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METROPOLITAN DEVELOPMENT COMMISSION                   April 10, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-CAP-804 / 2025-CVR-804 

Property Address:  324 West Morris Street and 325 Wilkins Street (Approximate Addresses) 

Location: Center Township, Council District #18 

Petitioner: Kaur Properties, LLC, by Adam DeHart 

Current Zoning: C-S 

Request: 

Modification of commitments and site plan related to 2019-CZN-827, to 
terminate Specific Commitments for Old Southside Neighborhood 
Association, commitment #1, which required that the exterior of the hotel 
should be consistent or complimentary to the new Emrich Plaza convenience 
store, and, to provide for revised building footprint, indoor and outdoor 
amenities, minor site revisions, pedestrian access revisions, and a revised 
shared parking lot. 

Variance of Development Standard of the Consolidated Zoning and 
Subdivision Ordinance to provide for a zero-foot front setback from Wilkins 
Street, with no landscaping (10-foot front setback required, minimum six-foot 
landscaping along the entire frontage required and one tree per 35 feet of 
street frontage required), deficient interior landscaping within the parking area 
(one shade tree per 180 square feet of interior landscaping area required), a 
zero-foot south side yard setback (10-foot side yard setback required), and 
the installation of landscaping within the right-of-way (not permitted). 

 

Current Land Use: Gas Station, Convenience Store, and Undeveloped  

Staff 
Recommendations: 

Denial of the termination of commitment. Approval of all other requests with 
commitments if the interior landscaping is met.  

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was continued for cause from the February 20, 2025 hearing to the March 13, 2025 hearing 

at the request of the petitioner to allow staff additional time to review new information submitted to the 

case file.  

This petition was continued for cause from the March 13, 2025 hearing to the April 10, 2025 hearing at 

the request of staff to allow the petitioner additional time to submit new information and possibly amend 

the request.  
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STAFF RECOMMENDATION 
 

 

Staff recommends denial of the termination of commitment.  

Staff recommends approval of all other requests if the interior landscaping is met and subject to the 

following commitments being reduced to writing on the Commission's Exhibit "C” forms at least three 

days prior to the MDC hearing and prior to the issuance of an Improvement Location Permit (ILP): 

1. Final building elevations shall be submitted for Administrative Approval and review by the 

City Architect.  

2. A final site and landscape plan shall be submitted for Administrative Approval to include the 

sidewalk installation along the northern property boundary but south of the proposed right-

of-way landscaping and that the required shade trees for interior landscaping are met.  

3. Flora Permits shall be applied for and issued by the Department of Business and 

Neighborhood Services for all landscaping proposed in the right-of-way.  

. 

 

PETITION OVERVIEW 
 

 
LAND USE 

The subject site is comprised of two parcels and is surrounded by I-70 and I-70 ramp to the north, zoned 

C-S, single-family dwellings and undeveloped land to the east, zoned D-8, single-family dwellings and 

undeveloped land to the west, zoned I-3, and commercial and industrial property to the south, zoned C-

S and I-3.  

The request would modify or terminate aspect of the exiting C-S district, approved by 2019-CZN-827, to 

revise the site plan and elevations to provide for a five-story 135 room hotel with shard parking between 

the two lots.  

PROPOSED SITE PLAN MODIFICATION 

The most recent iteration of the site plan for this site was approved administratively in 2020 per 2020-

ADM-009 and provided for a four-story hotel that did not include a driveway along the northern property 

boundary or a canopy along the southern property boundary.  

The plan submitted with this petition, file dated March 10, 2025, proposes a revised building footprint, 

indoor and outdoor amenities, minor site revisions that include maneuverability on site, pedestrian access 

revisions, and a revised shared parking lot. 

PROPOSED COMMITMENT MODIFICATION/ TERMINATION 

The commitment modification and termination proposed with this petition was a result of negotiations 

between the petitioner and a registered neighborhood organization related to 2019-CZN-827. The 

request would terminate Commitment # of the Specific Commitments for Old Southside Neighborhood 
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Association, which required that the exterior of the hotel should be consistent or complimentary to the 

new Emrich Plaza convenience store.   

Staff typically provides no recommendation under circumstances where commitment are a result of 

neighborhood organizations and petitioner negotiations, but the drastic change in the proposed 

elevations for the hotel necessitate staff’s involvement.  

In staff’s opinion, the commitment in place that the petitioner seeks to terminate is important to uphold 

because the exterior finish and material of the existing convenience store is higher in quality than the 

proposed hotel elevations. Although the color scheme was brought down, it is still not an acceptable 

change that staff can support at this critical entry point to downtown Indianapolis.  

For these reasons, staff is recommending denial of the termination of the commitment.  

VARIANCE OF DEVELOPMENT STANDARDS 

The grant of the request would reduce the required street frontage landscaping and front and side yard 

setbacks.  

The site would require a 10-foot front setback from Wilkins Street on the north side with a minimum six-

foot landscape yard along the entire frontage and one tree per 35 feet of street frontage. As proposed, 

the required landscape material would be met, but would not fall within the required setback and 

landscape yard due to the proposed driveway location. 

