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BOARD OF ZONING APPEALS DIVISION I                       October 1, 2024 
 

 
Case Number: 2024-UV1-018 
Address: 2243 Massachusetts Avenue (approximate address) 
Location: Center Township, Council District #8 
Zoning: C-7 / D-8 
Petitioner: INCERTEC Heat Treating LLC, by John Ferrier 
Request: Variance of use and development standards of the Consolidated Zoning and 

Subdivision Ordinance to provide for the construction of a freestanding 
surface parking lot (not permitted) with a six-foot tall decorative fence within 
the front yard of Brookside Avenue (maximum height of 3.5-feet permitted). 

 
Current Land Use:   Undeveloped 
 

Staff Reviewer:  Robert Uhlenhake, Senior Planner 
 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of this petition. 

PETITION OVERVIEW 
 

 

 

 The request would provide for the construction of a freestanding surface parking lot on the portion 
of the size zoned D-8, with a six-foot tall decorative fence within the front yard of Brookside Avenue.  
The lot is located mid-block within an established single-family residential neighborhood.   

 

 The Comprehensive Plan recommends traditional neighborhood uses for the subject site which 
recommends a full spectrum of housing types, ranging from single family homes to large-scale 
multifamily housing. The development pattern of this typology should be compact and well-
connected, with access to individual parcels by an alley when practical. Building form should 
promote the social connectivity of the neighborhood, with clearly defined public, semi-public, and 
private spaces.  Infill development should continue the existing visual pattern, rhythm, or orientation 
of surrounding buildings when possible. A wide range of neighborhood-serving businesses, 
institutions, and amenities should be present.  Ideally, most daily needs are within walking distance. 
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 Given the increase in intensity between the existing zoning and the proposed use, approval of this 
request would facilitate the intrusion of other commercial uses and parking lots into an established 
residential neighborhood. The request would encourage additional encroachment, in a manner 
violating the development norms and residential aesthetics of the street, and squarely deviating 
from the recommendations of the Comprehensive Plan. 

 

 The strict application of the terms of the zoning ordinance does not constitute a practical difficulty 
for the property, since the site is zoned D-8 and could be developed as permitted by that zoning 
without the need for any variances.  Any practical difficulty is self-imposed by the desire to use the 
site for the operation of a freestanding surface parking lot. 

 

 Development Standards of the Consolidated Zoning and Subdivision Ordinance permits a 
maximum fence height of 42 inches within the front yard, and six feet in the rear yard.  The purpose 
of the height limitation is to create an open appearance along public rights-of-way, prevent blocking 
views at intersections, limit the negative visual impacts on adjacent properties, and prevent a 
canyonized effect of the streetscape.    

 

 The height requirements are in place to limit bulk, create a consistent density and intensity, and 
keep the environment at a human-scale. This regulation limits the number of “walls” or abnormally 
tall structures that can be built to ensure neighborhood compatibility and to prevent unreasonable 
blockage of sunlight. 

 

 There appears to be no other fences 6 feet tall in the vicinity that are located in an established front 
yard.  The proposed request would initiate a new pattern of development along Brookside that 
would be counter to the Comprehensive plan.  

 

 The subject site is similar in size to other nearby properties, that are able to follow the 
comprehensive plan and zoning ordinance without the need for the requested variances.  
Therefore, the Comprehensive Plan recommendation should not be disregarded, nor of the clearly 
residential nature of the surrounding area.  For these reasons, staff recommends its denial. 

