neighboring properties. 
 
Vehicular circulation, and egress associated with the proposed data center campus would be limited to 
existing access points along Fintail Drive and would not introduce large deviations of current traffic 
impacts along English Avenue, post construction and operation of the data center technology park. 
 
This commitment continues to function as a binding mitigation measure that limits traffic-related impacts 
to adjacent properties. When evaluated in conjunction with the proposed site layout and operational 
commitments, staff finds that the requested Variance of Use does not introduce adjacent property impacts 
beyond those contemplated and regulated under the existing I-3 zoning. 
 
Uniqueness of the Property 
 
The subject property is a portion of an industrial area with significant depth, existing utility easements, 
and proximity to high-capacity electrical transmission infrastructure. Its size and configuration allow for 
considerable transitional yards and buffering that would not be feasible on smaller industrial parcels. 
 
The site was previously rezoned to I-3 for development of large-scale (over 272 acres) industrial uses.  
One of the uses occupied approximately 152 acres that provided for operation of a vehicle manufacturing 
facility between 1957 and 2012.  While the ordinance does not expressly list “data center” as a permitted 
use, the operational characteristics of the proposed campus align closely with light industrial development 
patterns. 
 
Additionally, the property’s proximity to existing substations and available transmission capacity makes 
it uniquely suited for high-capacity electrical infrastructure necessary to support a data center campus. 
Staff finds that the combination of site size, depth, infrastructure access, and prior industrial entitlement 
constitutes conditions peculiar to the property that support the requested variance. 
 
Unnecessary Hardship 
 
Strict application of the ordinance would prohibit the proposed use solely due to the absence of a listed 
land use classification, despite the site’s physical suitability and infrastructure capacity. Staff finds that 
this constitutes an unnecessary hardship not created by the petitioner. 
 
Comprehensive Plan 
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The current request for a Variance of Use seeks approval of a data center campus, an unlisted use under 
Indy Rezone. While data centers are not expressly listed as a permitted use, the proposed use is 
industrial in nature and aligns with the general employment and industrial character contemplated by the 
I-3 zoning district. The variance does not introduce a new land use category, nor does it represent a 
further departure from the Comprehensive Plan. 
 
Accordingly, staff finds that the requested Variance of Use does not materially conflict with the 
Comprehensive Plan recommendation of heavy industrial and Industrial Reserve overlay when 
considered in the context of the existing I-3 zoning, and that the proposal continues to advance an 
industrial use consistent with the established zoning framework for the site. 
 
Commitments Associated with the Variance of Use 
 
The petitioner has proposed a comprehensive set of commitments directly tied to approval of the variance 
of use. These commitments function as enforceable, site-specific development and operational standards 
that apply only if the Property is developed as a data center campus. These commitments include, but 
are not limited to: 
 

• A minimum 200-foot transitional yard along the northern property boundary; 
• Eight-foot berms with evergreen landscaping and perpetual maintenance requirements; 
• Noise monitoring and compliance with a 65-decibel limit at the property line; 
• Prohibition of generator testing between 5:00 p.m. and 7:00 a.m.; 
• Prohibition of cryptocurrency mining and nuclear energy facilities; 
• Screening walls of ten (10) feet around the utility yards and operational areas 
• Closed-loop air cooling systems; 
• Developer-funded utility infrastructure improvements; and 
• Annual gift for no less than five years for trail stewardship (Pennsy Trail) to The Parks Alliance of 

Indianapolis (aka The Indianapolis Parks Foundation, Inc.). 
• Coordinate with the local electric provider to provide planting of native seed mix within the existing 

transmission line easement along the northern property boundary. 
• Spill prevention, control and countermeasure (SPCC) planning in compliance with IDEM prior to 

permit issuance 
• Prohibition of long-term truck parking, truck storage, and commercial truck maintenance on-site, 

with limited allowances for short-term loading and specialized equipment deliveries 
 
Staff finds that these commitments are clear, measurable, and enforceable, and are directly related to 
mitigating potential impacts associated with the proposed data center campus use. The commitments 
materially exceed the minimum buffering and screening requirements of the Consolidated Zoning and 
Subdivision Ordinance and address potential concerns related to noise, visual screening, lighting, traffic 
operations, water usage, and utility infrastructure. 
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Staff further finds that the commitments do not conflict with the intent of Indy Rezone and instead operate 
as enhanced performance standards tailored to the specific characteristics of the proposed use. 
 
