
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CAP-822 / 2023-CVR-822 
Address: 1625, 1631 and 1637 Nowland Avenue and 1258 Windsor Street 

(Approximate Address) 
Location: Center Township, Council District #17 
Petitioner: 1625 Nowland, LLC, 1631 Nowland, LLC, Raymond Street Partners, LLC 

and Indianapolis Film Project, by David Kingen 
Zoning: MU-2 
Requests: Modification of the Site Plan and Commitments for 2017-CZN-816 / 2017-

CVR-816 as modified by 2018-MOD-006 to: 
A. Modify Commitment #1 requiring adherence to the Site plan file-

dated June 21, 2018 and the Plan of Operation file-dated July 18, 
2018 to provide for an amended site plan and to provide for an 
outdoor seating area for the serving and sales of alcohol. 

B. Terminate Commitment #18 which required certain building 
materials and colors for the building façade and former window 
openings. 

C. Modify Commitment #22 to allow the selling and serving of alcohol 
(previous commitment prohibited alcohol sales). 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 6.75-foot tall fence with eleven-
foot tall support posts surrounding an outdoor dining area (maximum 
3.5-foot tall fence permitted). 

 
The Hearing Examiner continued these petitions from the June 15, 2023 and June 29, 2023 hearings 
to provide for required notice. 
 
The Hearing Examiner continued these petitions from the June 29, 2023 hearing to the July 13, 2023, 
at the request of staff to clarify the request.  
 
RECOMMENDATIONS 
 
Staff has no recommendation of the modification of the site plan and commitments. 
 
Staff recommends approval of the variance of the development standards request. 
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STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 1.07-acre site, zoned MU-2 is developed with a mixed-use development. The site is 

surrounded by park and floodway to the north, across Commercial Avenue and Nowland Avenue, 
zoned PK-1 and D-8, respectively; single-family dwellings to the south, zoned D-8; single-family 
dwellings to the west, across State Avenue, zoned D-8; and single-family dwellings and a library 
to the east, across Windsor Street, zoned MU-1 and SU-37, respectively. 

 
◊ Petitions 2017-CZN 816 / 2017-CVR-816 / 2017-CVC-816 provided for a community theater and 

commercial uses with variances of development standards.  Petition 2018-MOD-006 modified the 
previous site plan and commitments and provided for a Plan of Operation. 

 
MODIFICATION 
 
◊ This request would modify the site plan and commitments for 2017-CZN-816 / 2017-CVR-816, as 

modified by 2018 MOD-006 to provide for an outdoor seating area, certain building materials and 
colors and allow for the sale of alcohol.  See Exhibit A and Exhibit B. 

 
◊ Because staff played no role in the negotiation of these subject commitments, staff would 

ordinarily provide no recommendation under such circumstances.  Staff would note, however, that 
the neighborhood organization(s) negotiated in good faith with the petitioner during the petition 
process, and their agreement was contingent upon all commitments being included with the 
rezoning petition. 

 
VARIANCE OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for a 6.57-foot-tall fence with eleven-foot-tall support posts 

surrounding an outdoor dining area when the Ordinance limits the fence height to 3.5 feet. 
 
◊ As proposed the fence is setback from Windsor Street and the building façade, which mitigates 

the impact of the height.  Additionally, the fence encloses an approximately 35-foot-long dining 
area, with a landscape buffer, resulting in minimal impact to surrounding land uses.  Staff, 
therefore, supports this variance. 

 
 
 
 
 
 
 
 
 

(Continued) 



STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 MU-2  Mixed-use 
SURROUNDING ZONING AND LAND USE 

 North - PK-1 / D-8  Spade Park / Pogues Run Creek 
 South - D-8  Single-family dwellings 
 East - SU-37 / 

MU-1 
 Library branch / single-family dwellings 

 West - D-8  Single-family dwellings 
 
COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 

County (2018) recommends traditional neighborhood typology.  

THOROUGHFARE PLAN This portion of Nowland Avenue is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 
and proposed 50-foot right-of-way. 
This portion of Commerce Avenue is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing   
and proposed 90-foot right-of-way. 
This portion of Windsor Avenue is designated in the Marion 
County Thoroughfare Plan as a local street, with an existing 
and proposed 55-foot right-of-way. 
This portion of State Avenue is designated in the Marion County 
Thoroughfare Plan as a local street, with an existing 40-foot 
right-of-way and a proposed 45-foot right-of-way. 
 