 
GENERAL INFORMATION 

 

Existing Zoning C-7 / D-8 

Existing Land Use Single Family Dwellings 

Comprehensive Plan Village Mixed Use / Traditional Neighborhood 

Overlay No  

Surrounding Context Zoning Surrounding Context 
North:   I-3 Railroad Tracks / Industrial 

South:    D-8 Single-family dwellings / Undeveloped 

East:    SU-2 Single-family dwelling    

West:    D-A Single-family dwelling    

Thoroughfare Plan 

Massachusetts Avenue 
 

Brookside Avenue 

Primary Collector 
 
Local Street 

40-foot existing right-of-way and 56-foot 
proposed right-of-way. 
65-foot existing and proposed right-of-way 
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Context Area Compact 

Floodway / Floodway 
Fringe 

No 

Wellfield Protection Area No 

Site Plan  September 9, 2024 

Plan of Operation August 21, 2024 

Commitments N/A 

Landscape Plan N/A  

Findings of Fact August 21, 2024 
 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Village Mixed Use for the Massachusetts Avenue facing 

parcels, and Traditional Neighborhood for the Brookside Avenue facing parcels. 

Pattern Book / Land Use Plan 
 

• For the Massachusetts Avenue portion, the Marion County Land Use Plan Pattern Book 
recommends the Village Mixed-Use typology.  This 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. 

 

• For the Brookside Avenue portion, the Marion County Land Use Pattern Book recommends the 
Traditional Neighborhood typology. This typology includes a full spectrum of housing types, ranging 
from single family homes to large-scale multifamily housing. The development pattern of this 
typology should be compact and well-connected, with access to individual parcels by an alley when 
practical. Building form should promote the social connectivity of the neighborhood, with clearly 
defined public, semi-public, and private spaces.  Infill development should continue the existing 
visual pattern, rhythm, or orientation of surrounding buildings when possible. A wide range of 
neighborhood-serving businesses, institutions, and amenities should be present.  Ideally, most daily 
needs are within walking distance.  This typology usually has a residential density of 5 to 15 
dwelling units per acre. 

 
 

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) 

 

 

• Not Applicable to the Site.  

ZONING HISTORY 
 

 
52-V-191; 2243 Massachusetts Avenue (subject site), requested a variance of use to provide for a 
heat processing business, granted.  
 
56-V-498; 2243 Massachusetts Avenue (subject site), requested a variance of development 
standards to provide for a building addition, granted.  
 
89-UV3-60; 2243 Massachusetts Avenue (subject site), requested a variance of use and 
development standards to provide for the construction of an addition to a heat processing business 
location within the required rear transitional yard, granted.  
 
2006-HOV-010; 2422 Brookside Avenue (east of site), requested a variance of use to legally 
establish a single-family dwelling, in a C-2 (MU-1) zoning district, granted.    

 
2001-DV3-059; 2346 Brookside Avenue (east of site), requested a variance of development 
standards of the Dwelling Districts Zoning Ordinance to legally establish a six-foot fence in the 
established front yard, dismissed. 
 
2005-ZON-843 / 2005-VAR-843; 2121, 2129, and 2149 Massachusetts Avenue (west of site), 
requested the rezoning of 0.687 acre, being in the C-7 District, to the I-1-U classification to legally 
establish, and provide for the expansion of light-industrial uses, approved. 
Also requested a Variance of Development Standards of the Industrial Zoning Ordinance to provide for 
the construction of a 4,320-square foot building with a four-foot front yard setback and a Variance of 
use of the Commercial Zoning Ordinance to provide for a truck staging and maneuvering area and a 
dumpster enclosure accessory to a light industrial use, granted. 
 
RU ******* 
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EXHIBITS 
 

 

Location Map 
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Site Plan  

 
 

Site Plan close up 
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Plan Of Operation  
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Findings of Fact 
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Photographs 

 

 
Subject site 2343 Massachusetts Avenue frontage, looking northeast 

 

 
Subject site 2343 Massachusetts Avenue existing parkign area, looking northeast 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

 
Subject site 2343 Massachusetts Avenue rear of building, looking northeast 

 

 
Subject site proposed parking lot location on Brookside Avenue, looking southwest 
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Existing renovated and new construction single-family dwellings adjacent to the proposed parking lot, 

looking southwest 
 

 
Existing renovated single-family dwelling adjacent to the proposed parking lot, looking west 
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Existing renovated and new construction single-family dwellings across the street from proposed 

parking lot, looking southeast 
 

 
Undeveloped parcels across the street from proposed parking lot, looking southeast 

 


