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METROPOLITAN DEVELOPMENT COMMISSION June 13, 2024
HEARING EXAMINER

Case Number: 2024-MOD-008
Property Address: 1060 North Capitol Avenue
Location: Center Township, Council District #12
Petitioner: MTP — Stutz Propco, LLC, by Joseph D. Calderon
Current Zoning: CBD-S (RC) (TOD)
Modification of the development statement for 97-Z-48, to include uses
Request: as defined in Research and Development, Other, in the Consolidated
Zoning and Subdivision Ordinance, including a research laboratory.
Current Land Use: Mixed-Use development
Staff Approval
Recommendations: PP
Staff Reviewer: Jeffrey York, Principal Planner

PETITION HISTORY

This is the first hearing for this petition.

STAFF RECOMMENDATION

Staff recommends approval.

PETITION OVERVIEW

This request would provide for a modification of development statement for 97-Z-48, to include uses as
defined in Research and Development, Other in the Ordinance. This site, named The Stutz, is a mixed-
use development that has recently undergone substantial renovations. Originally constructed in 1911 as
a car manufacturing facility, the site has over 400,000 square feet of mixed-uses, including offices, retail,
a car museum, artist studios, event space and restaurants.

The 1997 rezoning allows a wide range of uses, including 1-3 and CBD-2 uses. However, at the time,
research laboratories were not specifically noted as permitted uses in either I-3 or CBD-2 districts. The
current ordinance would permit research laboratories under Research and Development, Other. This
petition would clarify that this proposed use would be permitted.

The Plan of Operation, submitted with the filing, details the proposed use. It would utilize 6,000 square
feet of space on the first floor on the west portion of the overall site. Up to seven employees are
anticipated at full employee capacity. Liquid materials would be stored within the laboratory, with waste
handled monthly in 55-gallon drums.
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Since the original CBD-S rezoning allowed for medium-intensity industrial uses (I-3) and that this use is
a permitted use in the current I-3 zone, this request would be supportable. Staff, therefore, recommends

approval of the request.

GENERAL INFORMATION

Existing Zoning

CBD-S (RC) (TOD)

Existing Land Use

Mixed-Use development

Comprehensive Plan

Core Mixed-Use

Surrounding Context Zoning Land Use
North: CBD-S (RC) (TOD) Surface parking / 1-65
South: CBD-2 (RC) (TOD) Warehousing / office
East: CBD-2 (RC) (TOD) Surface parking
West: CBD-S (RC) (TOD) Surface parking
Thoroughfare Plan
th
[ Primary arterial 78-foot existing and proposed right-
of-way
11" Street Primary arterial Zﬁu‘lc;(;/t existing and proposed right-
Capitol Avenue Primary arterial zﬁjv%(;t existing and proposed right-
Senate Avenue Primary arterial 78-foot existing and proposed right-
of-way
Context Area Compact
Floodway / Floodway N
- o}
Fringe
Overlay Yes, Regional Center and Transit-Oriented Development
Wellfield Protection No
Area
Site Plan Filed, May 9, 2024
Site Plan (Amended) N/A
Elevations N/A
Elevations (Amended) N/A
Landscape Plan N/A
Findings of Fact Filed, May 9, 2024
Findings of Fact N/A

(Amended)

C-S/D-P Statement

Filed, May 9, 2024

COMPREHENSIVE PLAN ANALYSIS

Comprehensive Plan
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o The Comprehensive Plan recommends core mixed-use.

Pattern Book / Land Use Plan

The Core Mixed-Use typology is intended for the core of the City’s Central Business District and
along logical extensions from the core (such as the North Meridian Street corridor). Itis
characterized by dense, compact, and tall building patterns and a substantial degree of activity.
Businesses, services, and institutions in this typology serve the entire region as well as residents
and tourists. There is a wide range of public spaces, with some designed to accommodate
events and festivals. Buildings are at least six stories in height and all off-street parking should be
in garages. While buildings in this typology are larger than in other mixed-use typologies, they
should still be designed with the pedestrian in mind, with entrances and large windows facing
the street. Ideally, this typology has a tight street grid with frequent intersections and small
blocks. In areas where small blocks are not practical due to existing development, public
pedestrian paths should be provided as cut throughs. This typology has a residential density in
excess of 50 units per acre.

