
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-CZN-868 / 2022-CVR-868  
Address:  431 South Shortridge Road (Approximate Address) 
Location:  Warren Township, Council District #18 
Petitioner: Bhullar Deol Properties, Inc, by David Kingen and Emily 

Duncan 
Request:  Rezoning of 2.74 acres from the D-A district to the C-7 district. 

Variance of development standards of the Consolidated 
Zoning and Subdivision Ordinance to provide for a 20-foot 
south side transitional yard (40 feet required), a zero-foot east 
yard (10-foot rear yard required), without the required front-
yard landscaping (landscaping required). 

 
RECOMMENDATION 
 
Staff recommends denial of this request.   
 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation. 
 
LAND USE  
 
◊ Historic aerial photography from 1962 shows the subject site under development 

with the existing structure and parking lots.  The nearby Shadeland Avenue freeway 
was newly constructed, and a row of single-family dwellings lined the east side of 
Shortridge Road north of the site.  The nearby Kroeger Dairy (Crossroads Farms) 
was not yet in existence.  The site was used for many years as a union hall. 
 

◊ The site was most recently occupied by a religious use.  The area is now a mix of 
land uses including a daycare, credit union, woodland and an industrial dairy.   
 

◊ The Comprehensive Land Use Plan for Warren Township (2018) recommends 
Office Commercial for the site and the surrounding area.  This land use category is 
intended for offices, financial institutions and personal care salons. 
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ZONING 
 
◊ This petition requests a rezoning to the C-7 district, which is a high-intensity 

commercial district.  This district is intended for commercial uses that have features 
such as outdoor storage, sizable merchandise, or outdoor parking and storage of 
trucks, materials or equipment that make these uses unusually incompatible relative 
to other commercial uses.  These uses should be located near freeway interchanges 
or on major commercial arterials. This district should not be located in close 
proximity to retailing, offices or restaurants.  It should never be located adjacent to 
protected districts.  
 

◊ The proposed commitments submitted with the request eliminate all uses other than 
truck and trailer parking.  However, truck and trailer parking is considered to fall into 
the Fleet Terminal land use category of the Ordinance and the C-7 district does not 
permit fleet terminals.  As submitted, this rezoning would have the effect of not 
permitting any use on the site. 
 

◊ The site plan shows what might be 19 truck parking spaces. If they are truck parking 
space, the maneuvering room for the trucks doesn’t appear to be adequate.   

 
 

VARIANCE 
 
◊ This petition requests variances of development standards to provide for a 20-foot 

wide south side transitional yard where a 40-foot wide yard is required, for no east 
yard where a 10-foot wide rear yard is required, and without the required front-yard 
landscaping.  
 

◊ The purpose of transitional yards is to provide a buffer between a less intense use 
and a more intense use.  The parcel to the south is zoned D-A, which is a dwelling 
and agricultural district, and would require buffering from a C-7 district under the 
Ordinance.  However, the site is used for neither a dwelling nor agriculture and is 
solidly wooded.  The site is recommended for Office Commercial uses in the 
Comprehensive Land Use Plan. 
 

◊ Rear yards are required for the more intense commercial districts to provide some 
buffering and open space around these intense uses.  In this case the site abuts a 
rail right-of-way. 
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◊ Front yard landscaping is required for a number of reasons including the provision of 

an attractive streetscape and the screening of intense uses.  The site appears to 
have been originally developed with parking in the rear.  By 1972, a parking lot was 
constructed in the front of the building and partially in the right-of-way.  This parking 
remains.   

 
◊ The site plan shows the parking lot remaining in the right-of-way with stones placed 

in the center of the lot, but outside of the right-of-way.  A low hedge is proposed 
between the parking lot and the building.  This would have no effect on screening 
the parking lot from the street.  The Department of Public Works has requested that 
the parking be removed from the right-of-way.  Additionally, staff would recommend 
that adequate landscaping be provided between the right-of-way and the parking 
area to provide an effective landscape screen of the parking area. 

 
◊ The back parking lot is fenced.  The fence is topped with barbed wire.  Barbed wire 

is not permitted under the Ordinance except for livestock and Public Safety 
properties such as correctional facilities.  The barbed wire should be removed. 
 

 
GENERAL INFORMATION 
 
EXISTING ZONING, CONTEXT AREA, AND LAND USE 
 D-A  Metro   Religious use 
 
SURROUNDING ZONING AND LAND USE 

North C-7 Undeveloped and wooded land 
South D-A Undeveloped and wooded land 
East D-2 Railroad right-of-way, undeveloped and 

wooded land, parking lot 
 West  C-1   Credit Union with drive-thru 
 
COMPREHENSIVE LAND USE PLAN The Comprehensive Land Use Plan for Warren 

Township (2018) recommends Office 
Commercial. 

