
 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

METROPOLITAN DEVELOPMENT COMMISSION                  November 20, 2024 
 
 

 

Case Number: 2024-MOD-017 
Property Address:  25 McLean Place 
Location: Center Township, Council District #12 
Petitioner: Illinois Street Self Storage LLC, by Michael Rabinowitch 
Current Zoning: C-S (RC) (TOD) (W-5) 

Request: 

Modification of Commitments related to 2016-CVR-842 and 2016-CZN-842 to 
terminate Commitments # 1 and # 2 on Attachment “D” which requires 10,000-
square feet of building space to be reserved for office / retail space, artisan 
food / beverage, artisan manufacturing uses and required the building to be 
subject to the elevations, filed-dated March 2, 2017. 

Current Land Use: Self-storage facility (warehousing) 
Staff 
Recommendations: Denial. 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

This petition was heard by the Hearing Examiner on October 24, 2024.  After a full hearing, the Hearing 
Examiner recommended denial of the rezoning.  Subsequently, the petitioner’s representative filed an 
appeal of the Hearing Examiner’s decision.  A memorandum of her recommendation is attached. 
 
The petitioner’s representative has requested a continuance from the November 20, 2024 hearing, to 
the December 4, 2024 hearing, due to a scheduling conflict.  Staff would have no objection to the 
continuance. 
 
 

STAFF RECOMMENDATION 
 

 
Denial.  If approved staff would request that approval be subject to the following commitments being 
reduced to writing on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing: 

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. 
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PETITION OVERVIEW 
 

 
This 1.18-acre site, zoned C-S (RC) (TOD) (W-5), is developed with a self-storage facility.  It is 
surrounded by vacant land and a parking lot to the north, across McLean Place, zoned MU-2 (RC) (TOD) 
(W-5) and C-4 (RC) (TOD) (W-5), respectively; a multi-family dwelling, office uses with associated parking 
to the south, zoned C-4 (RC) (TOD) (W-5) and MU-2 (RC) (TOD) (W-5),respectively; office uses and 
associated parking to the east, zoned C-4 (RC) (TOD) (W-5); and office uses to the west, across North 
Illinois Street, zoned C-4 (RC) (TOD) (W-5). 

Petitions 2016-CZN-842 and 2026-CVR-842 rezoned the site to the C-S district to provide for buildings 
and parking with zero-foot front setbacks, without landscaping, along Mc Lean Place and North Illinois 
Street with building encroachments into the clear sight triangles of the abutting streets and alleys. 
 
MODIFICATION 
 
The request would modify the commitments Number One and Two related to petitions 2016-CZN-842 
and 2016-CVR-842 that required 10,000-square feet of the building space to be reserved for office / retail 
space / artisan food or beverage / artisan manufacturing uses, with building elevations subject to 
documents file-dated March 2, 2017. 
 
The Comprehensive Plan recommends urban mixed-use typology for the site. 
 
Staff initially recommended denial of the 2016 petitions because this site was located within the 
boundaries of three land use plans (North Meridian Street Corridor [16th Street to 30th Street Land Use 
Plan], Redline Transit-Oriented Development Strategic Plan, and Near North / Fall Creek Plan) all of 
which recommended mixed use, when the proposed use was for a self-storage facility with a small office. 
 
Following negotiations with the petitioner and their representative, staff supported the request, subject to 
10,000 square feet of the building being reserved for other uses.  This agreement was documented in 
commitments that also included building elevations to be subject to the March 2, 2017 elevations.  See 
Exhibit A. 
 
Five years later the petitioner and their representative filed a modification (2022-MOD-009) to eliminate 
the agreed upon 2016 commitments.  Staff recommended denial of that request, the Hearing Examiner 
recommended denial and the petition was withdrawn prior to the hearing before the Metropolitan 
Development Commission. 
 