¢ The following elements of the Pattern Book apply to this site:
o Large-Scale Multifamily Housing
o Should have either retail uses or externalized residential doors at-grade
o Parking should be in structures or behind or interior to the development

o Large-Scale Offices, Retailing, and Personal or Professional Services
o The primary entrance should be served by an arterial street
o Should not include outdoor display or merchandise

o Small-Scale Offices, Retailing, and Personal or Professional Services
o Automotive uses and uses with drive-through lanes are excluded

o Should not include outdoor display or merchandise

e Offices
o Recommended without additional conditions.

The Pattern Book also provides guidance related to overlays and whether an overlay adds,
modifies, or removes the recommended land uses within the base typology

This site is also located within two overlays, specifically the Regional Center overlay and 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.”
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Red Line / Blue Line / Purple Line TOD Strategic Plan

The site is within the Red Line Transit Oriented-Development (TOD) overlay, however, due to the
zoning (CBD-S), TOD restrictions due not apply to this 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.



Department of Metropolitan Development

D M D N DY Division of Planning

Current Planning
DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

ZONING HISTORY

2023-CZN-837/ 2023-CVR-837 / 2023-CVC-823, 217 West 10'" Street and 916, 918 and 922 North
Capitol Avenue, requested a rezoning of 1.17 acres from the I-3 (RC) district to the CBD-2 (RC) district,
a variance of development standards of the Consolidated Zoning and Subdivision Ordinance to provide
for two, mixed-use buildings, each with one 11’ by 27’ loading space, to allow for buildings with frontages
along 10™ Street to meet the Sky Exposure Plane Three requirements and a vacation of Roanoke Street,
being 30 feet in width, from the south right-of-way line of 10™" Street, south 253.10 feet, approved.

2023-REG-063; 217 West 10" Street and 916, 918 & 922 North Capitol Avenue, requests Regional
Center Approval to provide for a mixed-use development, approved.

2023-DV1-002; 902, 916, 918 and 922 North Capitol Avenue, requested a Variance of development
standards of the Consolidated Zoning and Subdivision Ordinance to provide for the construction of a
243,000 square foot mixed-use building with one 24-foot by 28.5-foot loading space (two loading
spaces with dimensions of 30-foot by 12-foot and 55-feet by 12-feet required), granted.

2022-REG-077; 902, 916, 918 and 922 North Capitol Avenue, requested Regional Center Approval to
provide for the demolition of existing buildings and construction of a five-story, mixed-use development,
with approximately 270 units, 13,840 square feet of office and retail space, a parking garage with
approximately 398 spaces, and resident amenities, including an outdoor courtyard, withdrawn.

2022-VAC-008; 918 North Capitol Avenue; requested a vacation of the first east-west alley south of
10" Street, being 15 feet wide, beginning at the west right-of-way line of Capitol Avenue, west 194.79
feet, to the east right-of-way line of Roanoke Street, approved.



DMD3INDY

DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

Department of Metropolitan Development

Division of Planning
Current Planning

o — [ e
y 0 ~ —1 —smanlug —
? 11111 [T, ST S— ALLEY 1180 H — _#LLE\"'WL_ T a———
& —1 | — _
3 e _ ] 158
T H| g
ALLEY 4435 W - . 85113 RAmpe
! eBD2 = — o
| El - —
S x e
B | 8 —
| g T
| | — = —
£
w
i
[ ALLEY 1068
I
3
Ell
=l CBDS
2
s
=
g z
= =
3 "
| S :
T
L =
é
| & 13
=1 i
5| e |
‘ l_ asvsn | L




Department of Metropolitan Development
Division of Planning

D M D N DY Current Planning

DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

Permitted uses from 97-Z-48:

EXHIBIT B

A mixed ial/ i i i
use commercial/ industrial business center, including the E‘ollowing uses:

1.

