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METROPOLITAN DEVELOPMENT COMMISSION                  June 25, 2026 
HEARING EXAMINER 
 

 

Case Number: 2026-CAP-824 / 2026-CVR-824 
Property Address:  4107 East Washington Street 
Location: Center Township, Council District #13 
Petitioner: Shepherd Community, Inc., by Mindy Westrick Brown 
Current Zoning: SU-7 (TOD) 

Request: 

 
Modification of Commitments related to 2005-ZON-123, to provide for 
modifying Commitment 4 of Attachment ‘C’, to permit construction of a 
community center expansion, with the site plan filed with this petition 
(development of the site required to be generally compliant with the site 
plan, file-dated August 9, 2005), and to provide for terminating Commitment 
10 of Attachment ‘C’ requiring existing freestanding sign and sign pole 
removal within 60 days of the issuance of an Improvement Location Permit . 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a proposed community center expansion 
without meeting the Mixed-Use and Commercial Design Standards, including 
private frontage type design standards, frontage design standards, building 
placement and form standards, building scale and design standards, and 
block and lot open space standards. 

Current Land Use: Community Service Campus 
Staff 
Recommendations: 

Approval of the modification request and variances of development 
standards. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first hearing for these petitions. 
 
 

STAFF RECOMMENDATION 
 

 
Staff recommends approval of the modification and all the requested variances. 
 

PETITION OVERVIEW 
 

 
This 5.432-acre site, zoned SU-7 (TOD), is developed with a church, community building, accessory 
buildings and parking.  It is surrounded by a vacant commercial building to the north, zoned C-4 (TOD); 
railroad right-of-way to the south, zoned D-5 (TOD); single-family dwellings to the east, zoned D-5 (TOD); 
and single-family dwellings and industrial uses to the west, zoned D-5 (TOD) and I-4 (TOD), respectively. 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Petition 2005-ZON-123 rezoned this site to the SU-7 district to provide for a community service campus. 
 
MODIFICATION 
 
The request would modify commitments related to 2005-ZON-123, to provide for an amended site plan 
related to community center expansion and future development of the site.  Commitment Number 4 
required development of the site to be generally compliant with the site plan, file-dated August 9, 2005. 
 
The request would also terminate Commitment 10 of Attachment ‘C’ that required removal of the existing 
freestanding sign and sign pole. 
 
Staff would agree that the modification responds to the changing needs of the population that the 
petitioner serves.  Plans approved over 20 years ago were appropriate at that time but should be updated 
to provide services that are now critical to the community that may not have been anticipated or 
contemplated at that time of the 2005 rezoning. 
 
Development Statement – April 24, 2026 
 
The Development Statement identifies four areas of development that would include church expansion, 
a gymnasium (expansion of the Community Center), new garages and renovation of the former 
commercial building (The Porch). 
 
The Statement further explains the need for the modification, requested variances and parking needs. 
 
Overlays 
 
This site is also located within an overlay, specifically the Transit Oriented Development (TOD).  
“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. 
 
This site is located within a ¼ mile walk of a proposed transit stop located at the intersection of East 
Washington Street and Sherman Drive, with a Community Center typology. 
 
Community Center stations have varying types of commercial developments, from large strip centers to 
shopping malls, along arterial corridors.  Development opportunities vary from redevelopment into mixed-
use, walkable patterns to multi-family residential infill development. 
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Characteristics of the Community Center typology are: 
 • A dense mixed-use neighborhood center 
 • Minimum of two stories at core 
 • No front or side setbacks at core; 1-10-foot front setbacks / 0-10-foot side setbacks at periphery 
 • Multi-family housing with a minimum of three units 
 • Structured parking at the core and attractive surface parking at the periphery 
 
VARIANCES OF DEVELOPMENT STANDARDS 
 
The request would provide for expansion of the community center without meeting the Mixed-Use and 
Commercial Design Standards, including private frontage type design standards, frontage design 
standards, building placement and form standards, building scale and design standards, and block and 
lot open space standard. 
 