The petitioner and their representative have filed yet another request to eliminate the agreed upon 
commitments.  Following discussions with the petitioner and their representative, staff would accept 
reducing the amount of square footage dedicated for uses other than self-storage units (warehousing) to 
4,000 square feet, thereby agreeing to allow an additional 6,000 square feet of storage. 
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Staff repeatedly stated the need to preserve commercial space along the North Illinois Street frontage 
and provided acceptable options (A through D) on August 5, 2024, that would retain commercial space 
and increase the storage space.  See Exhibit B. 
 
On September 5, 2024, the petitioner and their representative filed a modification that would provide a 
minimum of 2,000 square feet of office and commercial use.  See Exhibit C. 
 
Since 2016, updated land use plans for this site have been adopted and now include the Red Line Transit-
Oriented Strategic Plan (2021) and the Purple Line Transit-Oriented Strategic Plan (2021), both with a 
District Center typology of dense mixed-use. 
 
As submitted staff believes the request of 2,000 square feet of office and commercial use unacceptable 
and continues to recommend denial.  The continued enlargement of the self-storage space runs contrary 
to City policy, which has evolved since 2016.  This land use contributes nothing to the surrounding area 
and does not promote the principles of community, economic or neighborhood connectivity and 
engagement that is the cornerstone for the Regional Center and Transit-Oriented Development 
Secondary districts. 
 
Wellfield Protection Secondary Zoning 
 
A wellfield is an area where the surface water seeps into the ground to the aquifer and recharges the 
wells that are the source of our drinking water.  This secondary zoning district places closer scrutiny on 
uses and activities that might contaminate the underground drinking water supply. 
 
There are two wellfield district designations.  An area identified as W-1 is a one-year time-of-travel 
protection area.  The W-5 is a five-year time-of-travel protection area.  All development within these 
districts is subject to Commission approval.  The filing of a site and development plan is required and 
subject to approval, on behalf of the Commission, by a Technically Qualified Person (TQP), unless 
exempted by the Ordinance. 
 
“Because of the risk that hazardous materials or objectionable substances pose to groundwater quality, 
it is recognized that the further regulation of the manufacturing of, handling, transfer, disposal, use or 
storage of hazardous materials or objectionable substances related to nonresidential use activities is 
essential in order to preserve public health and economic vitality with Marion County.” 
 
All uses permitted in the applicable primary zoning district shall be those uses permitted in the W-1 and 
W-5 zoning districts, unless otherwise prohibited by the Ordinance, and provided no other secondary 
zoning district prohibits the use. 
  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
“No building, structure, premises or part thereof shall be altered, constructed, converted, erected, 
enlarged, extended, modified, or relocated except in conformity with this Section, and not until the 
proposed Site and Development Plan has been filed with and approved on behalf of the Commission by 
the Technically Qualified Person (TQP). Regulations found in Chapter 742, Article II, Section 4 shall apply 
to all land within the Wellfield Protection Zoning Districts. The entire site shall be subject to review by the 
TQP.  These regulations shall be in addition to all other primary and secondary zoning district regulations 
applicable to such land, and in case of conflict, the more restrictive regulations shall apply.” 
 
The subject site is located in W-5 White River wellfield protection area and any use or development within 
a wellfield protection district would be subject to the Technically Qualified Person (TQP) review and 
approval, unless and until the property owner provides sufficient justification that the type of use, type of 
facility, and chemical quantity limits, independent of the land use would be exempt from the requirements 
for filing a development plan. Otherwise, a development plan would be required to be filed and approved 
on behalf of the Metropolitan Development Commission by the (TQP).  Contaminants that would have an 
adverse effect would include chemicals that are used in the home, business, industry, and agriculture.  
Chemicals such as furniture strippers, lawn and garden chemicals, cleaning chemical and solvents, 
gasoline, oil, and road salt can all contaminate groundwater supplies if poured on the ground or 
improperly used or stored.  
 
