
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2022-UV1-038 
Address: 4010 West 86th Street (approximate address) 
Location: Pike Township, Council District #1 
Zoning: C-1 (FF) 
Petitioner: UHS of Delaware, Inc., d/b/a Valle Vista Health System, by Joseph D. 

Calderon 
Request: Variance of use of the Consolidated Zoning and Subdivision Ordinance 

to provide for the operation of a methadone clinic, including 
counseling, and education, within 160 feet of a dwelling district (500 
feet of separation required). 

 
ADDENDUM FOR FEBRUARY 7, 2023 
 
This petition was the subject of a 2-1 indecisive vote at the January 3, 2023, hearing. Should this 
petition result in another indecisive vote of Division I, this petition would be automatically transferred 
to the next regularly scheduled hearing of Division II, being February 14, 2023. No new information 
has been provided to Staff, therefore, Staff continues to recommend approval of the request. 
 
ADDENDUM FOR JANUARY 3, 2023 
 
This petition was continued from the December 6, 2022 hearing to the January 3, 2023 hearing of 
Division I, at the request of the petitioner. Staff has been made aware that interested parties intend to 
make a for-cause continuance request that would continue this petition two months, to the March 7, 
2023, hearing. Staff continues to recommend approval of the request. 
 
ADDENDUM FOR DECEMBER 6, 2022 
 
The petitioner has requested a continuance 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.  
 
ADDENDUM FOR NOVEMBER 1, 2022 
 
This petition was automatically continued by a registered neighborhood organization, continuing it 
from the November 1, 2022, hearing of Division I to the December 6, 2022, hearing of Division I. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request.  
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STAFF REPORT 2022-UV1-038 (Continued) 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
EXISTING ZONING AND LAND USE 
 C-1  Metro  Commercial 
 
SURROUNDING ZONING AND LAND USE 
 North  C-S  Commercial 
 South  C-1  Commercial 
 East  C-1  Commercial 
 West  C-1  Commercial 
 
LAND USE PLAN   The Marion County Land Use Plan recommends Office Commercial 

development. 
 
◊ The subject site is 1.29 acres, located in the Boulder Gate Terrace Subdivision in the College Park 

neighborhood. The subject site is located at the intersection of 86th Street and Guion Road. The 
subject site consists of a structure with several tenant spaces, used for low intensity commercial. 
The surrounding neighborhood is mostly commercial, with a residential zoning district located 
within 160 feet of the site. However, the residential district has variances that allow for commercial 
uses. 

 
◊ The subject site is zoned C-1 (Office Buffer District). The C-1 District is designed to perform two 

functions: act as a buffer between uses, and provide for a freestanding area that office uses, 
compatible office-type uses, such as medical and dental facilities, education services, and certain 
public and semipublic uses may be developed with the assurance that retail and other heavier 
commercial uses with incompatible characteristics will not impede or disrupt. Since the buildings 
for office, office-type and public and semipublic uses are typically much less commercial in 
appearance, landscaped more fully and architecturally more harmonious with residential 
structures, this district can serve as a buffer between protected districts and more intense 
commercial or industrial areas/districts - if designed accordingly. This district, with its offices and 
other buffer type uses, may also be used along certain thoroughfares where a gradual and 
reasonable transition from existing residential use should occur. 

 
VARIANCE OF USE AND DEVELOPMENT STANDARDS 
 
◊ The request would provide for the operation of a methadone clinic, including counseling, and 

education, within 160 feet of a dwelling district. Table 743-1 states that Methadone Clinics or 
Treatment Facilities are only permitted by Special Exception in the C-4, C-5, C-7, and CBD-2 
districts. Methadone Clinics or Treatment Facilities are not permitted in the C-1 district, and 
therefore, a variance of use is required (as opposed to a Special Exception).  
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STAFF REPORT 2022-UV1-038 (Continued) 
 

◊ As per Table 743-301-1, Methadone Clinics or Treatment Facilities are required to have 500 feet 
of separation between the following uses: 

 
1. Dwelling district 
2. Historic preservation district 
3. PK-1 Park district 
4. University quarter district 
5. SU-1 District (church) 
6. SU-2 District (school) 
7. SU-37 District (library) 
8. SU-38 District (community center) 
9. A lot or parcel containing an elementary, junior high, or high school 
 

To the east of the subject site, is a protected district that is zoned D-2 (Dwelling District Two); only 
160 feet from the subject site. Staff considered that the existing dwelling district has commercial 
use variances for office use and a beauty salon. In Staff’s opinion, since commercial uses are 
permitted within the dwelling district, the proposed commercial use would not negatively impact 
the nearby protected district.  
 

