
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-CZN-814 / 2023-CVR-814 
Address: 6419 West 86th Street, 6302, 6360 and 6424 West 79th Street 

(Approximate Address) 
Location: Pike Township, Council District #1 
Petitioner: Cornerstone Companies, Inc. and GCG Investments, LLC, by J. Murray 

Clark 
Requests: Rezoning of 200 acres from the D-A, D-1 and D-2 districts to the C-S 

classification to provide for a mixed-use development consisting of C-3 
permitted uses, limited C-4 permitted uses, Artisan Manufacturing, Light 
Manufacturing, Research and Development uses, Live-Work units, 
multi-family dwellings and single-family attached dwellings, two-family 
dwellings and Triplex or Fourplex uses. 
Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 90-foot tall buildings on the 
eastern portion of the development (maximum 45-foot tall buildings 
permitted). 

 
ADDENDUM FOR AUGUST 16, 2023, METROPOLITAN DEVELOPMENT COMMISSION 
 
These petitions were heard by the Hearing Examiner on July 27, 2023.  After a full hearing, the 
Hearing Examiner recommended approval of the rezoning.  Subsequently, the remonstrator filed an 
appeal of the Hearing Examiner’s decision.  A memorandum of her recommendation is attached. 
 
July 27, 2023 
 
The Hearing Examiner continued these petitions from the April 13, 2023 hearing, to the May 11, 2023 
hearing, to the May 25, 2023 hearing, and to the June 29, 2023 hearing, at the request of staff to 
provide additional time for the requested Traffic Impact Study (TIS) to be conducted and submitted for 
review, amendments and finalized. 
 
The Hearing Examiner acknowledged a timely automatic continuance that continued this petition from 
the June 29, 2023 hearing, to the July 27, 2023 hearing. 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
RECOMMENDATIONS 
 
Staff recommends approval of the rezoning and variance requests, subject to the following 
commitment being reduced to writing on the Commission's Exhibit "B" forms at least three days prior 
to the MDC hearing: 
 

1. A tree inventory, tree assessment and preservation plan prepared by a certified arborist 
shall be submitted for Administrator Approval prior to preliminary plat approval and prior to 
any site preparation activity or disturbance of the site.  This plan shall, at a minimum: a) 
indicate proposed development; b) delineate the location of the existing trees, c) 
characterize the size and species of such trees, d) indicate the wooded areas to be saved 
by shading or some other means of indicating tree areas to be preserved and e) identify the 
method of preservation (e.g. provision of snow fencing or staked straw bales at the 
individual tree's dripline during construction activity).  All trees proposed for removal shall 
be indicated as such. 

2. A technical assessment shall be conducted prior to the issuance of an Improvement 
Location Permit to provide for a wetlands delineation to determine the type and quality and 
how the area could be preserved and integrated into the development as an amenity. 

3. All site plans, landscaping plans, and building elevations shall be submitted for 
Administrator’s Approval prior to the issuance of an Improvement Location Permit 

4. The site and improved areas within the site shall be maintained in a reasonably neat and 
orderly manner during and after development of the site with appropriate areas and 
containers / receptables provided for the proper disposal of trash and other waste. 

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 200-acre site, zoned D-A, D-1, and D-2 is comprised of 12 undeveloped parcels, except for 

an accessory structure located on the southern portion of the site.  It is surrounded by Interstate-
465, to the east, zoned D-A, D-1 and D-2; single-family dwellings to the west, zoned D-1; single-
family dwellings to the north, across West 86th Street, zoned D-4 and D-6II; and religious uses to 
the south, across West 79th Street, zoned SU-1. 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
REZONING 
 
◊ This request would rezone the site from the D-A, D-1 and D-2 Districts to the C-S classification to 

provide for mixed-use.  “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 Comprehensive Plan recommends rural or estate neighborhood typology.  “The Rural or 

Estate Neighborhood typology applies to both rural or agricultural areas and historic, urban areas 
with estate-style homes on large lots. In both forms, this typology prioritizes the exceptional 
natural features – such as rolling hills, high quality woodlands, and wetlands – that make these 
areas unique.  Development in this typology should work with the existing topography as much as 
possible. Typically, this typology has a residential density of less than one dwelling unit per acre 
unless housing is clustered to preserve open space.” 

