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BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-UV1-013 
Property Address:  5501 East 71st Street (approximate address) 
Location: Washington Township, Council District #3 
Petitioner: C-1 
Current Zoning: Rock Investment LLC, by Tyler Ochs 

Request: 
Variance of use of the Consolidated Zoning and Subdivision Ordinance 
to provide for the operation of an indoor event center and banquet hall 
(not permitted). 

Current Land Use: Commercial 
Staff 
Recommendations: Staff recommends denial of this petition 

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR OCTOBER 1, 2024 BZA DIVISION I HEARING 

• The City-County Councilor for District #3 filed an automatic continuance at the September 3, 2024 
hearing to the October 1, 2024 BZA hearing.  

 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the operation of an indoor event center and banquet hall (not 

permitted). 
 

• The two-parcel subject site is zoned C-1 and is improved with a church building and a small, single-
story office building. The proposal would repurpose suite #5 of the small office building for the indoor 
event center and banquet hall. 

 
• The C-1 District is designed to perform two functions: act as a buffer between uses, and provide for 

a freestanding area that office uses, compatible office-type uses, such as medical and dental facilities, 
education services, and certain public and semipublic uses may be developed with the assurance 
that retail and other heavier commercial uses with incompatible characteristics will not impede or 
disrupt. The subject site sits directly in between more intense commercial and industrial uses along 
Binford Avenue to the east and south, and residential uses to the west and north. As it functions 
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currently, Staff believes this site to be achieving the desired buffer between the two areas. Staff sees 
the proposed indoor event center as a more intense commercial use that would (especially given the 
lack of public transit in the immediate area) most likely draw substantial amounts of vehicular traffic 
to the site, and therefore, sees the request as directly incompatible with the goals of the C-1 district. 
Likewise, Staff sees the proposal as out of scale with the site and believes it does not fit the general 
typology and character of the property, which was not designed to serve this type of use.  

 
• Finally, Staff does not find there to be any practical difficulty for needing to deviate from the use 

standards and believes that permitted C-1 uses are available to the petitioner and that the building 
can be used for something other than an indoor event center. Likewise, Staff does not believe the 
proposed Findings of Fact state a sufficient hardship being that the need for the variance is entirely 
self-imposed. Therefore, Staff does recommend denial of this proposal and requests that the 
petitioner find a site more compatible for the desired use. 

GENERAL INFORMATION 

 
Existing Zoning C-1 
Existing Land Use Commercial 
Comprehensive Plan Office Commercial 
Surrounding Context Zoning Surrounding Context 

North:   D-2 North: Single-family residential 
South:    I-2 South: Light industrial   

East:    I-2 East: Light industrial    
West:    D-P West: Single-family residential    

Thoroughfare Plan 

East 71st Street Primary Arterial   95 feet of right-of-way existing and 
_ 80 feet proposed 

Context Area Metro 
Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 7/28/24 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 7/28/24 
Findings of Fact 
(Amended) N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Office Commercial working 
typology for this site. 
 

 

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) 

 

 
• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

86-Z-45, rezoning from the A-2 district to the C-1 classification, approved. 

2013UV1021; Variance of use of the Commercial Zoning Ordinance to provide for a beauty and massage 
service business (not permitted), approved. 

2017DV1011; Variance of development standards of the Consolidated Zoning and Subdivision 
Ordinance to provide for a ground sign, encroaching 12 feet into the right-of-way of 71st Street (15-foot 
setback required), approved. 

ZONING HISTORY – VICINITY 

2008UV2001; 7001 Hawthorn Park Drive (east of site), variance of use of the Industrial Zoning 
Ordinance to legally establish stone and marble fabrication and to provide for the retail sale of boats, the 
assembly and repair of boats and custom boat, auto and aircraft paint detailing (not permitted), approved. 

2006UV2023; 6945 Hawthorn Park Drive (east of site), variance of use and development standards of 
the Industrial Zoning Ordinance to provide for the retail sale of furniture and home décor items (not 
permitted), and to legally establish a 1296 square foot parking area within the required 50-foot front yard 
occupying 17.33 percent of the total area of the required front yard (maximum parking area equal to ten 
percent of the total area of the required front yard permitted), and to legally establish an enclosed 
dumpster with a 1.75-foot side setback (minimum 30-foot northeast side yard required), and also with a 
26-foot rear setback (minimum 30-foot rear yard required), approved. 

90-V3-54; 5849 East 71st Street (east of site), requests variance of development standards of the Sign 
Regulations to permit the placement of signs on an existing canopy in excess of 25% of façade and less 
than the required 70 feet setback from the centerline of East 71st Street and S.R. 37; pricing panels on a 
pole sign; directional information signs in excess of one square foot; signs location on the carwash in 
excess of 6 square feet; signs on pump islands in excess of 12 square feet; and to allow pricing sign to 
be located on light pole, granted 
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EXHIBITS 
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