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PC 21-12– Zoning Map Amendment Petition  
Staff Report 

Petition 

Case - PC 21-12 – Zoning Map Amendment.  A request by Thomas Landis, on behalf of TROA, LLC, to 
rezone parcel ID # 53-04-10-200-165.000-013 from R-1; Single Family Residential to R-3; Multi-Family 
Residential. The property is located at 415-421 N. Constable Drive. 

 
Surrounding Zoning Districts & Uses 

 
 

 

Zoning District Property Use 
North: R-3; Multi-Family Residential Undeveloped  
South: R-1; Single Family Residential Residential 

 East: R-3; Multi-Family Residential  Richland Senior Apartments 
 West: R-1; Single Family Residential Residential  
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Considerations 
 

1. The petitioner is requesting to rezone 0.5 acres, located 415-421 N. Constable Drive, parcel # 
53-04-10-200-165.000-013 from R-1; Single Family Residential to R-3; Multi-Family Residential.   

2. Indiana Code (IC 36-7-4-603) requires that the Plan Commission and the legislative body shall 
pay reasonable regard to: 

a. The comprehensive plan; 

b. Current conditions and the character of current structures and uses in each district; 

c. The most desirable use for which the land in each district is adapted; 

d. The conservation of property values throughout the jurisdiction; and 

e. Responsible development and growth. 

3. The property currently a legal non-conforming multi-residential property. 

a. There are two separate structures, one with two units, and the other is a single unit 

4. The property owners are considering adding a new two-unit structure on the southern portion 
of the parcel. 

5. The property is adjacent to the Richland Senior Apartments, which are zoned R-3.   

6. Undeveloped multi-family zoned land borders the northern part of this property. 

 
Criteria for Zoning Change Consideration 

1. Comprehensive Plan: The change of zoning (is or is not) substantially in compliance with the 
existing comprehensive plan. 

 
Staff Finding: 

The first goal in the Housing chapter of the Comprehensive Plan calls for housing affordability.  
While the Town has been growing rapidly for the last few years, almost all of the new 
residential construction has been single family homes that are in the $250,000-$400,000 range.  
Meanwhile, there has been practically no new residential that would be considered affordable 
for median income households in Ellettsville.  As of the 2019 American Community Survey, the 
median household in Ellettsville is around $52,000.  For a home to be considered affordable, 
$250,000 would be at the upper limit for those at the median household income.  This means 
half of the households in Ellettsville could not afford any of the new homes being built. 
 
One of the primary barriers to affordable housing is the lack of zoning that would allow multi-
unit residential.  Therefore, the rezoning of this property to R-3 would increase housing 
affordability, which would be in compliance with the Comprehensive Plan.  
 

2. Current Conditions: The change of zoning (is or is not) based on the current conditions of 
the property and the surrounding character of the land. 

 
Staff Finding: 

The property is already multi-family, so it would not change how the property is being utilized.  
It would allow the property owners to add an additional two-unit structure.  
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3. Use of the Property: The change in zoning (does or does not) result in allowance of the most 
desirable use of the property. 

 
Staff Finding: 

Multi-family housing (housing type diversity) is very much needed in Ellettsville.  This zoning 
change would allow for infill development on a portion of a parcel that is not quite large enough 
to meet minimum lot size requirements otherwise. 
   

4. Conservation of Property Values:  The use or value of adjacent properties and those throughout 
the Town (will or will not) be affected in a substantially adverse manner. 

 
Staff Finding: 

The rezoning of this property to R-3 would allow for multi-family housing, although the property 
would still be residential.  The neighboring senior apartments, at a much higher density, have 
not had any significant effect on surrounding properties, and although not currently zoned R-3, 
the parcel in question has been used as multi-family for years.  It should be assumed that any 
effect of multi-family housing has already been factored into surrounding home values. 
 

5. Responsible Development: The change in zoning (does or does not) promote the responsible 
development and growth of the property.  

 
Staff Finding: 

As stated in #3, this is a much needed use, with the primary concern that there is room for 
parking for both current tenants and any future tenants.  Parking for future units would be 
addressed in plan review.  Any traffic generated by an additional two units will be minimal, and 
will not cause any problems.  

 
 
Plan Commission Action 

 

The Plan Commission action shall be in the form of a favorable, unfavorable, or no recommendation to 
Town Council, which takes final action on the zoning map amendment petition. 
 
Summary 

 
The change in zoning of this parcel from R-1 to R-3 fits with the character of the neighborhood and the 
existing (legal non-conforming) use of this property.  A diversity of housing types is needed to keep 
Ellettsville a growing community and to provide housing at a more affordable level than the new single-
family homes that are currently being constructed.  Therefore, Staff recommends a favorable 
recommendation to Town Council.  The Plan Commission shall use the five (5) criteria above to base 
their recommendation to Council. 
 

 
Submitted by Kevin Tolloty, AICP  
Director of Planning, Town of Ellettsville  
April 29, 2021 
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