




 
City of Fort Wayne Common Council 

DIGEST SHEET 
              

 

                                              Department of Planning Services   
 
Title of Ordinance:     Zoning Map Amendment  
Case Number:  REZ-2025-0031 
Bill Number:    Z-25-05-12 
Council District:  1 – Paul Ensley 
              
 
Introduction Date:  May 27, 2025 
 
Plan Commission    
Public Hearing Date: June 9, 2025 (not heard by Council) 
 
Next Council Action: Ordinance will return to Council after recommendation by the  

Plan Commission 
                
 
Synopsis of Ordinance: To rezone 0.89 acres from SC/Shopping Center to C3/General 

Commercial 
 
Location: Immediately east of St. Joe Village Kroger (6002 Saint Joe Center Rd) 

(Section 21 of St. Joseph Township) 
 
Reason for Request: To permit a car wash 
   
Applicant: Fort Wayne Car Wash Investments c/o Kerry Sewell 
 
Property Owner:  Topvalco Inc 
              
 
Related Petitions: Primary Development Plan – Saint Joe Center Car Wash 
              
 
Effect of Passage:  Property will be rezoned to the C3/General Commercial zoning district, 

which would permit a car wash. 
 
Effect of Non-Passage:  Property will remain zoned SC/Shopping Center, which does not 

permit a car wash. The site may continue with existing or non-
conforming uses, and may be redeveloped with limited retail uses, 
along with certain residential, and similar uses.  
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1. The Comprehensive Plan; 

The proposed rezoning for the Project is consistent with the All in Allen Plan in that it clearly fits within 
Goal 1; namely, it encourages compatible infill development within areas that are primarily built out (pg. 
60).  The Project promotes Goal 2 (pg. 61) in as much as it promotes development in areas that are 
contiguous with existing development and redevelopment in areas that are already served by adequate 
water, sanitary sewer and transportation structure.  The Project appears to be designated in the plan as 
Community Commercial.   The C3 Zoning Designation requested is compatible with community 
commercial, regional commercial, business and office park, and institutional.  In addition, the C3 Zoning 
designation is potentially compatible with RP with building design, landscaping, connectivity, shared 
access and street interconnections – all of which is addressed and present on the site. 

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

This Project consists of a modest .809-acre parcel contained and encapsulated wholly within the 

Kroger/St. Joe Shopping Center on the east side of Kroger’s main building at the corner of St. Joe Center 

Road and Maplecrest.  The Applicant is Fort Wayne Car Wash Investments  (“Applicant”).  The area is 

decidedly commercial.  The Project is encapsulated in an SC zoning designation.  In addition, there are NC 

zoning designations immediately adjacent thereto.  There is an R1 zoning district adjacent to the shopping 

center (slightly North of the Project); however, those are utilized as health services offices.  The Applicant’s 

proposed building is just over 4000 sf.  The property is presently used for surface parking but, due to its 

location to the east of Kroger, the area is underutilized and inconvenient for parking for the shopping 

center.  The Project is surrounded by many other businesses including Star Financial, Zesto Ice Cream, 

Starbucks, Auto Zone, Bamboo Garden, CVS, and a Kroger Fuel Center, among others.  S & V Liquors, Tip 

N Toe Spa, and AutoZone are immediately adjacent to the Project.   

To the South of the Project, by a considerable distance, is the Redwood Fort Wayne Apartment 

Development.  The Redwood Apartment Development was constructed at least ten (10) years after the 

shopping center and related commercial uses were already constructed and operating based on historical 

imagery in GIS mapping. The Redwood Fort Wayne Apartment Development (RP Zoning District) is 

buffered by a substantial berm (approximately 10 ft in height and also quite wide) that shields apartment 

renters from the operations of the shopping center.  Some fencing and landscaping also exists along the 

top of this berm.  The Redwood advertises on its website (presumably as an enticement to potential 

renters) that amenities are just a “stone’s throw away.”  Fort Wayne Zoning Ordinance 157.209(A) 

expressly states that an RP Planned Residential Zoning District is “ intended to create areas for mixed 

residential uses.  The purpose of this district is to permit residential and other compatible nonresidential 

uses, where adequate facilities are available.”  The Land Use Compatibility Matrix in the All in Allen Plan 

(pg. 213) notes that RP is a highly compatible designation, including but not limited to suburban corridors, 

urban corridors, neighborhood commercial, community commercial regional commercial, downtown, 

town center, business and office park, utility and institutional.  No use is discouraged in the Land Use 

Compatibility Matrix. 

One of the common concerns raised with regard to car washes is noise related to outdoor vacuums.  In 

this case, Kroger is supportive of the project.  In addition, the distance between all adjacent development 
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is considerable, which naturally mitigates sound from this modest-scaled car wash.  It is not anticipated 

that businesses will experience any material, additional sound impacts in an already commercial area 

abutted by St. Joe Center and Maplecrest Roads.   Adjacent site development is also oriented so that no 

frontage to any business faces the vacuums directly.  Access is to any adjacent business is also not impeded 

to any adjacent business as the site plan contemplates appropriate “stacking” and ingress/egress 

easements.   

As described, the St. Joe Center Shopping Cener is very decidedly commercial with consistent, heavy traffic 
and signalized intersections.    There are five (5) lanes for traffic along St. Joe Center Road and Maplecrest. 

  

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

The property’s most desirable use is commercial in light of it being wholly contained in the Kroger/St. Joe 

Center Shopping Center footprint, which is already zoned SC.  The Applicant’s use as a modest automobile 

washing facility is appropriate to this commercial area and the adjacent St. Joe Center Road/Maplecrest 

corridors which contains numerous other commercial businesses.  The Applicant will construct a new 

facility with appropriate landscaping consistent with its other projects and brand generally.  No 

development waivers are being requested by the Applicant.  The car wash will have limited hours of 

operation (8 am – 7 pm Monday through Saturday and 9 am to 5 pm on Sunday).  A decibel chart is 

attached evidencing the mitigation of sound by virtue of distance. 

 

4. The conservation property values throughout the jurisdiction; 
 

The conservation of property values throughout the jurisdiction is accomplished by granting this rezoning 
request in as much as these are established commercial corridors along St. Joe Center Road/Maplecrest 
and the use proposed is consistent and complementary to existing uses.  In addition, the Redwood 
Apartments were constructed after the bulk of the shopping center was developed; accordingly, the value 
of the apartment development is not logically devalued by the additional commercial use. While 
automobile washing developments (and rezonings related thereto) have been on the increase and have 
raised public concerns, the location, offerings, and scale of this automobile wash is appropriate to the 
shopping center and the area generally.  It presents an opportunity for appropriate infill development and 
augments existing auto uses. Both residential and heavy industrial uses are inappropriate for this 
property.  Significant traffic volumes and a variety of commercial and retail offerings along St. Joe Center 
Road/Maplecrest make the existence of an automobile washing facility desirable and convenient for the 
area.   

5. Responsible development and growth. 
 

The automobile washing facility will not seek to impose a use that is immoral or otherwise offensive to 
the community as a whole, to customers of other local businesses along this corridor, or to the apartment 
complex adjacent to the subject property.   There is ample parking, traffic signalization and curb cuts 
already in place.  In addition, the Project will reutilize and reinvigorate decidedly commercial real estate 
that is currently underutilized.   
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Adequate utilities and infrastructure are already available on site.  Access to public roads, by virtue of 
reciprocal easements, is also available. 
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