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METROPOLITAN DEVELOPMENT COMMISSION                  March 18, 2026  
 

 

Case Number: 2025-CAP-856 / 2025-CVR-856 (Amended) 

Property Address:  
6400, 6449, 6455, 6500, 6559, 6565, 6600, and 6833 Kentucky Avenue, 
and 6700, 7924, 7944, 8002, 8032, and 8210 Camby Road (approximate 
addresses) 

Location: Decatur Township, Council District #21 
Petitioner: Sabey Data Center Properties, LLC, by Mindy Westrick Brown  
Current Zoning: I-2  

Request: 

Modification of Commitments, related to 2020-CZN-834, to add and modify 
commitments associated with a proposed data center use, including details 
of a closed-loop air cooled system, commitment to pay all related costs 
associated with a proposed substation and energy infrastructure for said data 
center, develop the site in accordance with the site plan and building 
elevations, file dated December 29, 2025, to provide for building heights of 30 
feet for East Building A and 50 feet for West Building B, to provide for 
sidewalks, outdoor amenities, loading docks, short-term truck parking, 
landscaping, connection to sewers for various addresses on Camby Road, 
and dedication of public streets.  
Variance of Use and Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a data center technology park (not 
permitted) and to provide for 200 parking spaces (minimum 708 parking 
spaces, or one parking space for each 1,500 square feet of floor area 
required). 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to permit structure height in excess of 50 feet but no 
more than 75 feet within the Airspace Secondary Overlay, due to parapets 
and roof structures for the housing of elevators, stairways, air conditioning 
apparatus, cooling towers, ventilating fans, skylights, or similar equipment to 
operate and maintain the structure (maximum of 50 feet structures permitted). 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to permit utility yards and outdoor operational areas 
exceeding 25 percent of the gross floor area of the principal buildings for 
Building A (maximum of 120 percent) and Building B (maximum of 160 
percent), due to the operational and infrastructure requirements associated 
with the proposed data center use (25 percent of gross floor area permitted). 

Current Land Use: Undeveloped agricultural land. 
Staff 
Recommendations: Approval with Commitments. 

Staff Reviewer: 
Bryce Patz, Administrator – Current Planning                                                 
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PETITION HISTORY 
 
 

ADDENDUM for the March 18, 2026 Metropolitan Development Commission Hearing 

Staff would like to provide clarification on the developed summary for the Modification of Commitments 
(2025-CAP-856) request, which is listed below: 

The modification includes the following principal changes: 
 

• Removal of Alternative Site Plan Structure 
o Eliminates the previously approved fallback site plan triggered by phasing timelines. 
o Establishes a single updated site plan for development. 

 
• Removal of Village Retail / Commercial Development Provisions 

o Eliminates the “Village Retail/Commercial” and component. 
 

• Southwest Corner Development 
o Allows future development consistent with I-2 uses and standards, rather than limiting 

the area to retail/village activity. 
 

• Retention of Landscape Buffer Adjustment Along Camby Road 
o Maintains required berming and screening performance. 
o Final landscape plan subject to Administrator approval and issuance of Improvement 

Location Permits (ILP). 
 

• Retention of Transitional Yard Commitments 
o 100-foot transitional yard along Camby Road. 
o 75-foot transitional yard along the property abutting 7740 Camby Road. 
o Required berm heights. 
o Double staggered evergreen plantings. 
o Fence screening and maintenance obligations. 

 
• Retention of Infrastructure Commitments 

o Sidewalk installation along Camby Road. 
o Future right-of-way dedication for Camby Road and Trotter Road. 
o Continued collaboration regarding potential sewer extension. 

 

Variance of Development Standards: Building Height – Airspace Overlay 
 
On March 11, 2026, the petitioner indicated they wish to withdraw the request for the Variance of 
Development Standards for a building height over 50 ft. within the airspace overlay. The petitioner is 
committing that Building B will not be taller than 50 ft, including all parapets and roof structures for the 
housing of elevators, stairways, air conditioning apparatus, cooling towers, ventilating fans, skylights, or 
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similar equipment to operate and maintain the structure. Due to this, Staff’s commitment of requiring FAA 
approval prior to ILPs being issued is no longer necessary. 
 
