BRVA LAND USE AND DEVELOPMENT COMMITTEE MEETING MINUTES
September 23, 2025, 6:00 P.M.
Northminster Presbyterian Church
1660 Kessler Blvd. E. Drive

Present: Rebecca Dodge, Chad Fallis, Brian Gamache, Tim Oprisu, Sam Rogers,
Karen Valiquett, Daisy Winkler, Jordan Dillon and Emily Parkins

Guests: Alan Hague, David Hughey, Justin Kingen, Kaitlin Mennenga, Minh Nguyen
and Evan West

Karen Valiquett called the meeting to order at 6:01pm. Karen informed the room that
she was filling in for LUD Chairman Bo Boroski. Committee members introduced
themselves. Karen explained the objectives of the Land Use & Development
Committee and the rules of presenting to the committee.

Karen asked if there was a motion to approve the minutes from the August 26 meeting.
Tim made a motion to approve. Chad seconded. The minutes were approved
unanimously.

Karen noted that there was one presentation on the agenda for the evening.

1849 Broad Ripple Avenue - Blooming Star Properties, LLC: Justin Kingen with
NDZA, Inc., presenting on a request to rezone the 0.12-acre property from the D-5
district to the C-1 district to provide for commercial office and body care salon to
support the relocation of Lotus Spa and Nails.

Case #2025-ZON-093 — Hearing scheduled for September 25, 2025

Justin Kingen introduced himself as a land use consultant in Indianapolis. He also
introduced Kaitlin Mennenga and Minh Nguyen, who is their client and petitioner and
owner of the site. It was noted that Minh desires to move her business into the property
at 1849 Broad Ripple Avenue. Justin pointed out the structure illustrated on page 1 of
the materials which is 1849 Broad Ripple Avenue. Justin noted that it is on the
southwest corner of Crittenden and Broad Ripple Avenue. It was also mentioned that
the property is across from Luciana’s. Justin shared that, on the site currently, is a
1,000 square foot structure with a basement. It was mentioned that the basement will
be remodeled and used as a part of Minh’s business, so there will be 2,000 feet in total.
Justin pointed out that, in the second photograph, there is a small parking lot that has
been used over the years. The parking lot is not in the best shape but they expect to
resurface and restripe the lot. Justin pointed out the large tree in the photo and
indicated it has already been removed, noting that Minh has already invested in some
updates to the property, including updating the landscaping and beautifying of the
property.

Justin stated that the property is zoned D-5 which is essentially your standard single-
family residential zoning district. In Justin’s research, he found that the site has always



been used commercially. In 1966, there was a variance to convert it to an office. It's
been used as recently as a couple of years ago as a hair salon. And prior to the hair
salon, the Indiana Builders Association had their office there. In Justin’s research, while
they haven’t dug through the old tax records, it hasn’t been used residentially even
though it's been zoned as such historically. The name of Minh’s business is Lotus Spa
& Nails and it is currently two blocks away. It is in the strip mall with the Pizza Hut, Pet
Supplies Plus and Jack’s Donuts. Minh leases her current space, and she bought the
new property in March of 2025, and she is desirous of moving her business from its
current location to the newly purchased property. NDZA filed a petition that would
rezone the site to C-1 which would allow for Minh’s business to take place on the new
site. Justin acknowledged the excluded uses list and indicated that Justin and Minh are
currently reviewing it. Upon initial glance, Justin did not have any issues with any of the
proposed excluded uses that are on the list. Justin wants Minh to have a day to review
the list as he did not send it to her until earlier today. Justin committed to
correspondence with the LUD within the next 24 hours to formally commit to the list of
excluded uses. Justin noted the current hearing date of Thursday, September 25 and it
was shared that the staff is currently recommending approval. The LUD was informed
that there is one letter of support from the homeowner of the property to the immediate
south of the property. Justin indicated that, to their knowledge, no one has indicated
opposition to their petition. Justin asked if there were any questions.

Karen asked if the hearing was still on September 25 and noted there is a bit of a time
crunch, especially if the petitioner wants more time to look at the list of excluded uses.
Justin committed to responding to the LUD either later in the evening or early the
following morning. In fairness to the petitioner, Justin wants her to have time to fully
digest the list and make sure she wasn’t committing to something that she wasn'’t
agreeable to in the long run. Karen asked for confirmation that the property was already
purchased. Justin confirmed it was purchased in March of this year.

Rebecca asked how the LUD should proceed given the petitioner has not yet committed
to the list of excluded uses. Jordan indicated that, if the LUD chooses to make a motion
of support, the motion would be contingent on the acceptance of the list of prohibited
uses. If the petitioner does not agree to the list of excluded uses, the LUD would not be
able to provide a letter of support because the committee would not be able to meet
again to discuss that prior to the hearing date. Justin understood.

Sam asked if there were any plans to upgrade the building. Justin stated yes. Although
the building is in fairly good condition, Minh has talked about reenforcing the foundation,
resurfacing the parking lot. Justin shared that they are planning on putting a small
boutique style sign out front that has Minh’s business name. Mainly, the upgrades will
be cosmetic.

Karen asked if this was strictly a rezone or if other variances would be needed. Justin
indicated that there’s enough parking to meet code and, because the property has been
used commercially before, the city has said no variances are needed. Justin also



pointed out in the packet the full list of C-1 uses which means if the rezone goes
through, all those uses would be permitted on the site.

Karen opened it up to the public for comments. There were no comments. Karen
requested a motion to recommend approval contingent on the acceptance of the
excluded uses list. Brian made a motion. Sam seconded the motion. The motion was
approved unanimously.

Brian thanked the petitioner for staying in Broad Ripple. Minh thanked the LUD and
shared that she is happy to be in Broad Ripple. Minh has had the business for 13 years
and noted that it is a family-owned business. She noted her appreciation of the LUD’s
support.

Karen reminded Justin that the LUD will need an update from him and Minh on the
excluded uses list. Then, the letter of support will be prepared and sent to Justin in
advance of the hearing scheduled for Thursday, September 25.

Justin thanked Karen and the LUD for the time. Karen reminded the room that the next
LUD meeting is scheduled for October 28.

The meeting was adjourned at 6:11 p.m.



