
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-ZON-117 
Address: 6105 Southeastern Avenue (Approximate Address) 
Location: Warren Township, Council District #18 
Petitioner: Tim Hedinger, by David Gilman 
Request: Rezoning of 2.07 acres from the C-3 and C-S districts to the C-S district 

to provide the expansion of a self-storage use and to terminate all 
commitments approved under rezoning petition 95-Z-6. 

 
ADDENDUM FOR NOVEMBER 10, 2022, HEARING EXAMINER 
 
The Hearing Examiner continued this petition from the October 27, 2022 hearing, to the November 
10, 2022 hearing, at the request of the petitioner’s representative. 
 
October 27, 2022 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, 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. Development of the site shall be in substantial compliance with the site plan and 
Development Statement (Plan of Operation), both file-dated September 15, 2022. 

2. A landscape plan and elevations of proposed buildings shall be submitted for 
Administrator’s Approval prior to the issuance of an Improvement Location Permit (ILP). 

3. The existing tree buffer along the southern and western boundary of this site shall be 
preserved and maintained. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE ISSUES 
 
◊ This 2.07-acre site, zoned C-3 and C-S, is developed with a commercial building and three self-

storage buildings.  It is surrounded by undeveloped land to the north, across Southeastern 
Avenue, zoned C-S; single-family dwellings to the south, zoned D-3; industrial uses to the east, 
zoned C-S; and commercial uses and undeveloped land to the west, zoned C-3. 
 

◊ Petition 95-Z-6 rezoned the southern portion of the site from the C-3 to the C-S classification to 
provide for a self-storage facility. 

 
(Continued) 



STAFF REPORT 2022-ZON-117 (Continued) 
 
REZONING 
 
◊ This request would rezone the site from the C-3 and C-S Districts to the C-S classification to 

provide for the expansion of a self-storage use and a wrecker and tow truck sales business and to 
terminate all commitments approved under rezoning petition 95-Z-6.  “The C-S District is designed 
to permit, within a single zoning district, multi-use commercial complexes or land use 
combinations of commercial and noncommercial uses, or single-use commercial projects.  The 
primary objective of this district is to encourage development which achieves a high degree of 
excellence in planning, design or function, and can be intermixed, grouped or otherwise uniquely 
located with maximum cohesiveness and compatibility.  The district provides flexibility and 
procedural economy by permitting the broadest range of land use choices within a single district, 
while maintaining adequate land use controls.  The C-S District can include high-rise or low-rise 
developments, can be applied to large or small land areas appropriately located throughout the 
metropolitan area, and can be useful in areas of urban renewal or redevelopment.” 

 
◊ The Special Commercial district (C-S) is established for the following purposes:  
  1. To encourage:  
   i. A more creative approach in land planning.  
   ii. Superior site and structural design and development. 
   iii. An efficient and desirable use of open space.  
  2. To provide for a use of land with high functional value. 
  3. To assure compatibility of land uses, both within the C-S district and with adjacent areas. 

 4. To permit special consideration of property with outstanding features, including, but not 
limited to, historical, architectural or social significance, unusual topography, landscape 
amenities, and other special land characteristics. 

  5. To provide maximum adaptability and flexibility in zoning and development controls to meet 
the changing and diverse needs of the metropolitan area. 

 
◊ The Comprehensive Plan recommends suburban neighborhood.  "The Suburban Neighborhood 

typology is predominantly made up of single-family housing, but is interspersed with attached and 
multifamily housing where appropriate. This typology should be supported by a variety of 
neighborhood-serving businesses, institutions, and amenities.  Natural Corridors and natural 
features such as stream corridors, wetlands, and woodlands should be treated as focal points or 
organizing systems for development.  Streets should be well connected and amenities should be 
treated as landmarks that enhance navigability of the development.  This typology generally has a 
residential density of 1 to 5 dwelling units per acre, but a higher density is recommended if the 
development is within a quarter mile of a frequent transit line, greenway, or park.” 
 

◊ This request would not be consistent with the Comprehensive Plan but given the auto-related 
commercial uses to the west, the industrial uses to the north and east, and the proximity of 
Interstate 74, staff believes that the proposed use would not be impactful to the existing uses.  
Furthermore, the existing buffers would mitigate the impact of the proposed use on those abutting 
land uses.  Staff also believes that because of the surrounding land uses, it would be unlikely that 
the uses permitted in the suburban neighborhood would occur on this site as it has been 
developed. 
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STAFF REPORT 2022-ZON-117 (Continued) 
 

Plan of Operation / C-S Statement 
 

◊ The Plan of Operation, file-dated September 8, 2022 and the Development Statement, file-dated 
September 15, 2022, are the same documents with different titles and dates.  Because the 
rezoning to the C-S district requires a C-S Statement, staff will comment only on the Development 
Statement. 
 

◊ The Development Statement states that additional property has been acquired and the owner 
proposes to expand the wrecker and tow truck sales business.   
 

◊ A portion of one of the existing self-storage buildings would be demolished to allow for 
construction of an 80-foot by 80-foot storage building that would provide for storage of larger 
trucks and equipment.   

 
◊ There would be between 10 and 15 employees.  Hours of operation would be 8:00 a.m. to 5:00 

p.m., Monday through Friday; 8:00 a.m. to 2:00 p.m. on Saturday; and closed on Sunday. 
 

◊ The Plan also indicates that traffic associated with the proposed use would be minimal because 
most of the sales would occur by appointment. 

 
◊ Proposed signage would be in accordance with the Sign Regulations and shall not include 

billboard advertising signs or digital signs. 
 

Site Plan 
 
◊ The site plan, file-dated September 15, 2022, includes the existing site development to the east 

and incorporates this site that depicts the demolition of the northern portion of the larger self-
storage building and identifies the location of proposed new 6,400-square foot building located 
behind the existing building.   
 

