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BOARD OF ZONING APPEALS DIVISION III            August 19, 2025 
 

 

Case Number: 2025-UV3-024 

Property Address:  10859 East Washington Street, Council District #20 

Location: Warren Township, Council District #20 

Petitioner: East Washington Real Estate LLC, by Andi M. Metzel 

Current Zoning: C-4 (TOD) 

Request: 

Variance of use and development standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for the operation of a furniture warehousing, 
wholesaling and distribution facility (not permitted) and a chain-link fence with 
a height of 6 feet within front and side yards (maximum fence height of 3.5 
feet permitted within front yards, chain-link fencing disallowed within front 
yards and coating required in side yards). 

Current Land Use: Commercial 

Staff 
Recommendations: 

Staff recommends approval of the Use Variance subject to commitments. 
Staff recommends denial of the Development Standards Variances related 
to fence height and materials. 

  

Staff Reviewer: Michael Weigel, Senior Planner 
 
 

PETITION HISTORY 
 
 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of the Use Variance subject to the following commitments: 

1. The Variance of Use shall only be applicable for the proposed tenant University Lofts and would 

expire should they vacate the premises. 

2. Bicycle parking in accordance with minimum amounts from Table 744-402-1 of the Ordinance 

shall be installed near the proposed retail component on the southwest corner of the site. 

3. Internal landscaping islands and trees in compliance with requirements from 744-505 of the 

Ordinance shall be installed within the site’s front yard area prior to occupancy of the building. 

Staff recommends denial of the Development Standards variances for fence height within the front yard 

and  fence materials within the front and side yards. 
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PETITION OVERVIEW 
 

 

• 10859 East Washington Street is a commercial parcel located within a large multi-tenant shopping 

center that is improved with a commercial structure with an approximate size of 138,000 square 

feet. The building currently is in use as a playground equipment distributor and wholesaler per 

the approval of 2020-UV1-004. Surrounding land uses include a Wal-Mart Supercenter to the 

west, self-storage rental units to the east, commercial outlot development to the north, and the 

Pennsy Trail to the south. The property is located near a proposed Blue Line BRT stop. 

 

• Approval of this variance would allow for the subject building to be utilized as a warehousing and 

wholesaling facility for furniture (a similar, but distinct, use from the current playground equipment 

warehouse and wholesaler use). A new petition would be required since grant of the previous 

petition specified “playground equipment” and was subject to separate commitments. The 

proposed use would only be allowed by-right within C-7 zoning or industrial areas, but the 

Ordinance also would permit warehousing and wholesaling within C-5 zoning in cases where the 

building had been vacant for more than 5 years. 

 

• Additionally, in 2024 the current playground equipment tenant installed a 6-foot chain link fence 

around areas of the site within the front and eastern side yards (see Exhibits for precise location). 

This fence does not and did not comply with applicable Ordinance standards for fencing: a 

maximum of 3.5 feet and no chain link fencing is allowed within the front yard, and chain link 

fencing requires coating in black, brown, or dark green vinyl in commercial side yards. These 

zoning non-conformities were not noted until this variance application was made, but for the fence 

to be legally established, Variances of Development Standards would be required. 

 

• The change of use would also require that the site comply with current Ordinance regulation on 

landscaping and parking. The site exceeds minimum required parking for the proposed use and 

area, and the applicant has indicated that they would add (a) bicycle parking near the proposed 

retail component of the use and (b) internal landscaping in their parking area at or above 6% of 

the vehicle area to comply with standards and avoid the need for additional Variances. Staff would 

note that the installation of internal landscaping was also a commitment associated with the 2020 

approval (this work was never completed) and approval of the Use Variance component of the 

request should be conditioned upon the installation of the landscaping. 

