INDIANAPOLIS HISTORIC PRESERVATION COMMISSION
DEPARTMENT OF METROPOLITAN DEVELOPMENT

AGENDA
Wednesday, February 1, 2017
5:30 P.M.
2nd Floor, Public Assembly Room, City-County Building
200 E. Washington St., Indianapolis, Indiana

BUSINESS
I.

CALL TO ORDER

II.

APPROVAL OF MINUTES

January 4, 2017 Regular Meeting

III.

OLD BUSINESS – NO PUBLIC HEARING

None

IV.

NEW BUSINESS

OLD CITY HALL DESIGNATION


Resolution 2017-R-01

Listing The Old City Hall Historic Area on the Marion County Register of Historic
Places



Resolution 2017-R-02

Declaring The Old City Hall as Historic and recommending adoption of Historic
Preservation Plan 41 (OCH) – Old City Hall Historic Area by the MDC

P. R. MALLORY COMPANY FACTORY DESIGNATION


Resolution 2017-R-03

Listing the P.R. Mallory Company Factory Historic Area on the Marion County Register
of Historic Places



Resolution 2017-R-04

Declaring the P.R. Mallory Company Factory as Historic and recommending adoption
of Historic Preservation Plan 42 (PRM) – P.R. Mallory Company Factory Historic Area
by the MDC

PUBLIC HEARING
V.

REQUEST TO WITHDRAW OR CONTINUE APPLICATIONS

2016-COA-192 (LS),
AMENDED

428 N. EAST ST.
(Continue to 3-1-17)
DAN JACOBS
Amend previously approved plans for mixed use development.
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2016-COA-442 (WD)
& 2016-VHP-039

30 E. GEORGIA ST. & 29 E. MARYLAND ST.
(Continue to 3-1-17)
DAVID KROLL – RATIO ARCHITECTS
Construct 15-Story hotel with retail space; construct 7-story garage with
retail; demolish rear of 29 E. Maryland; Variance of Development
Standards.
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VI.

EXPEDITED CASES-NO DISCUSSION (UNLESS REQUESTED)

2016-COA-617 (HMP)

VII.

1634 N NEW JERSEY ST.
JONATHAN YOUNG
Build a two-story single-family house & detached 2.5 car garage.
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APPLICATIONS TO BE HEARD (CONTINUED)

2016-COA-445 (CAMA),
2016-VHP-030 &
2016-ZON-054

855 N. EAST ST. & 812 N. PARK AVE.
(Continued from 1-4-17)
NEIGHBORHOOD DOWNTOWN ZONING ASSISTANCE, INC.
Demolish existing building and construct a multi-story/mixed-use
development (four buildings); site development; rezoning of 855 N. East
St. from SU7 to CBD2/D8; Variances of Development Standards.
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2016-COA-494 (FP),
PART A

638 VIRGINIA AVE.
EDWARD BATTISTA
Demolish existing building.

(Continued from 1-4-17)
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2016-COA-501 (IRV),
PART B
& 2016-VHP-037

5543 BONNA AVE.
(Continued from 1-4-17)
ANTONE NAJEM
Demolition of three existing buildings; Construction of mixed use
development; site improvements; Variances of Development Standards.
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VIII.

APPLICATIONS TO BE HEARD – NEW

2016-COA-493 (FS),
2017-VHP-001
& 2017-ZON-001

1024, 1028, & 1034 VIRGINIA AVE.
PEARL REAL ESTATE COMPANIES
Demolish the gas station on 1032 Virginia Ave.; demolish portions of the
buildings on 1024 and 1028 Virginia Ave., leaving the facades; construct
a new building across all three lots and behind the two retained historic
facades; renovation to the facades; Rezone site from C4/C5 to MU-2;
Variances of Development Standards.
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2016-COA-610 (HMP)
& 2016-SEH-001

2123 N. PENNSYLVANIA ST.
LEON PETTIWAY
Special exception for religious use in a dwelling district.
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2016-COA-618 (WD)

130 S. MERIDIAN ST.
CRAIG HUSE
Remodel first floor storefront facing Georgia St. installing new window
& door openings, lighting, signage, sidewalk café, awnings & canopy.
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IX.

APPLICATIONS TO BE HEARD- WORK STARTED WITHOUT APPROVAL

None

X.