Landscaping is not permitted within the right-of-way as proposed on the landscape plan within the right-

of-way of the northern property boundary.  

The interior landscaping requirement requires that one shade tree is planted per 180 square feet of 

interior landscaping. This would result in 15 shade trees within the parking area.  

The site requires a 10-foot south side yard setback on the south side where zero feet is proposed for a 

drive-thru canopy at the southern entrance of the building.  

STAFF ANALYSIS 

Because the petitioner provided the Green Factor Calculation sheet that would exceed the .22 

requirement and the required landscaping along the northern street frontage would technically be in place 

once Flora Permit are sought and issued for installation of the landscape materials within the right-of-

way, staff determined that the landscape variances would be supportable if the interior landscape 

requirement were met. This would only be a change of a few understory trees for shade trees, which staff 

found would be an easy fix.  

Regarding the southern zero-foot setback, staff found that it would not be a concern since the two 

properties are owned by the same property owner and it isn’t unusual to see zero-foot setbacks between 

commercial buildings had the properties been zoned C-4 which permits both uses with zero-foot side 

setbacks. Additionally, the zero-foot setback would not abut any windows at the southern building.  
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GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Gas station, convenience store, and undeveloped land 

Comprehensive Plan Community Commercial  

Surrounding Context Zoning Land Use 
North:   C-S I-70 and I-70 ramps 

South:    I-3 / C-S Commercial / Industrial 

East:    D-8 Residential (Single-family dwellings) 

West:    I-3 
Undeveloped and Residential 
(Single-family dwellings) 

Thoroughfare Plan 

                   Morris Street 
 

Wilkins Street/ 
I-70 Ramp B 

 
Missouri Street 

 

Primary Arterial Street 
 
Local Street /  
Freeway 
 
Primary Arterial Street 
 

78-foot proposed right-of-way and 
68-foot existing right-of-way.  
 
0-foot proposed right-of-way and 20 
to 62-foot existing half right-of-way.  
 
78-foot proposed right-of-way and 
75-foot existing half right-of-way.  

Context Area Compact  

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan December 27, 2024 

Site Plan (Amended) March 10, 2025 

Elevations December 27, 2024 

Elevations (Amended) March 17, 2025 

Landscape Plan March 10, 2025 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 
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Pattern Book / Land Use Plan 

 

• The Comprehensive Plan recommends community commercial development.  

• 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. 

• Conditions for All Land Use Types  
o All land use types except small-scale parks and community farms/gardens in this 

typology must have adequate municipal water and sanitary sewer.  
o All development should include sidewalks along the street frontage. 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o Outdoor display of merchandise should be limited. I 
o f adjacent to residential uses or a Living Typology, outdoor display of merchandise is not 

recommended. Should be located along an arterial or collector street.  
o 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. 

• Large-Scale Offices, Retailing, and Personal or Professional Services  
o Should be located along an arterial street.  
o Outdoor display of merchandise should be limited.  
o If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 

not recommended.  
o 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.  

o Should be no larger than 25 acres with 125,000 square feet of floor space and no more 
than three out lots. 

 

 

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 
 

 

• Not Applicable to the Site.  
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Indy Moves 

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

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

Zoning History – Site 

2019-CZN-827 / 2019-CPL-827; 324 West Morris Street and 324 Wilkins Street (subject site), 
Rezoning of 0.991 acre from the C-S district to the C-S district to provide for MU-1 uses in addition to the 

existing MU-2, C-7 and I-1 uses and approval of a Subdivision Plat to be known as Kaur Hotel Complex, 

dividing 3.226 acres into two lots, approved. 

2018-APP-032; 324 West Morris and various locations in the Old Southside Neighborhood (subject 

site), Approval of 26-inch wide by 56.5-inch-high banners as Public Signs attached to utility poles on 

locations along Morris Street, Russell Avenue, Illinois Street, West Street, McCarty Street, Meridian 

Street, South Street, Kentucky Avenue, Norwood Street, Merrill Street and Bluff Road, approved. 

2017-MOD-018; 324 West Morris Street (subject site), Modification of commitments, site, elevation and 

landscape plans related to 2011-MOD-010 to provide for revised elevations and site layout for a 

convenience store and gasoline station, to terminate Commitments Six and Seven (prohibiting alcohol 

sales for carryout and requiring landscape plan review and comment by the Stadium Village Business 

Association, Land Use Committee) and clarify Commitment One by substitute “MU-2” for “C-3C,” and to 

modify Commitment Eight to indicate that the expense for public art would not be borne by the property 

owner and allows the property owner to veto any public art project, approved. 