Updated Plan of Operations for Data Center Technology Park 
 
An updated Plan of Operations for the Variance of Use for a Data Center Technology Park was submitted 
on March 11, 2026 to reflect additional commitments made by the petitioner to utilize specialized emission 
filters for generators to reduce emission, as well as a reduction of generators from the Plan of Operations 
filed on February 12, 2026. See Exhibit N.  
 
A Request for Appeal of the Hearing Examiner’s Recommendation was filed timely and properly on 
February 27, 2026. See Exhibit A. 

A for cause continuance has been requested by the petitioner from the January 29, 2026 hearing, to the 
February 26, 2026 hearing. New notice will be required to include an additional variance. 

An automatic continuance was filed timely from the December 18, 2025 hearing to the January 29, 2026 
hearing. 
 

STAFF RECOMMENDATION 
 

 
Staff recommends that the Metropolitan Development Commission approves the requests with the 
following commitments: 

• All mechanical equipment, including but not limited to generators, HVAC, and cooling/chilling 
systems shall be screened from public right-of-way and adjoining properties, consistent with Sec. 
744-500.  

• Provide staff with the measurement method by a qualified acoustical engineer on how property 
owner shall determine decibel levels at property line for monitoring and compliance shall be 
submitted prior to ILP issuance. 

• The petitioner shall submit to the Administrator documentation of the Federal Aviation 
Administration’s (FAA) final determination(s) issued pursuant to FAA Form 7460-1. No ILP shall 
be issued until the Administrator has confirmed receipt of the FAA determination(s) demonstrating 
compliance with applicable federal airspace requirements. 

• A minimum 200-foot transitional yard along the south and east property boundaries of the subject 
site. 

• There shall be no generator testing between 5:00 p.m. and 7:00 a.m. 
• All outdoor lighting for the proposed use of a data center technology park shall comply with the 

full Development Standards and remain directed away from all adjacent parcels (744-604). 
 

In addition to Staff’s commitments, the petitioner has agreed to additional commitments, if Variance of 
Use for a data center technology park is approved: 

• A minimum 200-foot transitional yard along the south and east property boundaries. 
• Berms ranging from six (6) to eight (8) feet in height, topped with solid fencing and double 

staggered evergreen plantings, achieving combined screening heights of up to fourteen (14) feet. 
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• Developer-funded substation construction and associated electrical infrastructure in coordination 

with local electric utility. 
• Development shall be in substantial conformance with the Data Center Site Plan filed in the 

companion variance matter, and the maximum roofline height of East Building A shall be thirty 
(30) feet and West Building B shall be fifty (50) feet, with a maximum roof structure or equipment 
height of fifty (50) feet for East Building A. 

• All water utilized by the data center shall be provided by a municipal provider, and the developer 
shall not utilize natural aquifers to supply the facility. For rare emergency or unforeseen 
mechanical issue, water shall be disposed of in accordance with IDEM regulations and shall not 
be discharged into the public wastewater system. 

• Prohibition of long-term truck parking, truck storage, and commercial truck maintenance on-site, 
with limited allowances for short-term loading and specialized equipment deliveries. 

• Tree preservation standards within the powerline corridor and northern portions of the site. 
• Internal sidewalk connectivity and pedestrian infrastructure throughout the campus. 
• Construction hour limitations consistent with the Consolidated City-County noise ordinance 
• Prohibition of cryptocurrency mining and nuclear energy facilities, including nuclear power plants, 

small modular reactors, micro-reactors, and nuclear fuel storage facilities, shall be prohibited on 
the Property. 

• Spill prevention, control, and countermeasure (SPCC) planning in compliance with IDEM prior to 
permit issuance. 

• Generator operations shall comply with IDEM air permit limits. 
• Exterior lighting shall comply with zoning ordinance requirements, and required exterior parking 

lot lighting fixtures shall be solar powered, with motion sensor controls utilized for pedestrian 
areas and entrances where feasible. 

• Construction and repair activities shall not occur between 6:00 p.m. and 7:00 a.m., except in 
cases of urgent necessity in the interest of public health and safety. 

• Mechanical yards, electrical yards, transformer arrays, and generator areas shall be enclosed by 
a screen wall approximately ten (10) feet in height. 

