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METROPOLITAN DEVELOPMENT COMMISSION October 9, 2025
HEARING EXAMINER

Case Number: 2025-ZON-101
Property Address: 3901 English Avenue
Location: Center Township, Council District #18
Petitioner: Samuel Salazar
Current Zoning: D-5

. Rezoning of 0.241-acre from the D-5 to the C-3 district to provide for
Request: . )

commercial retail uses.

Current Land Use: Commercial uses
Staff Approval
Recommendations: PP '
Staff Reviewer: Kathleen Blackham, Senior Planner

PETITION HISTORY

This is the first hearing on this petition.

STAFF RECOMMENDATION

Approval.

PETITION OVERVIEW

This 0.241-acre site, zoned D-5 and developed with a one-story commercial building. It is surrounded
by a park to the north, across English Avenue, zoned PK-2; single-family dwellings to the south, east and
west, across Denny Street, all zoned D-5.

REZONING

The request would rezone the site to the C-3 district. “The C-3 District is for the development of an
extensive range of retail sales and personal, professional and business services required to meet the
demands of a fully developed residential neighborhood, regardless of its size. Examples of such types of
uses include neighborhood shopping centers, sales of retail convenience or durable goods, shopping
establishments, retail and personal and professional service establishments. At this neighborhood scale
of retail, a fine- grain of accessibility requisite for all modes of travel must be provided and maintained. It
does not make provision, however, for those businesses that draw customers in significant numbers from
well beyond a neighborhood boundary and are, therefore, unusually heavy traffic generators, such as
theaters.
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It does not allow those businesses that require the outdoor display, sale or storage of merchandise; or

require outdoor operations. In general, to achieve maximum flexibility of permitted land use, the C-3
District makes possible a highly varied grouping of indoor retail and business functions.”

The Comprehensive Plan recommends community commercial typology for the site.
As proposed, this request would align the land use recommendation. Furthermore, this site has

historically operated with a commercial use by variance since approximately 1954 according to the
property cards of the Assessor’s Office.

GENERAL INFORMATION

Existing Zoning D-5

Existing Land Use Commercial uses (vacant)

Comprehensive Plan Community Commercial

Surrounding Context Zoning Land Use
North: PK-1 Park
South: D-5 Single-family dwellings

East: D-5 Single-family dwelling

West: D-5 Single-family dwelling

Thoroughfare Plan

Existing 70-foot right-of-way and

English Avenue Primary Arterial proposed 78-foot right-of-way.
Existing 50-foot right-of-way and
South Denny Street Local Street proposed 48-foot right-of-way.
Context Area Compact
Floodway / Floodway N
- o}
Fringe
Overlay No
Wellfield Protection
No
Area
Site Plan N/A
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
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COMPREHENSIVE PLAN ANALYSIS

Comprehensive Plan

The Comprehensive Plan recommends Community Commercial typology. “The Community Commercial
typology provides for low-intensity commercial, and office uses that serve nearby neighborhoods. These
uses are usually in freestanding buildings or small, integrated centers. Examples include small-scale
shops, personal services, professional and business services, grocery stores, drug stores, restaurants,
and public gathering spaces.

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.

The Pattern Book serves as a policy guide as development occurs. Below are the relevant policies
related to this request:

e Conditions for All Land Use Types — Community Commercial Typology

e 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.

e Small-Scale Offices, Retailing, and Personal or Professional Services (defined as Commercial uses
with minimal outdoor operations, storage, or display on lots of less than 1.5 acres and a height of less
than 35 feet).

® Outdoor display of merchandise should be limited.

* |f adjacent to residential uses or a Living Typology, outdoor display of merchandise is not
recommended.

¢ Should be located along an arterial or collector street.

e If proposed within one-half mile along an adjoining street of an existing or approved
residential development, then connecting, continuous pedestrian infrastructure between the
proposed site and the residential development (sidewalk, greenway, or off-street path)
should be in place or provided. All development should include sidewalks along the street
frontage.

Red Line / Blue Line / Purple Line TOD Strategic Plan

Not Applicable to the Site.
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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).

Identify roadways for planned expansions or new terrain roadways.

o Coordinate modal plans into a single linear network through its GIS database.

o
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ZONING HISTORY

None.
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View looking east along English Avenue



Department of Metropolitan Development

D M D N DY Division of Planning

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

Vie oflte looking south across English Avenu

View looking south alng South Denny Street
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View of site looking et aong east es IIy along the souther bouary
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View of site Iookig north along eastern boundaryfrm the east / west alley