Because this site is located within the transit-oriented development overlay, associated design standards 
are applicable.  However, due to the configuration of the site with the narrow access drive (approximately 
58 feet wide) along the frontage of East Washington Street, development of the site that complies with 
the design standards presents a practical difficulty.  Consequently, staff supports all of the required 
variances and believes the deviations from the Ordinance would be acceptable because the services to 
the community would be expanded to meet current needs. 
 
 
GENERAL INFORMATION 

 
Existing Zoning SU-7 (TOD) 
Existing Land Use Community Service Campus 
Comprehensive Plan Community Commercial  
Surrounding Context Zoning Land Use 

North:   C-4 Vacant commercial building 
South:    D-5 Railroad right-of-way 

East:    D-5 Single-family dwellings 

West:    D-5 / I-3 Single-family dwellings / industrial 
uses 

Thoroughfare Plan 
East Washington Street 

 
Primary Arterial 
 

Existing 80-foot right-of-way and 
proposed 78-foot right-of-way. 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay Yes – Transit-Oriented Development 
Wellfield Protection 
Area No 

Site Plan April 24, 2026 
Site Plan (Amended) N/A 
Elevations April 24, 2026 
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Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact April 24, 2026 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement April 24, 2026 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Community Commercial.  The Community Commercial typology 
provides for low-intensity commercial, and office uses that serve nearby neighborhoods. These uses are 
usually in freestanding buildings or small, integrated centers. Examples include small-scale shops, 
personal services, professional and business services, grocery stores, drug stores, restaurants, and 
public gathering spaces. 

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: 
 
Conditions for All Land Use Types – Community Commercial Typology 

 
• 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. 

 
Large-Scale Schools, Places of Worship, Community-Serving Institution / /Infrastructure, and Other 
Places of Assembly (defined as schools, places of worship, and other places of assembly that are 
generally more than five acres in size. Particularly large centers of education such as township high 
schools and universities would not be included in this definition and are considered to be regional special 
uses).  
 

• Only recommended as adaptive reuse. 
• Only recommended if the use contributes to the economic viability of the district / if the use 

generates a customer base for commercial uses. 
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• If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between the 
proposed site and the residential development (sidewalk, greenway, or off-street path) 
should be in place or provided. 

• Schools should not be within 1000 feet of a highway, freeway, or expressway 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Blue Line Transit Oriented Development Strategic Plan (2018). 
 

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 
 
 

 
2005-ZON-123, 4701 East Washington Street, requested rezoning of 5.4 acres from the SU-34, D-5 
and I-4-U districts to the SU-7 classification to provide for a community center and religious uses, 
approved. 
 
VICINITY 
 
2000-UV3-016; 4109 East Washington Street (east of subject site), requests a variance of use of 
the Special Districts Zoning Ordinance to provide for a religious use, with associated accessory adult 
education and daycare activities, within an existing commercial building (not permitted), granted. 
 
96-HOV-110; 4107 East Washington Street (subject site), requested a variance of the Sign 
Regulations to provide for an illuminated four by eight sign addition to an existing pole sign, granted.  
 
98-Z-211; 4105 East Washington Street, requests a rezoning of 0.82-acre from D-8 to C-4, to provide 
for an automotive parts store, approved.   
 
97-Z-42; 19-29 North Grant Avenue, requests a rezoning of 0.7-acre from D-5 to SU-1, to provide for 
a church and other religious uses, approved. 
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EXHIBITS 
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Development Statement – April 24, 2026 
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2005 Commitments 
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Site Plan – August 9, 2025 
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Overall Site Plan – April 24, 2026 
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Gymnasium Expansion 
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Proposed Church Addition 
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Proposed Garage 
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The Porch 
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View of site looking south across parking lot 

 

 
View of site looking south across parking lot 
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View of site looking east across parking lot 

 

 
View of site looking east across parking lot 
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View of Community Center looking south 

 

 
View of Community Center looking southeast 
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View looking south along western area of site 

 

 
View of southern portion of site looking east towards proposed Community Center expansion 

(gymnasium) 
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View of site looking north 

 

 
View of site looking north along eastern portion of the site 
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View looking east at proposed location of Community Center expansion (gymnasium) 

 

 
View of southern portion of site looking southeast 
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View of church looking north across parking lot 

 

 
View of church looking northwest 
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View from access drive looking west at commercial building (the Porch) 

 

 

 


