
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-DV2-011 
Address: 7762-7798 and 7735-7787 Garnet Avenue, 3046-3064 Crooked Creek 

Parkway East Drive, 2903-2945 and 2902-2958 Ruby Boulevard, 2940 
and 2939 Moonstone Street, 3103-3157, 3138-3156 and 3102-3126 
Sardonyx Street (approximate address) 

Location: Pike Township, Council District #1 
Zoning: D-5 
Petitioner: Arbor Homes & Apex Realty Group, by Caitlin Dopher 
Request: Variance of Development Standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of single-family 
dwellings on each lot with a 20-foot front yard setback, a minimum 
main floor area of 539 square feet and an open space of 40 percent (25-
foot front yard setback, 660 square foot main floor area and 60 percent 
open space required). 
  

July 11, 2023 

This petition was automatically continued from the June 13, 2023 hearing to the July 11, 2023 hearing 
by a registered neighborhood organization. 

June 13, 2023 

RECOMMENDATIONS 

Staff recommends approval of the requests. 

SUMMARY OF ISSUES 

The following issues were considered in formulating the recommendation: 

LAND USE 

EXISTING ZONING AND LAND USE 
 D-5  Metro  Undeveloped / Single-Family residential 

SURROUNDING ZONING AND LAND USE 
 North  D-5  Single-Family residential 
 South  D-5  Single-Family residential 
 East  D-5  Single-Family residential 
 West  C-1  Commercial 

COMPREHENSIVE PLAN  The Comprehensive Plan recommends Suburban Neighborhood 
development 

 

 The subject site is comprised of 66 lots in the Augusta Heights Phase One subdivision, re-platted 
via 2020-PLT-042. This subdivision is in northwest Indianapolis and was originally platted in the 
1920’s. Much of the site was undeveloped. There are some existing single-family dwellings, but they 
are not related to the subject variance or development. 

 

(Continued)  



STAFF REPORT 2023-DV2-011 (Continued) 

VARIANCE OF DEVELOPMENT STANDARDS 

 This request would provide for 20-foot front yard setbacks where 25 feet is required, main floor 
areas of 539 square feet where 660 square feet is required, and 40 percent open space where 60 
percent is required. Staff would note that the standards used to review these variances are based 
on the 2016 zoning and subdivision ordinance. The subdivision plat was approved in 2020, so the 
ordinance standard adopted at that time may be applied per the three-year vested rights state 
statue.  
 

 The subject sites are zoned D-5 and in the metro context area. Staff would note that D-5 is an a-
typical zoning classification in the metro context area. Most lots in this subdivision are 
approximately 50 feet wide and 110 feet long, or less, which is more common in the compact 
context areas. This petition would provide for a 20-foot front yard setback. The required D-5 front 
setback for a local street in the metro context area is 25 feet. For comparison, a local street 
setback in the compact context area is 18 feet.  

 

 The proposed development for these lots utilizes a historic plat from 1923; similar neighborhoods 
of this era often have existing setbacks smaller than what is required by the modern ordinance, 
and are classified as compact context areas. Therefore, staff would not be opposed to a slight 
reduction of the front yard setbacks to 20 feet. 

 

 This request would provide for 40 percent open space where 60 percent open space is required. 
The purpose of this variance request is to allow for one-story dwellings with attached garages that 
would be similar to the existing ranch-style homes in this area. Staff would not be opposed to 
reduced open space for lots with less than the minimum required lot area. Staff would also not 
oppose variances where the request is consistent with existing development in the surrounding 
area.  

 

 Staff would note that the recently adopted walkable neighborhood districts would permit a 20-foot 
front setback and 40 percent open space in the D-5 district. Therefore, staff would not be opposed 
to the requested variances. 

 

 The minimum main floor area for a dwelling with more than one story in the D-5 district is 660 
square feet. This calculation does not include parking such as a garage per Section 740-
303.C.1.c. The intent of this standard is to create a uniform appearance for single-family 
structures in the same zoning districts. If the garage were counted in this calculation, most multi-
story dwellings would have a gross first floor area of approximately 960 square feet.  

