
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-853 / 2023-CVR-853 
Address: 2029 Massachusetts Avenue (Approximate Address) 
Location: Center Township, Council District #17 
Petitioner: Shanea Howell, by Sarah Walters 
Requests: Rezoning of 0.14 acre from the C-3 district to the D-8 district. 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for an addition to a single-family 
dwelling with a two-foot west side setback (five feet required) and a six-foot 
corner east side setback (eight feet required). 

RECOMMENDATIONS 
 
Staff recommends approval of the rezoning request and the variance requests, subject to the 
updated site plan file-dated October 3, 2023 and elevations file-dated July 31, 2023. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 0.14-acre site, zoned C-3, was developed with a single-family dwelling that was recently 

demolished.  It is surrounded by railroad right-of-way to the north across Massachusetts Avenue, 
zoned I-3; a single-family dwelling to the south, zoned D-8; heavy commercial uses to the east, 
across Jefferson Avenue, zoned C-7; and undeveloped land to the west, zoned C-3. 
 

◊ Petition 2023-UV2-004 was filed to legally establish an existing dwelling and provide for an 
addition with a six-foot front setback from Jefferson Avenue with garage access from Jefferson 
Avenue.  Subsequently, the petitioner’s representative made the decision to file for a rezoning with 
variances for reduced setbacks. 

 
REZONING 
 
◊ This request would rezone the site from the C-3 District to the D-8 classification.  “The D-8 district 

is intended for a variety of housing formats, with a mix of small-scale multi-unit building types. This 
district can be used as a part of new mixed- use areas, or for infill situations in established urban 
areas, including medium and high-density residential recommendations of the Comprehensive 
Plan, and the Traditional Neighborhood, City Neighborhood, and Village or Urban Mixed-Use 
Typologies of the Land Use Pattern Book.” 
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◊ The Comprehensive Plan recommends village mixed-use typology.  “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.” 

 
◊ The Pattern Book lays out a land use classification system that guides the orderly development of 

the county, protects the character of neighborhoods and serves as a policy guide for development 
or redevelopment of a site. 

 
◊ The following elements of the Pattern Book apply to this site: 
 
  Conditions for All Land Use Types 

 • 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. 

 
  Conditions for All Housing 
 

• Should be within a one-quarter-mile distance (using streets, sidewalks, and/or off-
street paths) of a school, playground, library, public greenway, or similar publicly 
accessible recreational or cultural amenity that is available at no cost to the user.  
• Should be oriented towards the street with a pedestrian connection from the front 
door(s) to the sidewalk. Driveways/parking areas do not qualify as a pedestrian connec-
tion. 

 
 Detached Housing 
 

• The house should extend beyond the front of the garage. Garages should be loaded 
from an alley or side street when possible and should be detached if located on the side 
of the house. 
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Infill Housing Guidelines 
 
◊ The Infill Housing Guidelines were updated and approved in May 2021, with a stated goal “to help 

preserve neighborhood pattern and character by providing guiding principles for new construction 
to coexist within the context of adjacent homes, blocks, and existing neighborhoods. These 
guidelines provide insight into basic design concepts that shape neighborhoods, including reasons 
why design elements are important, recommendations for best practices, and references to plans 
and ordinance regulations that reinforce the importance of these concepts.”  

 
◊ These guidelines apply to infill development in residential areas within the Compact Context Area 

and include the following features: 
 
 Site Configuration  

▪ Front Setbacks  
▪ Building Orientation  
▪ Building Spacing  
▪ Open Space  
▪ Trees, Landscaping, and the Outdoors  

 
Aesthetic Considerations  

▪ Building Massing  
▪ Building Height  
▪ Building Elevations and Architectural Elements  

 
Additional Topics  

▪ Secondary Dwelling Units, Garages, and Accessory Structures  
   ▪ Adapting to the Future 
 
◊ “As established neighborhoods experience new development, infill residential construction will 

provide housing options for new and existing residents. Increased population contributes positively 
to the local tax base, economic development, lively neighborhoods, and an interesting city.  As 
infill construction occurs, it is important to guide development in a way that complements current 
neighborhoods.  Each home in a neighborhood not only contributes to the existing context of 
adjoining houses and the block, but to the sense of place of the entire neighborhood.” 