Again, the Zoning Ordinance establishes Secondary Zoning Districts to further regulate environmentally 
sensitive areas or areas with increased development and connectivity potential.  Secondary Districts 
have the added effect of creating increased scrutiny for uses that could impact the surrounding areas.  
Self-storage uses often have an impact on public safety by introducing increased traffic, competing points 
of pedestrian traffic and vehicular traffic, as well as the potential of unknown environmental contamination 
from surface run-off. 
 
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; 
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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. 
 
Regional Center 
 
The site is located within the Regional Center overlay district. Design of all new construction, sidewalk 
cafes, and signage in the Regional Center overlay district is subject to the Regional Center Urban Design 
Guidelines. The design of the proposed project would be subject to a public review before the Regional 
Center Hearing Examiner.  
 
 
 

GENERAL INFORMATION 

 
Existing Zoning C-S (RC) (TOD) (W-5) 
Existing Land Use Self-storage facility 
Comprehensive Plan Urban Mixed-Use 
Surrounding Context Zoning Land Use 

North:    MU-2 (RC) (TOD) (W-5) / C-
4 (RC) (TOD) (W-5) Vacant land / parking lot 

South:    C-4 (RC) (TOD) (W-5) / MU-2 
(RC) (TOD) (W-5) 

Multi-family dwelling / office uses / 
parking 

East:    C-4 (RC) (TOD) (W-5) Office uses / parking 
West:    C-4 (RC) (TOD) (W-5) Office uses /parking 

Thoroughfare Plan 

North Illinois Street 
 
 

Mc Lean Place 

Primary Arterial 
 
 
Local Street 

 
Existing 70-foot right-of-way and 
proposed 78-foot right-of-way. 
 
Existing 50-foot right-of-way and 
proposed 48-foot right-of-way. 

Context Area Compact 

https://library.municode.com/in/indianapolis_-_marion_county/codes/code_of_ordinances?nodeId=TITIIIPUHEWE_CH561DRSECO&showChanges=true
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Floodway / Floodway 
Fringe No 

Overlay Yes – Transit-Oriented Development / Regional Center 
Wellfield Protection 
Area Yes – W-5 White River 

Site Plan September 5, 2024 
Site Plan (Amended) N/A 
Elevations N/A 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact N/A 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement N/A 
  

 
 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• The Comprehensive Plan recommends Urban Mixed-Use typology.    “The Urban Mixed-Use typology 
provides dense, pedestrian-oriented development with a wide range of businesses, services, and 
institutions that serve both adjacent neighborhoods and the broader Indianapolis community. 
Buildings are four to eight stories in height with entrances and large windows facing the street.  Where 
possible, sidewalks and other pedestrian spaces should be activated as places to gather or otherwise 
spend time, such as sidewalk cafes and plazas.  Public spaces may also be programmable for 
community events.  Off-street parking should be behind buildings or in garages.  Where block lengths 
are longer than 500 feet, public pedestrian paths should be provided as cut-throughs.  This typology 
has a residential density of at least 25 to 75 units per acre.” 

 
• Indianapolis Regional Center Guidelines (2008). 

o These design guidelines provide a community standard for urban design.  They were 
developed to encourage creativity, interest, and variety, and to build upon local heritage 
and character.  The guidelines are intended to protect the investments of stakeholders by 
maintaining downtown Indianapolis as an efficient, sustainable, and vital place in which to 
live, work, learn and spend free time. 

 
Pattern Book / Land Use Plan 

 

The Comprehensive Plan consists of two components that include The Marion County Land Use Pattern 
Book (2019) and the land use map.  The Pattern Book provides a land use classification system that 
guides the orderly development of the county and protects the character of neighborhoods while also 
being flexible and adaptable to allow neighborhoods to grow and change over time. 
 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
The Pattern Book serves as a policy guide as development occurs.  Below are the relevant policies 
related to this request: 
 
• Conditions for All Land Use Types – Urban Mixed-Use Typology 

 
• All land use types except small-scale parks and community farms/gardens in this typology 

must have adequate municipal water and sanitary sewer.  
• All development should include sidewalks along the street frontage. 
• Mixed-Use structures are preferred for all land uses except Public Administration, 

Associations, and Region-Serving Institutions/Infrastructure, Entertainment, and Small-
Scale Parks.  