 
THOROUGHFARE PLAN  Shortridge Road is classified in the Official 

Thoroughfare Plan for Marion County, Indiana 
as a Local Street, with a 115-foot existing right-
of-way and a 60-foot proposed right-of-way. 

 
FLOODWAY / FLOODWAY FRINGE This site is not located within a floodway or 

floodway fringe. 
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WELLFIELD PROTECTION DISTRICT This site is not located within a wellfield 

protection district. 
 
STREAM PROTECTION CORRIDOR This site is not located within a Stream 

Protection Corridor. 
 
ZONING HISTORY – SITE 
 
86-UV1-4; 431 South Shortridge Road, requested a variance of use to permit an 
additional to an existing union hall, approved. 
 
ZONING HISTORY – VICINITY  
  
2018-ZON-068; 405, 409 & 411 South Shortridge Road (north of site), requested the 
rezoning of 8.8 acres from the D-11 and C-7 districts to the C-S district to provide for C-
1 and I-1 uses, warehousing, commercial and building contractor, truck and trailer 
parking, heavy truck, heavy equipment and vehicle sales repair and service, approved. 
 
2007-ZON-071; 415 South Shortridge Road (north of site), requested the rezoning of 
2.7 acres from the C-1 district to the C-ID district, approved. 
 
98-Z-100; 411 South Shortridge Road (north of site), requested the rezoning of 2.9 
acres from the D-A district to the C-ID district, approved. 
 
89-Z-144 / 89-CV-21; 405 South Shortridge Road (north of site), requested the 
rezoning of 5.5 acres from the A-2 district to the D-11 district and a variance of 
development standards to provide for deficient perimeter yards and deficient distance 
between buildings, approved. 
 
86-UV1-1; 411 South Shortridge Road (north of site), requested a variance of use to 
provide for a storage and maintenance building for an electric company and the 
operation of a automobile and small engine repair facility, approved. 
 
86-Z-78; 415 South Shortridge Road (north of site), requested the rezoning of four 
acres from the A-1 district to the C-1 district, approved. 
 
85-Z-157; 7302 English Avenue (south of site), requested the rezoning of 1.1 acre 
from the D-2 district to the C-1 district, approved. 
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84-UV1-40; 411 South Shortridge Road (north of site), requested a variance of use 
to provide for retail and repair of commercial search lights, electrical contractor, 
fabrication, maintenance and sales of radio towers, auto repair and outdoor storage, 
approved. 
 
83-UV2-119; 405 South Shortridge Road (north of site), requested a variance of use 
to provide for automobile service and storage in an A-2 district, denied. 
 
 
 
klh  

******* 
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STAFF REPORT 2022-CZN-868 / 2022-CVR-868, Aerial photograph (2021) 
 

  



STAFF REPORT 2022-CZN-868 / 2022-CVR-868, Site Plan 

 



STAFF REPORT 2022-CZN-868 / 2022-CVR-868, Proposed Commitments 

ATTACHMENT “D”: 
 
Petitioner commits to the following:  
  

1. Truck and Trailer parking shall be the only use permitted on the site. 
2. No sleeping shall be permitted between 12 midnight and 6 am on the site. 
3. No truck and trailer parking shall be permitted in the front and side yards to the 

subject site. 
4. No billboards or off-site advertising signs shall be permitted on the property. 
5. No new Electronic Variable Message Signs (EVMS) or new pole signs shall be 

erected on the subject property. 
6. All parking lot areas shall be maintained and kept litter and weed free. 
7. Trash containers shall be enclosed on three sides and have gates. 
8. The existing tree line along the east and south properties lines of the site shall be 

preserved and maintained except for trimming of the existing trees and 
vegetation to continue to provide screening and buffering. 

9. Only one ground sign or one pylon shall be permitted on the site. 
10. All the additional landscaping with year around evergreens shall be installed prior 

to the use of the site. 
11. No lighting shall be projected off the site 
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Looking east at the subject site. 

 
Looking east along the northern edge of the site. 



 
Looking east along the southern edge of the site. 

 
Looking west along the southern edge of the site. 



 
Looking north along Shortridge Road. 

 
Looking south along the Shortridge Road frontage.  Roughly the western half of the 
parking lot is in the right-of-way.  



 
Looking east from Shortridge Road at the parcel to the north of the site.  The site is to 
the right.  A daycare operates behind the green fence to the left. 

 
Looking southwest across Shortridge Road at the neighbor to the west.  
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