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METROPOLITAN DEVELOPMENT COMMISSION                  July 17, 2024 
HEARING EXAMINER 
 

 

Case Number: 2024-ZON-014 (Amended) 

Property Address:  7125 Wellingshire Boulevard 

Location: Perry Township, Council District #22 

Petitioner: Wellingshire Partners, LLC by Joseph D. Calderon 

Current Zoning: D-P 

Request: 

Rezoning of 57.81 acres from the D-P (FF) (W-1) district to the D-P (FF) (W-
1) district to revise the list of permitted uses for Parcel 2 of the Southern 
Dunes (formerly Wellingshire) Planned Unit Development.  Permitted uses 
would be as follows: 
 
Parcel 2 (7125 Wellingshire Boulevard) Public, Institutional, Religious and 
Civic Uses, Medical or Dental Offices, Centers or Clinics, Animal Care, 
Boarding, Veterinarian Services, Artisan Food and Beverage, Farmers 
Market, Financial and Insurance Services, Hair and Body Care Salon or 
Service, Bar or Tavern, Eating Establishment or Food Preparation (any 
type), Indoor Recreation and Entertainment, Hotel, Motel, Offices (Business, 
Professional or Government), Outdoor Recreation and Entertainment, 
Grocery Store, Liquor Store, Retail, Light and Heavy General, Automobile 
and Light Vehicle Wash, Automobile, Motorcycle, Light Vehicle Service or 
Repair, Vehicle Charging Station and other Accessory Uses. 

 

Current Land Use: Undeveloped land 

Staff 
Recommendations: 

Approval, except for the proposed Sign Program described in the D-P 
Statement, file-dated June 26, 2024, and subject to the commitments noted 
below:  

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Metropolitan Development Commission continued this petition, without notice, from the June 26, 

2024 hearing, to the July 17, 2024 hearing, at the request of staff to provide additional time to amend the 

request and finalize the legal description. 

 

The Metropolitan Development Commission acknowledged the automatic continuance filed by a 

registered neighborhood organization that continued this petition from the May 15, 2024, hearing to the 

June 26, 2024 hearing. 
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STAFF RECOMMENDATION 
 

 

Approval, except for the proposed Sign Program described in the D-P Statement, and subject to the 

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

days prior to the MDC hearing. 

1. Final site plan and elevations shall be submitted for Administrator Approval prior to the issuance 

of an Improvement Location Permit (ILP). 

2. The site and improved areas within the site shall be maintained in a reasonably neat and orderly 

manner during and after development of the site with appropriate areas and containers / 

receptables provided for the proper disposal of trash and other waste. 

3. Sidewalks shall be installed throughout the development in accordance with the Ordinance, 

including along West Southport Road. 

4. An auxiliary left-turn lane shall be installed at the proposed access point of Wellingshire Boulevard 

and Portrait Drive in accordance with the Department of Public Works standards. 

 

 

PETITION OVERVIEW 
 

 
As originally filed, this request included three undeveloped parcels.  The two southern parcels addressed 

as 2702 West Stop 11 Road and 7750 SR 37 (Parcels 12 and 13) have been removed, leaving the 

northern parcel (Parcel 2) located at the southeast corner of the intersection of West Southport Road and 

Wellingshire Boulevard as the site in this request. 

 

This 18.73-acre site, zoned D-P (FF)(W-1) is undeveloped and surrounded by Interstate 69 right-of-way 

to the north, across West Southport Road, zoned C-4 (FF)(W-1); multi-family dwellings to the south, 

zoned D-P (FF)(W-1); Interstate 69 right-of-way to the east, zoned D-P (FF)(W-1); and multi-family 

dwellings to the west, across Wellingshire Boulevard, zoned D-P (FF)(W-1). 

 

Petition 97-Z-14 (97-DP-3); rezoned the site to the D-P (GSB)(FF) district to provide for a residential and 

golf course community development.  Between this initial rezoning the current request, there have been 

eight modifications to the 1997 rezoning that amended the request to respond to marketing and land use 

changes that have occurred during the ensuing years (See Zoning History).  Most recently site access 

has also been slightly modified due to the construction of Interstate 69. 

 

The Comprehensive Plan recommends community commercial typology for this site. 

 

As proposed, this request would be consistent with the Comprehensive Plan recommendation of 

community commercial for this site.  Community commercial typology is contemplated to be consistent 

with the C-3 (neighborhood commercial) or the C-4 (community-regional) zoning districts, depending 

upon the location and the surrounding land uses.  Most of the requested uses would be permitted in the 

C-3 and C-4 districts.  Consequently, staff supports this request. 
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D-P Statement (file-dated June 26, 2024) 

 

The amended D-P Statement provides for 19 commercial uses and 20 accessory uses.  Development 

Standards include, no more than eight businesses with drive-through service, no more than three hotels 

and no more than100,000 square feet of retail uses. 