• In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged.  

• Where possible, contributing historic buildings should be preserved or incorporated into new 
development. 

 
 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

The Red Line Transit-Oriented Development Strategic Plan (2021) and Purple Line Transit-Oriented 
Development Strategic plan (2021) 

• This site is also located within an overlay, specifically the Transit Oriented Development 
(TOD).  “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 Transit-Oriented Development (TOD) overlay is intended for areas within walking 
distance of a transit station. The purpose of this overlay is to promote pedestrian connectivity 
and a higher density than the surrounding area. 
 

• This site is located within a ¼ mile walk of a proposed transit stop located at the intersection 
of North Meridian Street and East 22nd Street with a District Center typology. 
 

• District Center stations are located at the center of regionally significant districts with several 
blocks of retail or office at their core.  Development opportunities include infill and 
redevelopment, dense residential, employment near transit stations, neighborhood retail and 
a focus on walkability and placemaking. 
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• Characteristics of the District Center typology are: 

 • A dense mixed-use hub for multiple neighborhoods with tall buildings 
 • Minimum of 3 stories at core with no front or side setbacks 
 • Multi-family housing with a minimum of 5 units 
 • Structured parking only with active first floor 

 

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) 

 

 
• The Marion County Thoroughfare Plan (2019) “is a long-range plan that identifies the locations 

classifications and different infrastructure elements of roadways within a defined area.”   
• The following listed items describe the purpose, policies and tools: 
 

o Classify roadways based on their location, purpose in the overall network and what 
land use they serve. 

o Provide design guidelines for accommodating all modes (automobile, transit, 
pedestrians, bicycles) within the roadway. 

o Set requirements for preserving the right-of-way (ROW) 
o Identify roadways for planned expansions or new terrain roadways 
o Coordinate modal plans into a single linear network through its GIS database 
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ZONING HISTORY 
 
 

2022-MOD-009; 25 Mc Lean Place, requested modification of comments related to 2016=CZN-842 and 
2016-CVR-842 to terminate Commitments # 1 and #2 on Attachment “D” which required 10,000 square 
feet of building space to be reserved for office / retail space, artisan food / beverage space, artisan 
manufacturing uses and required the building be subject to elevations, file-dated March 2, 2017, denied. 
 
2017-REG-100; 25 McLean Place, requested Regional Center Approval to provide for demolition of 
existing buildings and the construction of a three-story commercial building, with associated surface 
parking area along Illinois Street, approved 
 
2016-CZN-842 / 2016-CVR-842; 25 Mc Lean Place, requested rezoning of 1.1 acres, from the C-4 (RC) 
(W-5) district to the C-S (RC) (W-5) classification to provide for a self-storage facility, MU-1, and MU-2 
uses, and a variance of development standards of the Consolidated Zoning and Subdivision Ordinance 
to provide for buildings and parking with zero-foot front setbacks, without landscaping, along Mc Lean 
Place and North Illinois Street (10-foot setback required and interior landscaping required), and with 
building encroachments into the clear sight triangles of the abutting streets and alleys approved. 
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EXHIBITS 
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Site Plan 
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EXHIBIT A 
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EXHIBIT B 
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EXHIBIT C 
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View looking west along Mc Lean Place 

 

 
View looking east along Mc Lean Place 
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View looking south along North Illinois Street 

 

 
View looking north along North Illinois Street 
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View of site looking east across North Illinois Street 

 

 
View of site looking east across North Illinois Street 
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View of site looking east across North Illinois Street 

 

 
View of site looking northeast across North Illinois Street 
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View from site looking southwest across North Illinois Street 

 

 
View from site looking northwest across North Illinois Street 
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View from site looking north across Mc Lean Place 

 

 
View from site looking north across Mc Lean Place 
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View from site looking north across Mc Lean Place 

 
 

 

 