◊ The existing access drive would remain in the current location. 
 
Planning Analysis 
 
◊ As proposed, staff believes this request would be a reasonable and supportable expansion of an 

existing use that would not negatively impact the surrounding land uses. 
 
◊ Staff does, however, believe the existing landscape areas along the western and southern 

boundary should remain and be maintained to provide an appropriate buffer particularly to the 
abutting residential uses to the south.  If necessary, additional landscaping should be installed to 
preserve and maintain that buffer.  
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STAFF REPORT 2022-ZON-117 (Continued) 
 
◊ Staff also believes that the 1995 commitments would no longer be applicable to the current use 

and / or has been satisfied during the intervening years.  See Exhibit A. 
 
◊ Staff would note that a sidewalk has been installed along the Southeastern Avenue frontage 

outside the existing right-of-way and on private property. 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-3 / C-S  Commercial use 
SURROUNDING ZONING AND LAND USE 

 North - C-S  Industrial uses / offices 
 South - D-3  Single-family dwellings 
 East - C-S  Industrial uses 
 West - C-3  Auto-related commercial uses / undeveloped land 
     

COMPREHENSIVE LAND USE 
PLAN 

The Comprehensive Land Use Plan for Indianapolis and 
Marion County (2018) recommends suburban 
neighborhood. 

THOROUGHFARE PLAN This portion of Southeastern Avenue is designated in the 
Marion County Thoroughfare Plan as a freeway, with an 
existing 180-foot right-of-way and proposed 102-foot right-
of-way. 

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

OVERLAY There are no overlays for this site. 

SITE PLAN File-dated September 15, 2022 

DEVELOPMENT STATEMENT AND 
PLAN OF OPERATION 

File-dated September 15, 2022 and September 8, 2022 
 

 
ZONING HISTORY 
 
2019-ZON-098; 6105 Southeastern Avenue, requested rezoning of 2.57 acres from the C-3 and C-
S districts to the C-S district to provide for a wrecker and tow truck sales business, approved. 
 
2005-ZON-080; 6215 Southeastern Avenue, requested rezoning of 2.285 acres from the C-S 
District to the C-S classification to provide for an outdoor stage with live entertainment with operations 
limited to Sundays from 1:00 p.m. until sunset from May until September in addition to the existing 
mini-warehouse facility permitted by petition 95-Z-6, denied. 
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STAFF REPORT 2022-ZON-117 (Continued) 
 
2002-UV1-013; 6125 Southeastern Avenue, requested a variance of use of the Commercial Zoning 
Ordinance to provide for weekend live entertainment in an existing 9,960-square foot restaurant and 
to legally establish a landscaping strip located within the right-of-way of Southeastern Avenue,  
granted. 
 
95-Z-6, 95-CV-2; 6105 Southeastern Avenue, requested rezoning of 2.285 acres, being in the C-3 
District, to the C-S classification to provide for the installation of a mini-warehouse facility, deck and 
patio business and a Variance of Development Standards to allow access to the mini-warehouse 
facility from a 30-foot wide access easement, approved and granted. 
 
VICINITY 
 
2016-UV1-009; 6033 Southeastern Avenue (west of site), requested a variance of use and 
development standards of the Commercial Zoning Ordinance to provide for automobile sales and 
display with a parking area with a reduced front setback, granted. 
 
2014-ZON-022; 6300 Southeastern Avenue, 2402 Hunter Road and 6221 East Raymond Street 
(north of site), requested rezoning of 133.5 acres, being in the D-A and C-S districts, to the C-S 
classification to provide for an industrial use, including corporate offices, light and heavy vehicle and 
equipment sales and rental,  light and heavy vehicle and equipment service, repair and storage 
facilities, new and used vehicle and equipment parts sales, service and storage, outdoor display and 
storage of light and heavy vehicles, equipment, machines and parts, with accessory uses and 
operations including, welding shops, wash bays, fuel islands, sandblast shops, painting booths, test 
facilities, cold storage areas, outdoor equipment and machinery test area, outdoor equipment and 
machinery staging area, trash compactor and old tractor storage / museum building, approved. 
 
96-Z-227, 6202 Southeastern Avenue (north of site); requested rezoning 43 acres, from D-A to C-
S, to provide for 84 acres of regional and highway-oriented commercial development and light 
industrial development, 43 acres of multi-family residential development, and 21 acres for an assisted 
living facility, approved. 
 
86-UV3-115, 6101 Southeastern Avenue (west of site); requested a variance of use and 
development standards of the Commercial Zoning Ordinance to provide for the outdoor sales and 
display of lawn furniture and parking located along the existing right-of-way of Southeastern Avenue, 
granted. 
 
77-UV2-119, 6033 Southeastern Avenue (west of site); requested variance of use of the 
Commercial Zoning Ordinance to provide for retail and wholesale of fencing supplies, with outdoor 
storage and a pole sign, granted. 
 
71-Z-113, 6201 Southeastern Avenue (east of site); requested rezoning of three acres, from A-2 to 
SU-34, to provide for a masonic lodge, approved. 
 
 
kb ******* 
 



 



  



 



 



 



 



EXHIBIT A 

  



 



 
View looking east along Southeastern Avenue 

 
 

 
View looking west along Southeastern Avenue 



 
View of site looking south  

 
 

 
View of site looking south 



 
View of site looking west 

 
 

 
View looking south at adjacent property 



 
View from site looking southeast at adjacent property 

 
 

 
View from northern portion of the site looking west at adjacent land uses 



 
View of sidewalk looking south on adjacent property 

 
 

 
View of sidewalk looking north on adjacent property 
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