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Case Number: 2025-DV2-040
Property Address: 6115 North Park Avenue (approximate address)
Location: Washington Township, Council District #7
Petitioner: John & Kelly Deahl, by Brent Bennett
Current Zoning: D-4 (TOD)
Variance of Development Standards of the Consolidated Zoning and
Request: Subdivision Ordinance to provide for the construction of an attached
garage with a zero-foot north side yard setback (five feet required).
Current Land Use: Single-family residential
Staff

. . Staff recommends denial of this petition
Recommendations:

Staff Reviewer: Noah Stern, Senior Planner

PETITION HISTORY

e This is the first public hearing for this petition.

STAFF RECOMMENDATION

o Staff recommends denial of this petition

PETITION OVERVIEW

¢ This petition would allow for the construction of an attached garage with a zero-foot north side yard
setback (four feet required). Staff would note that the legal notice incorrectly stated that five (5) feet
is the required side yard setback when the standard is in fact four (4) feet in D-4 districts.

e The subject site is zoned D-4 (TOD) and is improved with both a single-family residence and a
detached garage that were constructed around 1935, according to the property card. The primary
residence is located approximately 12 feet from the north side property line while the detached garage
is located approximately O feet from the north side property line. The 0-foot side yard setback for the
garage is legally non-conforming, as it was built prior to the relevant standards. The residence also
contains a 1-vehicle garage that is attached to the primary residence and is accessed via the rear
alley. The property is approximately 51.5 feet in width, which is 8.5 feet less than the D-4 standard of
60 feet. Additionally, Staff would note that while structures with legally non-conforming setbacks can
exist in that non-conforming matter, new construction is required to meet current standards.
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The proposal calls for the partial removal of the detached garage and the construction of a 2-story
addition to the primary residence that would be located 0 feet from the north side property line. This
addition would result an additional 2-vehicle garage that would be accessed via the rear alley for a
total of 4 garage spaces.

Staff is seriously concerned by this proposal as it relates to the adjacent property to the north. Per
the submitted elevations, the proposal calls for a 2-story addition to the primary residence that would
be both taller and longer than the existing detached garage structure. Staff finds that this proposal
would severely overwhelm and overshadow the adjacent property to the north. Staff finds that building
the primary residence up to the side property line to be inappropriate and to be poor practice.
Additionally, while legally non-conforming side setbacks are not uncommon in the area, Staff finds
the proposal to be out of line with typical detached residential development patterns, especially for
new construction, which by definition is meant to be setback from side property lines to maintain open
space. Further, Staff finds the proposal to be inconsistent with the Infill Housing Guidelines. While
Staff does note that the lot is slightly deficient in lot width, Staff does not find that there is sufficient
practical difficulty that warrants constructing an addition to the primary residence up against the side
property line. The detached garage containing a 0-foot side yard setback is not a practical difficulty
for this new construction and does not allow the petitioner to build the primary structure with the same
setback. Likewise, despite the slightly deficient lot width, Staff does not believe that that deficiency
precludes the petitioner from constructing an addition that is in compliance with the Ordinance and
does not believe the grant of this variance to be necessary. Therefore, Staff recommends denial of
this request and strongly suggests that the petitioner revise the proposed plans.

GENERAL INFORMATION

Existing Zoning D-4

Existing Land Use Single-family residential

Comprehensive Plan 3.5-5 residential units per acre

Surrounding Context Zoning Surrounding Context
North: D-4 North: Single-family residential
South: D-4 South: Single-family residential

East: D-4 East: Single-family residential

West: D-4 West: Single-family residential

Thoroughfare Plan
North Park Avenue Local Street

50 feet of right-of-way existing and

48 feet proposed

Context Area Compact
Floodway / Floodway N

- o}
Fringe
Overlay Yes, Transit Oriented Development Overlay
Wellfield Protection No
Area
Site Plan 8/28/25

Site Plan (Amended) N/A
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Elevations 8/28/25
Elevations (Amended) N/A
Landscape Plan N/A
Findings of Fact 8/28/25
Findings of Fact

(Amended) N/A

COMPREHENSIVE PLAN ANALYSIS

Comprehensive Plan

e Envision Broad Ripple Neighborhood Plan (2012)
¢ Infill Housing Guidelines

Pattern Book / Land Use Plan

¢ Not applicable for this site.

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

e The Infill Housing Guidelines recommends:
o Leave room for open space and maintenance

o Reinforce spacing on the block.

