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BOARD OF ZONING APPEALS DIVISION I                                                           January 7, 2025 
 

 

Case Number: 2024-UV1-027 
Property Address:  7720 West New York Street (approximate address) 
Location: Wayne Township, Council District #16 
Petitioner: Elite Solutions Group LLC, by Mitch Sever 
Current Zoning: I-2 

Request: 

Variance of use and development standards of the Consolidated Zoning 
and Subdivision Ordinance to provide for the operation of a heavy truck 
and equipment service and repair center, with outdoor storage and 
operations exceeding 25 percent of the floor area of enclosed building 
and within 15 feet of a protected district (not permitted, outdoor storage 
and operations not permitted within 500 feet of a protected district) and 
providing 20-foot side transitional yards (30 feet required). 

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

Staff Reviewer: Noah Stern, Senior Planner 
 
 

PETITION HISTORY 
 
 

• A timely automatic continuance continued this petition from the December 3, 2024 hearing to the 
January 7, 2025 BZA Division I hearing. 

 

STAFF RECOMMENDATION 
 

 
• Staff recommends denial of this petition 
 

PETITION OVERVIEW 
 

 
• This petition would provide for the operation of a heavy truck and equipment service and repair center, 

with outdoor storage and operations exceeding 25 percent of the floor area of enclosed building and 
within 15 feet of a protected district (not permitted, outdoor storage and operations not permitted 
within 500 feet of a protected district) and providing 20-foot side transitional yards (30 feet required). 
 

• According to aerial imagery, the subject site was undeveloped until late 2019, when the current use 
of heavy truck equipment service and repair began operations and covered approximately half of the 
site. The use has since been expanded over the last 5 years and currently utilizes the subject site in 
its entirety. With the zoning for the site always being I-2 (light industrial), the current use has never 
been legal and, likewise, goes against the Comprehensive Plan recommendation of light industrial. 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
• The Ordinance makes a very clear distinction between light industrial uses, and heavier industrial 

uses. I-1 and I-2 districts are for industrial operations that pose little to no risk or hazard to surrounding 
properties and that do not create objectionable characteristics (dirt, glare, noise, heat, odor, etc.) that 
extend beyond the property lines. All outdoor operations are prohibited within proximity to a protected 
district, and are limited to a percentage of the building operation when non in proximity to a protected 
district. Contrastingly, I-3 and I-4 zoning districts (heavy industrial) are reserved for industrial uses 
that present moderate to severe risk to the general public. Outdoor operations are permitted and 
there is no limit on the amount of area on site that is utilized for outdoor operations. 

 
• Staff finds the variances requested to be extreme deviations from the Ordinance that pose potential 

hazardous impacts on surrounding protected districts (see 500-foot buffer image below). With 
residential districts existing to the north and east, Staff finds the heavy industrial use as close as 15 
feet from protected districts, as well as the variance request to utilize almost the entire site for outdoor 
storage (limited to 25% of building area) to be far too intense for and to be wholly inappropriate 
considering the surrounding context. Further, Staff finds that this use goes directly against the 
Ordinance and Comprehensive Plan positions that I-2 zoning is to serve as a buffer between 
protected districts and heavier industrial uses.  

 
• Additionally, Staff would note that the remainer of the sites along this stretch of West New York Street 

are of typical, appropriate light industrial character, with all operations related to the business being 
located inside, with landscaping and permeable surfaces present and maintained. Staff does not find 
there to be a reason why the subject site cannot be developed in a similar manner, and does not find 
there to be a practical difficulty for the petitioner being unable to use the site for I-2 uses because of 
any specific issue with the site itself.  
 

• With the current use being illegal, inappropriate/a potential nuisance for the surrounding context, and 
out of line with the Comprehensive Plan, and with Staff not finding a practical difficulty for needing 
the requested variances, Staff recommends denial of the petition in its entirety, and strongly 
recommends that the operation be relocated to a site more suited for the use. 

GENERAL INFORMATION 

 
Existing Zoning I-2 
Existing Land Use Heavy Vehicle Storage and Repair 
Comprehensive Plan Light Industrial 
Surrounding Context Zoning Surrounding Context 

North:   D-3 North: Single-family residential 
South:    I-2 South: Light Industrial 

East:    D-7 East: Multi-family residential 
West:    I-2 West: Light Industrial 

Thoroughfare Plan 

West New York Street Private Drive   0 feet of right-of-way existing and  
0 feet proposed 

Context Area Metro 
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Floodway / Floodway 
Fringe No 

Overlay No 
Wellfield Protection 
Area No 

Site Plan 11/4/24 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact 11/4/24 
Findings of Fact 
(Amended) N/A 

 
 

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 Light Industrial 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 

N/A 

ZONING HISTORY – VICINITY 

2017UV2007, 351 Transfer Drive (west of site); Variance of use of the Consolidated Zoning and 
Subdivision Ordinance to provide for medical or dental offices, centers, or clinics; financial and insurance 
services; and office: business, professional or government, approved. 

2008ZON094, 7550, 7590, 7600, 7620 Rockville Road (south of site); requested a rezoning of 35.31 
acres, being in the D-A and I-2-S districts, to the C-S classification, to provide for C-1 uses, automotive-
related uses, business and personal services, eating places, hotels, personal service establishments,, 
rental or leasing uses, repair services, retail type uses and schools within 350 feet of the northern right-
of-way line of Rockville Road, and to provide for I-1 and I-2 industrial uses beyond 250 feet north of the 
northern right-of-way line of Rockville Road, approved. 

2007ZON030, 7550, 7590, 7600 7620 Rockville Road (south of site); requested a rezoning of 35.51 
acres, being in the D-A and I-2-S districts, to the C-S classification to provide for C-1 and C-3 and I-2 
uses, hotels and an I-4 use, being a 20-acre outdoor storage are, denied. 

2006VAR/ZON836, 7550, 7600, 7620 Rockville Road (south of site);  requested a rezoning of 2.59 
acres, being in the D-A district, to the I-2-S classification, to provide for light industrial uses and a variance 
of development standards of the Industrial Zoning Ordinance, to provide for an interior access drive with 
a six-foot setback, being in the required50-foot south transitional yard and without landscaping, 
approved. 

93-UV2-5, 7650 Rockville Road aka 7740 West New York Street (west of site); requested variance of 
use and development standards of the Industrial Zoning Ordinance to provide for a government office 
building with the size of parking spaces to be 162 square feet (180 square feet required), granted. 

68-Z-90, 510 Country Club Road (east of site); requested rezoning of 34.63 acres, being in the D-3 
district, to the D-7 classification to provide for the construction of an apartment development, approved. 
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EXHIBITS 
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Red line: 500-foot separation line for outdoor storage from protected districts 
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Adjacent light industrial to the west of subject site

 

Adjacent light industrial to the south of subject site 
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Looking east towards adjacent residential uses 
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Subject site on the left-hand side with adjacent light industrial uses on the right-hand side 

 


