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BOARD OF ZONING APPEALS DIVISION I                           October 1, 2024 
 

 

Case Number: 2024-UV1-019 
Property Address:  2562 North Bancroft Street (approximate address) 
Location: Center Township, Council District #8 
Petitioner: Edward Hansen, by James Pierce 
Current Zoning: I-3 / D-4 (FF) (FW) 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the construction of a non-
permitted minor residential structure (not permitted) within the floodway 
fringe (only permitted within Floodway Fringe if less than 70 percent of 
the primary building), being larger and taller than the primary building 
(not permitted). 

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

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• This is the first public hearing for this petition. 
 

STAFF RECOMMENDATION 
 

 
• Staff recommends    of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the construction of a non-permitted minor residential structure (not 

permitted) within the floodway fringe (only permitted within Floodway Fringe if less than 70 percent 
of the primary building), being larger and taller than the primary building (not permitted). 
 

• The structure in question was erected without the application and issuance of required permits. In 
these instances, Staff generally views any related practical difficulty to be self-imposed, and 
insufficient in obtaining a favorable Staff recommendation. Further, Staff has concerns that 
recommending approval of such requests may promote similar patterns of substandard building 
practices. 
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• The Zoning Ordinance does not allow accessory structures to be larger in area nor taller in height 

than the primary structure. This standard is in place to promote orderly development, maintain 
residential aesthetics, and to limit the introduction of higher intensity uses into lower intensity areas. 
  

• Additionally, the structure in question is located within the Floodway Fringe of the Pogue’s Run Creek. 
Being an accessory structure, this is not permitted by the Ordinance in effort to limit the number of 
structures that may be damaged and present a danger in the event of a flood. Staff does not see this 
as appropriate nor a quality development and therefore recommends denial of the petition.  

GENERAL INFORMATION 

 
Existing Zoning 

I-3 / D-4 (FF) (FW) 

Existing Land Use Residential 
Comprehensive Plan Suburban Neighborhood 
Surrounding Context Zoning Surrounding Context 

North:   D-4 North: Single-family residential   
South:    D-4 South: Single-family residential    

East:    D-4 East: Single-family residential    
West:    I-3 West: Industrial    

Thoroughfare Plan 

North Bancroft Street Local Street   50 feet of right-of-way existing and 
48 feet proposed 

Context Area Compact  
Floodway / Floodway 
Fringe Yes 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 8/21/24 
Site Plan (Amended) N/A 
Elevations 8/21/24 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 8/21/24 
Findings of Fact 
(Amended) N/A 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

• Infill Housing Guidelines 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan pattern Book recommends the Suburban Neighborhood living 
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 
 

 
• With regards to accessory structures, the Infill Housing Guidelines recommends: 

o Don’t overshadow primary building 
 

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 

N/A 

ZONING HISTORY – VICINITY 

94-UV2-17; 4655 Massachusetts (west of site), variance of use of the Industrial Zoning Ordinance to 
provide for servicing and warehousing of commercial delivery trucks, unrelated to the primary use, 
approved. 

90-Z-212; 2808 N Sherman Road (north of site), requests the rezoning of 8.9 acres, being in the D-
4/FF/FW and I-3-U/FF/FW districts, to the I=3-U/FF/FW classification to provide for the development of 
industrial uses, approved. 
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EXHIBITS 
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