TOWN

OF~.

BrownsBurg
ADVISORY

PLAN COMMISSION
Minutes

Brownsburg

Town Hall

61 North Green Street
Brownsburg,

Monday,

Indiana

February

46112

28, 2022

The Brownsburg Advisory Plan Commission was convened at 6:00 PM with a moment of silence and the
Pledge of Allegiance. A roll call was taken; where upon determination

of quorum was found.

Members

Richard Miller, Shawn Pabst, Brett

Present:

Troy Austin, Steve Fletcher, Jeff Humphreys,
Scowden

and Matt Simpson

Members Absent:

None

Also Present:

Jodi Dickey,

AICP-

Director,

Jenna Wertman,

AICP-

Senior Planner,

Lauren

Gillingham, AICP Cand.- Planner II, Maggie Smith- Legal Counsel, and Heather
Wetzel- Administrative

C.

ELECTION
1.

OF OFICERS

2022 President ( Presided
Motion:

Assistant

by the 2021 President)

Troy Austin made a motion to ELECT Brett

Scowden

President,

seconded

by

Matt

Simpson, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
I

2.

2022 Vice President ( Presided by the 2022 President)
Motion:

Brett Scowden made a motion to ELECT Richard

Miller

Vice

President,

seconded

by

Shawn Pabst, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
3.

2022 Recording Secretary
Motion:

Brett Scowden

made

a motion

to APPOINT

Heather

Wetzel

Recording

Secretary,

seconded by Troy Austin, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
D.

APPROVAL

1.

E.

OF PREVIOUS

MEETING

MINUTES

January 24. 2022- Regular Meeting
Motion:

Matt Simpson

minutes,

seconded

APPROVAL

made a motion to APPROVE

the

January

24,

2022

regular

by Shawn Pabst, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.

OF FINDINGS

OF FACT AND REPORTS

OF DETERMINATION

1.

PSDP- 10-21-1962

Crossroads Elementary School DPR

2.

PSDP- 10- 21- 1963

Dollar General DPR

3.

PCPP- 12- 21- 1981

Trailside Townhomes

4.

PSDP- 12- 21- 1983

Arbuckle Commons

Primary Plat

Additional
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Parking

DPR

meeting

Motion:

Shawn Pabst made a motion to APPROVE

Determination

the Findings of Fact and Reports of

for PSDP- 10- 21- 1962, PSDP- 10- 21- 1963, PCPP- 12- 21- 1981 and PSDP- 12- 21-

1983, seconded by Troy Austin, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
E.

HEARING

1.

OF REQUESTS

PCMA- 10- 21- 1956
A request

FOR CONTINUANCES

W. Wynne Farms PD Amendment

for a zoning

map

amendment,

to amend

Ordinance

2004- 01

Wynne

Farms

PUD

Ordinance the West Wynne Farms PD Parcel R, for the purpose of to permit multi- family uses for
the purpose of future development.
Parcels: 32- 07- 26-105- 002. 000- 016, 32-07-26- 105- 006. 000- 016, 32-07-26-105- 004. 000- 016
ADVERTISED
Represented

PUBLIC

HEARING

By: Russell Brown, Clark Quinn Moses Scott & Grahn, LLP

The Applicant was making substantial

changes and requested

a continuance

to the May meeting,

it was their 2nd continuance request and they would redo their public notice.
Motion:

Brett Scowden

made a motion to CONTINUE

PCMA- 10- 21- 1956, seconded

by Richard

Miller, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
ADVERTISED

PUBLIC

HEARING

OPENED,

RECESSED

AND

CONTINUED

TO MAY

23,

2022 AT 6 P. M.
2.

PCPP- 01-22-1988

Two West Primary Plat

A request for primary plat approval for a one ( 1) lot residential subdivision, on approximately 6.305
acres, located at 7 449 North CR 850 East.
Parcels: 32- 02-36-300- 001. 000- 026
ADVERTISED
Represented

PUBLIC

HEARING

by: Nathan White, Benchmark Consulting,

Inc.

The Applicant was working with the County Drainage Board and requested a continuance.
Motion:

Matt Simpson made a motion to CONTINUE

PCPP- 01-22-1988, seconded by Shawn

Pabst, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
ADVERTISED

PUBLIC

HEARING

OPENED,

RECESSED

AND CONTINUED

TO MARCH

28,

2022 AT 6 P. M.
F.

DEVELOPMENT
1.

PLAN APPROVAL

PSDP- 01-22-1987

Home 2 Suites By Hilton DPR

A request for development
building,

plan review approval of an approximately

asphalt and concrete

District, on approximately
Parcels:

REQUESTS

paving,

and associated

16, 270 sq. ft. commercial

utilities in the highway

Commercial ( HC)

3.54 acres, located on Lot 4 Heritage South.

32- 07- 02- 120- 012. 000- 026

Represented

by: Nathan White, Benchmark Consulting, Inc.

Jenna Wertman reviewed the Home 2 Suites by Hilton DPR. Staff was recommending

approval of

the development plan review with conditions. The request was for a hotel along Northfield Drive
just south of I-74. The lot was a long, narrow, and oddly shaped parcel. During the rezone they
were encouraged
keeping

to preserve some of the wooded tree area to the west of the site so they were

the development

on the eastern- to- middle

masonry and other materials.
showing

the minimum

compliance

portion.

The building

would

be a mix of

One condition Staff asked for has been met with revised renderings

50% requirement

with the architectural

on the east side. With the revised

standards.

The plan was consistent
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plans they were in

with the Comprehensive

Plan as The Future Land Use Map notes this area as a mix of regional commercial
areas. The preserved
use and

The development

and layout.

of Art. 2, including

plan satisfied

The landscaping

Ms. Wertman

minimum

Art. 5. The parking

was met through

tree area on the west side. They have completed
There are no outstanding

and open space

area and hotel use met the intent of the Comprehensive

lot met the requirements

coverage.
spaces

wooded

setbacks,

lot widths,

was appropriate

a combination

their drainage

Plan. The
and

lot

both in number of

of new plantings

and the

review and were in compliance.

TECH review comments.

pointed out the entrance on Northfield

and a shared drive with the adjacent hotel,

parking throughout the site and a significant amount of parking and street landscaping.
Staff

recommended

approval

of the Development

Plan

subject

to and

conditioned

upon

the

following:
1)

The

stamped

approval

of the Development

Plan

by the

Director

of Development

Services.
2)

The

approval

of the

Findings

Nathan

White,

of Fact

and

Report

of Determination

by the

Plan

Commission.
Applicant

representative

Hospitality

for the 91 room hotel project.

Benchmark

Consulting

appeared

Shawn Pabst asked if there were any issues with the flood fringe.
changing

motion carried

of S& S

the project.

completely.

PSDP- 01- 22- 1987, seconded

by Richard Miller,

7 In Favor/ 0 Opposed/ 0 Abstained.

PSDP- 01- 22- 1989
A request

behalf

Mr. White said they were not

the current flood fringe area and were staying out of the floodway

Motion: Troy Austin made a motion to APPROVE

2.

on

He said Staff did a very good job explaining

Bill Estes Ford Expansion

for development

building

expansion,

asphalt

General

Commercial (

plan

review

and concrete

C2) District,

DPR

approval
paving,

of an approximately
and associated

on approximately

10. 50 acres,

850 sq.

utilities

ft. commercial

in the High Intensity

located at 450 East Northfield

Drive.
Parcels:

32- 07- 02- 426- 003. 000- 016

Represented

by: Mike Timko,

Jenna Wertman

reviewed

Kimley- Horn and Associates

this case and said Staff was recommending

about 800 square feet onto the back side of the building
would not have much impact on the overall
The proposal

was consistent

approval.

with the Comprehensive

Plan as the general

Light Industrial/ Flex. It was a larger business

over time to include various

commercial

buildings.

and institutional

it was not increasing

lot coverage

Art. 5 of the UDO as there was no additional

landscaping
drainage

area

and architecture

and technical

uses as well as other more industrial

and addressed

and there were

and there were no height concerns.

parking

so there were no additional

reviews

and the Future

park that has evolved

It satisfied Art. 2 of the UDO as it was a very small expansion

no issues with setbacks,
satisfied

This

site.