Indy Moves
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan)

Not Applicable to the Site.

ZONING HISTORY
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ZONING HISTORY - SITE
N/A
ZONING HISTORY - VICINITY

2008HOV004; 6138 N Park Ave (north of site), Variance of Use of the Dwelling Districts Zoning
Ordinance to provide for the construction of a 260-square foot detached garage with a 3.5-foot south side
setback (minimum five-foot side setback required), granted.

2001UV3031; 6123 N Park Ave (north of site), Variance of Use of the Dwelling Districts Zoning
Ordinance to legally establish a second dwelling unit (not permitted) in the second floor of an existing
detached accessory building, denied.

89-V2-101; 6104 N Broadway Street (southeast of site), Variance of Development Standards of the
Dwelling Districts Ordinance to provide for the construction of an addition to an existing detached
residential garage that results in total accessory space exceeding the area of the primary residence and
front setback of 10 feet from 615! Street (25 feet required), withdrawn.
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LEGAL DESCRIPTION:

LOT NUMBERED 112 IN LIGHTS SUGAR GROVE ADDITION, SECTION TWO, AS PER PLAT THEREOF RECORDED.
IN THE OFFICE OF THE MARION COUNTY RECORDER

GENERAL NOTES

1. THE PURPOSE OF THIS DRAWING IS FOR OBTAINING A BUILDING PERMIT AND IS NOT INTENDED OR
REPRESENTED TO BE A LAND OR PROPERTY LINE SURVEY. NO MONUMENTS WERE SET. DO NOT USE TO
ESTABLISH FENCE OR BUILDING LINES. NO RESPONSIBILITY IS EXTENDED HEREIN TO THE LAND OWNER OR
OCCUPANT.

2. ALL UNDERGROUND SEWERS AND UTILITIES SHOWN ARE PLOTTED BY SCALE FROM DESIGN PLANS. THE
ACTUAL FIELD LOCATION MAY VARY.

3. ALL NEW CONSTRUCTION (EXPOSED EARTH) SHOULD BE SEEDED OR OTHERWISE PROTECTED FROM
EROSION IN A TIMELY MANNER. IF FINAL GRADING IS DELAYED, USE TEMPORARY SEED COVER OF 2 BUSHELS
OF WHEAT, RYE OR OATS PER ACRE. MULCH ALL SLOPES GREATER THAN 6:1

4. SANITARY SEWER CONNECTION SHALL BE MADE WITH APPROVED COUPLING AS MANUFACTURED BY
FERNCO (OR EQUAL).

5. FINISHED FIRST FLOOR ELEVATION ANDIOR EXTERIOR GRADES AT THE HOUSE PERIMETER ARE SUGGESTED
MINIMUMS. SHAPE FINAL GRADING TO SLOPE AWAY FROM THE FOUNDATION AT LEAST SIX INCHES IN THE
FIRST TEN FEET. MAINTAIN DRAINAGE PATTERNS AS SHOWN.

6. LOCATION OF EXISTING UTILITIES IS BASED UPON READILY AVAILABLE INFORMATION AND IS NOT
WARRANTED AS ACCURATE OR COMPLETE. IT IS THE OWNER AND/OR BUILDER'S RESPONSIBILITY TO LOCATE
AND PROTECT AL EXISTING UTILITIES. FOR STAKE LOCATIONS, CALL 1-800-382-5544 TWO WORKING DAYS IN
ADVANCE.

7. USE EXISTING DRIVE FOR ALL DELIVERIES AND ACGESS TO AND FROM LOT. KEEP CONSTRUCTION TRAFFIC
OFF THE LAWN AREA.
8. SWALES ALONG THE SIDE LOT LINES ARE TO BE MAINTAINED SO AS TO PROVIDE POSITIVE SURFACE

DRAINAGE TO THE FRONT AND REAR OF THE LOT. AT NO TIME SHALL SURFACE DRAINAGE BE ALLOWED TO
GROSS THE SIDE LOT LINES.

‘THIS PROPERTY APPEARS TO BE WITHIN ZONE X (SHADED) AS SCALED FROM FEDERAL EMERGENCY
MANAGEMENT AGENCY MAPPING (F..R.M. MAP NUMBER 18097C0135F AND LOMR 22.05-2392P, EFFECTIVE DATES
APRIL 19,2016 AND MARCH 20, 2024, RESPECTIVELY )

THE UNDERSIGNED HEREBY CERTIFIES THAT THE EXISTING AND PROPOSED ELEVATIONS SHOWN HEREON
WERE ESTABLISHED UNDER MY SUPERVISION AND . IN MY OPINION, IF THE FINISHED GRADES AREA
CONSTRUCTED AS SHOWN, THE SURFACE DRAINAGE WILL BE SATISFACTORY FOR RESIDENTIAL
CONSTRUCTION.