 
 

PETITION OVERVIEW 
 

 
The petitioner proposes to develop the property as a phased data center campus consisting of two 
primary buildings (Building A and Building B), associated mechanical and generator yards, on-site 
stormwater detention facilities, internal access drives, and a reserved area for a future electrical 
substation intended to serve the campus. 
 
The subject property was rezoned in 2020 under docket 2020-CZN-834 to the I-2 (Industrial) district with 
recorded commitments establishing a large technology park development framework. The 2020 approval 
included site plan alternatives and buffering commitments designed to mitigate impacts to adjacent 
residential areas. 
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The petitioner seeks two primary requests: 

1. Modification of the existing recorded commitments associated with the 2020 rezoning (CAP 
request); and 

2. A Variance of Use to permit development of a data center campus; and 
a. Associated Variances of Development Standards triggered by the proposed site plan for 

the use of a data center technology park.  
 

Both the Variance of Use and Variance of Development Standards requests are filed together, as the 
proposed development standards deviations are tied directly to the proposed data center use. If the 
Variance of Use is not granted, the associated development standard variances would not be applicable. 
 
Unlisted Land Use Interpretation  
 
Data centers are not expressly identified as a permitted, conditional, or accessory use within any zoning 
district under the Indy Rezone Use Table. Pursuant to Section 743-210, the Administrator is authorized 
to issue an interpretation for unlisted land uses and determine whether such uses are included within, or 
sufficiently similar to, a listed use category. Where a proposed use is determined not to be included or 
similar, the ordinance explicitly provides that relief may only occur through either a variance of use 
pursuant to IC 36-7-4-918.4 or a rezoning. 
 
On October 31, 2025 the Administrator issued an unlisted land use interpretation determining that a data 
center is not a permitted use within the I-2 zoning district and that authorization of the use would require 
approval of a variance of use or rezone to C-S district. See Exhibit B. 
 
The Current Planning Administrator issued a written determination confirming that: 
 

• A data center is not included in, nor consistent with, any listed land use in the Indy Rezone 
ordinance 

• The use therefore falls outside the parameters of the Use Table. 
• The applicant may only proceed through one of the two available remedies: 

o Variance of Use before the Board of Zoning Appeals, per IC-36-7-4-918.4 or 
o Rezoning to C-S (Special Commercial) with an adopted Statement of Intent and 

Commitments. 
 
Since the proposed development exhibits operational characteristics most similar to light industrial or 
technology park activity, including large-scale buildings, substantial mechanical infrastructure, utility 
yards, and controlled access campus operations, staff has evaluated the petition using the base 
development standards of the I-2 district as the closest functional district, as the parcels are currently 
zoned I-2. This approach provides an administratively consistent framework for evaluating building 
height, parking, yard requirements, outdoor operational areas, and buffering. 
 
The Variance of Use request (2025-CVR-856) is therefore required solely because the use is not 
contemplated within the ordinance. The development standards variances requested in this case are 
contingent upon approval of the Variance of Use. 
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Airspace Secondary District 
 
The Airspace secondary district is designed to provide for the safety of people by regulating building 
heights and public assembly locations in areas adjacent to airport runways. 
 
 
FAA Review and Airspace Coordination 
 
On January 9, the Indianapolis Airport Authority (IAA) General Counsel confirmed that the Federal 
Aviation Administration (FAA) has authority to evaluate proposed structures for compliance with federal 
airspace and navigable airspace safety requirements and that pending FAA approval, IAA supports the 
height of the proposed buildings at this site. As part of this process, the petitioner has submitted an FAA 
Notice of Proposed Construction (Form 7460-1) for the proposed development. See Exhibit C. 
 
Documentation provided by the petitioner demonstrates that the FAA filing has been accepted for review 
and that the proposed structure elevations have been submitted for evaluation relative to applicable FAA 
thresholds. This submittal satisfies the requirement that projects seeking relief from the Airspace 
Secondary Overlay height limitation demonstrate coordination with the FAA prior to consideration of a 
Variance of Development Standards, subject to FAA final findings. See Exhibit D. 
 
Modification of Commitments (2025-CAP-856) 
 
The petitioner is requesting a modification of commitments associated with 2020-CZN-834. The proposed 
modification replaces the previously recorded commitment framework with an updated set of 
commitments attached as MDC Exhibit C. 
 