Land Use map recommended

focused

They were adding

for a locker area for employees.

needed

impacts. They had completed

all comments.

It

and there was preexisting

The architectural

all of the

section

did not

apply as it was not a new structure.
Staff

recommended

approval

of the

Development

Plan

subject

to and

conditioned

upon

the

following:
1)

The

stamped

approval

of the

Development

Services.
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Plan

by the

Director

of Development

2)

The

approval

of the

Findings

of Fact

and

Report

of Determination

by the

Plan

Commission.
Applicant representative
Troy Austin

asked

Mike Timko,

Kimley- Horn and Associates,

if the Fire Territory

had any concerns

had nothing further to add.

and Staff said they were notified

during

TECH review and did not have any comments.
Motion:

Matt Simpson

made

a motion

to APPROVE

PSDP- 01- 22- 1989,

seconded

by Richard

and eleven· ( 111) lot residential

subdivision,

Miller, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
G.

OLD BUSINESS
1.

H.

None

CONTINUED
1.

PUBLIC HEARINGS

PCPP- 12- 21- 1980

Promenade

Primary

A request for primary plat approval
on approximately

Plat

for a one hundred

33 acres, located on the west side of Northfield

Dr., south of Holiday Pines, and

north of the B& O Trail.
Parcels:

32- 07- 24- 300- 007. 000- 016; 32- 07- 24- 300- 006. 000- 016; 32- 07- 24- 300- 003. 000- 016

ADVERTISED
Represented

PUBLIC

Waiver Request:
ADVERTISED
Lauren

HEARING

By Robert Staton,

Engineering

Art. 7 .33( C) 4 - Connectivity

PUBLIC

Gillingham

waiver. Waivers

Banning

HEARING

reviewed

OPENED

AT 6: 22 PM

the case and said the plat also had a request for a Design Standards

are decided

entirely by the Plan Commission

said Staff does not support street connectivity

waivers

plot. This plat was for a major curvilinear

subdivision

lots. The site was designed

the environmental

to emphasize

Todd legal drain. There were increased
The site had two entrances

for the Croaff
Thornburg

family

parcel

on approximately

to connect

Parkway planned connection

a gate controlled

impact

study was

acceptable
entrance.

including

left turns. There developer

to the surrounding

streets.

Ms.

and determined

the trip generation

the intersections

table showing

impact surrounding

said the Future

Land

and the southern

included

a driveway

Gillingham

would

said

only access.

continue

the

123 cars entering

A traffic

to operate

lane and outbound

at

lane for each

and exiting during the

pm peak hours and 92 cars during the am peak hours. The trips were staggered

Ms. Gillingham

and &

a limited access to Holiday Pines with

levels of service and that there must be an inbound

to create substantially

the Pollard

had been eliminated with the most recent Transportation

by a knock box or some sort of other emergency

performed

She showed

55 acres to allow for 111

the one north was full access

preventing

Plan updated in 2021. She said the applicant was proposing
some

features

She

in support of the primary

standards on the lots that were adjacent to Holiday Pines.

both on Northfield,

one right- in/ right- out with a median

and do not go to Town Council.

but was otherwise

and not expected

roads.

Use map recommends

Single- family

Detached

uses, which

fit and the Growth Area Plan classifies this parcel as infill which also fit. There were no outstanding
TECH

comments.

A TECH

waiver

One Side)

to reduce

the amount

Easement (

TWUE).

The Applicant

7.33( C) 4 -

Connectivity.

was approved
of dedicated
was

This states

also

relating

requesting

all developments

adjacent

properties ... where the development

planned,

etc. The applicant

shall design

to parking

for RS- 07:

right- of- way and create
a Design
shall

Standards

provide
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to connect

3 ( Parking

Water

Waiver

stub streets

abuts land that has established

the street system

Local

a 4' Town

Utility

from

Art.

to connect

stub streets

to

built or

to those stub streets.

The

Applicant was proposing a limited access ( pedestrian-only) which does not meet the requirement.
Staff did not support this request.
Per the ordinance design waivers must meet the following the following findings of fact:
1) The granting of the Design Standard Waiver will not be detrimental to the public safety,
health, or welfare, or otherwise be injurious to other property. Staff felt this criteria was
unmet and that many street connections exist without safety issues. While there was
traffic to and from the school, that traffic would continue to use larger, wider roads with
straighter routes.
2) The conditions upon which the request for a Design Standard Waiver is based are
unique to the property for which the Design Standard Waiver is sought and are not
applicable generally to other property. Staff felt this criteria was unmet, while unique
conditions existed such as the legal drain, none related to street connectivity.
3) Because of the particular physical surroundings, shape, or topographical conditions of
the specific property involved, a particular hardship or practical difficulty to the property
owner would result, as distinguished from a mere inconvenience, if the strict letter of
these regulations is carried out. Financial hardship or difficulty shall not constitute
grounds for a Design Standard Waiver. Staff felt this was unmet and that a connection
would not pose a particular non-financial hardship or practical difficulty.
4) The Design Standard Waiver shall not in any manner subvert the provisions of Art. 5:
Development Standards, the Comprehensive Plan, Bike and Pedestrian Plan, or the
Thoroughfare Plan. Staff felt this was unmet and that the request substantially subverts
established policy documents and all of those would suffer. The Comprehensive Plan
specifically mentions linkages and connectivity within suburban residential
neighborhoods and discusses the need for street grids. Disconnected street grids can
serve to increase emergency response times. It also mentions neighborhood connectivity
in a later section, specifically stating that all single- family neighborhoods should be held
to the same expectations in terms of connectivity to surrounding neighborhoods. The
Transportation Plan also expands on this by drawing out future connections in the next
five to 10 years. The Transportation Plan recommends connectivity between Holiday
Pines and the subject parcel in the Connectivity Opportunities Map. It also mentions
later that the Town should continue to encourage connecting streets between adjacent
residential neighborhoods. During a recent TECH meeting, Brownsburg Polic::e cautioned
against closing street connections, even with gates designed for emergency access, as
not all squad cars were equipped with a necessary key and could waste variable time.
Therefore, Staff recommended the Plan Commission deny the Design Standards Waiver. They did
recommended approval of the primary plot, subject to and conditioned upon the following:
1) If the requested Design Standards Waiver is not approved, the street connection must
be shown on the Final Plat.
2) The Final Plat shall be recorded prior to the issuance of any building permits.
3) The approval of the Findings of Fact and Report of Determination by the Plan
Commission
Applicant representative Tim Ochs, Ice Miller, came forward on behalf of Pulte Homes of Indiana.
He said he would limit his comments to the waiver request as they were in agreement with the
balance of the Staff report. He said they were modifying access and not eliminating it. Emergency
vehicles would still be allowed, as well as pedestrian traffic. He also felt the access was not
necessary. The granting of the waiver would not be detrimental to the public' s health, safety and
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welfare.

The project

has two access

access and there would

points on to Northfield

not be any safety issues.

not need any additional

access.

or the Fire Department

about any concerns

there were unique conditions

or safety issues with the closing

such as the regulated

still be walking access and emergency
in Holiday

Pines and they agreed

proposed

vehicles

would

from Police

the access.

asked

He felt

drain and a property owner that was not part

to surrounding

properties

because

there would

they would

to cross.

seek this waiver.