PRELIMINARY REVIEW

None

XI.

CLOSING BUSINESS

None

XII.

ADJOURNMENT

COA #

2016-COA-501 (IRV) Part A
2016-VHP-037

INDIANAPOLIS HISTORIC PRESERVATION
COMMISSION

STAFF REPORT

5543 BONNA AVE
IRVINGTON
Applicant ANTONE NAJEM – THIRD STREET VENTURES
mailing address:

10 S. New Jersey St Ste 240
Indianapolis, IN 46204

Owner: Irvington Brewing Real Estate, Inc
300 N. Meridian Street, Ste 1100
Indianapolis, IN 46204

Hearing Date

FEBRUARY 1,
2017
Continued from:
Jan. 4, 2017
December 4, 2016
November 2, 2016

Warren Township
Council District:
Blake Johnson

COMBINED CASE
IHPC COA: 2016-COA-501 (IRV)
Part A

VARIANCES: 2016-VHP-037

STAFF RECOMMENDATION:






Demolition of front buildings on the site (leaving existing
portion at the rear of the site)
Variances of Development Standards
Construction of a mixed-use building
Site improvements

Variance of Development Standards to allow:
 Less parking than required
 Less front, side and rear transitional yards than required
 Less Landscaping/Buffering than required
Approval
STAFF REPORT

Update Since the November 2016 IHPC Hearing
This project was heard by the IHPC at its November meeting last year. After hearing many concerns from
the public about hearing the case, commissioners indicated a desire to continue it. However, the applicant
asked the commission to consider approving the rezoning, since his application for State tax credits required
the appropriate zoning. That portion of the request was heard and the IHPC approved the rezoning.
Since the November 2, 2016 hearing, several things have occurred:
1. The rezoning has been approved by the MDC and adopted by the City-County Council
2. The new construction has been completely redesigned
3. The number of living units has been reduced from 56 to 46 units.
4. A parking variance is no longer needed and has been struck from the request.
Description of the Property
This 2.5 acre site includes 5543 Bonna Ave. The boundaries are extremely irregular. The northern edge
abuts the brick street, Bonna Ave. The Pennsy Trail is planned to run just north of and parallel to Bonna
Ave. An odd, 10 ft. wide easement that appears as early as the 1898 Sanborn Map extends from the southern
edge of the site to University Ave., between two houses. The site consists of several warehouses and
commercial buildings, none of which is older than c.1960 and most of which were built c.1970. None of the
buildings appear to have architectural or historical significance. The “arm” extending from the eastern side

of the site is vacant and partially paved. The
site is flanked by c.1970s commercial
buildings on Bonna Ave. Houses built c.
late 19th C. – mid 20th C. surround the other
three sides and back up to the site.

Easement to University Ave.

History of the Site
After researching aerial photographs, Baist Atlases and Sanborn Atlases, staff feels confident that this site
has always been used industrially and commercially, in odd contrast to the surrounding residential uses. It
does not appear that there were ever houses on the site. The 1898 Sanborn Atlas and 1916 Baist Atlas
indicates a rail spur going into the site. The maps note areas for storage, lumber and coal yard, and a lime
house. By 1950, a concrete block factory was identified on the site along with the lumber, coal and lime
storage. There may have also been a plumbing business noted in one building.
None of the structures associated with the historic uses on the site are believed to exist on the site today.
Most of the structures on
1950 Sanborn
1916 Baist Atlas
the site today date from
about 1970. The 1970
City Directory lists
Foamcraft Inc., Rubber
Goods and Krauter
Equipment Co., Shelving
and Storage Cabinets.
Additional entries between
1970 and 1990 include
Bonna Ave. Industrial
Center, Keynote Office
Furniture Co. and Kosegi
tool & Die.