 
◊ The Pattern Book lays out a land use classification system that guides the orderly development of 

the county, protects the character of neighborhoods and serves as a policy guide for development 
or redevelopment of a site. 

◊ Recommended land uses for this typology include detached housing, working farms, group 
homes, bed / breakfast and wind or solar farms. 

 
Overlays 
 
◊ This site is located within an overlay, specifically the Environmentally Sensitive overlay (ES).  

“Overlays are used in places where the land uses that are allowed in a typology need to be 
adjusted. They may be needed because an area is environmentally sensitive, near an airport, or 
because a certain type of development should be promoted. Overlays can add uses, remove 
uses, or modify the conditions that are applied to uses in a typology.” 

 
◊ The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 

woodlands, wetlands, or other natural resources that should be protected.  The purpose of this 
overlay is to prevent or mitigate potential damage to these resources caused by development. 
This overlay is also appropriate for areas that present an opportunity to create a new 
environmental asset.  This overlay is not intended for the preservation of open space. 

 
◊ Forest Alliance Woodlands, which are high quality woodlands, are located throughout the site, 

along with wetland areas.    
 
 
 

(Continued) 



STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
Tree Preservation / Heritage Tree Conservation 
 
◊ There are significant amounts of natural vegetation and trees located throughout the site.  Due to 

their inherent ecological, aesthetic, and buffering qualities, the maximum number of these existing 
trees should be preserved on the site. 

 
◊ All development shall be in a manner that causes the least amount of disruption to the trees. 
 
◊ A tree inventory, tree assessment and preservation plan prepared by a certified arborist shall be 

submitted for Administrator Approval prior to preliminary plat approval and prior to any site 
preparation activity or disturbance of the site.  This plan shall, at a minimum: a) indicate proposed 
development, b) delineate the location of the existing trees, c) characterize the size and species of 
such trees, d) indicate the wooded areas to be saved by shading or some other means of 
indicating tree areas to be preserved and e) identify the method of preservation (e.g. provision of 
snow fencing or staked straw bales at the individual tree's dripline during construction activity).  All 
trees proposed for removal shall be indicated as such. 

 
◊ If any of the trees are heritage trees that would be impacted, then the Ordinance requires that the 

Administrator, Urban Forester or Director of Public Works determine whether the tree(s) would be 
preserved or removed and replaced.  

 
◊ The Ordinance defines “heritage tree” as a tree over 18 inches Diameter at Breast Height (DBH) 

and one of the Heritage tree species. Heritage tree species include: Sugar Maple (Acer 
saccharum), Shagbark Hickory (Carya ovata), Hackberry (Celtis occidentalis), Yellowwood 
(Cladrastus kentukea), American Beech (Fagus grandifolia), Kentucky Coffeetree (Gymnocladus 
diocia), Walnut or Butternut (Juglans), Tulip Poplar (Liriodendron tulipifera), Sweet Gum 
(Liquidambar styraciflua), Black Gum (Nyssa sylvatica), American Sycamore (Platanus 
occidentalis), Eastern Cottonwood (Populus deltoides), American Elm (Ulmus americana), Red 
Elm (Ulmus rubra) and any oak species (Quercus, all spp.) 

 
◊ The Ordinance also provides for replacement of heritage trees if a heritage tree is removed or dies 

within three years of the Improvement Location issuance date.  See Exhibit A, Table 744-503-3:  
Replacement Trees. 

 
Wetland Preservation 
 
◊ The aerial indicates two wetland areas located within the wooded areas. 
 
◊ The Environmental Protection Agency defines wetlands “as areas where water covers the soil or 

is present either at or near the surface of the soil all year or for varying periods of time during the 
year, including during the growing season.  Water saturation (hydrology) largely determines how 
the soil develops and the types of plant and animal communities living in and on the soil.  
Wetlands may support both aquatic and terrestrial species.  The prolonged presence of water 
creates conditions that favor the growth of specially adapted plants (hydrophytes) and promote the 
development of characteristic wetland (hydric) soils.” 