He felt the intent of connectivity

points that exist to this subdivision.

He felt it was a situation

There was the

based on unique features

project and felt the conditions were met. He asked for approval of the requested

Troy Austin

have

access. He said they had extensive meetings with residents

of the other four access

ability for emergency

vehicles

Mr. Ochs said they were not aware of any comments

of the project. There would still be connectivity

was met because

and emergency

Holiday Pines was about 20 years old and did

if there was an extraordinary

hardship

of the
waiver.

to put the road in. Mr. Ochs said they

could put it in but felt it was a waste of effort and money, and viewed that as a practical difficulty.
Mr. Austin
really

asked

connectivity
Mr.

if Mr. Ochs would

not necessary

asked

if there

were

Mr. Austin

argue that the stub roads that were required
Ochs

said

no, those

any concerns

the road. Ms. Gillingham

had discussed

to have

Mr.

were

from

like there was along

the Street

said it was discussed

using that area for snow accumulation.

to put in were

part of the primary

to the west made sense as there was not access

Austin

maintain

as well.

Department

about

very briefly in the TECH
She assumed

plat and

professionally
Department

Mr.

Ochs

maintained

said

they

could

add

by the homeowners

and so that emergency

a condition

the road would

association

that the

road

who

meeting

would

so there was no burden

would

and they

be private.

noted not only would Fire and Police need a key but the Street Department

access.

the

Northridge.

would have
have

to be

on the Street

vehicles could have access at all times.

Mr. Austin asked if it was a public or private access and Mr. Ochs said it was private.
Richard

Miller noted per the plan it was the same width as the roadway

difficulty they would

have adding that connection.

but it was still a practical

difficulty.

Given

so he did not see what

Mr. Ochs said it had been designed

the shape

of the lot, and where

point was, putting a link into Holiday Pines did not seem like it was accomplishing
felt it was unnecessary
not require

and that was the practical

any reduction

difficulty.

was designed

Mr. Miller asked if the sanitary sewer from Holiday Pines would be extended
Bob Staton,

Banning

Engineering,

six lots in the northeast

confirmed

it would

be would

Matt Simpson asked what the distance was from Brunes Boulevard

They

like it would

to be there.

through

be extended,

corner with gravity sewer so that sewer would

access

anything.

Mr. Miller said it looked

in the number of lots and a roadway

that way

the northern

the corridor.

they would serve

be extended.

to the new parkway entrance.

Mr. Staton was not sure as it was not a straight shot.
Mr. Simpson

cited the elimination

as the Council
the previous
Simpson

of Thornburg

Parkway and his worry the road would continue

had said they did not want it to go on. Mr. Miller said the biggest
design

called

for a parkway

did not want a thoroughfare

said the previous

with wider right- of- way widths

going through to the future inclusive

Mr. Ochs and Mr. Austin disagreed
Pabst

emergency

said

access

was
Mr.

park. Ms. Gillingham

parkway was wider, with medians and was a large access point. That was no

longer the case as it was a local road that would

Shawn

difference

and this did not.

one concern
and

asked

be smaller and change

on the need for multiple
he

had

was

with

if the HOA would
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plowing
plow

the traffic patterns.

points of connectivity
and

that area.

blocking

in this situation.

the stub

He asked

street

if the gate

from
was

a

breakaway

gate

Acquisition

for Pulte

professional

or if it must

outside

for snow removal
Mr. Scowden

be opened

Homes, · said
management

the

manually.

gate

had

David

a knock

Compton,
box.

Vice

He added

in every one of their communities

President
that

Pulte

and generally

of Land
requires

contracts

outs

and they could make sure there was no snow in front of the gate.

asked

how liability

was established

done to the road during snowplow.

between

Pulte

and the Town

if damage

was

Mr. Ochs said any damage to the road has to be repaired

by

Pulte and ultimately by the plow company.
Mr. Scowden
residents

asked what would happen

decided

through their neighborhoods.
waivers.

different

redundant

request

small

confirmed

the applicant

group

of the comments

shape

of people

who would

was saying

there would

Promenade

That would
have

had to be distinguished

conditions.

ample

from

a

was. It had to

Mr. Ochs said the shape of

access would only be used by an

instead

be no unnecessary

of Northfield.
driving

Mr. Scowden

through

Shawn Pabst said that potentially

there and a

answered

some

that it was a safety concern if there was minimal vehicle traffic.
whether or not the stub street was connected.

said they did not study the movement

Gillingham

and

difficulty and the hardship

use that route

Mr. Ochs agreed.

on its own merits.

Pines

and cutting

and if other groups wanted

interconnection.

difficulty

or topographical

that was low and limited to the general

distributed

Holiday

or practical

asked if the traffic study considered

Ms. Gillingham

told

the Commission

Staff received

between

neighbors
one

those

neighborhoods

however

that live close to that connection.

email

from

Garen

carnes

which

was

before the meeting.

Cindy Hohman,
be granted.

15 Tyler Ct., agreed

The Holiday
become

Town' s ordinances
Mike Trammel,
working

wanted

hardship

physical

limited number of vehicles.

traditionally

Both

the drive all the way to the north. The vehicular

extremely

Mr. Scowden

one.

having the vehicular

and asked again what the practical

be based on a particular
the lot pushed

this

without

said the particular

mere inconvenience

eventually

from

was evaluated

built out and the

to their access

He asked how that would be addressed

access to Northfield

Mr. Scowden

been

to the west connecting

Mr. Ochs said every waiver and variance

be a very

Ms.

in five years when this was completely

they did not want anybody

connected

with every point that Staff made why the waiver should

stub street

was

planned

and

with another development.

approved

This would set bad precedence.

1193 Spencer Drive, spoke as the HOA representative

will

for almost

a year and had made

the Plan Commission

of the agreements

be 110 lots in the addition

directly adjacent

to Holiday

with

not

as a street that would

The waiver did not comply with the

that called for all stub streets to be connected.

with them

to remind

1) There

Pines

for Holiday Pines. Pulte had

compromises

on their concerns.

He

made:

38- 40 single

Pines. The lots touching

story

homes

that will

be built

Holiday Pines will be the same width

as those that they are touching.
2) There will be separate covenants
swing sets, trampolines
3) Beginning

outside equipment such as pools,

in that section.

also approved

and instructed

access only going between

gate would attractive
the point of concern
road

prohibiting

prices will be the mid-$ 300' s and they will be 1, 795- 1,950 square feet.

4) The Town Council
emergency

established

between

staff that there would

Holiday Pines and Promenade

and be locked and only accessible

to emergency

be a single lane

developments.
equipment.

The

This is

that earlier led to over 200 people signing a petition to close the stub

the two additions.

Both parties were accepting

it will minimize the safety concerns

of that recommendation

that the HOA has for its senior residents
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as

who frequently

walk as part of their fitness regimen and still allow emergency
5) Drainage concerns

are being addressed

equipment

and Pulte has committed

be built will be those lots closest to Holiday

access if needed.

that the first section to

Pines and the drainage

issues will be handled

in the first phase.
6) Pulte has agreed

to the existing

sick trees and enhance

tree line between

the two additions

the number where needed. (

who reside on that tree line have already

walked

An arborist,

and replace dead and

Pulte and the residents

the line to determine

which trees meet

which classification)
The

Holiday

Pines

HOA

supports

the proposal

endorsed

by Town

Council

which

includes

the

refined recommendations.
Mr. Pabst noted the email
confirm

that the Town

received

Council

from

Mr. carnes

was against

did not have the authority

Dickey said the Plan Commission

had sole authority

express favor of the developer requesting

the waiver.