2

3,

All uses permitted in the I-3-U Zoning District.
All uses permitted in the CBD-2 Zoning District.

Without lirmici . s

ki, :Fuung the foregc.n.l:lg, (2) all existing uses of the subject pro,

a7 filing of the petition to rezone to the CBD-§ zoning clasmﬁperty o

s b::]t? ght manl:nfacmﬂng, offices, retail uses studios, warehouysi sl
on and delicatessens. , T

Eating places, any type o includi ;
beverages. . P O restaurant, including those providing alcoholic

Uses accessory and incidental to th ing, i
e fi H .
accessory parking and loadin g. PR Stodig b ot limited to
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Requested modification:

Amended Exhibit “B”

MTP - Stutz Propco, LLC
1060 North Capitol Avenue

Petitioner, MTP - Stutz Propco, LLC is the owner of the Stutz property. The existing
CBD-S zoning allows for a variety of uses, including, but not limited to, “All uses permitted in the
I-3-U Zoning District”, as set forth on Exhibit “B” to the Rezoning Petition filed and approved as

Case No. 97-Z-48. Petitioner desires to lease space to Calumet Specialty Products for use as a
research laboratory.

The Petitioner’s request, therefore, is to amend Exhibit “B” to allow “Research and
Development, Other” uses as an additional permitted use as defined in the City of Indianapolis
Consolidated Zoning / Subdivision Ordinance effective as of May 8, 2023.
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CALUMET SPECIALTY PRODUCTS

RESEARCH LABORATORY PLAN OF OPERATION
Stutz Building 1060 Morth Capitod Awve, Indianapolis, IM

THE BUISIMESS

Calumet Specizlty Products has signed z lease sgreement to use space within the Stutz building locted
at 1060 Morth Capitnd Ave fior office activities as their oorporste beadguarters beginning the |ater part of
2024. Calumet proposes to lease an additional spprovimately 6,000 square feet on the first floor of the
Stutz building to use 25 & res=arch laborztony. This space is curmently vacant. Calumes curmently operates
ten laborabories in the LIS, but none in the Indianapolis area. A floor plan [2yout for the proposesd
laboratory is included in Appendix A.

LABDRATORY OPERATIINS

This lab will be ussd to perfiorm small scale wet chemistry experiments to dedde better formulations bo
improve existing products, develop brand new producs, snd perfiorm outine testing on exigting
producs. This is done by experimenting with different hydrocarbon fractions, raw materials, and
formulated chemistry. This is accomplished by carmying out reactionziry symthesis andfor blending
chemisiry and testing theiroombined properties in the [ah using various lab insbruments. The end
Calumet prosducts discowered in this |zb will be used in many consumer applications such as oosmetics,
candles, and lubrimnts so therefore will be made using very safe mw matenals

The purpose of the lab is to lezm information which will be implemented at Calumet manufacuring sites
in other parts of the country. For example, we will discowver what formulations meet the oustomer
requiremenis and differentizte owr products from compefitors. Then we will insmuct our manufacturing
sites [t in Indianapolis) on what is needed for the new andfor improved formulations for them to
make in commercizl scale. The Indianapolis lab proposed a2t the Stutz building will not be used o
manufaciure products fior the int=nt of sale.

Calumet will not be conducting any experimentation or work with ary explosives, radicacthee materials,
rior animals!biologicalsliving organisms. We will corduct small scale reactions in test tube |5 mil) to
gallon size glassaare. & few years into the lease, Calumet may purchase 3 100-zallon mixer to scle up
ervironmenizidly friendby, consumes lubricts & oils such 2= marine & aubomotive engine oils znd
household consumer producs. Ay medium scale maternals (35-gallon drum quantities] would be 2
blending /mixing process of our formulations and sre ssfe for consumes wse — pon-hazardous. This
medium scale is for leaming sbowt the blending process and providing more samples to send out o
customers for their evsluation. This is not lange enough for Calumet o make product for sale so this will
oontinue to be done at dedicated manufacturing sites.