Background of this Request
On February 5, 2014, the IHPC granted a COA and a temporary 5-year Variance of Use to allow Black Acre
Brewing Co. to have a brewery facility in this complex of buildings. At that time, Black Acre Brewing Co.
was clear about its future plans:
1. It was leasing the space now, but hoped to be able to purchase the entire property with all the
buildings.
2. If it could purchase the entire property, it would come back to the commission and seek a rezoning to
redevelop the entire property.
3. However, if they did not succeed in purchasing the property, they would come back in five years (per
the variance) to seek approval to continue as a tenant.
They were successful in purchasing the property as well as the IPL property at 5609 Bonna Ave., which is
now part of 5543 Bonna Ave. They presented their plans for the entire site, a multi-use commercial project
to be known as The Coal Factory, at the October 2014 IHPC Hearing.
At the October 2014 IHPC hearing, Black Acre got approval for improvements to the site and buildings
under 2014-COA-094 (IRV) as well as the following:
Rezoning 2014-ZON-014
The site was rezoned from C3/D5 to CS to allow specific commercial uses along with the brewery
facility subject to a list of allowed uses along with the site and development plan and the “first level
overall floor plan”, commitments and a Plan of Operation, all included at the end of this report.
Variances of Development Standards of the CS Zoning Classification (2014-VHP-030) To allow:
 Less parking than required
 zero ft. front transitional yard when 20 ft. is required
 5 ft. side and rear yard transitional yards when 15 ft. is required.
New Owner – New Development
Black Acre Brewery is currently located in the rear building. Two other commercial tenants also occupy two
of the spaces on the property. However, the rest of the buildings are vacant.
The owner, Irvington Brewing Real Estate, Inc. consists of the partners in the Black Acre Brewing Co. as
well as other partners. It is selling the property to Third Street Ventures but will still operate out of the
building. Third Street Ventures is proposing:
1. Demolition of all the buildings except those in which Black Acre is located at the rear of the site, and
2. Development of 46 apartments with commercial space.
3. Site improvements including new parking and outdoor space for the tenants.
Proposed Demolition
The applicant is proposing to demolish the front buildings on the site, leaving the rear of the site intact. The
buildings outlined below show the buildings that are to be demolished. The building at the rear will be left in
place. Staff supports the demolition the plan considers them an intrusion and there are no significant
architectural qualities either inside or outside of the complex.

Buildings to be Demolished
New Construction
The proposed new construction is two-stories tall and includes 46 apartments and first floor commercial
tenant space. No tenants have been identified yet for the commercial spaces. The overall scale of the
building is noticeably lower and more residential in scale than in the previous submittal. Staff believes the
design changes are a significant improvement from the previous design and the scale and density also a big
improvement from before.
The materials on the commercial elevation (northeast corner) include:
 Brick
 A-grade clear cedar wood siding with a clear stain
 Metal balcony railings
 Fiber cement panels wrap the openings and will be painted dark gray.
 Concrete block with integral color enclose the stair wells
 Flat roofs with aluminum coping
 Aluminum storefronts with anodized finish
 Metal storefront doors
 Steel overhead doors on the north elevation
 A heavy cedar timber balcony structure facing the Pennsy Trail.
Materials on the residential portions of the project include:
 Board and batten fiber cement panels
 Aluminum trim
 Clear finished cedar siding.
 Gabled roofs with asphalt shingles




Vinyl windows with dark grey finish
Steel entry doors.

Site and Development Plan
The existing brewery building remains, and the rest of the buildings on the site will be demolished to make
way for the proposed new apartment building, which is to include commercial space. The asphalted parking
area no longer has the surface retention pond. Instead, drainage will be handled with underground retention.
A dumpster and enclosure are also shown on the site. The existing fencing that surrounds the site will be
replaced with new privacy fencing as well. A revised landscape plan is forthcoming.
Variances (2016-VHP-037)
Transitional Yard Variances (Zero Front, Side and Rear Transitional Yards provided):
The applicant is required to provide a 10 ft. transitional yard at the front due to the PK-1 zoning district to
the north of the site, which is a protected district. However, in this case, the applicant has a 55 ft. wide rightof-way making the 10 ft. transitional yard somewhat unimportant.
The applicant is also asking for a zero foot transitional yard at the side and rear of the property where it abuts
the dwelling districts, when 10 feet is required. In this case, that is only where the existing building is,
housing Black Acre Brewery. Although a previous variance was granted for this already, the approval stated
it was for a 5 ft. transitional yard when 15 feet was required. The requirement has changed to a 10 ft.
transitional yard, and staff felt that it should be included for clarity since the new site plan shows no
transitional yard in some areas. This variance is to legally establish a pre-existing condition on the site.
Less Landscaping/Buffering than required
The new zoning ordinance requires 15 feet of landscape buffering between the site and the protected districts
around it. The applicant cannot provide that in all areas due to existing conditions on the site. The site will
be landscaped, but the applicant is also not able to provide all of the necessary interior landscaping in the
parking areas as well without reducing the number of spaces. There is a landscaped area at the east of the
parking area, which includes a retention pond for drainage, but not all of this landscaping can count toward
the required interior landscaping, which is 6% of all of the uncovered vehicle area, and landscape buffer
areas. The landscaping on the interior of the parking area is mostly to mitigate the view of the asphalt from
the street, which will be limited in this case.
Irvington Preservation Plan
The recommended zoning in the Irvington Historic
Area Preservation Plan is D-8 multi-family residential
and D-5 single-family. The fact that the 2006
Irvington Preservation Plan includes several specific
references to this site suggests that significant thought
was given to its future, probably due to its size,
location and unique characteristics.
Existing Land Use. The Plan specifically describes
this site as an intrusion that should someday be
Recommended Zoning Map – p. 66 in the Plan
redeveloped residentially:
“Although [the land uses at this site] interrupt
the general character of the area, most are currently [2006] operated in a manner that
does not unduly disrupt the day-to-day life of the district’s residents. However, these
incursions are not in the long-term interest of the neighborhood and this plan seeks the
future redevelopment of these sites for residential uses”