 
 

(Continued) 



STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
◊ The State of Indiana defines wetlands as “areas that are inundated or saturated by surface or 

ground water at a frequency and duration sufficient to support, and that under normal 
circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil 
conditions.  Wetlands generally include: (1) swamps; (2) marshes; (3) bogs; and (4) similar areas.” 

 
◊ Staff believes that a technical assessment that would include a wetlands delineation would 

determine the type and quality of the wetland based on the presence or absence of wetlands 
characteristics, as determined with the Wetlands Delineation Manual, Technical Report Y-81-1 of 
the United States Army Corps of Engineers. 

 
Environmental Public Nuisances 
 
◊ The purpose of the Revised Code of the Consolidated City and County, Sec.575 (Environmental 

Public Nuisances) is to protect public safety, health and welfare and enhance the environment 
for the people of the city by making it unlawful for property owners and occupants to allow an 
environmental public nuisance to exist. 

 
◊ All owners, occupants, or other persons in control of any private property within the city shall be 

required to keep the private property free from environmental nuisances. 
 
◊ Environmental public nuisance means: 
 

1.  Vegetation on private or governmental property that is abandoned, neglected, 
disregarded or not cut, mown, or otherwise removed and that has attained a height of twelve 
(12) inches or more; 

 
2.  Vegetation, trees or woody growth on private property that, due to its proximity to any 
governmental property, right-of-way or easement, interferes with the public safety or lawful 
use of the governmental property, right-of-way or easement or that has been allowed to 
become a health or safety hazard; 

 
3.  A drainage or stormwater management facility as defined in Chapter 561 of this Code on 
private or governmental property, which facility has not been maintained as required by that 
chapter; or 

 
4.  Property that has accumulated litter or waste products, unless specifically authorized 
under existing laws and regulations, or that has otherwise been allowed to become a health 
or safety hazard. 

 
◊ Staff would request a commitment that emphasizes the importance of maintaining the site in a 

neat and orderly manner at all times and provide containers and receptables for proper disposal 
of trash and other waste. 

 
 
 
 
 

(Continued) 
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STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
Conceptual Site Plan (See Exhibit B) 
 
◊ The conceptual plan, file-dated March 13, 2023, provides for access drives along West 86th Street 

and West 79th Street, with a proposed dedicated public street bisecting the northern portion of the 
site and running along the western boundary of the southern portion of the site. 

 
◊ The northern portion of the site would have mixed-use consisting of commercial uses fronting on 

West 86th Street, with a hotel and medical healthcare uses on the eastern portion of the site 
fronting on Interstate 465 and east of the proposed public street.  Residential development would 
be located within the northern portion of the site and west of the proposed public street. 

 
◊ The eastern and southern portion of the site would provide for commercial uses and life science 

uses along Interstate 465. 
 
C-S Statement (See Exhibit C) 
 
◊ The C-S Statement, file-dated March 9, 2023, provides details and features of the development, 

including permitted uses and accessory / temporary uses throughout the development. 
 
◊ The C-S Statement also provides an approximate square footage of the proposed uses. 
 
Traffic Impact Study (TIS) 
 
◊ A draft copy of the TIS, dated April 5, 2023, was submitted for review and comments.  A final TIS, 

dated June 9, 2023, was submitted that responded to comments from the Department of Public 
Works and the State of Indiana, Department of Transportation (INDOT). 

 
◊ See Exhibit D for the Executive summary including findings and recommendations  
 
VARIANCE OF DEVELOPMENT STANDARDS 
 
◊ This request would provide for 90-foot-tall buildings on the eastern portion of the development 

when the Ordinance limits buildings to a maximum of 45 feet.  
 
◊ Staff believes that the 90-foot-tall buildings should be limited to those buildings in proximity of the 

interstate and that any building in proximity of the residential development to the west should be 
sensitive and step down (even from the permitted 45-foot height) when located near existing 
residential uses to the west. 

 
Planning Analysis 
 
◊ The request would not be consistent with the Comprehensive Plan recommendation of rural or 

estate neighborhood typology. However, it should be noted that the land use boundaries 
“recommended” in the Comprehensive Plan are intended to be flexible (rather than along parcel 
lines) to allow for development that responds to changes in the community’s daily life and their 
current needs. 

