
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-UV1-035 
Address: 6234 East Hanna Avenue (approximate address) 
Location: Franklin Township, Council District #18 
Zoning: I-3 
Petitioner: Exotic Metal Treatment, by Brian E. Moench 
Request: Variance of use and development standards of the Consolidated 

Zoning and Subdivision Ordinance to provide for the operation a metal 
treatment facility (not permitted) and a building addition with a 38-foot 
front transitional yard along Hanna Avenue, an expanded parking area 
with a 25-foot transitional yard along Hanna Avenue (150-foot 
transitional yard required) and an expanded parking area with a 12-foot 
front yard setback from the proposed right-of-way of Churchman By-
Pass (60-foot front setback from proposed right-of-way required) and 
deficient landscaping. 

 
ADDENDUM FOR DECEMBER 6, 2022 
 
The petitioner has requested that this petition be continued from the December 6, 2022, hearing of 
Division I to the January 3, 2022, hearing of Division I. This would require a vote by the Board.  
 
ADDENUDUM FOR NOVEMBER 1, 2022 
 
This petition was continued from the November 1, 2022, hearing of Division I to the December 6, 
2022, hearing of Division I, due to lack of quorum.  
 
RECOMMENDATIONS 
 
Staff recommends denial of this request.  
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 I-3  Metro  Heavy Industrial  
 
SURROUNDING ZONING AND LAND USE 
 North  Freeway / I-3  Interstate 465 / Industrial 
 South  D-4   Single-family dwellings 
 East  I-3   Industrial 
 West  Freeway / I-3  Interstate 465 / Industrial 
 

(Continued)  



STAFF REPORT 2022-UV1-035 (Continued) 
 
LAND USE PLAN   The Marion County Land Use Plan (2019) recommends Light 

Industrial development. 
 

 The subject site is 2.63 acre located in the Poplar Grove neighborhood in Franklin Township. The 
subject site has two frontages on Churchman Bypass and Hanna Avenue. Interstate 465 is 
located to the west of the subject site. The property consists of an industrial structure, used for 
heavy manufacturing. The surrounding neighborhood is mostly residential to the south and 
industrial uses to the north and west, across I-465. 

 

 The subject site is zoned I-3 (Medium Industrial District). The I-3 district is an intermediate district 
for industries that present moderate risks to the general public. Wherever practical, this district 
should be away from protected districts and buffered by intervening lighter industrial districts. 
Where this district abuts protected districts, setbacks are large, and enclosure of activities and 
storage is required. 

 
VARIANCE OF USE AND DEVELOPMENT STANDARDS 
 

 The request would provide for the operation a metal treatment facility and a building addition with 
a 38-foot front transitional yard along Hanna Avenue, an expanded parking area with a 25-foot 
transitional yard along Hanna Avenue and an expanded parking area with a 12-foot front yard 
setback from the proposed right-of-way of Churchman By-Pass. 
 

 The proposed use for a metal treatment facility would be categorized as Heavy Manufacturing. 
Heavy Manufacturing is defined as creation or production of a non-edible item that includes some 
transformation by way of heating, chilling, adding a liquid, adding a coating, or chemical or 
biochemical reaction or alteration. This use may also involve packaging, repackaging, assembling, 
or mechanical reshaping. This definition includes the manufacturing of bicycles, motorcycles, and 
parts; boats; ceramic and clay products; computers and computer equipment; electric lighting and 
wiring equipment; cosmetics, perfumes; glass or glass products; leather tanning and curing; major 
household appliances; construction machinery and equipment; processing of forest products; 
detergents and soaps; and engines and turbines.  

 

 Heavy Manufacturing is only permitted in the I-3 district by grant of Special Exception by the 
Board of Zoning Appeals and is permitted by right in the I-4 district. The proposed use would not 
be permitted by Special Exception since the existing structure and proposed additions result in 
deficient transitional yard requirements, and landscaping. All dimensional standards of the 
Ordinance must be met to apply for a Special Exception. Staff is not opposed to the use, however, 
would like the use to be buffered from the residential (protected district) south of the subject site.  