Land Use Objective. One of the major Objectives in the Plan suggests that commercial land uses be
considered in structures adjacent to the Pennsy Trail.
“To maintain the residential land uses and zoning classifications in the areas north and
south of Washington Street, with some exceptions noted in this plan for commercial
structures adjacent to the Pennsy Trail… .”
New Development Objective. This objective, as well as the Land Use and Development recommendation
below, encourages Pennsy Trail-related businesses. However, it appears that such businesses were
envisioned for the area marked “A” on the map, not “B,” which is the subject site.
To encourage the development of pedestrian-friendly trail-related businesses and services at the
intersection of South Audubon Road and Bonna Avenue.
Land Use and Development Recommendations. The Plan describes the site in 2006 as a vacant large
commercial complex. The following recommendations are made:
 Industrial uses are not desirable or appropriate and are too intense of a land use.


Some light commercial uses may be appropriate, provided they do not produce an adverse effect on
the surrounding residential neighborhood.



Recreational, educational, or neighborhood-serving uses may also be appropriate.



If the [buildings] were ever removed, a residential land use is recommended. Residential
redevelopment should be consistent with the adjacent land uses and compliment the surrounding
neighborhood.



Commercial uses should be strictly limited to the immediate vicinity of Bonna Avenue and South
Audubon Road and should not encroach into the neighborhood residential area in order to preserve
the basic structure of the residential neighborhood.

Reasons to Approve
The project approved in 2014 deviated pretty significantly from the recommendation in the Irvington
Preservation Plan (listed above.) Consequently, staff went to some length explaining why a deviation was
justified in this case. This new proposal is much closer to the recommendations in the plan.
1. Although industrial uses are not recommended, those uses on this site are already there, are located in
existing industrial buildings and are not part of the development being considered for approval.
2. The Plan recommends residential use if the industrial buildings are removed. This proposed
development, which is mostly residential, is consistent with that recommendation.
3. The Plan suggests that “some light commercial uses may be appropriate.” The proposal to include
three relatively small commercial tenant spaces is consistent with that recommendation.
4. The location of the commercial spaces near Bonna Ave. is consistent with the Plan’s recommendation
that commercial be locatedin the “vicinity of Bonna Ave.” and “should not encroach into the
neighborhood residential area.”
5. The design, scale, mass, height and orientation of the proposed building is compatible with its
surroundings.
STAFF RECOMMENDED MOTION
COA #2016-COA-501 (IRV) Part A:
To approve a Certificate of Appropriateness for:
1. Demolition of the front buildings on the site (leaving existing portion at the rear of the site)
2. Variances of Development Standards
3. Construction of a mixed-use building with 46 living units and commercial space

