
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-MOD-005 
Address: 2205 North Delaware Street (Approximate Address) 
Location: Center Township, Council District #11 
Zoning: C-S 
Petitioner: Delaware 632, LLC, by Timothy E. Ochs 
Request: Modification of the Development Statement and Site Plan, related to 

2015-CZN/CVR-817, to replace the approved site plan with the one filed 
with this petition, which shows 81 parking spaces and an enclosed 
patio for outdoor seating (previous site plan showed 83 parking 
spaces).  

 
RECOMMENDATIONS 
 
Staff recommends approval of the modification request. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE ISSUES 
 
◊ This 0.8-acre site, zoned C-S, is fully developed with a mixed-use building, consisting of 47 multi-

family dwellings, 8,920 square feet of retail space, outdoor seating, resident amenities, including a 
fitness center, 29 surface parking spaces and 54 garage parking spaces. The site is located at the 
northeast corner of 22nd Street and Delaware Street. To the north are single-family dwellings, 
zoned D-8, to the east is vacant commercial, zoned D-8, to the south, with Herron-Morton Place, 
is single- and multi-family dwellings and to the west is a gasoline station, zoned C-4.   

 
MODIFICATION 
 
◊ This request would modify the Development Statement and Site Plan, related to 2015-CZN-817 . 

2015-CZN-817, to allow for an enclosed area to add seating to an existing restaurant, reducing 
the surface parking count from 29 spaces to 27 spaces and the overall on-site parking spaces 
from 83 to 81.  

 
◊ As proposed, the site plan would be altered behind the building line, along 22nd Street, to provide 

for the enclosed seating area. The two surface parking spaces that would be removed were within 
an area under roof and could not be seen from 22nd Street. This area is noted as the southern-
most surface parking spaces on the original site plan. 

 
◊ Staff believes the proposed amendments would be minor and have minimal impact on 

surrounding land uses, while providing an additional housing option.  Staff is, therefore, in support 
of this request. 

(Continued) 



STAFF REPORT 2023-MOD-005 (Continued) 
 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 C-S  Mixed-use development 
SURROUNDING ZONING AND LAND USE 

 North - D-8  Single-family dwellings 
 South - D-8  Single- and multi-family dwellings 
 East - D-8  Vacant commercial / single-family dwellings 
 West - C-4 / D-8  Gasoline station / single-family dwellings 
     

COMPREHENSIVE LAND USE 
PLAN 

The Comprehensive Land Use Plan for Indianapolis and 
Marion County (2018) recommends traditional neighborhood 
typology. 
 

THOROUGHFARE PLAN This portion of Delaware Street is designated in the Marion 
County Thoroughfare Plan as a primary arterial with an 
existing and proposed 78-foot right-of-way. 22nd Street is 
designated as a primary arterial with an existing and 
proposed 56-foot right-of-way 
 

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

OVERLAY There is no overlay for this site. 

SITE PLAN File-dated March 9, 2023 

ELEVATIONS File-dated March 9, 2023 

C-S STATEMENT File-dated March 9, 2023 

ZONING HISTORY - SITE 
 
2016-DV1-012; 2205 North Delaware Street, requested a variance of development standards of the 
Consolidated Subdivision and Zoning Ordinance to provide for a bar / tavern, located 80 feet from the 
nearest protected district, approved. 
 
2015-CZN-817 / 2015-CVR-817; 2205 North Delaware Street, requested a rezoning of 0.8-acre, 
from the C-3 district to the C-S classification to provide for a four-story, 60-foot tall, 90,000-square-
foot mixed-use development, with a parking garage, 47 dwelling units and 8,850-square-foot of retail 
area and 83 spaces, and a variance of development standards of the Consolidated Subdivision and 
Zoning Ordinance to provide for a 60-foot tall mixed-use building, with an 11-foot north side 
transitional yard setback, a five-foot east side transitional yard setback, with reduced landscaping, a 
40-foot front setback along Delaware Street, a 31-foot front setback along 22nd Street, with reduced 
landscaping, a 20-foot drive lane width from Delaware Street and 22nd Street and a fenced outdoor 
seating area and building awnings within the rights-of-way of Delaware Street and 22nd Street, 
approved. 

(Continued) 



STAFF REPORT 2023-MOD-005 (Continued 
 
ZONING HISTORY - VICINITY 
 
2018-DV2-033; 2230 North Delaware Street, requested a variance of development standards of the 
Consolidated Subdivision and Zoning Ordinance to provide for additions to a single-family dwelling, 
with a 10-foot front setback, and six and nine feet between dwellings and to legally establish a two-
foot north side yard setback, granted. 
 
2016-UV1-024; 2218 North Delaware Street, requested a variance of use and development 
standards of the Consolidated Subdivision and Zoning Ordinance to provide for a 30-foot-tall 
accessory building, with an 840-square-foot secondary dwelling unit, granted. 
 
JY ******* 
 

 



Original C-S Statement 

 



 



 



 
 
 
 
 
 



Original Site Plan 

 
 
 
 
 
 



Proposed Amendments to Approved C-S Statement and Site Plan 

 
 

 
 
 
 
 
 
 
 
 



Photos 

 

 
 

Location of restaurant seating 
 



 

 
 

Building along 22nd Street (top); and at corner of 22nd Street and Delaware Street 
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