2010-MO1-001; 324 West Morris Street (subject site), modification of the site plan, commitments, plan 

of operation and development statement related to 2005-ZON-136 to provide for: an amended site plan 

for a two-story 17,100-square foot convenience store and office and truck and automobile fueling station 

(previous site plan retained all existing buildings), to terminate commitments 1-6 and 8-12 (Commitment 

seven prohibits temporary signs; the commitments to be deleted relate to landscaping, fencing, trash 

containers, off-site advertising sign prohibition, adherence to the plan of operation and development 

statement and general development issues related to retaining the existing buildings), to terminate the 

plan of operation related to a kennel, to modify the permitted use section of the development statement 

to eliminate I-1-U uses and the kennel use, and to modify the sign section of the development statement 

to indicate that signs shall meet the standards of the Sign Regulations of Indianapolis, Marion County, 

approved. 

2010-UV1-004; 229 and 324 West Morris Street (subject site), Variance of use and development 

standards of the Commercial Zoning Ordinance to provide for a temporary off-street, off-site parking lot 

as a primary use for a period of five years (parking lot is not permitted as a primary use), and with the 

parking lot at 229 WEST MORRIS STREET, a) having a front setback of thirty feet (zero feet from the 

right-of-way line of Morris Street) from the centerline of Morris Street, without landscaping (seventy-foot 

setback from Morris Street required, with landscaping required), b) having a six-foot setback from Kansas 

Street, without landscaping (10-foot front setback required, with landscaping required), c) having a six-

foot east side setback, without landscaping (10-foot transitional setback, with landscaping required), d) 

having a five-foot west side setback, without landscaping (10-foot west side setback, with landscaping 

required), and  e) having a three-foot south side setback, without landscaping (10-foot side setback, with 
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landscaping required), and with the parking lot at 334 WEST MORRIS STREET, f) having a front setback 

of thirty feet (zero feet from the right-of-way line of Morris Street) from the centerline of Morris Street, 

without landscaping (seventy-foot setback from Morris Street required, with landscaping required), g) 

having a two-foot north front setback from Interstate 70, without landscaping (20-foot front setback 

required, with landscaping required), h) having a two-foot east side setback, without landscaping (10-foot 

transitional setback, with landscaping required), i) having a 10-foot west front setback from Missouri 

Street, without landscaping (10-foot west side setback, with landscaping required), and  j) with neither 

site providing interior parking lot landscaping (interior landscaping required for parking lots containing 

more than 100 parking spaces), approved. 

2005-ZON-136; 229 and 324 West Morris Street (subject site), Rezoning of 2.9 acres, being in the C-S 

District, to the C-S classification to provide for a kennel, with outside pet exercise areas, in addition to 

the existing C-3C, C-ID, and I-1-U uses permitted by 2003-ZON-121, approved. 

2003-ZON-121; 229, 324 and 349 West Morris Street (subject site), Rezoning of 2.9 acres from I-3-U to 

C-S to provide for all C-3C, C-ID and I-1-U uses, approved. 

Zoning History – Vicinity 

2019-UV3-002; Five locations between 308 West Morris and 101 East Morris; Four locations 

between 1434 and 1718 South Meridian Street; and One location near 702 Russell Avenue, 

(southeast of site), Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for 30-inch wide by 46-inch high banners as Public Signs, as provided 

for and amended by Petition 2018-APP-032, attached to utility poles within the right-of-way and within 

protected districts (not permitted) along Morris Street, Russell Avenue, Norwood Street and Meridian 

Street, granted.  

2018-CZN-820 / 2018-CVR-820; 325 West Morris Street (south of site), Rezoning of 1.218 acres from 

the C-S district to the C-S classification to provide for truck and trailer parking in addition to the previously 

approved C-3C, C-ID and I-1 uses and variance of development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for a seven-foot tall fence in the front and side yards (maximum 

3.5-foot tall front yard fence and seven-foot tall side yard fence permitted),  withdrawn.  
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EXHIBITS 
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SITE PLAN 
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AMENDED SITE PLAN 
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LANDSCAPE PLAN 
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GREEN FACTOR 
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GREEN FACTOR (Continued) 
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PROPOSED ELEVATIONS 
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AMENDED ELEVATIONS 
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2020 APPROVED PLANS 
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2019-CZN-827 COMMITMENTS 
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2019-CZN-827 COMMITMENTS (Continued) 
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2019-CZN-827 COMMITMENTS (Continued) 
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2019-CZN-827 COMMITMENTS (Continued) 
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Photo of the subject site at 324 West Morris Street looking northeast. 

 
Photo of the gas station and convenience store on site. 
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Existing fence separating the site from the properties west of the site. 

 
Photo of undeveloped parcels and single-family dwellings east of the site across the alley. 
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Photo of the undeveloped parcel at 325 Wilkins Street looking west from the alley.  

 
Photo of single-family dwellings east of the site across the alley. 
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Photo of the access drive from Wilkins Street at the northeast corner of the subject site looking west. 

 
Photo of the alley east of the site looking south. 
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Photo of the subject site at 325 Wilkins Street looking south. 

 
Photo of the subject site at 325 Wilkins Street looking southwest. 
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Photo of the northern property boundary and I-70 ramp. 

 
Photo of the Wilkins Street entrance looking east. 
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Photo of the undeveloped land and single-family dwelling west of the subject site across two streets. 

 
Photo of the commercial property south of the site. 

 

 


