
 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION                  February 20, 2025 
HEARING EXAMINER 
 

 

Case Number: 2025-MOD-001 

Property Address:  4021 West 71st Street (approximate address) 

Location: Pike Township, Council District #6 

Petitioner: Turner Adventures LLC, by Rebekah Phillips 

Current Zoning: I-1 

Request: 

Modification of Commitments related to 2023-ZON-078 to terminate 
commitment #3 to provide for an agreement for contribution in lieu of sidewalk 
construction along 71st Street (previous commitment required the sidewalk to 
be installed within one year of zoning approval). 

Current Land Use: Commercial Contractor Business 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

Staff is requesting a continuance for cause from the February 20, 2025 hearing to the February 27, 

2025 hearing date with mailed notice to allow additional time to meet the notice requirements since a 

technical error prevented the legal notice information from being sent to the petitioner in a timely manner 

for this hearing.  

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request.  

 

PETITION OVERVIEW 
 

 
LAND USE  

The subject site is developed with a commercial building and associated parking area. It is bordered to 

the west, south, and east by undeveloped land, zoned I-2, and commercial and industrial properties to 

the north, zoned C-S and I-1.  

MODIFICATON 

The request would terminate commitment #3 related to a rezoning petition, 2023-ZON-078, that required 

sidewalk installation within one year of approval along 71st Street.  
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Instead, the petitioner proposes that an agreement for contribution in lieu of sidewalk construction be 

accepted. 

STAFF ANALYSIS 

When the rezoning petition was considered, staff provided a conditional approval. The sidewalk 

installation commitment could have disputed at that time, but the petitioner agreed to it knowing it included 

a one-year deadline for installation. 

The sidewalk installation request was due to staff’s concern regarding the high volume of traffic and 

pedestrian activity along 71st Street, which could have been mitigated in the long run with the sidewalk. 

Staff noted that if additional time for the sidewalk installation was needed, then staff would be willing to 

consider an extension of the timeframe in the future through a modification petition. The option to install 

the sidewalk in sections over time was also proposed during conversations prior to the filing of this 

request.  

It is unfortunate that the commitment has not been fulfilled to date considering the rezoning was approved 

by the City-County Council on December 4, 2023, but staff is not supportive of the request for contribution 

in lieu of sidewalk installation.  

This type of request is only considered in locations where site conditions cause extreme difficulty in the 

construction of sidewalks. Examples of extreme difficulty include, but are not limited to, waterway 

crossings, significant elevation change, existing deep drainage swales in the right-of-way, and grades 

steeper than 3:1. The request is required to include supporting documentation.  

The petitioner provided documentation noting difficulty in receiving responses from engineering 

companies and included the cost associated with the installation. Unfortunately, neither are adequate 

reasons to warrant a waiver of the sidewalks.  

Furthermore, no site difficulties exist to prevent the installation of sidewalks since there is more than 

adequate right-of-way to locate the sidewalks south of the drainage ditches along the street frontage.  

For these reasons, staff is recommending denial of the request.  

GENERAL INFORMATION 

 

Existing Zoning I-1 

Existing Land Use Commercial Contractor Business 

Comprehensive Plan Light Industrial 

Surrounding Context Zoning Land Use 
North:   C-S / I-1 Commercial / Industrial 

South:    I-2 Undeveloped 

East:    I-2 Undeveloped 

West:    I-2  Undeveloped 
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Thoroughfare Plan 

71st Street Primary Arterial Street 
119-foot proposed right-of-way and 
90-foot existing right-of-way.  

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay Yes 

Wellfield Protection 
Area 

No 

Site Plan N/A 

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 N/A 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

•  Marion County Land Use Plan Pattern Book (2019) 

• Indy Moves Transportation Integration Plan (2018) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends light industrial development for this site.  

• The Light Industrial typology provides for industrial, production, distribution, and repair uses 

conducted within enclosed structures and unlikely to create emissions of light, odor, noise, or 

vibrations. This typology is characterized by freestanding buildings or groups of buildings, often 

within industrial parks. Typical uses include warehousing, self-storage, assembly of parts, 

laboratories, wholesaling, and printing. Industrial or truck traffic should be separated from 

local/residential traffic. 

• Light Industrial Uses 

o Industrial truck traffic should not utilize local, residential streets. 

o Streets internal to industrial development must feed onto an arterial street. 

o Removed as a recommended land use where they would be adjacent to a living or 

mixed-use typology. 
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• Heavy Commercial Uses 

o Removed as a recommended land use where they would be adjacent to a living 

typology. 