 

• This property is zoned C-4 (Community-Regional) to allow for the development of major business 

groupings and regional-size shopping centers to serve a population ranging from a single 

neighborhood to a major segment of the total population area. Similarly, the Marion County Land 

Use Plan Pattern Book recommends it to the Regional Commercial typology to allow for general 

commercial and offices uses within large freestanding building or integrated centers with limited 

outdoor storage (would also be disallowed within C-4 zoning). 
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• Since this property is located near the proposed Wal-Mart stop of the Blue Line, the Blue Line 

Transit-Oriented Development Plan recommends it to the Community Center typology to allow for 

walkable commercial centers with a range of commercial land uses (retail, entertainment, office, 

and residential as desired) with surface parking consolidated and placed behind buildings to allow 

for pedestrian orientation at the street level. The existing site layout and chain-link fence do not 

match the type of pedestrian-oriented development contemplated by the Plan and district. 

 

• The Plan of Operation provided by the applicant indicates that the proposed user would be a 

furniture design and manufacturing company that would utilize around 80% of the existing 

structure for warehousing with accessory uses of minor furniture assembly, offices, and around 

10,000 square feet of retail sales. Hours of operation would be from 7am to 5pm from Monday to 

Friday, and the business would employ 30-40 office workers and around 25 warehouse 

employees (55-65 total). The retail component would attract around 8-10 walk-in customers a 

day, and the use would be serviced by 6 (six) loading docks on the southeastern portion of the 

site as well as 246 parking spaces (the majority of which would be placed behind fencing). 

 

• Findings of Fact for the Use Variance provided by the applicant indicate that the proposed use 

would be an adaptive reuse in a similar category as previous tenants, that the placement of three 

outlot building to the north would screen front-yard parking areas from view of the bus line, and 

that hardship would exist in finding tenants with a need for this much physical space. Findings 

related to the fence request indicate that it would be needed to ensure safe employee parking 

distinct from surrounding high-traffic areas and that the fence wouldn’t encroach upon neighbors. 

 

• Staff feels that the proposed use would be an appropriate example of a fully internal adaptive 

reuse of the vacant building with a large enough footprint that finding plausible tenants could be 

difficult. The Use Table of the zoning ordinance does include some allowances for reuse of large 

vacant buildings for alternate use categories that might not be contemplated otherwise (including 

the proposed wholesaling use within C-5 zoning). Although the proposed use is not fully 

compatible with the types of walkable development contemplated by the Transit-Oriented 

Development district, the commitment limiting the approval to this tenant would allow for this to 

be a transitional use at the site consistent with the previous use while allowing for more 

pedestrian-friendly development in the future. 

 

• Limitations on fence height and materials exist to allow for vibrant and pedestrian-friendly 

storefronts, and these regulations would take on a greater importance in areas set aside for 

transit-oriented development. The size and location of the current fence would constitute a self-

imposed practical difficulty (even if placed by the previous tenant), and staff does not feel that the 

submitted Findings have indicated a true difficulty justifying the illegal fence that encloses the full 

front area of the site to remain in place. It is unclear what safety or security advantages would 

result from the 6-foot fence as opposed to other compliant options (fence with shorter height and 

compliant materials, landscape buffering, etc.), and staff would note that other properties within 

the integrated center seem to be able to function without the need for front-yard fencing of any 

sort. The front-yard fence could also incentivize or give the appearance of outdoor storage or 

operations at the site, which would be disallowed by the district. 
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• Shortly before publication of this report, the petitioner indicated their openness to having the 

existing fence removed once construction was completed and instead installing a 5-foot fence 

made of compliant cast-iron materials and set back further within the lot to only enclose fewer 

spaces. Although that would be preferable to the current illegal fence, staff still does not feel that 

sufficient practical difficulty has been demonstrated to allow for a tall front-yard fence within an 

area designated for walkable and human-centric layouts, and that alternate options would exist 

to allow for employee parking with security and traffic calming without the need for variance relief. 

 

• Staff recommends approval of the Use Variance subject to the three (3) commitments listed on 

the first page of this report, and recommends denial of the variances related to fencing. 

