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METROPOLITAN DEVELOPMENT COMMISSION                  February 12, 2026 
HEARING EXAMINER 
 

 

Case Number: 2025-ZON-124 / 2025-VAR-012 
Property Address:  2505 North Sherman Drive 
Location: Center Township, Council District #8 
Petitioner: Metrobloks, LLC, by Tyler Ochs 
Current Zoning: I-2 

Request: 

Rezoning of 13.68 acres from the I-2 district to the C-S district, to provide for 
a data center, business, professional or government offices, and all uses in 
the I-2 zoning classification. 
Variance of development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for a 70-foot-tall building height (maximum 
38-foot building height permitted), no maximum front yard setback (maximum 
65-foot front setback permitted), to provide for 60 parking spaces (minimum 
one parking space for each 1,500 square feet of floor area required). 

Current Land Use: Truck and trailer parking 
Staff 
Recommendations: Approval 

Staff Reviewer: Kathleen Blackham, Senior Planner 
 
 

PETITION HISTORY 
 
 

The Hearing Examiner acknowledged a timely automatic continuance filed by a registered neighborhood 
organization that continued these petitions from the December 11, 2025 hearing, to the January 15, 2026 
hearing. 
 
The Hearing Examiner continued these petitions from the January 15, 2026 hearing, to the February 12, 
2026 hearing, at the request of a neighborhood organization. 
 
 

STAFF RECOMMENDATION 
 

 
Approval of this request, subject to following commitments being reduced to writing on the Commission’s 
Exhibit “B” forms at least three days prior to the MDC hearing: 

1. All mechanical yards, electrical yards, transformer arrays and generator areas shall be enclosed 
by sound absorption apparatus no more than five feet from the units and extend at least eight feet 
above the height of the rooftop units. 

2. All mechanical equipment, including but not limited to generators, HVAC systems, and cooling / 
chilling systems shall be screened from public right-of-way and adjoining properties. 
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3. Any and all testing of equipment shall be limited between the hours of 7:00 a.m. and 6:00 p.m. 
4. Development of the site shall be in accordance with the document file-dated October 1, 2025, and 

titled “IND-A Sherman Project:  Information for the Martindale-Brightwood Community.”  See 
Exhibit A. 

5. Prior to the issuance of an Improvement Location Permit (ILP), a report that describes the 
methodology on how the property owner / operator shall measure and monitor decibel levels at 
the property line shall be submitted to assure compliance with all rules and regulations related to 
permitted level of noise. 

6. Final site plans, landscaping / Green Factor plans, photometric plans, and building elevations 
shall be submitted for Administrator Approval prior to the issuance of an Improvement Location 
Permit (ILP). 

 
 

PETITION OVERVIEW 
 

 
This 13.68-acre site, zoned I-2 (industrial overlay), is developed with truck and trailer parking.  It is 
surrounded by commercial uses to the north, zoned C-7; railroad right-of-way / Massachusetts Avenue 
to the south, zoned I-2; industrial uses to the east, zoned I-2; and single-family dwellings and commercial 
uses to the west, across North Sherman Drive, zoned D-5 and C-3, respectively. 
 
REZONING 
 
The request would rezone the site to the C-S district to provide for a data center, business, professional 
or government offices and all uses in the I-2 zoning classification.  “The C-S District is designed to permit, 
within a single zoning district, multi-use commercial complexes or land use combinations of commercial 
and noncommercial uses, or single-use commercial projects.  The primary objective of this district is to 
encourage development which achieves a high degree of excellence in planning, design or function, and 
can be intermixed, grouped or otherwise uniquely located with maximum cohesiveness and compatibility. 
The district provides flexibility and procedural economy by permitting the broadest range of land use 
choices within a single district, while maintaining adequate land use controls.  The C-S District can include 
high-rise or low-rise developments, can be applied to large or small land areas appropriately located 
throughout the metropolitan area, and can be useful in areas of urban renewal or redevelopment.” 
 
All C-S District uses shall: 

1. Be so planned, designed, constructed and maintained as to create a superior land 
development, in conformity with the Comprehensive Plan of Marion County, Indiana; and 

2. Create and maintain a desirable, efficient and economical use of land with high functional 
value and compatibility of land uses, within the C-S District and with adjacent uses; and 

3. Provide sufficient and well-designed access, parking and loading areas; and 
4. Provide traffic control and street plan integration with existing and planned public streets and 

interior access roads; and 
5. Provide adequately for sanitation, drainage and public utilities; and 
6. Allocate adequate sites for all uses proposed - the design, character, grade, location and 

orientation thereof to be appropriate for the uses proposed, logically related to existing and 
proposed topographical and other conditions, and consistent with the Comprehensive Plan 
for  Marion County, Indiana. 
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The Comprehensive Plan recommends light industrial typology for the site.  The Ordinance contemplates 
that the Restricted District I-1 or Light Industrial District I-2 permitted uses would generally be appropriate 
within this typology. 
 
