
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-UV2-027 (Amended)  
Address:  3445 Washington Boulevard (approximate address) 
Location:  Center Township, Council District #9 
Zoning:  D-3 
Petitioner:  Caitlin M Hannon & Chuck W Brewer, by David Kingen & Emily Duncan 
Request:  Variance of use and development standards of the Consolidated Zoning 

and Subdivision Ordinance to provide for a mixed-use development (not 
permitted), including: 

a) A 3,580-square foot dwelling unit on the first and second floor; and 
b) 6,410 square feet of office and 
c) An 1,810-square foot dwelling unit in the basement with  
d) nine off-street parking spaces and four street parking spaces (23 

parking spaces required) 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request as amended subject to the January 2, 2023 file-dated 
plan of operation and the three commitments submitted by the petitioner as follows:  
 

1. No addition to or expansion of the building will be permitted. 
2. The primary structure shall be preserved and any minor modifications to the exterior of the 

building shall be residential in appearance.  
3. Bike parking shall be installed on site.  

 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 D-3  Compact Residential 
 
SURROUNDING ZONING AND LAND USE 
 North  D-3  Residential (Single-family dwelling)  
 South  SU-1  Religious Use 
 East  SU-1  Religious Use 
 West  D-3  Residential (Single-family dwelling) 
 
NEIGHBORHOOD PLAN  The Mapleton-Fall Creek Neighborhood Land Use Plan (2013) 

recommends office commercial development. 
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STAFF REPORT 2022-UV2-027 (Continued) 
 

 The 0.64-acre subject site is improved with a single-family dwelling that was previously converted 
for commercial use. A previous variance, 90-UV1-16, permitted the construction of an addition to 
the dwelling for the expansion of a film production studio.  

 

 The site is surrounded to the north and west by single-family dwellings and to the south and east 
by a religious use.  

 
VARIANCE OF USE 
 

 The initial request included a warehouse space on the first floor, a single contractor operating a 
live workspace in the basement, and a non-illuminated ground sign. After multiple discussions with 
staff regarding the concerns with the proposal, the petitioner amended the request and removed 
these items from the proposal.  

 

 The grant of the amended request would permit two dwelling units in Unit A and Unit C and an 
office in Unit B with deficient parking.  

 

 The D-3 The D-3 district provides for low or medium intensity residential development. Land in this 
district should have good thoroughfare access, be relatively flat in topography, and be afforded 
pedestrian linkages to community and neighborhood services and facilities (schools, parks, 
shopping areas, etc.). Recreational facilities developed for the neighborhood complement the 
treed yards on the individual lots. Predominantly single-family detached dwellings are envisioned 
with two-family dwellings on corner lots in this district. The D-3 district has a typical density of 2.6 
units per gross acre. This district fulfills the low-density residential classification of the 
Comprehensive General Land Use Plan. 

 

 Many of the structures on Washington Boulevard in this area have been converted to office-type 
uses from large single-family dwellings. Providing for an office use at this location would not be 
out of character with the surrounding area.  

 

 Additionally, the proposal would not substantially interfere with the Comprehensive Plan since it is 
recommended for office commercial development. 

 
VARIANCE OF DEVELOPMENT STANDARDS 
 

 Per Table 744-402-1, an office for business, professional, or government use would require one 
parking space per 350 square feet where a medical or dental office would require one parking 
space per 300 square feet. Since the request does not differentiate between which type of office 
use would be proposed, staff used the more intense parking requirement to assure that the 
variance would apply if the more intense parking requirement would be needed.  

 

 As proposed, the 6,410 square foot office would require 21 parking spaces and the two dwelling 
units would require two additional spaces. The total required parking on site would be 23 spaces 
where 13 spaces would be proposed. Nine parking spaces would be off-street parking spaces with 
four being street parking.  
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STAFF REPORT 2022-UV2-027 (Continued) 
 

 In Staff’s opinion, there are site limitations with providing the total required parking spaces on site.  
 