He also wanted

to direct the Plan

over plats and waivers.

to

Commission.

Ms.

Town Council

did

a waiver but they could not direct the Plan Commission

to approve such waiver.
Mr. Pabst referenced

the precedence

Commercial- to- Residential,
of Brownsburg

of 46 existing

connections:

3 residential- to- apartments

and Avon. The precedence

road could hinder emergency

vehicles

in an emergency.

including
requests

himself.

If the waiver

was

approved,

he felt it would

said he knew that when the case came forward

that they wanted
expressed
Mr.

to make the request.

their support for the developer

Simpson

said

Transportation
Mr.

the developer

Development

open

the Town

Miller

as a PD, at least three of the Town

the

Council

with

Staff' s Finding

changed

the

Thornburg

for the waiver

in

the

Pines.

and

did

not think

it met the

traffic as it was clearly discussed

He did not see a reason

to approve

the waiver.

that does not have sidewalks

Estates and they connect to a County

and there has never been a safety issue.

with Mr. Pabst and Mr. Miller that it did not meet the requirements
mentioned

connection

with the Plat at that time.

Mr. Austin agreed with Mr. Pabst. He lived in Whittington

Mr. Scowden

Parkway

to allow another street to go through.

of Facts

that limited traffic would go into Holiday

neighborhood

Ms.

meeting

Smith said at the time the Council

in this case. There was no argument for reducing

He had no other concerns

was closed.

at the Council

to seek a waiver.

Plan, it was not their intention

agreed

requirements

when

up to a lot of

connections.

but was mentioned
Maggie

gate,

in the streets all over Town,

Council members said they would not support this project unless the connection
Dickey said it was not part of the Planned

3

the Town

If it were a breakaway

response.

He said people walked

and they should just pursue closing the 46 existing

Matt Simpson

between

has already been set. Mr. Pabst stated houses burned

faster today and the access
would be damaged

37 residential- to- residential,

and three connections

He agreed

for a waiver.

the plat and said Mr. Miller had said he had no issues with the plat itself

and Mr. Simpson

had an issue with the two additional

UDO requirement

and asked if there were any concerns with the plat and no one spoke up.

stub streets although

Mr. Ochs said they knew the waiver had to be granted by the Plan Commission.

they did meet the

They were upfront

and clear that they would do their best to seek the waiver. The PD not only allowed that possibility
but also allowed
Ms.

Dickey

said

all of the items they set with the neighbors
this

Commission' s focus

project

was

broad

tied
and

back

to the

earlier

on the community
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and was still valid.

training

session.

as a whole

and

As

mentioned,

the

not just the adjacent

property

owners.

neighbors

The

stub

street

closure

might

but might not work for the community

then on the guiding documents
They also needed
ADVERTISED
Motion:

including

Pabst

meet the criteria

made

and

existing

needed to fall back

Plan, UDO and Transportation
required

Plan.

for approval.

CLOSED AT 7: 23 PM

a motion

for approval,

by the developer

as a whole. The Commission

the Comprehensive

to make sure the waiver met the findings

PUBLIC HEARING

Shawn

be desired

to DENY Waiver

seconded

by Richard

Request

Miller,

Art. 7. 33( C)( 4) as it failed

motion

carried

to

5 In Favor/ 2 Opposed

Humphreys/ Simpson)/ 0 Abstained.
Motion:
Pabst,
2.

Richard

motion

Miller made

carried

and concrete

Parcels:

PCPP- 12- 21- 1980,

seconded

by Shawn

Arbuckle Phase II DPR

A request for development

approximately

to APPROVE

6 In Favor/ 1 Opposed ( Simpson)/ 0 Abstained.

PSDP- 12- 21- 1982

asphalt

a motion

plan review approval for a mixed- use residential/ commercial

paving,

2. 15 acres,

and associated

located

utilities

in the Urban

Commercial (

building,

UC) District,

on

on the West side of N Green St, 350' south of Twin St.

32- 07- 11- 140- 011. 000- 016;

32- 07- 11- 140- 010. 000- 016;

32- 07- 11- 140- 009. 000- 016;

32- 07- 11- 140- 008. 000- 016; 32- 07- 11- 140- 006. 000- 016; 32- 07- 11- 150- 001. 000- 016
ADVERTISED
Represented

PUBLIC

ADVERTISED
Lauren

items clarified.

restaurant

deliveries.

provided

exhibits

AT 7: 25 PM
from last month as the Commission

approval.

She reviewed

more information

showing

movements

So upon reviewing

for the members

Collins

provided

recapped

his

some

and project
showed

they

Collins and Arbuckle
be used

by the Applicant,

in

including

plan.

presentation

from

who were not present at that time. He addressed

the

previous

the feedback from

First was the feedback on the "Fire Zone" location and the ability of a fire
truck was currently

parked

there.

Mr.

said they had gone through the DPR and primary plat process and had meetings with

Fire Marshal
Marshal

by Flaherty &

of the development

truck to be able to park in the event a loading/ unloading
Newman

counts,

of a 53' box truck that might

approval

Properties,

wanted

the site location

on the parking

all of the materials

Staff recommended

Flaherty &

the last public hearing.

Properties

using only private spaces controlled

information,

Newman,

meeting

OPENED

She said Staff recommended

AutoTurn

the updated

Collins

said this was a continuation

requirements

and provided

Flaherty &

HEARING

and said the Applicant

met parking

Derek

PUBLIC

Gillingham

summary

HEARING

by: Derek Newman,

Stephen Jones. Mr. Newman

provided

and approved

a letter stating

explained

the Plan Commission' s concerns and the Fire

he felt the Fire Territory

of the site plan as submitted.

had good access

to the development

In the event of a fire he would

park anywhere

would not park that close to the property as it was a 4-story, Type 5 construction

and

all- wood frame,

and there was a collapse zone. Mr. Newman did a fire truck turn study to confirm this as well.
The second

feedback

stall. He outlined

was regarded

the exterior

trash stall location

why the stall was in that location:

and retail; for ease of access for Trash Truck maneuvering (
well) and a certain distance

from building

and walking

distance

to the

it was central to the site for both residents

so to control

they did a trash truck turn study as

potential

concern

of smell. They would

have a 30 yard compactor for residents and an eight yard for retail only. Pick up frequency would

be determined

by property

The third feedback

management.

where a 53' foot delivery

route to the back of house/ retail entrance.

truck would

be staged

on the site and the delivery

Again they did a turn study.
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He showed

a diagram

of

where the truck would enter, where it would temporarily
The final item was feedback
of surface
side

parking,

of the

on total resident

tuck- under

Phase

II parking

parking,

parking

stage and then where it would exit.

for Phase II development

and how many

garage.

Mr.

Newman

residents

showed

would

and the quantity

be parking

a parking

summary

the private
showing

55

standard surface parking spaces, 3 accessible surface parking spaces, 22 tuck- under garages and
60 Arbuckle garage private parking spaces totaling 140 spaces. The property has 102 units which
gives a parking
Troy Austin
workers
asked

ratio of a 1.37 which exceeds

asked where public parking

or the general
if there

management
Shawn

public could

was any behind

would

the goal of 1.25.

was for the retail/ commercial

park in Arbuckle

the building.

handle via signage

Commons

Mr. Newman

Brett Scowden

a burden

asked

if the 53' box truck would

be temporarily

to Elevate

development

staged

there.

or the residents.

said

Mr. Austin

that was something

property

just yet.

spot without doing a midstream

park on the unnamed

drive.