Recommended land uses in this typology include light industrial uses; heavy commercial uses; small-
scale offices, retailing, and personal or professional services; and wind or solar farm. 
 
Overlays 
 
This site is also located within an overlay, specifically the Industrial Reserve (IR).  “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 Industrial Reserve (IR) overlay is intended for areas that are prime for industrial development due 
to factors such as large parcel size, proximity to compatible uses, and/or interstate access. 
 
Site Plan (Conceptual) 
 
The site plan, file dated October 17, 2025, provides for two buildings.  The larger building (approximately 
112,640 square feet and 25 electrical generators) would front along the railroad right-of-way and 
Massachusetts Avenue.  The second building (approximately 55,500 square feet and 11 electrical 
generators) would front along North Sherman Drive.  Approximately 80 parking spaces would be provided 
between the two buildings. 
 
Access to the site would be gained from two driveways along North Sherman Drive.  The southern drive 
would be the primary access, with a secondary access on the northern drive. 
 
Perimeter fencing around the entire site would provide security of operations that are proposed on the 
site. 
 
C-S Statement 
 
The C-S Statement, file dated November 10, 2025, identifies the proposed uses for a data center, all I-2 
uses, and office uses to include business, professional or government offices.  Permitted accessory uses 
would include all accessory uses permitted in the I-2 district, plus a temporary construction yard, office 
or equipment storage. 
 
The Statement states that except for building height and no maximum front setback, the development 
would comply with the Ordinance development standards for the C-S district. 
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A Sign Program would be developed and submitted for Administrator Approval and would include a pylon 
or monument sign (not to exceed 10 feet tall), wall / awning / canopy / window signs, and other incidental, 
temporary that would be permitted in an industrial district. 
 
Parking would be provided for employees, maintenance personnel and visitors, with no retail or customer 
traffic.  Approximately 70 parking spaces, which would exceed the typical operational demand. 
 
The Statement explains the possibility of phased development as generally shown on the concept plan 
but allows for future reconfiguration on the site that could increase the number of buildings, subject to 
Administrator Approval. 
 
An environmental noise study (submitted with this petition) was conducted to determine noise levels and 
measures that would be required to comply with the Ordinance and EPA guidelines. 
 
The Statement explains that the abutting property to the north (Parcel #1098788) is included in the site 
plan but not included in the rezoning.  That property would remain I-2. 
 
Finally, all site lighting would comply with the Ordinance, including perimeter foot-candle levels and 
fixtures that would prevent light spillover on to abutting properties. 
 
Environmental Noise Study – September 18, 2025 
 
The study involved documenting existing noise ordinances within the area and developing a preliminary 
acoustic model to assess noise propagation from the mechanical and electrical equipment that would 
serve the facility. 
 
The State of Indiana delegates all noise ordinances to local municipalities and the City of Indianapolis 
ordinance does not specify noise limits.  Consequently, the recommended maximum levels were based 
on other Indiana municipalities and the EPA guidelines at 55 dBA at the property line of single-family 
dwellings and 65 dBA at the commercial property line. 
 
The noise mapping determined that the chilled water units and electrical generators would be primary 
sources of noise exceeding the recommended levels.  It was recommended that sound barriers be 
installed around both the chilled water units and electrical generators.  See Exhibit B. 
 
Staff would request a commitment that would provide for all mechanical yards, electrical yards, 
transformer arrays and generator areas to be enclosed by sound absorption apparatus no more than five 
feet from the units and extend at least eight feet above the height of the rooftop units. 
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VARIANCES OF DEVELOPMENT STANDARDS 
 
There are three requested variances related to building height, front yard setback and reduced parking. 
 
The maximum height permitted in the C-S District is 38 feet.  As proposed the variance would allow for a 
70-foot-tall building, which would be almost double the permitted height. 
 
Because of three park facilities (Colorado and 29th Street, Brightwood Park and Pogues Run Art and 
Nature Park), Indy Parks has requested that earthen mounds and year around screening be installed to 
visually mitigate the impact of the proposed 70-foot-tall buildings.  Additionally, staff believes the visual 
impact of 70-foot-tall buildings along North Sherman Drive should be buffered by the installation and 
maintenance of columnar robust evergreen trees. 
 
Staff’s support of this height variance would be subject to substantial visual buffering that would provide 
well-maintained year around screening and subject to a landscape plan submitted for Administrator 
Approval prior to the issuance of an Improvement Location Permit. (ILP).  
 