• Small-Scale Offices, Retailing, and Personal or Professional Services 

o Should be subordinate to and serving the primary uses of production, warehousing, and 

offices. 

o Should be adjacent to interstate interchanges if present. If no interchange is present, 

should be located along arterial streets at the edge of the light industrial typology. 

o Should be located and served in such a way that the use will not interfere with industrial 

traffic or loading. 

• The site falls within the Industrial Reserve (IR) overlay. It is intended for areas that are prime for 

industrial development due to factors such as large parcel size, proximity to compatible uses, 

and/or interstate access. 

• This overlay removes the Small-Scale Offices, Retailing, and Personal or Professional Services 

and Heavy Commercial Uses.  

 

 

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.  

 

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

 

 

• The Indy Bike Master Plan 2011 proposed the Northtown Trail, which is an existing on-street bike 
lane along 71st Street from Winton Drive to Spring Mill Road.  

• A complete street greenway is proposed along 71st Street known as the Northtown Trail from 
Georgetown Road to Michigan Road per the FullCIRCLE Indy Greenways Master Plan 2014 and Indy 
Thoroughfare Plan 2016. This proposed multi-use path would be on the south side of the road and is 
considered a high priority project.  

• The 71st Street Complete Street & Northtown Trail will provide a key east-west multimodal connection 
on the Northwest side of Indianapolis, while establishing continuity in roadway configuration with a 
consistent three-lane typical section. Although this corridor already includes bike lanes, much of it is 
lacking pedestrian infrastructure. The Northtown Trail provides continuity for people walking along 
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the corridor, while also providing an off-street facility for bicyclists. People walking along the north 
side of 71st Street (opposite the Northtown Trail) will benefit from new sidewalks for the length of the 
project. A consistent three-lane typical section, with one travel lane in each direction and a two-way 
center turn lane, will be created by relocating and consolidating the existing bike lanes with the 
Northtown Trail to minimize right-of-way acquisition. 
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ZONING HISTORY 
 
 

Zoning History – Site 

2023-ZON-078; 4021 West 71st Street (subject site), Rezoning of 0.53 acre from the C-1 district to the 

I-1 district to provide for a commercial contractor, approved.  

78-Z-35; 4021 West 71st Street (subject site), Rezoning of the site being in the A-2 district to the C-1 

classification to permit real estate office, approved. 

Zoning History - Vicinity 

2017-ZON-084; 4040 and 4042 West 71st Street (north of site), Rezoning of 3.14 acres from the C-S 

district to the C-S classification to provide for C-1 uses, I-1 uses, warehouse and event center, approved. 

2003-ZON-187; 4040 and 4042 West 71st Street (north of site), Rezoning of 3.139 acres from the I- 1-

S District to the C-S classification to provide for C-1 and I-1-S uses, including an expansion of existing 

contractor offices and warehouses, approved. 

2002-ZON-179; 4212 West 71st Street (northwest of site), Rezoning of 9.974 acres from I-1-S to I-3-S, 

to provide for industrial uses within an existing structure, approved. 

2001-ZON-131; 3980 West 71st Street (northeast of site), Rezoning of 2.08 acres from the C-P District 

to the SU-1 classification to provide for religious uses, approved. 

98-Z-115; 4202 West 71st Street (northwest of site), Rezoning of 1.939 acres from I-1-S(FF) to I-2- 

S(FF), approved. 

96-CP-22Z / 96-CP-22P; 3840 West 71st Street (northeast of site), Rezoning of 13.77 acres from the 

D-S District to the C-P classification to provide for single-family residential, commercial, and industrial 

development and plan approval dividing 13.77 acres into 28 residential lots and three commercial blocks, 

approved. 

86-Z-256; 4002 West 71st Street (northeast of site), Rezoning of 12.77 acres, being in the A-2 district, 

to the D-S classification, to provide for residential development, approved. 

86-Z-38; 4102 West 71st Street (north of site), Rezoning of 16.32 acres, being in the A-2 district, to the 

I-1-S classification, to provide for light industrial use, approved. 

70-Z-247; 4202 West 71st Street (northwest of site), Rezoning of 16.25 acres, being in the A-2 district, 

to the I-1-S classification, to provide for light industrial use, approved. 
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EXHIBITS 
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2023-ZON-078 COMMITMENTS 
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PROPOSED COMMITMENTS 
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Photo of the property east of the subject site. 

 
Photo of the subject site. 

 
Photo of the property west of the subject site. 
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Photo of the street frontage west of the entrance drive.  

 
Photo of the street frontage east of the entrance drive.  

 

 