 

Building height and setbacks are also identified in the D-P Statement, along with parking, landscaping, 

utilities / drainage, lighting, signs and building materials. 

 

Staff, however, has a strong concern with the proposed Sign Program that would provide for a minimum 

of four freestanding signs, two of which the D-P Statement identifies as “interstate signs.”  The original 

request included three off-premises advertising signs (aka billboards) on the two southern parcels.  Those 

two parcels and the off-premises advertising signs are no longer in this request.  However, the proposed 

two 50-foot-tall, 350 square-feet, signs on the remaining site exceeds the height of any permitted signs 

in the Sign Regulations.  The maximum permitted height of off-premises advertising signs is 40 feet and 

the maximum height of freestanding signs in commercial districts is 25 feet.  In other words, it would 

seem to staff that two 50-foot-tall signs, 350 square feet, are substitutes for the previously requested off-

premises advertising signs. 

 

Staff believes the proposed Sign Program is excessive and in violation of the purpose of the Sign 

Regulations that are “intended to facilitate an easy and agreeable communication between people and 

to balance the interests and objectives of the sign owner and the community audience.” 

 

Staff understands that signs serve an important function and believes that reasonable and adequate 

display is permitted under the Sign Regulations.  The Ordinance also defines the purpose of the Sign 

Regulations by providing a list of attributes, most of which would be compromised and diluted by the 

proposed two 50-foot-tall, 350 square feet, signs and two free-standing signs. 

 

Staff believes that the proposed four signs (two of which are 50-foot-tall, 350 square feet) would 

potentially increase hazards to motorists and pedestrians, limit an equitable opportunity for effective 

communication, and cause excessive and confusing sign displays. 

 

Staff would also emphasize the need for pedestrian connectivity throughout the project, including a 

pedestrian path along West Southport Road.  All such paths should be constructed in accordance with 

the standards provided by the Department Public Works. 

 

Floodway Fringe 

 

This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of the 

regulatory floodplain that is not required to convey the 100-year frequency flood peak discharge and 

lies outside of the floodway. 

 

The designation of the FF District is to guide development in areas subject to potential flood damage, 

but outside the Floodway (FW) District.  Unless otherwise prohibited, all uses permitted in the primary 
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zoning district D-P in this request) are permitted, subject to certain development standards of the Flood 

Control Secondary Zoning Districts Ordinance. 

 

Staff would note the following uses are prohibited in the floodplain: 

a. Jails; 

b. Hospitals; 

c. Assisted living facilities; 

d. Nursing homes; 

e. Laboratories; 

  f. Elementary, Middle or High Schools; 
 g. Daycare facilities; 

h. Fire stations; 

i. Emergency operation centers; 

j. Police facilities; 

k. Truck, train, or bus terminal, storage or maintenance facility; 

l. Wrecking or salvage facility; 

m. Gas, oil or propane storage facility; 

n. Industrial laundry; 

o. Hazardous waste handling or storage facility; and 

  p. Other public equipment storage facilities. 

 

Traffic Operations Analysis (TOA) 

 

The parameter used to evaluate traffic operation conditions is referred to as the level-of-service (LOS).  

There are six LOS (A through F) categories, which relate to driving conditions from best to worst, 

respectively.  LOS directly relates to driver discomfort, frustration, fuel consumption and lost travel time.  

Traffic operating conditions at intersections are considered to be acceptable if found to operate at LOS 

D or better.  

 

The scope included turning movement counts at the intersections of Southport Road and Wellingshire 

Boulevard and Wellingshire Boulevard and Portrait Drive; estimate the number of peak hours trips that 

would be generated by the proposed development; assign and distribute the generated traffic from the 

proposed development to the study intersections; prepare a capacity analysis, level of service analysis 

and turn lane analysis for each of the scenarios; prepare recommendation for roadway cross sections 

needed to accommodate the total traffic volumes of the proposed development; and prepare a TOA 

conclusions and recommendations report. 

 

Capacity analysis occurred for three different scenarios.  Scenario One is based on existing 2024 traffic 

volumes. Scenario Two is based on 2034 background traffic volumes and increasing 1% per year for 10 

years.  Scenario Three is based on the 2034 total traffic volumes and generated traffic volumes from 

the proposed development.  Any “new” operational deficiencies identified in Scenario Three would be 

attributed to the proposed development. 
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Conclusions and Recommendations 

 

Southport Road and Wellingshire Boulevard 
Capacity analyses have shown that the intersection currently operates and will continue to operate at 
acceptable levels of service during the AM and PM peak hours. Therefore, no improvements are 
recommended at this location. 
 