As it was not a heavily trafficked

Mr. Scowden

Mr. Newman

to walk if going to a food establishment

across the street ( 483') if they park in the appropriate

they would

said

and has not been finalized

Pabst noted that there was a longer distance

space.

or the public garage.

said currently

Mr.

drive,

crossing.

Newman

it should

said

not be

it was not but there could

be

further to the north.

Cindy Hohman,

15 Tyler Ct., agreed

with Mr. Scowden

and said they called

it a box truck but it

was semis. She thought the 60 extra private parking spots inside the garage came were previously
designated

for Arbuckle

I and asked

any of the Town' s parking
The Applicant

how they could

came back to address

accommodate

be designated

for Arbuckle

II. She asked

if

went away.

both Arbuckle

the comments

I and Arbuckle

and said there were more than 60 spaces to

II on the private side of the garage and said they

were not taking any spaces from the public side.
Mr. Austin asked if they were allocating
I for additional
Jeff Humphreys

any additional

keep the discussion

focused

Richard Miller noted the slides addressed
said the UC district

only requires

parking would be satisfied
asked

where

parking

by existing
the public

parking in Arbuckle Commons,

parking

that was

correct

lot in Arbuckle

ADVERTISED
Motion:
Simpson,

Richard

and

Ms. Gillingham

garage spaces were considered
side.

Ms.

Gillingham

added

HEARING

CLOSED

commercial

said there was

public

public parking and Mr.

there

would

be a public

AT 7: 47 PM

Miller made a motion to APPROVE

PSDP- 12- 21- 1982, seconded

TOOK A 10 MINUTE

HEARINGS

PCPP- 10- 21- 1954

retail

by the ball fields in the near future.

motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.

NEW PUBLIC
1.

units. The idea was

Ms. Gillingham

public owned lots.

lot was located

for the public

AT THIS TIME THE COMMISSION

I.

asked that

plan review.

parking and not retail parking.

for residential

municipal

Mr. Scowden

public parking in the Union Green garage and some of the parking

Commons

PUBLIC

on this development

residential

at Town Hall. Mr. Pabst said the parking
Newman

was not aware of any.

asked how much public parking there was in the garage.

the Commission

Mr. Austin

spaces within the parking garage of Phase

public spaces for Phase II and Mr. Newman

Hawk' s Landing Primary Plat
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RECESS

by Matt

A request for primary plat approval for a one hundred and six ( 106) lot residential subdivision,
on approximately 66 acres, located west of and adjacent to N. Green St. and south of CR 800 N.
Parcels: 32-02-34-275-002.000-026
ADVERTISED

PUBLIC

HEARING

Represented By Jon Dobosiewicz, Nelson & Frankenberger, LLC
Waiver Request:

Art. 7. 33( C) 4- Connectivity

Waiver

Sec. 7 .37( A) 3 - Residential

Request:

ADVERTISED

standards

Standards -

Large Developments

PUBLIC HEARING OPENED AT 7: 58 P. M.

Lauren Gillingham
Commission

Access

said this was a primary plat case, the project was previously

before the

under the name Connection Pointe Lot 2 Rezone to R3. There were three design

waivers,

two of which

are

related

to connectivity.

This was a major curvilinear

subdivision on 66 acres. They could have up to 106 single-family detached lots; a density of 1.61
units per acre. The site was designed design to emphasize environmental features, mainly White
Lick Creek, and there were tree preservation commitments along the borders in a common area.
There is a fluvial erosion zone along White Lick Creek which hinders where things can be built. As
established in the rezone, there are increased lot standards west of the creek where they exceed
the minimum lot width and square footage. For the access on Green Street they will install new
left and right turn lanes which will be controlled by a stop sign. They had a connectivity waiver
request regarding the access into Windridge and had a block length waiver as well.
A traffic impact study determined the surrounding intersections would all operate/continue to
operate at acceptable levels of service. It recommended the Green Street entrance have one
inbound line and two outbound lanes. Staff requested clarification because the access drive
appears to have only a single outbound lane though there was a potential solution. The study
showed traffic would largely flow north-to-south to Green Street and very little traffic would go
through Windridge Chase. The traffic study was performed assuming the full connection

with

Windridge. It was more likely that traffic would come from Windridge through Hawk's Landing.
The Future Land Use map recommended Single- family Detached uses with Open Space around
White Lake Creek and the Growth Areas Plan classifies this parcel as infill.
Ms. Gillingham said the block length waiver was needed since Flores Ln., which crosses White
Lick Creek, was 2,100' long between Green St and Ayres Dr. which exceeds the %. mile limit
between intersections. Accounting for the shape of the parcel and the location of the creek, Staff
agreed the waiver was needed due to unique peculiarities outside the applicant's control and
that the denial of the waiver would result in most of the lot being undevelopable.
The second variance was for Residential Access Standards which requires that all developments
over 100 lots have at least two entrances into and out of the development. A stub street was
considered a second entrance but a limited access only was not. Staff felt there was no reason
that would preclude that connection. There were no major safety issues associated with street
connections. While Windridge does not have sidewalks, there were other neighborhoods in Town
without sidewalks that have been connected. There was nothing unique to the property to
prohibit that connection. There were no particular physical surroundings, shape or topographical
conditions to prevent the connection. Lastly the design waiver shall not in any manner subvert
the provisions of Art. 5 of the UDO, the Comprehensive Plan, Thoroughfare Plan, Bike Plan and
Pedestrian Plan. As previously previewed with Promenade, all of those documents discuss the
need for connectivity and equal connectivity among neighborhoods regardless of home price,
demographics, lot width, etc. Disconnected grids increase emergency response times and leads
to an inefficient street network. It is also against the Transportation Plans which shows a
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connection between Windridge and Green Street. Again, the Brownsburg Police Department has
stated that they do not agree with closing street connections just in terms of access and safety
and the fact they could not guarantee that all shift squad cars could be equipped with a key.
Upon reviewing the applicable materials, Staff recommend

the Plan Commission

approve the

Design Standards Waiver from Art. 7, 7.33(C)(l)(d) for the Maximum Block Length Waiver; deny
the Design Standards Waiver from Art. 7, 7.33 ( C)(4)(a) for Connectivity and Art. 7, 7.37(A)(3) for
Residential Access Standards; and then approve the Primary Plat subject to and condition upon:
1) If the connectivity and access waivers are denied, the street connection shall be shown on
the Final Plat
2) Applicant provides additional information on the design of the Green St entrance drive
Applicant Representative John Dobosiewicz, Nelson& Frankenberger, appeared on behalf of Lennar
Hones of Indiana. Mr. Dobosiewicz said there was a lot of discussion with the neighbors during
the rezone hearing. As a result they presented a list of 10 conditions to the Plan Commission which
was then forwarded to the Town Council who adopted the rezone based on that connectivity
waiver

request

condition

being

present.

Mr.

