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Results, Not Roadblocks

1. Approach

2. Infill Housing

3. Economic Development

4. Assessment



IHPC
Indianapolis Historic Preservation Commission

▪ Historic districts
▪ Conservation 

districts



IHPC
Indianapolis Historic Preservation Commission

▪ Board of Zoning Appeals (BZA)

▪ Hearing Examiner for the Metropolitan Development Commission



Tunnell Spangler 
Walsh
Planning, Architecture, 
Landscape Architecture

▪ Lexington, KY
▪ Atlanta, GA
▪ Chattanooga, TN
▪ Tulsa, OK



Tunnell Spangler Walsh
Mission

To improve lives and strengthen 
communities through design.



Approach



Your Preservation Plan

Your Development 
Laws?



Change Zoning from Anvil to Shelf
Approach

• Built elsewhere
• Layered information
• Outdated definitions
• Conflicting standards
• Barriers

• Built for you
• Tailored for outcomes
• Intuitive organization
• Dynamic & flexible
• Helpful



Approach

Build from your 
preservation plan.



Restricting development in sensitive areas?

Setting minimum and maximum setbacks for infill?

Supporting additions that allow business growth?

Requiring people-scaled design choices?



What if we don’t have a preservation 
plan?

(who are here today and 
who were here in the past)

Create one. Talk to people.



Approach

Use graphics.



Approach

Illustrated: Window Surface 
Ratio Calculation

Illustrated: Building 
Dimensional Standards



Approach

Focus on the long-term.



Approach

Retail-ready construction | Active depths



Approach

Cultural resource survey



Approach

Cultural resource survey



Approach

Avoid unnecessary 
complication.





Sign Code Exemptions

Type | Number | Area | Height | Illumination | Location



Approach

Best Practices Learned

• Make the right type of 
development easy (based on your 
preservation plan)

• Use graphics
• Focus on the long-term
• Prioritize the end-user’s viewpoint 

to inform the organization of the 
code – logical, consistent, and 
searchable

What Works for IHPC
• Eliminate steps in land use 

review
• Flexibility in the standards
• No one-size-fits-all formula
• Meet neighborhoods where 

they are



Infill Housing



Housing

Allow and encourage 
infill housing.





810 E. 15th Street, Old Northside Historic District



810 E. 15th Street, Old Northside Historic District



Lot minimum area + open space



Clear sight triangle

Measurement Before Measurement After



Housing

Incentivize housing 
diversity.



Is this the only type of housing that’s legal to build?

Housing



What types of housing do people need?

Housing



                  
W                 

Housing

What types of housing do people need?



Housing

What types of housing do people need?



Housing

Increase housing 
attainability.



Which regulations impact 
housing options within your 
community?

• Minimum lot size
• Garage requirements
• Minimum dwelling size
• Exterior material standards
• Nonconforming housing
• Non-zoning regulations

Housing

$$$$

$

$$$

$$+
???Minimum wealth requirement



Housing

Minimum 
Required

Wealth

Affordability/Attainability



Housing

Minimum 
Required

Wealth

Affordability/Attainability

Housing



Housing

Minimum 
Required

Wealth

Affordability/Attainability

Housing Improve Factors that Affect Attainability



Housing

Legalize more housing 
options.



Is this legal to build in your community?

Housing



Is this legal to build in your community?

Housing



Is this legal to build in your community?

Housing



1323 Polk Street, 
Cottage Home Conservation District



1323 Polk Street, 
Cottage Home Conservation District



What Works for IHPC
• Setback exceptions

− Front
− Side
− Rear
− Minimum space between 

buildings
• Height exceptions
• Open space dictated by lot 

size, not by residential district

Best Practices Learned

• Legalize historic dwelling types
• Incentivize more housing options
• Reduce minimum wealth 

requirements 

Infill Housing



Economic Development



Economic Development

Review your plans and 
zoning map.



Are there competing layers of standards?



Barriers will send 
investment elsewhere.

Are there competing layers of standards?



702 Lexington Avenue, Fletcher Place Historic District

Update the plans



VARIANCE PETITION #2021-VHP-008:
To approve Variances of Development Standards to allow 
reduced transitional yards, and less parking than required.



Economic Development

Support small business.



Economic Development

Permissions by Use Categories

Are use permissions hyper-specific?



Economic Development

Categorizing Novel Uses

• Creating danger to health and safety? 
• What are the typical features—hours 

of operation, size of building, events?
• Creating offensive noise, vibration, 

heat, or odor?
• How much traffic—pedestrian, bicycle, 

and vehicular—is associated?
• What are the anticipated effects on 

other allowed uses in the zoning 
district?



Economic Development

Methods for Supporting Small Businesses

• Use sensitive flexibility for interpretations
• Incentivize adaptive reuse
• Remove car storage minimums
• Distinguish sizes of businesses
• Reduce sidewalk interruptions
• Legalize nonconformities and legacy investments
• Allow childcare in every safe location



Economic Development

Remove or reduce 
parking minimums.



Economic Development

How much 
land for 

temporary 
car storage 

is your 
code 

requiring?



Economic Development

Requirement: 1 space per 500 ft.2 of 
gross floor area (GFA)

1,000 ft.2

requires
2 parking spaces (400 ft.2)

(40% of GFA)



Economic Development

Requirement: 1 space per 100 ft.2 of 
gross floor area (GFA)

1,000 ft.2

requires
10 parking spaces (2,000 ft.2)

(200% of GFA)



Economic Development

Requirement: 1 space per 50 ft.2 of 
gross floor area (GFA)

1,000 ft.2

requires
20 parking spaces (4,000 ft.2)

(400% of GFA)



Economic Development

Requirement: 1 space per 50 ft.2 of 
gross floor area (GFA)

20%

80%

Minimum for 
temporary 
(surface) car 
parking

Maximum 
available for 
revenue 
production



Economic Development

Requirement: 1 space per 50 ft.2 of 
gross floor area (GFA)

20%

80%

Minimum for 
temporary 
(surface) car 
parking

Maximum 
available for 
revenue 
productionDoes your code prioritize cars over destinations?



Economic Development

Methods for Reducing Parking Burdens
• Don’t require parking
• Allow shared and off-site parking
• Allow flexibility for legal nonconforming lots
• Allow flexibility for small lots (e.g., under 5,000 ft.2)
• Allow flexibility for adaptive reuse of older buildings
• Count on-street parking towards minimum requirements
• Reduce parking requirements near transit access



Economic Development

Incentivize 
adaptive reuse.



Economic Development

Does your code let buildings change uses?



Economic Development

Does your code let buildings change uses?



Economic Development

Does your code let buildings change uses?



Assessment



Assessment

Does your code support your community’s vision?



Assessment

Does your code support your community’s vision?



Assessment

Are the standards easy to find and clear?



Questions to Ask
of your zoning code

What is the point of this rule?



Questions to Ask
of your zoning code

Do I need an attorney to understand 
this?



Questions to Ask
of your zoning code

Is this rule easy to find?



Zoning should 
support the vision of the 

community.



• Approach 
– Build from your 
preservation plan.

• Infill Housing 
– Increase housing 
attainability. 

• Economic 
Development 
– Support vibrancy.

• Assessment 
– Make zoning clear 
and easy to use.



Your community 
needs a supportive 

zoning code.



                  
W                 

We’re here to help

André Myers
859-514-2922
amyers@tsw-
design.com
https://www.tsw-
design.com/

Emily Jarzen
317-327-4460
emily.jarzen@indy.gov
https://www.indy.gov/ihpc
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