Wellingshire Boulevard and Portrait Drive / Proposed Access Point 
Capacity analyses have shown that this intersection currently operates and will continue to operate at 
acceptable levels of service during the AM and PM peak hours. The auxiliary turn-lane analysis has 
shown that a left-turn lane should be added for the Proposed Access Point. 
 

Environmental Public Nuisances 

 

The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental Public 

Nuisances) is to protect public safety, health and welfare and enhance the environment for the people 

of the city by making it unlawful for property owners and occupants to allow an environmental public 

nuisance to exist. 

 

All owners, occupants, or other persons in control of any private property within the city shall be 
required to keep the private property free from environmental nuisances. 
 
Environmental public nuisance means: 
 

1.  Vegetation on private or governmental property that is abandoned, neglected, disregarded 
or not cut, mown, or otherwise removed and that has attained a height of twelve (12) inches or 
more; 

 
2.  Vegetation, trees or woody growth on private property that, due to its proximity to any 
governmental property, right-of-way or easement, interferes with the public safety or lawful 
use of the governmental property, right-of-way or easement or that has been allowed to 
become a health or safety hazard; 

 
3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 
private or governmental property, which facility has not been maintained as required by that 
chapter; or 

 
4.  Property that has accumulated litter or waste products, unless specifically authorized under 
existing laws and regulations, or that has otherwise been allowed to become a health or 
safety hazard. 
 

Staff would request a commitment that emphasizes the importance of maintaining the site in a neat 
and orderly manner at all times and provide containers and receptables for proper disposal of trash 
and other waste. 
 
 
 

https://library.municode.com/in/indianapolis_-_marion_county/codes/code_of_ordinances?nodeId=TITIIIPUHEWE_CH561DRSECO&showChanges=true
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GENERAL INFORMATION 

 

Existing Zoning D-P (FF)(W-1) 

Existing Land Use Undeveloped land 

Comprehensive Plan Community Commercial 

Surrounding Context Zoning Land Use 
North:   C-4 (FF)(W-1) Interstate 69 right-of-way 

South:    D-P (FF)(W-1) Multi-family dwellings 

East:    D-P (FF)(W-1) Interstate 69 right-of-way 

West:    D-P (FF)(W-1) Multi-family dwellings 

Thoroughfare Plan 

Wellingshire Boulevard 
 
 

West Southport Road 
 
 

West Stop 11 Road 

Local Street 
 
 
Primary arterial 
 
 
Local Street 

Existing 92-foot right-of-way and 
proposed 50-foot right-of-way 
 
Existing 402-foot right-of-way and 
proposed 119-foot right-of-way. 
 
Existing 45-foot right-of-way and 
proposed 50-foot right-of-way. 
 

Context Area Metro 

Floodway / Floodway 
Fringe 

Yes 

Overlay No 

Wellfield Protection 
Area 

Yes 

Site Plan February 20, 2024 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement February 12, 2024 / June 26, 2024 (Amended) 

  
 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Community Commercial and Suburban Neighborhood 

typologies.  “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.” 

 

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 (2018).  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 – Community Commercial 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.  

 ● Large-Scale Offices, Retailing, and Personal or Professional Services (defined as Commercial 
uses with minimal outdoor operations, storage, or display on lots of more than 1.5 acres and a 
height of more than 35 feet.) 

 

● Should be located along an arterial or collector street  
● Outdoor display of merchandise should be limited.  
● If adjacent to residential uses or a Living Typology, outdoor display of merchandise is not 

recommended.  
● 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. 

● 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.  
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Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site. 

 

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 describes 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 
 
 

2024-PLT-031, 7125 Wellingshire Boulevard, requested approval of a Subdivision Plat to be known as 

Southern Dunes Commons at Wellingshire, subdividing 18.73 acres into two lots and three blocks, with 

a waiver of sidewalk requirements along Southport Road, per Chapter 741, Article III, Section 6 of the 

Consolidated Zoning and Subdivision Ordinance, pending. 

 

2013-MOD-016; 7185 Wellingshire Boulevard and 7500 South Belmont Avenue, requested 

modification of the Development Statement for 97-Z-14 (97-DP-3), as modified by 2000-APP-038, 2000-

APP-161, 2001-APP-161, 2001-APP-158, 2002 APP-03 and 2002-APP-127 to generally include:  a) 

2,341 dwelling units and 2.17 units per acre; b) multi-family developed on Parcels One and 25; c) 250,000 

square feet of commercial development, 400 multi-family units and a 15-acre assisted living facility within 

Parcel Two; d) multi-family and commercial on Parcels 12 and 13, subject to the overall 2.17 units per 

acre density; and e) perimeter street improvements:  The west approach of Stop 11 Road at the 

intersection of Stop 11 Road and State Road 37 and the east and west approaches of County Line Road 

at the intersection of County Line Road and State Road 37 shall be improved to the extent approved by 

DPW and INDOT (requires double right-turn and left-turn lanes, and double-left turn lanes, one through 

land and one right-turn lane, respectively, approved. 