 Furthermore, the site falls within ½ mile from the nearest Red Line Transit Station and Purple Line 
Transit Station, which would allow for a 10% parking reduction. The fact that this site would be 
served by two bus rapid transit lines gives staff assurance that the reduced parking variance is 
supportable.  

 
GENERAL INFORMATION 
 
THOROUGHFARE PLAN  Washington Boulevard is classified in the Official 

Thoroughfare Plan for Marion County, Indiana as a street 
classification, with a 100-foot existing right-of-way and a 78-
foot proposed right-of-way. 

 
OVERLAY    This site is in a Transit-Oriented Development (TOD) 

overlay, specifically the Bus Rapid Transit Red Line.  
 
OVERLAY    This site is in a Transit-Oriented Development (TOD) 

overlay, specifically the Bus Rapid Transit Purple Line.  
 
SITE PLAN    File-dated November 10, 2022. 
 
AMENDED SITE PLAN  File-dated January 5, 2023. 
 
FLOOR PLANS   File-dated November 10, 2022. 
 
UPDATED FLOOR PLANS File-dated January 5, 2023. 
 
PLAN OF OPERATION  File-dated November 10, 2022. 
 
AMENDED PLAN OF OPERATION File-dated January 5, 2023. 
 
PETITIONER COMMITMENTS File-dated January 5, 2023. 
 
FINDINGS OF FACT  File-dated November 10, 2022. 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS 
 
None.  
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STAFF REPORT 2022-UV2-027 (Continued) 
 
PREVIOUS CASES 
 
2008-DV2-048; 3445 Washington Boulevard (subject site), Variance of Development Standards of 
the Sign Regulations to provide for a four-foot tall, 26.7-square-foot ground sign (not permitted), for 
an existing business permitted by petition 90-UV1-016, granted.  
 
90-UV1-16; 3445 Washington Boulevard (subject site), Variance of use of the Dwelling Districts 
Zoning Ordinance to permit the construction of an addition to a film production studio, granted.  
 
85-Z-219;3601 Washington Boulevard (subject site), Rezoning of approximately 46 acres from the 
D-3 district to correct a mapping error, approved.  
 
ZONING HISTORY – VICINITY 
 
2017-DV3-037; 3434 North Washington Boulevard (west of site), Variance of development 
standards of the Consolidated Zoning and Subdivision Ordinance to provide for a six-foot tall fence 
within the front yard (maximum 42-inch-tall fence permitted within the front yard.), granted.  
 
2010-DV1-053; 418 East 34th Street (south of site), Variance of development standards of Sign 
Regulations to provide for a 20-foot tall, 148.2-square foot free-standing sign mounted on the rear of 
an existing scoreboard, with a 3.83-foot setback from East 34th Street, with a 25-foot separation from 
the D-5 district to the south and being the third sign along the 581.87-foot 34th Street frontage, 
granted. 
 
2009-DV1-008; 418 East 34th Street (southeast of site), Variance of development standards of the 
Sign Regulations to: a) legally establish two, six-foot tall, 38.5-square foot pylon signs, and b) provide 
for a 7.67-foot tall, 40.31-square foot pylon sign, within 128.51 feet of another freestanding sign to the 
west along East 34th Street and within 99.62 feet of another freestanding sign to the north along 
Central Avenue, being the second sign along 581.87 feet of street frontage on East 34th Street, 
granted. 
 
2009-UV3-015; 3536 Washington Boulevard (northwest of site), Variance of Use of the Dwelling 
Districts Zoning Ordinance to provide for office uses (not permitted), granted.  
 
2008-LNU-005; 3545 Washington Boulevard (north of site), Certificate of Legal Non-Conforming 
Use for a commercial office use, granted.  
 
2008-LNU-001; 3558 Washington Boulevard (northwest of site), Certificate of Legal Non-
Conforming Use for an eight (8) dwelling unit residential structure, granted.  
 
2006-UV3-027; 3447 Washington Boulevard (north of site), Variance of use of the Dwelling Zoning 
Ordinance to Ordinance to provide for general office uses in an existing single-family dwelling, 
granted. 
 