The front building setback along North Sherman Drive would be similar to the setback of the adjacent 
commercial center to the south.  As proposed, the area between the building and the right-of-way of North 
Sherman Drive and outside the perimeter fence would be developed and maintained with a pocket park 
that would be available to the community.  Staff believes this green space would serve as a buffer 
 
The last variance would allow for reduced parking, which would be consistent with the reduced number 
of employees that are characteristic of data center operations, once constructed and operational.  This 
use does not require the number of employees typically associated with industrial and office uses.  
Consequently, staff believes the reduced number of required parking spaces would be supportable. 
 
Planning Analysis 
 
As proposed the request would rezone the site to the C-S district with a data center as the primary use, 
along with all I-2 uses, and office uses that would include business, professional or government. 
 
The Comprehensive Plan recommends light industrial, with an Industrial Reserve overlay that would 
remove small-scale office, retailing and personal / professional services and heavy commercial, as 
recommended by the Pattern Book.   
 
The Industrial Reserve Overlay was established to protect and reserve larger tracts of land that would 
support and enhance the City’s competitive efforts that would encourage current residents and 
businesses to remain and bring new residents and businesses into the community. 
 
The proposed uses would align with the Plan recommendation of light industrial, as well as the purpose 
of the overlay of industrial reserve.   
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Staff supports pedestrian connectivity, both within the site and along North Sherman Drive.  Construction 
activities would likely access the site from North Sherman Drive, which could result in significant damage 
to the existing sidewalk fronting North Sherman Drive.  If any reconstruction or restoration of the sidewalk 
would be necessary, it would need to comply with the Department of Public Works standards.   
 
Staff would also request that pavement markings for pedestrian crossings be provided on the two access 
drives along North Sherman Drive frontage. 
 
 
 
 
 
 
 
GENERAL INFORMATION 

 
Existing Zoning I-2 
Existing Land Use Truck and trailer parking 
Comprehensive Plan Light Industrial 
Surrounding Context Zoning Land Use 

North:   C-7 Commercial uses 
South:    I-2 Railroad right-of-way 

East:    I-2 Truck and trailer parking 

West:    C-3 / D-5 Commercial uses / Single-family 
dwellings 

Thoroughfare Plan 

North Sherman Drive Primary arterial Existing 58-foot right-of-way and 
proposed 88-foot right-of-way. 

Context Area Compact 
Floodway / Floodway 
Fringe No 

Overlay Yes. Industrial Reserve Overlay 
Wellfield Protection 
Area No 

Site Plan October 17, 2025 
Site Plan (Amended) N/A 
Elevations October 22, 2025 
Elevations (Amended) N/A 
Landscape Plan N/A 
Findings of Fact October 17, 2025 
Findings of Fact 
(Amended) N/A 

C-S/D-P Statement November 10, 2025 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

The Comprehensive Plan recommends Light Industrial typology.  “The Light Industrial typology provides 
for industrial, production, distribution, and repair uses conducted within structures and unlikely to create 
emissions of light, odor, noise, or vibrations.  This typology is characterized by freestanding buildings or 
groups of buildings, often within industrial parks.  Typical uses include warehousing, self-storage, 
assembly of parts, laboratories, wholesaling, and printing.  Industrial or truck traffic should be separated 
from local/residential traffic.” 

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: 
 
Light Industrial Use 
 

• Industrial truck traffic should not utilize local, residential streets.  
• Streets internal to industrial development must feed onto an arterial street.  
• Removed as a recommended land use where they would be adjacent to a living or mixed-use 

typology. 
 
Modified uses (Industrial Reserve) 
 
 •  Added Uses - No uses are added.  

•  Modified Uses - No uses are modified.  
•  Removed Uses –  

- Small-Scale Offices, Retailing, and Personal or Professional Services  
- Heavy Commercial Uses 

 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 
Not Applicable to the Site. 
 

Neighborhood / Area Specific Plan 
 

 
Not Applicable to the Site.  
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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-UV2-016, 2505 North Sherman Drive, requested a variance of use of the Consolidated Zoning 
and Subdivision Ordinance to provide for a truck terminal with heavy truck/equipment repair, 
withdrawn. 
 
2021-CZN-833A / 2021-CZN-833B / 2021CVR-8332021-CZN-833A / 2021-CZN-833B / 2021-CVR-
833; 2505 North Sherman Drive, requested a Rezoning of 13.15 acres from the I-2 district to the I-3 
district, requested a Rezoning of 0.52 acre from the I-2 district to the C-S district to provide for truck 
repair and all C-3 uses with exclusions, and requested a Variance of development standards of the 
Consolidated Zoning and Subdivision Ordinance, withdrawn.  
 
95-UV3-124; 2501 North Sherman Drive, requested a variance of use and development standards of 
the Industrial Zoning Ordinance to provide a commercial material recycling facility and municipal solid 
waste transfer station within two existing buildings with outdoor storage of vehicles being 70% of the 
square footage of the buildings, denied.  
 