Dobosiewicz

said the emergency

access

only

connection into Woodridge would be a narrower street with a cross section of 24' and they would
have breakaway bollards between the two neighborhoods

which would allow for those to be

pushed down and not damage vehicles and emergency vehicles would not need a key.
Matt Simpson said previously there was a lot of conversation about the bridge and potential impact
to the water. Mr. Dobosiewicz put it on the screen and said it was Condition # 5. " In the event the
Plan Commission and the Council do not desire a connection from the real estate to the stub street
on Windjammer Drive, as part of any plat application request, Lennar shall seek a TECH waiver(s)
any other necessary approvals from the requirement(s) that the stub street connect. In the event
the TECH waiver(s) is granted and any other approvals are obtained for the stub street not to
connect and the development to substantially comply with the Concept Plan, Lennar will not
connect the stub street, but will install any treatment in this area as may be required by the TECH
Committee and/or Plan Commission ( i.e. emergency access only etc.)". Brett Scowden asked if
this Condition became moot if the Plan Commission desired the connection. Mr. Dobosiewicz said
if denied, Lennar would modify the streets to be a vehicular connection into Windridge.
Troy Austin asked what the minimum value was for the development. Mr. Dobosiewicz said they
anticipated a range of $450,000 to $650,000.
Mr. Scowden said they made a case for the extended block length but asked what the hardship
was for no connection. Mr. Dobosiewicz said the petitioners were relying upon the discussion
conducted by the Plan Commission back in August and the Council that they consider adopting the
waiver request. He did not have anything additional to add.
Jodi Dickey told the Commission Staff received two written comments. Nate Meyer was in support
of the plat with conditions of a limited access with barricades/knock box locks and the previously
presented 20' tree preservation and 30' buffer yard. The second letter had concerns with the plat
survey and Ms. Dickey said staff confirmed that the Alto survey submitted with the petition had
the required property pins which were found so the plat presented was correct.
Eric Saunders, 7619 Bluebird Court, spoke on behalf of the Windridge Homeowners Association.
The Association was in favor of the rezone and plat with the conditions stated, specifically the
connectivity. They said Windridge did not have sidewalks and it would be unsafe. They did not
want additional traffic from this development as well the future development west of their property.
Jim Murphy, 10726 N State Road 267, was in favor as presented. If anything was changed in the
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future he would be against it. He spoke about drainage concerns and Mr. Scowden said those
concerns were not applicable to this plat.
Mr. Dobosiewicz said he spoke with Mr. Murphy before the meeting and told him if there were any
changes in the future they would have to go through another public hearing and he would get
notice. He said they if there was existing field pipe on their property that was not picked up on the
Surveyor's records they would dealt with at the time of construction and would have to pick it up.
Once they go through secondary plat and construction plans those fine details would be reviewed.
Shawn

Pabst reiterated

residential-to-residential,

his statement earlier that there were already 46 connections:
3 commercial-to-residential,

3 residential- to-apartments

and

37

three

connections between the Town of Brownsburg and Avon. He asked if Staff had contacted or been
in contact with the County

regarding

not meeting

their standards

about connectivity.

Ms.

Gillingham said staff was focused on the UDO standards regarding connectivity and access points.
During the rezone there was some discussion about IDEM and if crossing over the creek required
extra access points and IDEM responded that they did not need anything additional.
Mr. Pabst stated again that snow plowing would be an issue with the emergency exit access.
Matt Simpson said the waiver for the block length made sense.
Richard Miller agreed with Staff's recommendations

and was in favor of the block length and

opposed to the connectivity waiver request.
Troy Austin said he was in agreement with the rest of the Commission. Mr. Scowden was as well.
ADVERTISED
Motion:

PUBLIC

HEARING

CLOSED

AT 8: 29 PM

Richard Miller made a motion to APPROVE

Waiver Request Art. 7.33(C)(1)(d),

seconded by Matt Simpson, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
Motion:

Richard Miller made a motion to DENY Waiver Request Art. 7.33(C)(4) as it failed to

meet the required criteria, seconded by Troy Austin, motion carried 7 In Favor/ 0 Opposed/ 0
Abstained.
The above motion made Waiver Request Art. 7.37(A)(3) unnecessary.
Motion: Shawn Pabst made a motion to APPROVE

PCPP-10-21-1954, subject to and

conditioned upon Staff recommendations, seconded by Richard Miller, motion carried 7 In
Favor/ 0 Opposed/ 0 Abstained.
2.

PCMA-01-22-1985

NW Corner Northfield Dr. And US 136 Rezone To I1

A request for a zoning map amendment, to amend the zoning on approximately 30.65 acres of
real estate, located on the Northwest Corner of E US Hwy 136 & Northfield Drive, from Agricultural
AG) to Low Intensity Industrial ( Il), for future Industrial development.
Parcels: 32-07-04-400-004.000-016 and part of 32-07-03-300-004.000-016
ADVERTISED

PUBLIC

HEARING

Represented By: Brian Tuohy, Tuohy Bailey & Moore LLP
ADVERTISED

PUBLIC HEARING OPENED AT 8: 33 P. M.

Jenna Wertman reviewed the rezone request and said the Commissioners might recall the project
on the northeast corner of Northfield Drive and 136 which had a similar rezone request. This
project was requesting Il; the concept plan was provided and although it was not necessarily
binding, Staff did have some conditions related to some of the site plan. Staff felt they met all of
the criteria for rezoning. Criteria 1, Comprehensive Plan: the Future Land Use map notes the area
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could

be an Industrial

landscaping,

complex

with

higher architectural

side benefited

a Gateway

requirements,

both sides and keeps a consistent

buildings closer to Northfield

and industrial growth.

the drainage areas between
than the buffers required
only conserves

buildings

values

areas

1) The approval

mindful

buffering

to the

use as it fit with the Comprehensive

This site was identified as a logical continuation

Conservation

of property values was addressed

and neighborhoods

of the

by locating

to the west provide a larger separation

of a positive

architecture

as a whole. It was responsible

identified

as

a

logical

extension

had access to various intersections,

Staff was supportive

have

It also keeps the

front door at that intersection.

but along with the higher

positive impact for the community

development,

should

by code. Having some of that drainage be located on that west side not

property

of the

areas

a similar layout as the other

and the drainage to the west to provide additional

Plan and Strategic plans for the community.
3% commercial

one

Gateway

to the west of the site. It was the most desirable

neighborhood

was

notation.

or the like. Having

development

additional

with the following

would

have a

and growth as it

commercial

and was a continuation

recommendation

of the Findings

standards

or industrial

of what was to the east.

conditions:

of Fact and Report of Determination

by the Plan

Commission.
2) The overall development
locating

portions

3) Architecture

plan for the site will be similar to the concept

of the drainage

infrastructure

for the site will be similar to those approved

and include parapets/ variations

plan provided

to the west of the proposed
for the industrial

site to the east

in the roofline.

4) A mound will be installed along the Highway 136 frontage that is consistent
mound approved
Brian Touhy,
He had

reviewed

the site

Moore appeared

showed

fit with the request.

community

Browning

He reviewed

what

photographs

The Town

asset. . .They can provide employment
positive

on behalf of the petitioner,

for the Commission.

and

the criteria and said Comprehensive

site which

with the

for the property to the east.

Tuohy Bailey &

a presentation

surrounded

by

buildings.

neighborhood

and

Plan contemplated
acknowledges

opportunities,

image." He showed

sensitive to the residential

the request,

of the site

zoning
areas.

flex/ light industrial

industrial

tax revenue

the proposed

surrounding

uses

preliminary

and

uses

Mr. Touhy

zoning for the

were " a tremendous

generation

and can establish

plan and said

to the west. They positioned

Investments.

Browning

the two buildings

a

was

so all of

the dock doors were internal to the site. There were no dock doors on the west side and there
was a drainage
landscaping
evergreens

area and a large green

all along the frontage
and deciduous

area.

Browning

of 136. The mound

trees on top. He reviewed

agreed

would

to continue

the mounding

and

be 30- 35' wide, 3- 4' tall, with trees,

the screening

on the west side and said it

would be a 6' tall landscape that would run the length of the site. The mound would be between
40- 50' wide and 6' tall with trees on top.
Browning
certain

Behind

architectural

photograph

commitments

and

they

were

in

would

the criteria and said the Comprehensive

area and this was a request for the latest industrial
the industrial

architectural

and character

standards

of the structures

industrial ( and future industrial),
to those

agreement

with

ponds.

Staff suggested

those.