 

 

 

GENERAL INFORMATION 

 

Existing Zoning C-4 (TOD) 

Existing Land Use Commercial 

Comprehensive Plan Regional Commercial 

Surrounding Context Zoning Surrounding Context 
North:   C-4 / SU-10 North: Commercial / Cemetery 

South:    D-3 South: Residential    

East:    C-4 East: Commercial    

West:    C-4 West: Commercial    

Thoroughfare Plan 

Washington Street Primary Arterial 
100’ existing right-of-way and 
102’ proposed right-of-way 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan 07/11/2025 

Site Plan (Amended) N/A 

Elevations N/A 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact 07/11/2025 

Findings of Fact 
(Amended) 

07/22/2025 
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COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book 

• Blue Line Transit-Oriented Development Strategic Plan 

Pattern Book / Land Use Plan 
 

• The Marion County Land Use Plan Pattern Book recommends this site to the Regional Commercial 
typology to allow for general commercial and office uses that serve a significant portion of the 
county rather than just the surrounding neighborhoods. Uses are typically in large freestanding 
buildings or integrated centers, and outdoor display of merchandise should be limited. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

• The Blue Line Transit-Oriented Development Plan recommends this site to the Community Center 
TOD typology to allow for walkable community centers with a range of commercial types (retail, 
entertainment, office, and residential as desired). Surface parking should be consolidated and placed 
behind buildings to allow for pedestrian orientation at the street while still allowing for vehicle parking.  

 

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) 

 

 

• Not Applicable to the Site.  
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ZONING HISTORY 
 
 

ZONING HISTORY – SITE 

2020UV1004, Variance of use of the Consolidated Zoning and Subdivision Ordinance to provide for a 

commercial playground equipment distributor and wholesaler (not permitted), approved. 

91-Z-21, rezoning of 25.75 acres from A-2 to the C-4 district to allow for development of an integrated 

retail community shopping center, approved. 

ZONING HISTORY – VICINITY 

2022UV3032 ; 10859 E Washington Street (north of site), Variance of use and development standards 

of the Consolidated Zoning and Subdivision Ordinance to provide for the construction of an eating 

establishment with a 27.3-percent required front building line (minimum 60% front building line required) 

and with 43 parking spaces provided (maximum 21 spaces permitted), approved. 

2019UV3009 ; 10901 E Washington Street (east of site), Variance of use of the Consolidated Zoning 

and Subdivision Ordinance to provide for a self-storage facility (not permitted), approved. 

99-V2-88 ; 10611 E Washington Street (west of site), variance of development standards of the 

Commercial Zoning Ordinance to provide for 27,666 square feet of outdoor display and sale of 

merchandise (maximum 1% of gross floor area, or 2,118 square feet permitted), approved. 
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EXHIBITS 
 

 

2025UV3024 ; Aerial Map 
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2025UV3024 ; Site Plan (fence outline in red) 
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2025UV3024 ; Plan of Operation (1 of 2) 
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2025UV3024 ; Plan of Operation (2 of 2) 
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2025UV3024 ; Findings of Fact (Use) 

 

2025UV3024 ; Findings of Fact (Development Standards) 
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2025UV3024 ; Photographs 

 

Photo 1: Subject Site Viewed from North 

 

Photo 2: Subject Site Viewed from West 
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2025UV3024 ; Photographs (continued) 

 

Photo 3: Subject Site Viewed from East 

 

Photo 4: Fenced Side Yard Area Viewed from Southeast 
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2025UV3024 ; Photographs (continued) 

 

Photo 5: Loading Docks on Southeast of Building 

 

Photo 6: Proposed Retail Area on Southwest of Building 

 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
2025UV3024 ; Photographs (continued) 

 

Photo 7: Existing Screening along Pennsy Trail to South of Building 

 

Photo 8: Adjacent Outlot to North of Subject Site 
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2025UV3024 ; Photographs (continued) 

 

Photo 9: Adjacent Outlot to Northeast of Subject Site 

 

Photo 10: Adjacent Outlot to Northwest of Subject Site 
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2025UV3024 ; Photographs (continued) 

 

Photo 11: Adjacent Property to East of Subject Site 

 

Photo 12: Adjacent Property to West of Subject Site 