Materizls used in the |2 will be class 1, 2, and 3 flammable, combustible, and nor-combustible sohents.
In addition, cormoshe liquids such as adds and bases of various concentrations will be used. Class 1 thru
3 type liquids will indude plant-based liquids and solids (examples: vegetable oils, coconut, and soy wax]
anid petroleumn-based liguids and solids {examples mineral spirits, base cils, and micro-waxes) to
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formulate products that ane safe for sveniual onswmer contact and vses. Also used in small quartites
to dean glassware and prepane samples for testing. some of the following chemicl quids will be psed
in the lab: class 1. 2. and 3 flammable, combustible, snd nom-oombustible solvents [such 25 aoetone,
methanol, and hewzne), in addition to agueous solutions containing acids and bases of various
concentrations. A storage ares with proper vertilztion is shown in Appendix & for reserve guantities of
solid and hquid materials. Proper cabinets will hold oormosiee acids & bases and flammable solwents.
Yentilabed hoods with externzl exhaust will be used for all general experimentation with materizls that
are wolztile [evaporate into the zir). Example pictunes zre chown in &ppendix B

Equipment located in the lab: Approgimately 20 instruments (examples: weighing smles, visoosity testing
equipment, chromatography for chemicl identification] will be on top of reseanch grade [ab benches.
These zre all commercizlly available pieoss of eguipment spproved for safety by O05HA =zndards. We
will have pas oylinders to supply helivm, nitrogen, and ydrogen to these instruments 2 shown in
Appendin B. All pas oylinders will have safety attmchments o secune them in place.

SAFETY: An adequate murmber of sinks, showers, znd eyewash stations will be situzted in the [ab for guick
acoess to rinsing off any aoodental spills 25 shown in Appendin &. In addition, appropriate fine
suppression will be installed incleding overhead sprinklers, and chemical suppression for the sampbe
storage area and fire extinguishers throughout the lab. Al necessairy permits will be identified and
acguired with the assistance of qualified engineering firms. Training in fire suppression will zlso be
mandabory. my accidentz] spills or relezse would be comtained to within the |aboratory room, mitigated
with the proper szfety precautions.

MOISE: The lowdest pieces of eguipment are the fume hoods which @n be up o 7ldb. Fume hoods not

in use, anre operational but with the front door pulled doswn, the noise is minimal. The ocombined noise
from 5 fume hoods (one possibly added in the future) is 77db given the logarithmic decibel scale.

ZONING

This section will be completed by Somera Rocd.

HOLURS OF OPERATEIN

Typicd hours of operstion will be Mondzy through Friday approsimately B am to 5 pr. Thers will not be
amy scheduled evening or weekend shifts.

KUMBER OF EMPLOYEES

&t sartup, there will be tao (2] employees in the b, This will gradually increase to seven (7] employees
owver multiple years. These will be fully traired scientists under the direction of = qualified |aboratory
supervisor. For example, Lpdia Dobler has been proposed 25 leading the laborstory who has 2 Ph.DUin
Analytical Chemistry and has directed an RE&D chemisry laborztory in the past.
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EXFECTED TRAFFIC

Bemsides emphoyee traffic, we will neceive small shipments of supplies via the loading dock including
samiples of approvimately 1 guart to one gillon. Oocasionally there may be larger sizes from 5 gal pails to
55-zal drum of material. &pprovimately one time per month, 3 disposal company will remosve waste from
thee |aboratory using a 55-gal drum.

MISCELLANEQUS
Wentilation through the adjacent room via evisting ductwork and up throush the ceiling is planned.

OUTSIDE STORSGE
All materials will be stored inside the laboratory with no additional space needed outside of the building.

APPENDIY A: Calumet Floorplan
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Example of current Calumet lab

Example of laboratory instrumentation in current Calumes lab
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Examples of sample stomge
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West elevation of subject site — proposed laboratory would be in the first-floor space
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Public entrance on the west fagcade, along Senate Avenue



Department of Metropolitan Development

D M D N DY Division of Planning

Current Planning
DEPARTMENT OF METROPOLITAN DEVELOPMENT
DIVISION OF PLANNING | CURRENT PLANNING

Proposed laboratory space
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Proposed laboratory space