GERTIFIED THIS __26TH__ DAY OF JULY, 2025,

M Tha_

DALE T. KRUSE
P.S. No. LS20000224

STATE OF

INDIANA

[FoT oAE

TSSUEREVISED

Avon, Indiana 46123-9531
(317) 272-5508 - Fax: (317) 272-2410

BUILDER:

ALARIE BUILDING & RENOVATION COMPANY

610 HORATIO DRIVE
AVON, INDIANA 6123
317-710-6070

GWNERIPROPERTY ADDRESS
DEAHL RESIDENCE
6115 NORTH PARK AVENUE
INDIANPOLIS, INDIANA 46220

Proposed site plan



Department of Metropolitan Development

D M D N DY Division of Planning

Current Planning
DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

p
A I
e}
HE
S|m
|
“lm
1
Q
[e]
D
T
r
>
4
)
X
'5
=
H Y
o )
z|m
i p=1)
N}
1
o]
[e]
=y
T
r
>
z
=
g g g 409 PROPOSED HOUSE ADDITION FOR
> 121 DEAHL QBS
=iz § 5
A ~/




Department of Metropolitan Development

DMD3INDY

DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

Division of Planning
Current Planning

p
rmwroso e _
Ak
£|o N ]
e  [ee—e—e——————————————————
J|lg 1 ‘
BT ‘
b
p= ] |
(] \
z
3 |
C |
>
=z |
AT ||
A '
|
|
|
|
|
|
|
|
|
|
|
|
\\\
AN
N
5|
2 —
=
Y ] / &
(2 /
> Y
3 Pz
\'. ////
/
£
AN
=
5>
=
bl
o
e
=
Q
=
&
4
> £ g g ; g : E PROPOSED HOUSE ADDITION FOR
5 g 1512 DEAHL
O :z 5 iz
\\§




Division of Planning
Current Planning

Department of Metropolitan Development

QBS

DEAHL

PROPOSED HOUSE ADDITION [FOR

GARAGE SECTION

EAST ELEVATION

DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

DMD3INDY




Department of Metropolitan Development

D M D N DY Division of Planning

Current Planning
DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

i)
b
(R
R
!
g
2
8
i
|
o
5
g
| |
Qﬁ‘
<, mi}
3
5
Z\
‘
( . ; g § 8 % %| PROPOSED HOUSE ADDITION FOR )
> § g DEAHL QBS
'h 3 § ’q:‘_
(. J




Department of Metropolitan Development

D M D N DY Division of Planning

Current Planning
DEPARTMENT OF METROPOLITAN DEVELOPMENT

DIVISION OF PLANNING | CURRENT PLANNING

Patition Number i T

METROPOLITAN DEVELOPMENT COMMISSION
HEARING EXAMINER
METROPOLITAN BOARD OF ZONING APPEALS, Division
OF MARION COUNTY, INDIANA

PETITION FOR VARIANCE OF DEVELOPMENT STANDARDS

FINDINGS OF FACT

1. The grant will not be injurious to the public health, safety, morals, and general welfare of the
community because;

The granting of this request will not b Injurious to anyone, The existing garage is currently at the same setback.

2. The use or value of the area adjacent to the property included in the variance will not be affected in
a substantially adverse manner because:

The granting of this request will have no adverse value affect to anyone in the area. The new proposed garage Is on the exact
same setback as the existing is today. The existing structure Is just not built to be able to hold a second floor. The new proposal
Wwill add more square feet and therefore more value 1o this site. Also, with the garage connecting to the rear alley

this could help lower congestion on the street via parking.

3. The strict application of the terms of the zoning ordinance will result in practical difficulties in the
use of the property because:

The existing garage Is already exisiting within the setback requirement. The history of how this happened is not known. We were

asking for a building permit and were sdvised it would take a variance for the property setbck requirement.

It appears the dwelling and garage dates to 1935. | can only assume the satback was not in place at that time.

DECISION
IT IS THEREFORE the decision of this body that this VARIANCE petition is APPROVED.

Adopted this day of , 20

FOF-Vanance DevStd 01/12/06 T2
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Adjacent residence to the north
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Adjacent residence to the south