He

showed

a

of a similar building.

Plan views this area as a potential industrial

classification.

The buildings

to the east exceed

and they would do the same here. The current conditions

and uses in the area was met as there was a mix of uses with
residential

uses in its screening.

use for the land. There

was industrial

appropriate

use.

compatible

be large drainage

in that area. Planning

of what the building could look like as well as a rendering

He reviewed

sensitive

the mound

believed they would improve drainage conditions

uses, and agricultural

uses. Browning

has tried to be

He said staff has found that this was the most desirable
around

Conservation

it and the Comprehensive

property
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values

throughout

Plan
the

views

that as an

jurisdiction

would

increase

as currently

exponentially.

the site

has very

With the thoughtful

design

court in the center of the buildings,
north, and the mounding

minimal

and placement

the distance

and the screening,

adopted

conditions

Comprehensive

and Browning

the western

ponds landscaping,
25 million
reviewed

the location

development

increase

of the truck

from the residents

Drive.

The loading

docks

and growth as it squarely fit in what the
for

the

field

were faced

residential

border and the actual

edges

site.

Staff

recommended

four

that currently

internally

generates

to the site which

would

owners along with the distance created

of the buildings,

He said this would

point was out on Northfield

Planning

conditions.

Staff supports

Wertman

the

represent

almost

coupled

with the detention

an investment

no tax revenue.

of about $ 20 to

The

Fire Territory

Drive so their traffic would head away from the residential

rezoning

He asked for their favorable

Jeff Humphreys

asked

and

Browning

recommendation

if there were any fencing

has

agreed

to all

Mr. Humphreys

mounding

requirements

requested

where it abuts the residential.

seen some people say that fencing

retention

Miller asked

if a traffic

collected

ponds next to residential

impact

trash and was a maintenance

study was

being

completed.

complete yet and would be done in the next couple of weeks.
without a traffic study to show if it was responsible

were any improvements

was appropriate

improvements

to Northfield

under the jurisdiction
Mr. Scowden

to

Mr. Touhy

said

it was

not

Mr. Miller said it was hard to make

development.

He asked Staff if there
Ms. Dickey said

in a rezone as they were only looking at land use and if

for Industrial
and North

He has

issue.

planned for the Northfield/ Green Street/ I-74 Interchange.

typically traffic studies were not required
this property

for

kids safe. Mr. Touhy said they ledge the ponds around the perimeter so there

was a shallow area. If it was the Plan Commission' s desire they could fence the ponds.

a decision

Ms.

could be concerns

between the drainage area and the residential.

asked if they have ever put fencing around

keep neighborhood

of the

for 11 rezoning.

said there was not and that the distance to the road and drainage

a fence. There will be required

Richard

to the

of property

this for TECH and had no concerns and would be able to serve the building. Their only

connection
use.

the buildings

that would

rezoning was compatible with the nearby zoning in the uses that were

and mounding.

on a farm

of the buildings,

separating

contemplates

limit the noise and effect on the neighboring
between

and

has agreed to all those conditions.

Mr. Tuohy felt the proposed
near 136 and Northfield

Plan

value

they felt it would assist in the conservation

values around the site. This was responsible
recently

tax assessed

development.

Green

Mr. Pabst said there were no proposed

Street at this time.

North of that intersection

fell

of the state.

said he and Mr. Miller had questions

about traffic when they reviewed

the facility to

the east as they felt it would bring a lot of semi- traffic and it turned out one user did not have a
lot of traffic.
entrances

He asked

if this was the same

case.

Mr. Touhy

said

they would

make

sure the

lined up across the street from each other. They would have to have the proper access

and acel and decel lanes. He said the building was a similar size so it could be the same kind of
user but he did not know who was going in.
Mr. Scowden

asked

how they determine

what level of buffering
when

the landscape

requirement

was needed.
plan

came

in,

the deciduous.

requires,

was compatible

or incompatible

and

said they would look at the exact number counts

but typically

all of the subdivisions

had

the same

buffer

so it was the same width and level of trees. They would have to meet the exact same

thing done on the other side for Phillips

a unit value

if the landscaping

Ms. Wertman

Manor, which was a mix of the mounds,

evergreens,

and

She said the buffer yard for all of the districts was 75' and a level four which was

of four.

it should

Mr. Scowden

said

if the applicant

be part of a recommendation
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was committing

to Town

Council.

to more than the UDO

There was a discussion

about

the landscaping specifics and the applicant agreed to a minimum 6' mound instead of an average
of 6' with a 4 V2' minimum along the western border. Everything else would revert to the UDO.
Staff confirmed stated they had received written comment in opposition from Ted Newart as well
as David Underhill.
Richard Wilson, 6325 Warren Lane, spoke in opposition to the rezone as it would lower their
property value. He also had concerns about drainage and increased traffic.
Charla Kern, 6285 Warren Lane, wanted the property to stay farmland. She was concerned about
traffic as it was already very hard to get in and out of their subdivision. She was also concerned
about drainage, impact to their property values and noise.
Mr. Scowden noted concerns over property values, drainage and traffic had already been cited
and asked the remaining speakers to address other topics.
Dale Golden, 6303 Warren Lane, stated he was not in the Town limits but hoped he had a voice.
He echoed the earlier concerns of noise, drainage and traffic. They have lived there 40-55 years.
James Dreessen, 5750 E US 136, asked if the ( landscaping) mounds would join together at the
corner. He asked other questions that Mr. Scowden said could not be answered at the rezone
stage. Mr. Dreesen complained about truck traffic, loud horns and impact to property values.
The Applicant addressed the comments and said this was an unusual site as it was only 30 acres.
He said it was unlikely that a 30 acre tract on the intersection of a state highway and a major
thoroughfare bounded on either side by a railroad track was going to remain a farm field. He felt
the Comprehensive Plan strongly indicated this was an industrial site and was a compatible use.
He showed a slide showing the distances from the edges of the building to the homes. The edge
of the north house to the north edge of the North Building was approximately 550' which was
almost two football fields. The center of the site to the house was more than 100 yards. The south
end of the development was two thirds of a football field between the edge of the home and
leading edge of the building. There would not be a lot of noise and truck traffic generated. There
would not be any trucks on the western side of the building. The design was thoughtful and
considerate of the neighboring property owners.
Mr. Tuohy said he did not know if the two berms would join. They had to plan for the gas pipeline
and any drainage. Any development on this site would generate more traffic than a 30 acre farm
field. He noted there was no curb cut on 136. The bulk of the traffic was going to go away from
the subdivision.

He said they tried to address the issues raised by the remonstrators.

respectfully requested a favorable recommendation

He

with the conditions including the additional

condition that the minimum size of the mound by the on the west side would be 6' tall.
Mr. Pabst did not have any further questions. He said he appreciated the input from the residents.
Mr. Miller said as far as current conditions other than the two adjacent industrial lots and a small
industrial lot to the southeast, all the other industrial within Brownsburg was on the west side of
town. Therefore he felt it did not fit the current conditions or the character and was not responsible
development. He also had concerns about traffic specifically going to Northfield, Green Street and
the I-74 interchange.
Mr. Fletcher assessment definitely have a negative impact on the property.
ADVERTISED

PUBLIC HEARING CLOSED AT 9: 22 P. M.

Motion: Matt Simpson made a motion to send a FAVORABLE

RECOMMENDATION

of PCMA-

01-22-1985 with a commitment to a 6' minimum mound height on the western border, subject
Page16o/ 19

to and conditioned upon Staff recommendations, seconded by Troy Austin, motion carried 5 In
Favor/ 2 Opposed ( Fletcher/ Miller)/ 0 Abstained.
3.