 

2004-ZON-093; 2201 and 3425 West Southport Road, 7500 State Road 37, 2701 West Stop 11 Road 

and 8808 Bluff Road, requested rezoning of 1,023 acres, being in the D-P (GSB)(FW)(FF)(W-1) District  

to the D-P (FW)(FF)(W-1) classification to provide for a map correction to rezoning case 97-Z-14 to 

remove all property from the Gravel Sand =Borrow (GSB) classification, approved. 

 

2002-APP-127; 2201 West Southport Road, requested a modification of the Development Statement 

related to petitions 97-Z-14 (97-DP-003), 2000-APP-38, 2000-APP-161, 2001-APP-158 and 2002-APP-

033 to provide for 1) Parcel 3 and Parcel 3a of southern Dunes to be developed with two-family dwellings; 

2) a decrease of acreage of Parcel 1B from 62 acres to 38 acres; 3) improvements / upgrades of State 

Road 3 7 to the extent approved by DPW and INDOT; 4) changes to traffic signal improvements, the 

method of provided for “fairshare” costs of improvements, and “in kind” improvements, times in which a 

Letter of Credit shall be obtained and the amount of funds required for the Letter of Credit; and 5) deletion 

of VI.A.3.g which provided for reservation of right-of-way at the intersection of State Road 37 and 

Southport Road, and the expiration of said reservation after ten years for those parts of the right-of-way 

not required, approved. 

 

2002-APP-033; 2201 West Southport Road, requested modification of the Development Statement 

related to petitions 97-Z-14 (97-DP-3), 2000-APP-038, 2000-APP-161 and 2001APP-158 to modify 

Section 1 to read:  No building, with the exception of the clubhouse, shall exceed 35 feet.  The Clubhouse 

located on Parcel 14 shall not exceed 48 feet, approved. 
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2001-APP-158; 2201 West Southport Road, requested modification of the development statement 

related to petition 97-Z-14 (97-DP-2), 2000-APP-038, and 2001-APP-161 to provide for the 

reconfiguration of the proposed residential, commercial recreational and miscellaneous uses within the 

proposed development to include a) a corrected legal description of 1,189 acres; b) 12 single-family 

residential communities; c) total acreage within each residential community of development parcel may 

increase or decrease by as much as 10%; d) proposed number of lots or units within each residential 

community of development parcel my increase or decrease by as much as 25%; e) creation parcel 9a as 

three acres of open space, with development of this site limited to a pylon sign not to exceed 30 feet in 

height to serve as identification of the proposed adjacent commercial uses; and f)density to be based on 

the entire development minus the commercial properties, approved. 

 

2000-APP-161; 2201 West Southport Road, requested modification of the Development Statement 

related to petitions 97-Z-14 (97-DP-3) and 2000-APP-038 to provide for 43-foot-tall multi-family dwellings 

on Parcels 25 and / or 1, approved. 

 

2000-APP-038, 2201 West Southport Road, requested modification of the Development Statement, 

related to petition 97-Z-14 (97-DP-3), of Southern Dunes (formerly known as Wellingshire) to provide for 

a reconfiguration of the proposed residential, commercial, recreational, and miscellaneous uses within 

the proposed development, approved. 

 

97-Z-14 (97-DP-3); 2201West Southport Road, requested rezoning of 1,130 acres, being in the D-A 

(FF), SU-23 (GSB)(FF), SI-3 (FF), D-6 (FF), and C-3 (FF) districts to the D-P (GSB)(FF) classification to 

provide for a residential and golf course community development consisting of eight single-family 

residential communities, three multi-family residential communities, a 27-hole golf course, a nine-hole 

golf course, a golf academy, club house and practice area, two neighborhood commercial centers, two 

neighborhood commercial services, a mini-warehouse use, recreational amenities and open space areas, 

approved. 
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EXHIBITS 
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View looking south along Wellingshire Boulevard 

 

 
View looking north along Wellingshire Boulevard 
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View of site looking east across Wellingshire Boulevard 

 

 
View of site looking northeast across intersection of Wellingshire Boulevard and Portrait Drive 
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View of site looking northeast 

 

 
View of site looking east across Wellingshire Boulevard 
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View of site looking east 

 

 
View of site looking south across West Southport Road 

 

 