The modification eliminates the prior alternative site plan structure and establishes a single governing 
site plan as the controlling development document. Under the revised commitment, development must 
be in substantial conformance with that site plan, subject to Administrator approval of minor or non-
substantial deviations. The maximum building sizes, locations, and heights are specified in the 
commitment, including a maximum height of forty-four (44) feet for Buildings 1, 3, and 4 and forty-two 
(42) feet for Buildings 2, 5, and 6. The southwest corner of the property, currently shown as open space, 
may be developed in the future consistent with I-2 uses and development standards. 
 
The modification includes the following principal changes: 
 

• Removal of Alternative Site Plan Structure 
o Eliminates the previously approved fallback site plan triggered by phasing timelines. 
o Establishes a single updated site plan for development. 

 
• Removal of Retail / Office-Flex Development Provisions 

o Eliminates the “Retail/Village” component. 
o Removes CEDS marketing focus language. 
o Removes façade design requirements specific to office-flex buildings. 
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o Removes limitations tied to third-party freight forwarding and similar uses. 

 
• Removal of Loading Dock and Truck Parking Ratio Caps 

o Eliminates square-footage-based loading dock limitations. 
o Eliminates square-footage-based truck parking caps. 

 
• Southwest Corner Development 

o Allows future development consistent with I-2 uses and standards, rather than limiting 
the area to retail/village activity. 

 
• Landscape Buffer Adjustment Along Camby Road 

o Adjusts plantings to preserve existing mature trees. 
o Maintains required berming and screening performance. 
o Final landscape plan subject to Administrator approval and issuance of Improvement 

Location Permits (ILP). 
 

• Retention of Transitional Yard Commitments 
o 100-foot transitional yard along Camby Road. 
o 75-foot transitional yard along the property abutting 7740 Camby Road. 
o Required berm heights. 
o Double staggered evergreen plantings. 
o Fence screening and maintenance obligations. 

 
• Retention of Infrastructure Commitments 

o Sidewalk installation along Camby Road. 
o Future right-of-way dedication for Camby Road and Trotter Road. 
o Continued collaboration regarding potential sewer extension. 

 
Staff finds that the proposed modification simplifies the commitment structure, removes use-specific 
office-flex restrictions, and aligns the commitments with the underlying I-2 zoning classification while 
retaining the substantial transitional yard, berming, screening, and infrastructure protections previously 
established to mitigate impacts to adjacent residential properties. 
 
Variance of Use (2025-CVR-856) 
 
The petitioner is requesting a Variance of Use to permit a data center technology park, an unlisted land 
use, within the I-2 zoning district. The Variance of Use is required as a direct result of the Administrator’s 
unlisted land use interpretation issued pursuant to Section 743-210. 
 
Variance of Use Criteria Analysis 
 
The petitioner seeks a Variance of Use to allow a data center technology park on property zoned I-2 with 
additional commitments specific to this use that are to be added to existing commitments. Using the 
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unlisted interpretation provided, the petitioner must demonstrate compliance with the variance criteria 
under Indiana Code 36-7-4-918.4, including but not limited to: 
 

• That the approval will not be injurious to public health, safety, morals, or general welfare; 
• That the use and value of adjacent property will not be substantially adversely affected; 
• That the need for the variance arises from conditions unique to the property; 
• That the strict application of the ordinance results in unnecessary hardship; 
• That the variance does not interfere substantially with the comprehensive plan. 

 
Public Health, Safety, Morals, and General Welfare 
 
Public testimony and correspondence have raised concerns related to potential impacts of the proposed 
data center use, including noise, operation of diesel-fueled generators, and overall energy consumption. 
Staff acknowledges these concerns as part of the public record and took into consideration during the 
zoning analysis. 
 
The review of a Variance of Use is limited to whether the proposed use, as conditioned and regulated, is 
incompatible with public health, safety, morals, or general welfare under the standards of the 
Consolidated Zoning and Subdivision Ordinance and State Code. Indy Rezone anticipates industrial uses 
with operational impacts and addresses such impacts through applicable development standards, 
performance regulations, and the ability to impose enforceable commitments. 
 