VARIANCE OF DEVELOPMENT STANDARDS 
 
Parking Reduction 
 
The petitioner requests a Variance of Development Standards to provide no less than 100 on-site, off-
street parking spaces, whereas 420 off-street parking spaces are required per the Consolidated Zoning 
and Subdivision Ordinance. The required minimum number of parking spaces for the proposed data 
center campus cannot be calculated using a listed land use category because data centers are not an 
expressly permitted or defined use within Indy Rezone. In such cases, the Administrator may assign a 
parking requirement based on the most similar land use pursuant to 744-105. 
 
The petitioner has provided documentation that the nature of the proposed use generates low on-site 
parking demand, particularly once operational. Data center employment levels are typically limited to 
maintenance, security, and technical staff, resulting in parking demand substantially below parking ratios 
used for other commercial or industrial classifications. Reducing unused parking areas avoids 
unnecessary impervious surface expansion, minimizes runoff impacts, and preserves areas available for 
additional buffering or landscape improvements, consistent with the purpose and intent of Indy Rezone. 
  

GENERAL INFORMATION 

 
Existing Zoning I-3 
Existing Land Use Vacant 
Comprehensive Plan Heavy Industrial (Industrial Reserve Overlay)` 
Surrounding Context Zoning Land Use 

North:   D-5/ C-S / C-4 Pennsy Trail 
South:    I-3 Industrial uses 

East:    I-3 Industrial uses 
West:    I-3 Undeveloped land 

Thoroughfare Plan 
Fintail Drive 

 
Private Street 
 

N/A 
 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay Yes - Transit-Oriented Development / Industrial Reserve 
Wellfield Protection 
Area No 

Site Plan March 23, 2026 
Site Plan (Amended) April 27, 2026 
Elevations N/A 
Elevations (Amended) N/A 
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Landscape Plan N/A 
Findings of Fact March 23, 2026 
Findings of Fact 
(Amended) May 28, 2026 

C-S/D-P Statement Plan of Operation April 27, 2026 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Heavy Industrial typology.  “The Heavy Industrial typology 
provides for industrial, production, distribution, and repair uses that are intense and may create emissions 
of light, odor, noise, or vibrations. This typology is characterized by freestanding buildings or groups of 
buildings, often within industrial parks. Outdoor operations and storage are common. Typical uses include 
food processing, milling, storage of petroleum products, recycling, welding, and concrete mixing. 
Industrial or truck traffic should be separated from local/residential traffic.” 

Pattern Book / Land Use Plan 
 

The Comprehensive Plan consists of two components that include The Marion County Land Use 
Pattern Book (2019) 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: 
 
Heavy Industrial Uses 

 
• The primary entrance should be served by an arterial street.  
• Industrial truck traffic should not utilize local, residential streets. 
• Streets internal to industrial development must feed onto an arterial street.  
• Removed as a recommended land use where they would be adjacent to a living or mixed-

use typology 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Blue Line Transit-Oriented Development Strategic Plan (2018). 

This site is located within a ½ mile walk of a proposed transit stop located at the intersection of East 
Washington Street and Ridgeview Drive, with a District Center typology. 
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District Center stations are located at the center of regionally significant districts with several blocks of 
retail or office at their core.  Development opportunities include infill and redevelopment, dense 
residential, employment near transit stations, neighborhood retail and a focus on walkability and 
placemaking. 
 
Characteristics of the District Center typology are: 
 • A dense mixed-use hub for multiple neighborhoods with tall buildings 
 • Minimum of three stories at core with no front or side setbacks 
 • Multi-family housing with a minimum of five units 
 • Structured parking only with active first floor 
 
 

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) 

 

 
The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 
classifications and different infrastructure elements of roadways within a defined area.” 
 