CONTEXT AREA This site is located within the compact context area. 

SITE PLAN 
SITE PLAN (AMENDED) 

File-dated April 14, 2023 
File-dated May 19, 2023 and June 28, 2023 

FINDINGS OF FACT File-dated May 16, 2023 

 
ZONING HISTORY 
 
2018-MOD-006; 1625, 1631 and 1637 Nowland Avenue; 1701 and 1705 Commerce Avenue and 
1248 and 1254 Windsor Street (1258-parcel), provided for modification of the site plan and 
Commitments for 2017-CZN-816 / 2017-CVR-816 to modify Commitment One requiring adherence to 
the site plan file-dated September 27, 2017 and the Plan of Operation file-dated August 31, 2017 to 
provide for an amended site plan and eliminate renovation of the 14,000 square foot existing building, 
approved. 

(Continued) 



STAFF REPORT 2023-CAP-822 / 2023-CVR-822 (Continued) 
 
2017-CZN 816 / 2017-CVR-816 / 2017-CVC-816; 1625, 1631 and 1637 Nowland Avenue; 1701 and 
1705 Commerce Avenue and 1248 and 1254 Windsor Street (1258-parcel), requested rezoning of 
1.07 acres from the SU-1, D-8 and MU-1 districts to the MU-2 classification to provide for a 
community theater and a restaurant and bar; variances of development standards with reduced 
parking, reduced transitional yard setbacks, an illuminated pylon / ground signs, with reduced front 
setbacks and vacation along Commerce and Nowland Avenues; and vacation of the first north-south 
alley, west of Windsor Street and irregular portions of Commercial Avenue, approved and granted.  
 
2007-AP3-002; 1258 Windsor Street, requested administrative appeal of the Administrator’s 
determination that an on-site soup kitchen is a reasonable related accessory use to a religious use, 
withdrawn. 
 
99-Z-158; 1248, 1252, 1254 Windsor Street, requested rezoning of 0.4 acre from the D-8 and C-2 
Districts to the SU-1 classification to provide for religious uses, approved. 
 
VICINITY 
 
2004-ZON-087; 1601-1737 Massachusetts Avenue (north of site), requested rezoning of 2.9 acres 
from the I-4 U District to the SU-9 classification to provide for a work release correctional facility, 
denied. 
 
97-HOV-85; 1801 Nowland Avenue (north of site), requests a variance of development standards 
of the Sign Regulations to provide for the placement of a four-foot tall nine-square foot sign, granted. 
 
96-AP1-4; 1801 Nowland Avenue (east of site), requested modification of conditions related to 
petition 86-UV1-46 to modify condition #3 to provide for two double-faced signs, withdrawn. 
 
95-Z-197 (905-CV-34) 1338 and 1344 Commerce Avenue (north of site), requested rezoning of 
0.23 acre from the C-e District to the C-ID classification, and a variance of development standards to 
permit construction of a building with a reduce front setback and side transitional yard, an access 
drive within 15 feet of a protected district and a gravel storage area, approved and granted 
 
86-UV1-46; 1801 Nowland Avenue (east of site), requested a variance of use of the Dwelling 
Districts Zoning Ordinance and the Sign Regulations to provide for construction of a parking lot to 
serve an existing library and for a double-faced ground sign, granted. 
 
 
kb ******* 



 







EXHIBIT A 









 
 











 



EXHIBIT B 







 





 



 
View from site looking southeast, across Nowland Avenue 

 
 

 
View of site looking south across Nowland Avenue 



 
View of site looking south across Nowland Avenue 

 
 

 
View of site looking south across Nowland Avenue 



 
View of site looking east across State Avenue 

 
 

 
View of site looking east 



 
View of site looking north 

 
 

 
View of site looking north at proposed outdoor dining area 



 
View of site looking west at proposed outdoor dining area 

 
 

 
View of site looking northeast 



 
View of site looking west 

 
 

 
View of site looking east 



 
View of site looking south 

 
 

 
View of site looking north 



 
View from site looking south into abutting neighborhood 

 
 

 
View from site looking south into abutting neighborhood 
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