 
VARIANCES OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for a single-family dwelling with a reduction of three feet on the west 

side setback from the required five-foot setback.  The request would also allow for a six-foot east 
side corner setback when the Ordinance requires an eight-foot east side corner setback.   

 
◊ It was determined that the development plans filed with the request that used the existing 

foundation with an addition and a detached garage would require a variance for encroachment 
into the clear sight triangle.  Because the dwelling has been demolished, the petitioner submitted 
revised plans that would move the structure out of the clear sight triangle while maintaining the 
original footprint configuration of the dwelling and the addition, along with the requested reduced 
setbacks.   
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◊ Development standards of the Consolidated Zoning and Subdivision Ordinance, specifically those 

relating to setbacks, are intended to provide sufficient buffering to prevent the lateral expansion of 
fires, as well as the operation of emergency equipment in such situations. 
 

◊ The requested reduced side setbacks is largely a result of the 35-foot lot width when the minimum 
lot width in the D-8 for detached house on a small lot is 40 feet, making it difficult to comply with 
the Ordinance provisions and resulting in an undevelopable lot.   

 
◊ This variance, however, should only be applicable to the replacement structure with a similar 

footprint, including the expansion, as the previous single-family dwelling, along with the detached 
garage.  

 
Planning Analysis 
 
◊ The rezoning request would be consistent with the Comprehensive Plan recommendation of 

village mixed-use typology, as well as the historical residential use.  Furthermore, the site is 
adjacent to residential uses, zoned D-8, to the south. 

 
◊ Staff also believes that the variances for reduced setbacks are reasonable, would have minimal 

impact on surrounding land uses and would allow for redevelopment of the site for residential 
uses. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-3  Residential uses (vacant)  
SURROUNDING ZONING AND LAND USE 

 North - I-3  Railroad right-of-way 
 South - D-8  Single-family dwelling 
 East - C-7  Heavy commercial uses 
 West - C-3  Undeveloped land 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends village mixed-use typology.  
Marion County Land Use Pattern Book (2019). 
Infill Housing Guidelines (2021) 

THOROUGHFARE PLAN This portion of Massachusetts Avenue is designated in the 
Marion County Thoroughfare Plan as a primary collector, with 
an existing 50-foot right-of-way and a proposed 48-foot right-of-
way. 
This portion of Jefferson Avenue is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 43-
foot right-of-way and a proposed 48-foot right-of-way. 
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CONTEXT AREA This site in located within the compact context area. 

OVERLAY  There is no overlay for this site. 

SITE PLAN (AMENDED) File-dated October 3, 2023 

ELEVATIONS File-dated July 31, 2023 

FINDINGS OF FACT Filed-dated April 17, 2023 

 
ZONING HISTORY 
 
2023-UV2-004; 2029 Massachusetts Avenue, requested a variance of use of the Consolidated 
Zoning and Subdivision Ordinance to legally establish an existing dwelling and provide for an addition 
with a six-foot front setback from Jefferson Avenue, with garage access from Jefferson Avenue, 
withdrawn. 
 
VICINITY 
 
2019-ZON-093; 1544 Samoa Street (west of site), requested rezoning of 0.55 acre from the C-7 
district to the C-3 classification, approved. 
 
2004-ZON-167; 1848 Ludlow Avenue (north of site), requested rezoning of 2.9 acres, being in the 
I-3-U district to the SU-9 classification to provide for a residential work release facility for criminal 
offenders, approved. 
 
93-Z-173; 1702 Ludlow Avenue (north of site), requested rezoning of 3.29 acres from the C-3 
District to the I-3-U classification to provide for expansion of an existing manufacturing facility, 
approved. 
 
 
kb ******* 





1915 Sanborn Map 

 











 



 
View looking   west along Massachusetts Avenue 

 
 

 
View looking east along Massachusetts Avenue 



 
View looking south along Jefferson Avenue 

 
 

 
View looking north along Jefferson Avenue 



 
View of east / west alley along the southern boundary looking west 

 
 

 
View of site looking northwest across Jefferson Avenue 



 
View of site looking west across Jefferson Avenue 

 
 

 
View of site looking west across Jefferson Avenue 



 
View of site looking west across Jefferson Avenue  

 
 

 
View from site looking east across Jefferson Avenue 
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