In this case, the petitioner has proposed commitments that directly regulate operational characteristics 
of the data center technology park, including limitations on generator testing hours, sound level 
monitoring at the property line, required buffering and screening, and use of a closed-loop cooling system. 
Additionally, aspects related to building height and airspace are subject to review by the Federal Aviation 
Administration, and environmental permitting and emissions standards fall under the jurisdiction of 
applicable state and federal agencies. Emergency generators will be enclosed in insulated structures and 
subject to IDEM air permitting requirements. Per the Plan of Operations submitted on February 12, 2026, 
spill prevention, control, and countermeasure (SPCC) plan will be implemented in compliance with IDEM 
regulations. 
 
The petitioner has also committed to funding necessary electrical infrastructure improvements, including 
a future on-site substation, to ensure that associated costs are not borne by local ratepayers, per the 
Findings of Fact for the Variance of Use. 
 
In addition, a Trip Generation Comparison memorandum indicates that the proposed use will generate 
materially fewer daily vehicle trips than the previously approved technology park development authorized 
under the 2020 rezoning. See Exhibit I. 
 
Based on the proposed commitments and applicable regulatory oversight, staff finds that the requested 
Variance of Use, as conditioned, does not create an unregulated or unchecked impact on public health, 
safety, morals, or general welfare beyond what is contemplated for industrial development within the I-2 
zoning district. 
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Adjacent Property Impacts 
 
The subject site’s size, configuration, and separation from nearby residential development, combined 
with enhanced transitional yards and operational commitments, materially reduce potential off-site 
impacts with strict adherence to the commitments to install enhanced screening to neighboring 
properties. 
 
Staff notes that an existing commitment prohibiting vehicular access to Camby Road remains in effect 
and is not proposed to be modified as part of this request. As such, vehicular circulation, and egress 
associated with the proposed data center use will be limited to previously approved access points and 
will not introduce large deviation of current traffic impacts along Camby Road, post construction and 
operation of the data center technology park. 
 
This commitment continues to function as a binding mitigation measure that limits traffic-related impacts 
to adjacent properties, particularly residential areas located along Camby Road. When evaluated in 
conjunction with the proposed site layout and operational commitments, staff finds that the requested 
Variance of Use does not introduce adjacent property impacts beyond those contemplated and regulated 
under the existing I-2 zoning and existing, unamended commitments. 
Uniqueness of the Property 
 
The subject property is a large, contiguous industrial tract with significant depth, existing utility 
easements, and proximity to high-capacity electrical transmission infrastructure. Its size and configuration 
allow for considerable transitional yards and buffering that would not be feasible on smaller industrial 
parcels. 
 
The site was previously rezoned to I-2 for development of a large-scale, office/retail technology park. 
While the ordinance does not expressly list “data center” as a permitted use, the operational 
characteristics of the proposed campus align closely with light industrial and technology park 
development patterns. 
 
Additionally, the property’s proximity to existing substations and available transmission capacity makes 
it uniquely suited for high-capacity electrical infrastructure necessary to support a data center campus. 
Staff finds that the combination of site size, depth, infrastructure access, and prior industrial entitlement 
constitutes conditions peculiar to the property that support the requested variance. 
 
Unnecessary Hardship 
 
Strict application of the ordinance would prohibit the proposed use solely due to the absence of a listed 
land use classification, despite the site’s physical suitability and infrastructure capacity. Staff finds that 
this constitutes an unnecessary hardship not created by the petitioner. 
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Comprehensive Plan 
 
The subject property was rezoned to the I-2 (Industrial) district in 2020 following review and approval by 
the Metropolitan Development Commission and certified by the City-County Council. At that time, the 
rezoning included adopted commitments and reflected a determination that industrial development on 
the site was supportable, notwithstanding any deviation from the adopted Comprehensive Plan land use 
designation. 
 
The current request for a Variance of Use seeks approval of a data center technology park, an unlisted 
use under Indy Rezone. While data centers are not expressly listed as a permitted use, the proposed use 
is industrial in nature and aligns with the general employment and industrial character contemplated by 
the I-2 zoning district. The variance does not introduce a new land use category, nor does it represent a 
further departure from the Comprehensive Plan beyond what was previously evaluated and approved 
through the 2020 rezoning petition. 
 