 
(Continued) 



STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
◊ Staff would also note that development through the years along this western corridor of Interstate 

465 has resulted mixed-use on both the eastern and western sides of the interstate.  Both north 
and south of this site, development on either side of the interstate corridor includes commercial, 
industrial and residential uses, similar to what is proposed with this request. The conceptual site 
plan provided would be consistent with this type of development adjacent to the interstate and 
transition into established neighborhoods.  

 
◊ As with any C-S zoned district, Administrator Approval will be required for any development within 

this district, including, site plans, landscaping plans, building elevations, and lighting plans. 
 
◊ For these reasons, staff is recommending approval of the rezoning and variance requests with 

recommended commitments particularly relating to honoring the environmental overlay. 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 D-A / D-1 /   Undeveloped / accessory building 
SURROUNDING ZONING AND LAND USE 

 North - D-4 / D-6II  Single-family dwellings 
 South - SU-1  Religious Uses 
 East - D-A / D-1 / 

D-2 
 Interstate 465 right-of-way 

 West - D-1  Single-family dwellings 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends rural or estate neighborhood 
typology.  
Marion County Land Use Pattern Book (2019). 
 

THOROUGHFARE PLAN This portion of West 86th Street is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with an existing 
160-foot right-of-way and under the jurisdiction of Indiana State 
Department of Transportation (INDOT) 
This portion of West 79th Street is designated in the Marion 
County Thoroughfare Plan as a primary arterial, with a variable 
existing 80-178-foot right-of-way and a proposed 90-foot right-
of-way. 

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

OVERLAY  This site is located within an environmentally sensitive overlay 

SITE PLAN File-dated March 13, 2023 

C-S STATEMENT File-dated March 13, 2023 

TRAFFIC IMPACT STUDY (TIS) File-dated June 9, 2023 

(Continued) 



STAFF REPORT 2023- CZN-814 / 2023-CVR-814 (Continued) 
 
ZONING HISTORY 
 
2020-ZON-005; 7802 Marsh Road (south of site), requested rezoning of 15.052 acres from the D-1 
district to the D-A district, pending. 
 
99-UV1-133; 6424 West 79th Street, requested a variance of use and development standards of the 
Dwelling Districts Zoning Ordinance to legally establish a historic vehicle museum, having eight 
detached accessory use structure, creating 21,112 square fee of detached accessory structure or 
706% of the main floor area of the primary residence, with total accessory uses being 21,112 square 
feet, or 204% of the size of the total floor area of the primary resident, granted. 
 
97-Z-149 / 97-CV-12; 6302 West 79th Street, requested rezoning of 14.438 acres, being in the D-A 
district, to the I-1-S classification to provide for restricted industrial suburban uses, and a variance of 
development standards of the Sign Regulation to provide for the placement of two advertising sign 
being within 1,500 feet of the intersection of the main travelled way of a freeway and an exit roadway 
resulting in three sign with one-mile distance and with sign dimension of 14 fee by 48 square feet, 
withdrawn  
 
VICINITY 
 
2017-UV2-001; 7802 Marsh Road (south of site), requested a variance of use to provide for a 
farmer’s market and the temporary use of a mobile construction trailer, approved. 
 
97-CP-32Z / 97-CP-32V; 7802 Marsh Road (south of site), requested the rezoning of 49.73 acres 
from the D-1 (GSB) district to the SU-1 classification, and a variance of use to provide for accessory 
uses prior to the construction of the primary use, denied. 
 
91-Z-81; 6250 West 79th Street (east of site), requested rezoning of 14.324 acres, being in the D-A 
district, to the SI-7 classification to provide for the construction of an office building for the Lions of 
Indiana, withdrawn. 
 
75-Z-73; 6400 to 7250 West 79th Street (south of site), requested the rezoning of 349 acres from 
the PK-1 and A-2 districts to the D-1 classification, approved. 
 
2001-ZON-088, 7853 Marsh Road (south of site), requested the rezoning of 12.5 acres from the D-A 
district to the SU-1 classification, approved. 
 