 

 The overall net floor area for these dwellings would meet or exceed the required 900 square feet 
of floor area required by the ordinance. The proposed houses have net floor areas of 1,148 
square feet or more. Therefore, staff believes the proposed dwellings meet the intent of the 
ordinance and are not opposed to a slight reduction of the required main floor area.  

 

(Continued)  



STAFF REPORT 2023-DV2-011 (Continued) 

GENERAL INFORMATION 

THOROUGHFARE PLAN  Sapphire Boulevard, Sardonyx Street, Moonstone Court, 
Ruby Boulevard, Garnet Avenue, and Amethyst Avenue are 
classified in the Official Thoroughfare Plan for Marion 
County, Indiana as local streets, with 50-foot existing and 
proposed rights-of-way. 

 
SITE PLAN    File-dated May 26, 2023 

FINDINGS OF FACT   File-dated May 15, 2023 

FLOOR PLANS    File-dated June 2, 2023 
 
ZONING HISTORY – SITE 

2020-PLT-042, Approval of a Subdivision Plat, to be known as Augusta Heights, dividing 18.078 
acres into 81 lots, with waivers of street width, waivers of curb radii and waivers of sidewalks. 
 
ZONING HISTORY – VICINITY  

89-HOV-27, 3149 Sapphire Boulevard, variance to provide for the construction of a screened porch 
on an existing slab with a seventeen-foot front setback, approved.  

97-V2-12, 7651-7707 North Michigan Road, variance to provide for the construction of seven single-
family dwellings with front setbacks of 30 feet along Michigan Road, denied. 

88-HOV-90, 2927 Moonstone Drive, variance to provide for the construction of an addition to a 
single-family dwelling and a detached garage without the required public street frontage, approved.  

2009-DV2-047, 7755 Amethyst Avenue, variance to legally establish a) a five-foot tall fence within 
the required front yard along Amethyst Avenue and Sardonyx Street, located within the clear-sight 
triangle at the intersection of Amethyst Avenue and Sardonyx Street and within the clear-sight triangle 
at the intersection of Amethyst Avenue and the driveway, and b) legally establish a 362-square foot 
detached garage with a 1.2-foot north side setback, being located in front of the established front 
building line, approved. 

AR 
*******  



2023-DV2-011; Aerial Map 

  



2023-DV2-011; Site Plan 

  



2023-DV2-011; Findings of Fact 

 

  



2023-DV2-011; Floor Plans 

Coach: 1,148 square feet net floor area 

 

  



Berlin: 1,452 square feet net floor area 

 

  



Victoria: 1,413 square feet net floor area 

 

 



Rockaway: 1,315 square feet net floor area 

 

  



Ashton: 1,354 square feet net floor area 

 
Bradford: 1,613 square feet net floor area 

  



Chestnut: 1,801 square feet net floor area 

 
Walnut: 1,228 square feet net floor area 

  



2023-DV2-011; Photographs 

 
Crooked Creek Parkway East Drive, looking east 

 
Crooked Creek Parkway East Drive, looking northwest 

 
View from Crooked Creek Parkway East Drive, looking north 



 
Intersection at Garnet Avenue, Ruby Boulevard, and Crooked Creek Parkway East Drive, looking east 

 
Intersection of Garnet Avenue and Ruby Boulevard 

 
Intersection at Garnet Avenue and Ruby Boulevard, looking north 

 



 
Moonstone Court, looking west 

 
Intersection of Ruby Boulevard and Amethyst Avenue 

 
Amethyst Avenue, looking north 



 
Intersection of Garnet Avenue and Sardonyx Street 

 
Intersection of Garnet Avenue and Sardonyx Street, looking north 

 
Garnet Avenue, looking west 



 
Garnet Avenue, looking west 

 
Sapphire Boulevard and Garnet Avenue, looking west 

 
Sapphire Boulevard, looking east 