Accordingly, staff finds that the requested Variance of Use does not materially conflict with the 
Comprehensive Plan when considered in the context of the existing I-2 zoning and previously adopted 
commitments, and that the proposal continues to advance an industrial use consistent with the 
established zoning framework for the site. 
 
Commitments Associated with the Variance of Use 
 
The petitioner has proposed a comprehensive set of commitments directly tied to approval of the variance 
of use. These commitments function as enforceable, site-specific development and operational standards 
that apply only if the Property is developed as a data center technology park. These commitments include, 
but are not limited to: 
 

• 200-foot transitional yards along the south and east property boundaries; 
• Eight-foot berms with evergreen landscaping and perpetual maintenance requirements; 
• Noise monitoring and compliance with a 65-decibel limit at the property line; 
• Prohibition of generator testing between 5:00 p.m. and 7:00 a.m.; 
• Prohibition of cryptocurrency mining and nuclear energy facilities; 
• Screening walls of ten (10) feet around the utility yards and operational areas 
• Closed-loop air cooling systems; 
• Developer-funded utility infrastructure improvements; and 
• Site-wide pedestrian and sidewalk connectivity 
• Tree preservation standards within the powerline corridor and northern portions of the site 
• Spill prevention, control and countermeasure (SPCC) planning in compliance with IDEM prior to 

permit issuance 
• Prohibition of long-term truck parking, truck storage, and commercial truck maintenance on-site, 

with limited allowances for short-term loading and specialized equipment deliveries 
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Staff finds that these commitments are clear, measurable, and enforceable, and are directly related to 
mitigating potential impacts associated with the proposed data center use. The commitments materially 
exceed the minimum buffering and screening requirements of the Consolidated Zoning and Subdivision 
Ordinance and address potential concerns related to noise, visual screening, lighting, traffic operations, 
water usage, and utility infrastructure. 
 
Staff further finds that the commitments do not conflict with the intent of Indy Rezone and instead operate 
as enhanced performance standards tailored to the specific characteristics of the proposed use. 
 
Variance of Development Standards 
 
Parking Reduction 
 
The petitioner requests a Variance of Development Standards to provide 200 on-site, off-street parking 
spaces, whereas 708 off-street parking spaces are required per the Consolidated Zoning and Subdivision 
Ordinance. The required minimum number of parking spaces for the proposed data center use cannot 
be calculated using a listed land use category because data centers are not an expressly permitted or 
defined use within Indy Rezone. In such cases, the Administrator may assign a parking requirement 
based on the most similar land use pursuant to 744-105. 
 
The petitioner has provided documentation that the nature of the proposed use generates low on-site 
parking demand, particularly once operational. Data center employment levels are typically limited to 
maintenance, security, and technical staff, resulting in parking demand substantially below parking ratios 
used for other commercial or industrial classifications. Reducing unused parking areas avoids 
unnecessary impervious surface expansion, minimizes runoff impacts, and preserves areas available for 
additional buffering or landscape improvements, consistent with the purpose and intent of Indy Rezone. 
 
Building Height – Airspace Overlay 
 
The primary rooflines of the proposed buildings remain within the base height limit; the requested 
variance applies to rooftop mechanical screening and equipment. The Indianapolis Airport Authority has 
indicated that final height approval is subject to FAA review. The petitioner has committed to compliance 
with FAA determinations prior to issuance of ILPs. 
 
Indy Rezone permits certain rooftop mechanical equipment to exceed maximum building height, the 
Airspace Secondary Overlay imposes independent height limitations. The petitioner is requesting a 
variance of development standards solely to address the overlay-specific height restriction associated 
with rooftop-mounted equipment. 
 
Utility Yards/Outdoor Operations Area 
 
The petitioner requests a Variance of Development Standards from Table 743-306-2 to permit outdoor 
operations associated with a data center use to exceed twenty-five percent (25%) of the total gross floor 
area of enclosed buildings within the I-2 district. 
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Staff finds that the proposed utility yards constitute as Outdoor Operations as defined by the Consolidated 
Zoning and Subdivision Ordinance, as they are accessory to and necessary for the operation of the 
primary use of a data center technology park. Staff further finds that strict application of the development 
standard consistent with I-2 zoning results in a practical difficulty due to the operational requirements of 
data center facilities, which require on-site emergency power infrastructure that cannot reasonably be 
accommodated within enclosed areas of the proposed buildings themselves. The impacts of the 
increased outdoor operations are mitigated through proposed screening, setbacks, noise limitations, and 
operational restrictions set forth in the Plan of Operations. 
 