◊ The Comprehensive Plan recommendation for the subject site is Office Commercial. The Office 
Commercial typology provides for single and multi-tenant office buildings. It is often a buffer 
between higher intensity land uses and lower intensity land uses. Office commercial development 
can range from a small freestanding office to a major employment center. This typology is 
intended to facilitate establishments such as medical and dental facilities, education services, 
insurance, real estate, financial institutions, design firms, legal services, and hair and body care 
salons. 
 

◊ Table 743-1 states that Medical or Dental Offices, Centers, or Clinics are permitted within the C-1 
district. Staff finds that the proposed use would be similar to what is currently permitted at the 
subject site. The Plan of Operation provided, stipulates that a Diversion Control Plan and Safety 
Plan would be designed to promote safety for patients, employees, and the surrounding 
community. This would include the use of security cameras, alarm systems, and security staff. 
The Hours of Operation would be 5:30 am to 2:00 pm (open on Holidays), seven days a week. 
Security staff would be on premises during Hours of Operation.  

 
◊ Staff is not aware of any other Methadone Clinics or Treatment Facilities within 10 miles of the 

subject site. Staff is supportive of the request, where the proposed use would not be a significant 
deviation from the permitted C-1 uses and Comprehensive Plan recommendation, and when the 
adjacent protected district is being used for non-residential uses.  
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STAFF REPORT 2022-UV1-038 (Continued) 
 

GENERAL INFORMATION 
 
THOROUGHFARE PLAN  86th Street is classified in the Official Thoroughfare Plan for 

Marion County, Indiana as a primary arterial, with a 135-foot 
existing right-of-way and a 134-foot proposed right-of-way. 

     Guion Road is classified in the Official Thoroughfare Plan for 
Marion County, Indiana as a local street, with an 88-foot 
existing right-of-way and a 50-foot proposed right-of-way. 

 
SITE PLAN    File-dated September 27, 2022. 
PLAN OF OPERATION   File-dated September 27, 2022. 
FINDINGS OF FACT   File-dated September 27, 2022. 
 
ZONING HISTORY – SITE 
 
EXISTING VIOLATIONS: None.  
PREVIOUS CASES:  
 
2004-UV3-010; 4010 West 86th Street (subject site), requested a Variance of use of the 
Commercial Zoning Ordinance to provide for a beauty salon in an existing commercial office complex, 
approved. 
 
ZONING HISTORY – VICINITY 
 
2009-UV3-005; 3904 West 86th Street, requested a Variance of Use and Development Standards of 
the Dwelling Districts Zoning Ordinance to provide for an office and a five-foot tall, six-square foot 
sign with a two-foot front setback, approved. 
 
2006-ZON-090; 3906 West 86th Street (west of site), rezone from D-2 (FW)(FF) to C-1 (FW)(FF) to 
provide for office-buffer commercial uses, approved.  
 
96-UV2-90; 3902 West 86th Street (east of site), requests a Variance of Use and Development 
Standards of the Dwelling Districts Zoning Ordinance to provide for a beauty salon within a residential 
structure, with a 4 by 6-foot ground sign, being zero feet from the right-of-way, in D-2(FW)(FF), 
granted. 
 
85-HOV-82; 3901 West 86th Street (southeast of site), requests a Variance of Development 
Standards of the Commercial Zoning Ordinance to provide for a drive-through window and a driveway 
in the required front yard of a bank, in C-S, granted. 
 
 
GLH 

******* 
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STAFF REPORT 2022-UV1-038 (Continued) 
 
2022-UV1-038; Aerial Map 
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2022-UV1-038; Site Plan 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Plan of Operation 
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2022-UV1-038; Findings of Fact 
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2022-UV1-038; Photographs 

 
Photo of subject site from access drive off of Guion Road.  

 
Photo of access drive from Guion Road, not connected to subject site.  
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2022-UV1-038; Photographs 

 
 

 
Photos of subject site, from adjacent access drive to the north.  
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2022-UV1-038; Photographs 

 
Photo of surrounding commerical to the north of the subject site.  

 
Photo of subject site (north / west lot lines). 
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2022-UV1-038; Photographs 

 
Photo of subject site from west lot line, showing tenant spaces.  

 
Photo Guion Road and 86th Street intersection, with exisitng signage.  
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2022-UV1-038; Photographs 

 
Photo of subject site from the south lot line, with view of 86th Street.  

 
Photo of the Subject Property: 4010 West 86th Street 
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