The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW). 
o Identify roadways for planned expansions or new terrain roadways. 
o Coordinate modal plans into a single linear network through its GIS database. 
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ZONING HISTORY 
 
 

56-A-4; between South Kitley Avenue and State Road 100; requested rezoning of 272.23 acres from 
the A-2 district to the I-3 classification to provide for the development of various manufacturing industrial 
uses, approved. 
 
VICINITY 
 
2013-CZN-822 / 2013 CVR-822; 6915 East Washington Street (northeast of site), requested rezoning 
of 12.44 acres from the D-2, C-2 and C-6 districts to the D-8 classification to provide for single-family, 
two-family and multi-family residential development and a variance of development standards of the 
Dwelling Districts Zoning Ordinance to provide for single-family, two-family and multi-family residential 
development with private streets, withdrawn. 
 
2008-ZON-855 / 2008-VAR-855; 6701 English Avenue (south of site), requested rezoning of 14.85 
acres, from the I-3-S District, to the I-4 U classification to provide for heavy urban industrial uses and a 
Special Exception of the Industrial Zoning Ordinance to provide for a non-ferrous scrap metal recycling 
operation, approved and granted. 
 
2004-ZON-023; 6617 and 6691 East Washington Street (north of site), requested rezoning of 3.94 
acres from the D-5 district to the SU-2 classification to provide for education uses, approved. 
 
2002-ZON-098; 100 South Edmondson Avenue (north of site), requested rezoning of 3.05 acres from 
theD-5 district to the C-S classification to provide for a general contractor, approved. 
 
95-Z-106; 6715 East Washington Street (north of site), requested rezoning of 3.995 acres from the D-
5 district to the C-S district to provide for mini-warehouses, approved. 
 
93-Z-169; 6691 East Washington Street (north of site), requested rezoning of four acres from the C-5 
district to the C-4 classification to provide for a grocery store, approved. 
 
90-Z-1778; 6643 East Washington Street (north of site) requested rezoning of 0.6 acre, being I the 
C-5 district, to the C-1 classification to provide for a dentist office, approved. 
 
88-Z-77 / 88-CV-9; 6703 East Washington Street (north of site), requested rezoning for our acres, 
being in the D-5 district, top the C-S classification to provide for a self-storage / mini-warehouse facility 
with a combined office and residence or a manager with a variance of development standards for 
reduced setbacks, denied. 
 
84-Z-144; 6601 East Washington Street, (north of site), requested rezoning of 0.49 acre, being in the 
C-3 district, to the C-4 classification to provide for an automobile service station, approved.  
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83-Z-197; 6601 East Washington Street (north of site), requested rezoning of 5.5 aces, being in the 
D-5 district, to the C-3 classification to provide for office / retail showroom for vacuum cleaners, 
approved. 
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EXHIBITS 
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THUNDERBIRD CONCEPTUAL SITE LAYOUT – EXHIBIT A 
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PROPOSED PLAT – March 23, 2026 
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Site Plan – March 23, 2026
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Plan of Operation - April 27, 2026 
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EXHIBIT B – Trip Generation Memorandum – June 3, 2026 
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EXHIBIT C – Environmental Summary 
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Variance of Use – Findings of Fact – May 28, 2026 
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Variance of Development Standards – Findings of Fact - May 28, 2026 
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View looking north along Fintail Drive 

 

 
View of site looking west across Fintail Drive 
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View of site looking west across Fintail Drive 

 

 
View of site looking west across Fintail Drive 
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View of site looking west across Fintail Drive 

 
 

 
View of site looking northwest across Fintail Drive 
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View of site looking northwest across Fintail Drive 

 

 
View looking north from Fintail Drive towards the Pennsy Trail 
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View looking northeast across Fintail Drive at adjacent land under development 

 

 
View looking east across Fintail Drive at adjacent land under development 
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View looking east across Fintail Drive at adjacent land under development 

 

 
View looking east across Fintail Drive at adjacent land under development 
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View looking east across Fintail Drive at adjacent land under development 
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Enter any photographs or site plans 

 