PCPP- 01-22-1992

Talon Woods Primary Plat

A request for primary plat approval for a seventy-eight (78) lot residential subdivision, on
approximately 12.9 acres, located at 8525 E CR 400 N.
Parcels: 32-07-24-200-005.000-016 & 32-07-24-200-013.000-016
ADVERTISED

PUBLIC

HEARING

Represented By Gordan D. Kritz, Stoeppelwerth & Associates, Inc.
Waiver Request: 7 .OSB -

Townhouse Subdivision Diversity Standards: Floor Plan

Restrictions
ADVERTISED PUBLIC HEARING OPENED AT 9: 24 P.M.
Jenna Wertman reviewed the primary plat and said Staff recommended approval. There was a
waiver request to allow them to use five floor plans where six were required by the code. This was
a major townhome subdivision on 12.9 acres with 7 acres set aside for common area. This would
allow up to 78 townhome units. The site design was adjusted from the concept plan to increase
the preservation of trees. There was a connection to the Valley Grass Drive stub street and to
Northfield Drive. There was a main road artery through the middle and a lot of private alleys. The
driveway cuts along Airport Road would be removed and sidewalks filled in.
Ms. Wertman reviewed the plat and said it might be different from other primary plats seen for
Townhomes but those were done under PD's as a way to address UDO deficiencies. This petitioner
applied under the standard M2 zoning using larger parent lots and calling out the number of units
that will ultimately be on each as it goes through final plat and the final development stages.
They were seeking a waiver request to allow the use of five unique floor plans where six were
required. Ms. Wertman said the UDO could be clunky and this was an example. Relief from Art. 7
could only be done through waivers. The waiver criteria specifically relate to dimensional and
physical features which were not in architectural

and anti-monotony standards. The Applicant

believed they could address anti-monotony and meet the intent of that section through their
elevations. Staff supported the request and felt it met the criteria for approval.
Staff felt the primary plat complied with the Comprehensive Plan as it increased the variety of
housing types. It met Art. 6 and exceeded the open space requirements. They had sidewalks that
created internal and external pedestrian networks and had a large tree preservation area. They
complied with Art. 7 and utilized a mix of alleys and public streets that reduced the amount of
public street infrastructure needed. The plat was in compliance with other applicable sections of
the UDO and Construction Standards. The project would come back for a DPR.
Staff was recommending

approval of the primary plat and the waiver subject to and condition

upon the following:
1) No two adjacent buildings shall utilize the same combination and order of units and
elevations. Buildings with the same number of units as the next adjacent one should
include multiple types of variations such as elevations, colors, and arrangement of
units.
2) A tree inventory shall be completed and submitted with the Development Plan.
3) The Final Plat shall be recorded in the Office of the Recorder of Hendricks County
prior to the issuance of any building permits.
4) The approval of the Findings of Fact and Report of Determination by the Plan
Commission.
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Applicant representative Joe Lenehan presented the location of the site at the southwest corner
of 400 and Northfield. They wanted to do this subdivision without doing a Planned Development
and met all of the ordinances other than the waiver request. The product was rear-loaded with
the all of the architecture on the front. The conceptual site plan shown at zoning was changed as
they reduced the number of units from 84 to 78 Townhomes, increased the open space and
increased the preservation of the wooded area. The tree preservation would be governed by the
development plan but they completed the tree inventory and made those changes to the site plan.
Mr. Lenehan said Staff covered the waiver, he wanted to highlight the practical difficulty aspect.
The community did not have a lot of units and they felt that five floor plans was the right size and
would offer variety to their customers. He felt the sixth floor plan would not do anything as far as
anti-monotony. He showed examples of the townhomes with multiple elevations and building sizes
providing innumerable combinations.

He said they would comply with Staff's recommendation

regarding adjacent building order of units and elevations, the inventory was required by ordinance
and the last two were standard conditions of approval.
Troy Austin asked if buyers were able to choose floor plans, number of bedrooms, front fa~ade or
if that was done before they bought the townhome. Mr. Lenehan almost everything was decided
by Olthof. Buyers could choose to wait for a future unit if they wanted something specific that was
not currently available.
Richard Miller asked about the second waiver request and Ms. Wertman said Staff ultimately
determined that it was not needed.
Matt Simpson brought up the adjacent building unit/elevation condition and asked how that would
work for townhomes across the street. Mr. Lenehan said they could agree to that language for
townhomes across the street as well.
Brett Scowden asked where the hardship was with having six floor plans compared to five. Mr.
Lenehan said the size of the site and the quantity of units made it challenging to offer a lot of floor
plans. He felt they met the spirit of the ordinance.
Mr. Scowden said the conditions for the design standards waivers must be something unique. Mr.
Lenehan said the same answer applied. Mr. Miller added that the applicant was saying the hardship
was the size of the property. Mr. Lenehan said the ordinance was really meant for larger
multifamily/ apartment type projects. The ordinance was trying to provide diversity of the look of
the buildings and he felt they achieved that and more.
Mr. Simpson asked Staff if the applicant had gone through as a PD if they still would have had to
follow the sixth floor plan requirement. Ms. Wertman said they could have modified that in a PD.
Shawn Pabst said the additional tree preservation could contribute to the hardship. Mr. Lenehan
agreed and said they were lessening the buildable area versus if they had not done that. He said
during zoning they had met with the neighbors next door and they wanted to see that remain the
way it is. He agreed that it looked nice and the area also had some drainage in the northwest.
There were no written comments and no one had signed up to speak.
ADVERTISED PUBLIC HEARING CLOSED AT 9: 47 P.M.
Motion: Troy Austin made a motion to APPROVE Waiver Request Art. 7 O
. S(B), seconded by

Matt Simpson, motion carried 6 In Favor/ 1 Opposed ( Scowden)/ 0 Abstained.
Motion: Troy Austin made a motion to APPROVE

PCPP- 01-22-1992, subject to and conditioned

upon Staff recommendations adding that Staff Condition # 1 also applies to the townhomes
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across the street, seconded by Shawn Pabst, motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
J.

COMMUNICATIONS
1.

AND COMMITTEE

REPORTS

Report from Director of Development Services
Ms. Dickey presented a Year in Review and stated they had 100 cases filed last year. Staff and the
Commission updated part of the UDO and the Comprehensive

Plan. Staff desired to redo the entire

UDO start to finish. The Commission updated the Rules of Procedure and held trainings including
joint sessions. Ms. Dickey thanked everyone for their service and said it was hard to get volunteers
to serve on the board. She noted Development Services has had a lot of staff turnover. They have
also updated their software.
K.

MISCELLANEOUS
1.

BUSINESS

APC Appointment to the BZA
Richard Miller resigned from the BZA and the Plan Commission needed to appoint a new member.
Motion:

Richard

Miller made a motion

to APPOINT

Brett Scowden,

seconded

by Troy Austin,

motion carried 7 In Favor/ 0 Opposed/ 0 Abstained.
L.

ADMINISTRATIVE
1.

None

M. CASES

N.

FILINGS

FILED FOR FUTURE

MEETINGS

1.

PCPP- 22-1

Crossroads Elementary School Primary Plat

2.

PCPP-22-2

Eagle Creek Logistics Park Primary Plat

3.

PCCA- 22-1

Annsdale And The Hamptons At Heritage Hills Commit. Amend.

4.

PCPP- 22-3

56th Street Ortholndy Primary Plat

5.

PSDP- 22-1

56th Street Orthoindy DPR

ADJOURNMENT
Motion:

Shawn

Pabst

made

a motion

to ADJOURN,

motion

carried

7 In Favor/ 0 Opposed/ 0

Abstained. 9:54 p.m.

Brett Scowden, President
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