2004-DV2-001; 3554 Central Avenue (northeast of site), Variance of the Development Standards of 
the Dwelling District Ordinance to legally establish a 6.83-foot tall rear yard fence and a 9.67-foot tall 
side yard fence, with eight-foot and ten-foot posts respectively (maximum six-foot tall fence 
permitted), dismissed.  
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99-NC-42; 3505 Washington Boulevard (north of site), Certificate of Legal Nonconforming Use to 
establish an office building, denied. 
 
97-HOV-66; 210 East 34th Street (southwest of site), Variance of development standards of the Sign 
Regulations to provide for the placement of a double-faced illuminated ground sign, being 6.5 by 3 
feet and 4 feet in height, for an existing religious use, granted. 
 
95-HOV-51; 3550 Washington Boulevard (northwest of site), Variance of development standards of 
the Dwelling District Zoning Ordinance to permit the construction of an emergency exit door and 
stairway from the basement of a legally established office being less than one foot from the side lot 
line (minimum six feet required), granted.  
 
93-UV1-47; 3530 Washington Boulevard (northwest of site), Variance of use of the Dwelling 
Districts Zoning Ordinance to provide for a non-profit children’s theater, withdrawn.  
 
90-V3-72; 3521 North Washington Boulevard (north of site), Variance of use of the Dwelling District 
Zoning Ordinance to permit the construction of a single story office building and associated parking 
area, withdrawn.  
 
90-UV3-36; 3521 Washington Boulevard (north of site), Variance of use and development 
standards of the Dwelling Districts Zoning Ordinance to permit the construction of an office building 
with parkign located within the rear transitional yard and five feet from property line (20 feet required), 
denied.  
 
87-UV1-137; 3558 North Central Avenue (northeast of site), Variance of use of the Dwelling 
Districts Zoning Ordinance to provide for the use of an existing building for professional offices 
including an oral surgeon, granted with conditions. 
 
86-UV1-25; 131 East 36th Street (northwest of site), Variance of use of the Dwelling District Zoning 
Ordinance for the construction of a detached garage in a multi-family zoning district, granted.  
 
85-UV2-96; 3530 Washington Boulevard (northwest of site), Variance of use of the Dwelling 
Districts Zoning Ordinance to provide for the use of an existing building as a church, granted. 
 
84-UV2-30; 3532 & 3538 Washington Boulevard (northwest of site), Variance of use of the Dwelling 
District Zoning Ordinance to provide for the erection of a commercial building to be used as an audio 
production studio, granted. 
 
78-UV2-87; 3444 Washington Boulevard (west of site), Variance of use and development standards 
to permit general office uses in an existing building, previously granted for International Fraternity 
Headquarters, with sign, granted. 
 
 
MI 
 
 

******* 
  



2022-UV2-027; Location Map 
 

 
 
  



2022-UV2-027; Aerial Map 
 

 
 
  



2022-UV2-027; Site Plan 
 

 
 
2022-UV2-027; Amended Site Plan 
 

  



2022-UV2-027; Plan of Operation 
 

 
  



2022-UV2-027; Amended Plan of Operation 
 

  



2022-UV2-027; Petitioner Commitments 
 

 
 

  



2022-UV2-027; Floor Plans 
 

 
 
  



2022-UV2-027; Floor Plans (Continued)  
 

 
  



2022-UV2-027; Floor Plans (Continued)  
 

 
  



2022-UV2-027; Floor Plans (Continued)  
 

 
 

 
  



2022-UV2-027; Photographs 
 

 
Photo of the Subject Property: 3445 Washington Boulevard 

 
Photo of the Subject Property: 3445 Washington Boulevard 



 
Photo of the south setback and driveway. 

 
Photo of the rear parking area.  



 
Photo of the football field south of the site.  

 
Photo of the single-family dwelling west of the site.  

 



 
Photo of the single-famly dwelling north of the site.  

 
Photo of the C-1 and SU-2 districts north of the site.  