4. Site improvements
as per the submitted elevation drawings and site plan and subject to the following stipulations:
BNS: Stipulations number 1, 2 and 3 must be fulfilled prior to issuance of permits.
1. Construction must not commence prior to approval by the IHPC staff of final construction
drawings and landscape plan. Approved ______ Date_____
2. A pre-construction meeting with IHPC staff, the owner, and the contractor/construction
manager must be held prior to the commencement of any construction.
Approved ______ Date ____
3. The site shall be staked (no offsets) and approved by IHPC staff prior to commencement of
work. Approved________Date___________
4. All utility wires and cables must be located underground. No installation of utilities or meter
and mechanical placement shall commence prior to IHPC staff approval.
5. Work on exterior finishes and details must not commence prior to the approval by IHPC staff
of each. These may include, but are not limited to: doors, windows, foundations, exterior light
fixtures, railings, roof shingles, etc.
6. Any changes to the proposed design must be approved by IHPC staff prior to commencement
of work.
7. A date marker showing the date of construction must be included
8. Final approved site and development plan must be recorded with the Marion County
Recorder’s Office along with the documentation recorded under rezone case 2016-ZON-059. A
copy of the site and development. Received__________Date__________________
Variance #2016-VHP-037:
To approve Variances of Development Standards of the CS zoning regulations to allow:
1. Less parking than required
2. Less front, side and rear transitional yards than required
3. Less Landscaping/screening than required
Staff Reviewer: Meg Purnsley

Location in Irvington

View of site from Bonna Ave.

Loading dock where brewery will be located.

Bonna Ave looking East from Ritter Ave.
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NEWLY PROPOSED PLANS

COMPARISION
INITIAL PLANS (presented in November 2016) TO REVISED PLANS

Initial Site Plan

Initial Building Layout

Revised Site Plan

Revised Building Layout

Initial Bonna Ave. Elevation

Revised Bonna Ave. Elevation

Initial Rendering of Bonna Ave. Elevation

Revised Rendering of Bonna Ave. Elevation

Findings have been reviewed and need to be revised by applicant.
PETITION FOR VARIANCE OF DEVELOPMENT STANDARDS
FINDINGS OF FACT – Less Landscaping/Buffering
1. THE GRANT WILL NOT BE INJURIOUS TO THE PUBLIC HEALTH, SAFETY, MORALS, AND
GENERAL WELFARE OF THE COMMUNITY BECAUSE:
The development plans maximize pedestrian usage and softening to the site to adjoining
properties and the general area, and the overall landscaping and screening plan for the site will
benefit the general area and community relative to the current buildings and uses.
2. THE USE AND VALUE OF THE AREA ADJACENT TO THE PROPERTY INCLUDED IN THE
VARIANCE WILL NOT BE AFFECTED IN A SUBSTANTIALLY ADVERSE MANNER BECAUSE:
The property is currently underutilized, the contemplated uses are consistent with the
comprehensive plan, and the variance allows for the highest and best use on the property. The
landscaping and screening plan proposed contains a greater amount of landscaping than is
currently on the site.
3. THE STRICT APPLICATION OF THE TERMS OF THE ZONING ORDINANCE WILL RESULT
IN PRACTICAL DIFFICULTIES IN THE USE OF THE PROPERTY BECAUSE:
For proper absorption of infrastructure costs to sufficiently address infrastructure issues with the
property, a development of the size and type proposed is required, and the variance is necessary
to allow for the development to proceed.

PETITION FOR VARIANCE OF DEVELOPMENT STANDARDS
FINDINGS OF FACT – Transitional Yard Variances
1. THE GRANT WILL NOT BE INJURIOUS TO THE PUBLIC HEALTH, SAFETY, MORALS, AND
GENERAL WELFARE OF THE COMMUNITY BECAUSE:
There is minimal net change to transitional yards as a result of the development of the site, and
consideration has been made given the size and type of development required to absorb
significant infrastructure costs on the site.
2. THE USE AND VALUE OF THE AREA ADJACENT TO THE PROPERTY INCLUDED IN THE
VARIANCE WILL NOT BE AFFECTED IN A SUBSTANTIALLY ADVERSE MANNER BECAUSE:
The property is currently underutilized, the contemplated uses are consistent with the
comprehensive plan, and the variance allows for the highest and best use on the property.
3. THE STRICT APPLICATION OF THE TERMS OF THE ZONING ORDINANCE WILL RESULT
IN PRACTICAL DIFFICULTIES IN THE USE OF THE PROPERTY BECAUSE:
For proper absorption of costs to sufficiently address infrastructure issues with the property, a
development of the size and type proposed is required, and the variance is necessary to allow for
the development to proceed.