89-Z-169; 7523 Marsh Road (south of site), requested the rezoning of 81.5 acres from the A-2 
district to the D-P classification, approved. 
 
 
kb ******* 



 



 

MEMORANDUM OF EXAMINER’S DECISION 
 
2023-CZN/CVR-814            6419 W. 86th St., 6302-6424 W. 79th St. 

 
The petitions request the rezoning of 200 acres from the D-A, D-1, and D-2 districts to the C-S 
district to allow for a mixed use and life science campus development, with a variance of 
development standards to permit 90 foot tall buildings on the eastern portion of the development 
(maximum 45 foot tall buildings permitted). 

Your Hearing Examiner visited the site prior to the hearing and noted I-465 abutting the site to the 
east, with single family residences west of the site. A religious use is south of 79th Street, and a 
mix of single family and multi family uses are north of 86th Street. It was also noted that many of 
the residential developments in the area had once been used for agriculture and/or estate 
residences. 

The petitioner’s representative explained that the high caliber mixed use development would take 
about 20 years to develop. The detailed development statement, extensive commitments, and the 
site plan were shared. The petitioner met with neighborhood groups on numerous occasions. A 
letter of support was received from a long time resident. 

About 200 remonstrators attended the hearing, and multiple letters and petitions of opposition 
were received. About six remonstrators spoke. Concerns included nonconformance with the 
Comp Plan, infrastructure impact, drainage, impact on environmentally sensitive areas, traffic, 
building height, limited concessions from the petitioner, and fear of the unknown. 

Staff stated that the Comp Plan is intended to be a recommendation that is flexible, and it is 
unlikely rural/estate development will occur on this site. Staff also pointed out that mixed uses line 
both sides of I-465, and that the proposed site plan and C-S development statement limit more 
intense uses and taller buildings to the portion of the site adjacent to I-465. Staff reiterated that 
the requested C-S district requires administrator’s approval of all plans. 

In your Hearing Examiner’s opinion, the comprehensive approach to developing these 200 acres 
will allow preservation of environmentally sensitive areas. The detailed development statement 
and numerous commitments provide an excellent framework for this campus. Approval of these 
petitions was recommended. 

 
For Metropolitan Development Commission Hearing on August 16, 2023 



Exhibit A 
 
 
Heritage Tree Conservation  
 
Removal of any Heritage Tree is prohibited unless any of the following determinations are made 
before removal:  
 
1.  The Administrator or the city’s Urban Forester determines that the tree is dead, significantly and 

terminally diseased, a threat to public health or safety, or is of an undesirable or nuisance species.  
2.  The Director of the Department of Public Works determines that the tree interferes with the 

provision of public services or is a hazard to traffic.  
3.  The Administrator determines that the location of the tree is preventing development or 

redevelopment that cannot be physically designed to protect the tree.  
4.  The site from which the tree is removed is zoned D-A and the tree is harvested as timber or similar 

forestry product. 
 
 
 
 
 
 
 
 
 

Table 744-503-3: Replacement Trees 
Size of tree 

removed or dead 
(inches) 

Number of Trees 
to be planted to 

replace a 
Heritage Tree 

Number of Trees 
to be planted to 

replace an 
existing tree 

Over 36 DBH 15 10 
25.5 to 36 DBH 11 8 
13 to 25 DBH 8 6 

10.5 to 12.5 DBH 6 4 
8.5 to 10 DBH 5 4 

6.5 to 8 3 2 
4 to 6 2 2 

2.5 to 3.5 1 1 
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Exhibit D 



 







 



 
View looking west along West 86th Street 

 
 

 
View looking east along West 86th Street 



 
View of site looking east across Conarroe Road 

 
 

 
View of site looking east across Conarroe Road 

 



 
View of site looking east across Conarroe Road 

 
 

 
View looking east across Conarroe Road of adjacent property to the west of site 

 



 
View looking east across Conarroe Road of adjacent property to the west of site 

 
 

 
View looking southeast at intersection of West 79th Street and Conarroe Road 



 
View looking east along West 79th Street 

 
 

 
View looking west along West 79th Street 



 
View of site looking north across West 79th Street 

 
 

 
View of site looking north across West 79th Street 



 
View of site looking north across West 79th Street 

 
 

 
View of site looking north across West 79th Streetp 
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