The proposed yards are enclosed by screen walls, in compliance with I-2 Development Standards, and 
are further separated from residential properties by considerable transitional yards, berms, fencing, and 
dense evergreen plantings. Staff finds that the requested deviation reflects the functional requirements 
of the use and is adequately mitigated through screening and buffering. 
 
Outdoor Operational Areas within 200 Feet of a Protected District 
 
The proposed outdoor operational areas consist primarily of generator arrays, dry coolers, water tanks, 
and related mechanical infrastructure required for the continuous and redundant operation of a data 
center technology park. Unlike traditional industrial outdoor storage, these areas are integral components 
of the use of a data center and are necessary to ensure operational reliability, redundancy, and 
emergency power compliance.  
 
Outdoor Operational Areas are internal to the campus and are enclosed by 10-foot screen walls, in 
compliance with I-2 Development Standards. In addition, the proposed technology park design 
incorporates transitional yard setbacks along residentially adjacent property lines, including 200-foot 
transitional yards along Camby Road abutting a protected district and along the east side of the property, 
75-foot minimum side transitional yards on the west, earthen berms, wood fencing, and double staggered 
evergreen plantings. 
 
The configuration of the outdoor operational areas is materially constrained by the physical 
characteristics and infrastructure encumbrances of the property. As shown on the filed site plan, the 
campus is bounded by substantial transmission line and power corridor easements, required stormwater 
detention facilities, and a reserved 10-acre substation site necessary to supply electrical service to the 
data center technology park. In addition, the petitioner is maintaining 200-foot transitional yards along 
the southern and eastern property boundaries, together with berming, fencing, and evergreen screening, 
further restricting development areas within the site. 
 
These constraints limit the available buildable envelope for placement of mechanical and generator 
infrastructure, which must be co-located with each principal building for redundancy, safety compliance, 
and operational reliability. Strict application of the 500-foot separation requirement would require either 
elimination of the substation site, reduction of the transitional yard commitments, or reconfiguration of 
essential infrastructure in a manner inconsistent with the operational requirements of a data center 
facility. 
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Given the triangular configuration of the site, existing utility easements, reserved substation location, and 
retained enhanced transitional yards, staff finds that the requested deviation arises from practical site 
constraints rather than from discretionary building size or layout preferences. 
 
Staff recommends approval of the modification of commitments, variance of use, and associated 
variances of development standards, subject to the proposed commitments, submitted site plans, and 
Plan of Operation, filed on February 12, 2026. 
 
GENERAL INFORMATION 

 
Existing Zoning I-2 (AS)) 
Existing Land Use Undeveloped 
Comprehensive Plan Village Mixed-Use 
Surrounding Context Zoning Land Use 

North:   C-3 and C-5) Single-family, Commercial 
South:    D-A and D-3 Single-family dwelling,  

East:    D-A, D-6II, C-1, and C-3 Single-family dwellings, 
Undeveloped land 

West:    C-5, C-S, I-2, and SU7 Undeveloped land, Industrial, Utility, 
and Group Living 

Thoroughfare Plan 

Kentucky Avenue Primary arterial Existing 4-lane roadway with a 175-
foot existing right-of-way. 

Context Area Metro 
Floodway / Floodway 
Fringe N/A 

Overlay  Airspace Secondary District 
Wellfield Protection 
Area N/A 

Site Plan November 13, 2025 
Site Plan (Amended) December 29, 2025 
Elevations N/A 
Elevations (Amended) December 29, 2025 
Landscape Plan N/A 
Findings of Fact November 13, 2025 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
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The Comprehensive Plan recommends Village Mixed-Use.  “The Village Mixed-Use typology creates 
neighborhood gathering places with a wide range of small businesses, housing types, and public 
facilities. This typology is intended to strengthen existing, historically small-town centers as well as to 
promote new neighborhood centers. Businesses found in this typology serve adjacent neighborhoods, 
rather than the wider community. This typology is compact and walkable, with parking at the rear of 
buildings. Buildings are one to four stories in height and have entrances and large windows facing the 
street. Pedestrian-scale amenities such as lighting, landscaping, and sidewalk furniture also contributes 
to a walkable environment in this typology. Uses may be mixed vertically in the same building or 
horizontally along a corridor. Public spaces in this typology are small and intimate, such as pocket parks 
and sidewalk cafes. This typology has a residential density of 6 to 25 dwelling units per acre.” 