VICINITY 
 
2022-ZON-011; 4005 East 26th Street (north of site), requested rezoning of 0.56 acre from the C-3 
district to the C-7 district to allow for automobile service and repair, approved. 
 
2020-ZON-095; 4022 East 26th Street (north of site), requested rezoning of 1.12 acres from the D-5 
district to the C-5 district, approved. 
 
2017-CZN-842 / 2017-CVC-842; 3701 & 3737 East 25th Street and 2402, 2422 & 2430 Sherman 
Drive (southwest of site), requested the rezoning of 1.75 acre from the C-4 and C-5 districts to the 
SU-37 District and the vacation of six and a half lots, approved. 
 
2017-ZON-023; 4005 East 26th Street (north of site), requested rezoning of 0.72 acre from the D-5 
district to the C-3 district, approved. 
 
2008-ZON-008; 2415 and 2417 Station Street (west of site), requested rezoning of 0.3444 acre, from 
the C-4 district, to the C-5 classification to provide for general commercial uses, approved. 
 
2006-ZON-095; 3915 East 26th Street (north of site), requested rezoning of 0.48 acre from the D-5 
district to the C-7 district, approved. 
 
2004-ZON-060; 2620 North Sherman Drive (west of site), requested rezoning of 1.0 acre, being in 
the D-5 district to the SU-1 classification to legally establish religious uses, approved. 
 
2002-ZON-026; 2435 Station Street (southwest of site), requested the rezoning of 0.17 acre from the 
C-5 district to the SU-1 district, withdrawn. 
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2002-ZON-808 / 2002-VAC-808; 4201 Massachusetts Avenue (east of site), requested the rezoning 
of 8.4 acres from the D-5 and C-7 districts to the I-4-U district and the vacation of portions of 25th 
Street, Colorado Street, Gladstone Avenue and Forest Manor Court and three alleys, approved. 
 
97-Z-224; 2403 – 2435 Sherman Drive (southwest of site), requested the rezoning of 7.3 acres from 
the I-2-U district to the C-4 district, approved. 
 
96-Z-215 / 96-CV-37; 2601 Sherman Drive (north of site), requested the rezoning of 1.05 acre from 
the D-5 district to the I-2-U district and a variance of development standards to provide for deficient 
front setback, transitional yard, number of loading spaces, number of parking spaces and landscaping, 
approved. 
 
95-UV1-24; 3906, 3914, 3918, and 3922 East 26th Street (north of site), requested a variance of use 
to provide for a truck dispatch operation, granted. 
 
94-UV3-4; 4002 East 26th Street (north of site), requested variance of use to provide for auto repair 
with overnight storage of two tow trucks in a dwelling district, granted. 
 
93-V1-120; 3823 Massachusetts Avenue (south of site), requested a variance of development 
standards to provide for a deficient front setback, granted. 
 
88-Z-239; 2407 North Sherman Drive (south of site), requested rezoning of 0.29 acre from the I-2-S 
district to the C-4 classification to provide for commercial uses, approved. 
 
86-UV1-9; 4022 East 26th Street (north of site), requested a variance of use to provide for the 
expansion of a light industrial use, granted. 
 
74-UV1-153; 4022 East 26th Street (north of site), requested a variance of use to provide for the 
expansion of a light industrial use, granted. 
 
58-V-447; 4022 East 26th Street, requested a variance of use to provide for a light industrial use, 
granted. 
 
57-V-24; 4022 East 26th Street, requested a variance of use to provide for a warehouse, granted. 
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EXHIBITS 
 

 
 

Site Aerial 
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EXHIBIT A 
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EXHIBIT B 
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Site Plan 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Landscape Plan
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Building Elevations / Renderings 
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View looking south along North Sherman Drive 

 

 
View looking north along North Sherman Drive 
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View of commercial strip center to the east located to the southeast of site 

- 

 
View of site looking west across railroad right-of-way and Massachusetts Avenue 
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View of site looking northwest across railroad right-of-way and Massachusetts Avenue 

*-  
View of site looking northeast across railroad right-of-way and Massachusetts Avenue 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 

 
View looking northeast along railroad right-of-way and Massachusetts Avenue 

 

 
View of site looking north across railroad right-of-way and Massachusetts Avenue 
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View of site looking north across railroad right-of-way and Massachusetts Avenue 

 

 
View of site looking northwest across railroad right-of-way and Massachusetts Avenue 
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View of site looking east from adjacent commercial use to the north 

 

 
View of site looking east from adjacent commercial use to the north 
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View of site looking east from adjacent commercial use to the north 

 

 
View of site looking southeast from adjacent commercial use to the north 
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View looking west along northern boundary towards North Sherman Drive 

 

 