 

 Table 744-201-6 stipulates that the required front transitional yard in the Metro Context Area is 
150 feet. The transitional yard requirement applies to the south lot line on Hanna Avenue, which is 
considered a front yard. The proposed front transitional yard would be 38 feet, with an additional 
parking area being 25 feet from the south lot line. Staff is opposed to the request for decreased 
transitional yard, where there is no buffer between the existing residential to the south.  
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STAFF REPORT 2022-UV1-035 (Continued) 
 

 Table 744-201-6 also states that the required front yard in the Metro Context Area is 60 feet from 
proposed right of way. The proposed front setback from Churchman Bypass is 12 feet from the 
proposed right of way. Staff is opposed to this request, where the proposed parking could be 
situated elsewhere on the subject site, thus, no practical difficulty.  

 

 Lastly, the proposed additions and use would result in deficient landscaping. A landscape plan 
has not been provided, displaying the required landscaping, as per 744-500 (Landscaping and 
Screening). Staff is not supportive of deficient landscaping, where additional landscaping could be 
used to buffer the heavy industrial use from the residential to the south. Staff suggested that a 
berm be placed along Hanna Avenue and the required landscaping be accomplished along 
Churchman Bypass.  

 

 744-302.F states sidewalks shall be provided along the entire frontage of all abutting eligible 
public streets. Sidewalks are required to be placed along Churchman Bypass and Hanna Avenue. 
The existing site plan displays sidewalks located partially on Hanna Avenue. Sidewalks are 
required along both frontages, Churchman Bypass and Hanna Avenue. If sidewalks are not to be 
added, this petition should be continued for New Notice to be sent to all surrounding property 
owners to add the request.  

 

 Staff recommends denial, based on lack of practical difficulty and hardship of these requests.  
 

GENERAL INFORMATION 
 
THOROUGHFARE PLAN  Hanna Avenue is classified in the Official Thoroughfare Plan 

for Marion County, Indiana as a local street, with a 50-foot 
existing right-of-way and a 50-foot proposed right-of-way. 

 
     Churchman By-Pass is classified in the Official Thoroughfare 

Plan for Marion County, Indiana as a primary collector, with 
a 100-foot existing right-of-way and a 90-foot proposed right-
of-way. 

 
     I-465 is classified in the Official Thoroughfare Plan for 

Marion County, Indiana as a freeway, with a 201-foot 
existing right-of-way.  

 
SITE PLAN    File-dated August 29, 2022. 
PLAN OF OPERATION   File-dated November 29, 2022. 
FINDINGS OF FACT   File-dated November 21, 2022 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS: None. 
PREVIOUS CASES: None.  
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ZONING HISTORY – VICINITY 
 
2018-SE3-003; 6337 East Hanna Avenue, requested a Special Exception of the Consolidated 
Zoning and Subdivision Ordinance to provide for a religious use in an existing building, with off-street 
parking, approved.  
 
GLH 

******* 
(Continued)  
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2022-UV1-035; Aerial Map 

 
 
2022-UV1-035; Aerial (1979) 
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2022-UV1-035; Site Plan 

 
2022-UV1-035; Site Plan (Enlarged) 
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2022-UV1-035; Demolition Plan 
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2022-UV1-035; Plan of Operation 
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2022-UV1-035; Plan of Operation 
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2022-UV1-035; Plan of Operation 
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2022-UV1-035; Plan of Operation 
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2022-UV1-035; Photographs 

 
 

 
 

Photos of subject site from east lot line. 
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2022-UV1-035; Photographs 

 
Photo of industrial property to the northeast.  

 
Photo of residential to the south lot line of Hanna Avenue. 
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2022-UV1-035; Photographs 

 
  

 
 

Photos of residential south of subject site along Hanna Avenue. 
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2022-UV1-035; Photographs 

 
Photo of east lot line, near Hanna Avenue and Churchman Bypass intersection. 

 
Photo of west lot line, nearest I-465. 
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2022-UV1-035; Photographs 

 
 

 
 

Photos of subject site from south lot line.  
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2022-UV1-035; Photographs 

 
Photo of residential at south lot line.  

 
Photo looking west on Hanna Avenue.  
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2022-UV1-035; Photographs 

 
Photo looking west on Hanna Avenue.  

 
Photo of the Subject Property: 6234 East Hanna Avenue 