 
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 – Village Mixed-Use 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.  
• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

throughs for longer blocks, are encouraged.  
• Where possible, contributing historic buildings should be preserved or incorporated into 

new development. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to this 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) 

 

 
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 
 
 

6400, 6449, 6455, 6500, 6559, 6565, 6600 and 6833 Kentucky Avenue; 6700, 7924, 7944, 8002, 8032 
and 8210 Camby Road, requested rezoning of 131.87 acres from the D-A, C-1, C-3 and C-5 districts to 
the I-2 district and  Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for 
C-3 uses; vocational, technical or industrial school or training facility; hotel, motel or hostel; and heavy 
general retail, approved. 

2019-ZON-122 / 2020-VAR-001; 6400, 6449, 6455, 6500, 6559, 6565, 6600 and 6833 Kentucky 
Avenue; 6700, 7700, 7924, 7944, 8002, 8032 and 8210 Camby Road, requested rezoning of 172.94 
acres from the D-A, D-3, D-6II, C-1, C-3 and C-5 districts to the I-2 classification and a variance of use 
to provide for C-3 uses: vocation, technical or industrial school or training facility; hotel, motel or hostel; 
and heavy general retail, withdrawn. 

2015-ZON-035; 6400, 6449, 6455, 6500, 6545 and 6565 Kentucky Avenue, 6700, 7700, 7924 and 
8032 Camby Road and 6503 Mendenhall Road, requested rezoning of 155.03 acres from the D-A, D-
3, D-5, D-6II, C-1, C-3 and C-5 districts to the I-2-S classification, denied. 

2005-ZON-186; 6600 and 6833 Kentucky Avenue and 8032 and 8210 Camby Road, requested 
rezoning of 43.5 acres from the D-A district to the C-5 classification, approved. 

2004-ZON-170; 8222 Camby Road, requested rezoning of two acres from the D-A district to the C-
1 classification, approved. 

98-V2-101; 6545 and 6559 Kentucky Ave, requested a variance of development standards of the 
Sign Regulations to allow a business identification sign in a dwelling district; approved. 

97-UV2-57; 6545 Kentucky Ave, requested a variance of use of the Dwelling Districts Zoning 
Ordinance to provide for office use, approved. 
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EXHIBITS 
 

 
Exhibit A 
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Exhibit B 

 

 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Exhibit C 
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Exhibit D – FAA Transmittal 
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Exhibit E – Previously Approved Site Plans A and B (2020-CZN-834) 

 

Previously Approved Site Plan A (2020-CZN-834) 
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Previously Approved Site Plan B (2020-CZN-834) 
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Exhibit F 
 

 
 

Proposed 11.24.25 Site Plan which Reflects Modification of Existing Commitments 
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Exhibit G 
 

 
 

Proposed 12.29.25 Site Plan with Use of a Data Center 
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Exhibit H 
 

 
 

Heritage Tree Exhibit 
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Exhibit I – Trip Generation Comparison 
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Trip Generation Calculations per previously approved site plan 

 

 
Trip Generation Calculations for Proposed Data Center Technology Park 
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Exhibit J 
 

 
 

Rendering of Camby, looking east from Kentucky Avenue 
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Exhibit K – Proposed Modification of Exiting Commitments (2025-CAP-856) 
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Exhibit K – Proposed Commitments with Variance of Use for Data Center Technology Park 
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Exhibit L – Finds of Facts for Variance of Use 
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Exhibit M – Findings of Fact for Variance of Development Standards 
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Exhibit N – Updated Plan of Operations for Data Center Technology Park (3.11.2026) 
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Camby Rd looking East  

 

 
View of Residential Property along Camby, south side of Camby Rd 
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Property View looking North from Kentucky Ave 

 

 
Property View looking South from Kentucky Ave 
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View of Kentucky Ave looking West form subject property 

 

 


