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ADVISORY PLAN COMMISSION
Minutes
Brownsburg Town Hall
61 North Green Street
Brownsburg, Indiana 46112

Monday, August 23, 2021
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 Present:

Ryan DeYoung, Ben Lacey, Shawn Pabst, Brett Scowden, Matt Simpson and
Chris Worley

Members Absent:

Richard Miller

Also Present:

Jodi Dickey, AICP- Director, Lauren Gillingham, AICP Cand.- Planner I, Maggie
Smith- Legal Counsel, and Heather Wetzel- Administrative Assistant

C. APPROVAL OF PREVIOUS MEETING MINUTES
1. July 19, 2021- Regular Meeting
Motion: Chris Worley made a motion to APPROVE the July 19, 2021 special meeting minutes,
seconded by Matt Simpson, motion carried 6 In Favor/0 Opposed/0 Abstained.
2. July 26, 2021- Regular Meeting

Motion: Shawn Pabst made a motion to APPROVE the July 26, 2021 regular meeting minutes,
seconded by Matt Simpson, motion carried 5 In Favor/0 Opposed/! Abstained (Scowden).
D. APPROVAL OF FINDINGS OF FACT AND REPORTS OF DETERMINATION
1. PCCZ-06-21-1921
Garner Conditional Rezone to R3
Motion: Chris Worley made a motion to APPROVE the Findings of Fact and Reports of
Determination for PCCZ-06-21-1921, seconded by Ryan DeYoung, motion carried 4 In Favor/0
Opposed/2 Abstained (Pabst and Scowden).
2. PCCZ-06-21-1922

56TH Street Commerce Park Cond. Rezone To C2

3. PSDP-06-21-1923

Project Pineapple DPR

4. PCPA-06-21-1924

Brownsburg Square 2020 Primary Plat Amend.

Motion: Ben Lacey made a motion to APPROVE the Findings of Fact and Reports of
Determination for PCCZ-06-21-1922, PSDP-06-21-1923 and PCPA-06-21-1924 seconded by Matt
Simpson, motion carried 5 In Favor/0 Opposed/! Abstained (Scowden).
E. HEARING OF REQUESTS FOR CONTINUANCES
PCCZ-07-21-1930
Clermont Heights Golf Course Cond. Rezone To I2
A request for a Conditional Zoning Map Amendment to rezone the property from the Hendricks
County Agriculture Residential (HC AGR) district to the High Intensity Industrial (12) district to
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allow for future Industrial development, on approximately 79 acres, located at 4705 N CR 1000 E.
Parcels: 32-08-17-100-004.000-015; 32-08-17-100-006.000-015; 32-08-17-100-007 .000-015, and
32-08-17-100-008.000-015

ADVERTISED PUBLIC HEARING
Represented By: Joseph D. Calderon, Barnes & Thornburg, LLP
Jodi Dickey told the Commission the Applicant experienced an error with the post office and a
large number of the mailed legal notices were returned, therefore Staff was recommending a
continuance to the next meeting on August 30, 2021.
Motion: Brett Scowden made a motion to CONTINUE PCCZ-07-21-1930, seconded by Ben
Lacey, motion carried 6 In Favor/0 Opposed/0 Abstained.

ADVERTISED PUBLIC HEARING OPENED, RECESSED AND CONTINUED TO AUGUST
30, 2021 AT 6 P.M.
F. OLD BUSINESS
1. None

G. CONTINUED PUBLIC HEARINGS
1. None

H. NEW PUBLIC HEARINGS
1. *PCPP-07-21-1933
Hession Enterprises Commercial Primary Plat
A request for primary plat approval for a two (2) lot commercial subdivision, on approximately
12.78 acres, located at the Intersection of 600N and 900E.
Parcels: 32-07-01-400-006.000-016

ADVERTISED PUBLIC HEARING
Represented By: Adam Crunk, Crunk Engineering, LLC
2. *PCCA-07-21-1932
The Homestead At Hession Woods Commit. Amend.
A request to vacate certain development commitments included in Ordinance 2003-26 made as
part of Advisory Plan Commission case 2003-14P, as they relate to the use and development of
that parcel of real estate, located at the NW corner of CR 600 N and N 900 E.
Parcels: 32-07-01-400-006.000-016

ADVERTISED PUBLIC HEARING
Represented By: Adam Crunk, Crunk Engineering, LLC
3. *PCMA-07-21-1931 Kindred Healthcare Rezone To IS
A request for a Zoning Map Amendment to rezone the property from the High Intensity General
Commercial (C2) district to the Institutional (IS) district to allow for future development, on
approximately 5.84 acres, located on the northeast intersection of CR 600 N and CR 900 E.
Parcels: 32-07-01-400-006.000-016

ADVERTISED PUBLIC HEARING
*The cases were heard together with separate motions taken for each.
Lauren Gillingham reviewed the above cases. The Primary Plat was a review for conformance
with Article 6 (Design Standards) and Article 7 (Subdivision Standards) of the UDO.
Commissioners may approve, approve with conditions, or deny the application based on
conformity to the standards. Staff recommended approval of the primary plat. This was a 12.8
acre parent tract with 1 lot on 5.84 acres and 1 block with 6.38 acres. It was currently zoned Cl,
and this was a split to rezone lot 1. Block A may be subdivided into no more than 5 lots. The
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request met all of the applicable standards and there were no outstanding TECH comments. She
reviewed an aerial image of the lots. Staff recommended approval subject to and conditioned
upon the following:
1) The Final Plat shall be recorded in the Office of the Recorder of Hendricks County prior to
the issuance of any building permits.
2) The approval of the Findings of Fact and Report of Determination by the Plan Commission.
For the Commitment Amended, Ms. Gillingham explained this was a request to amend
development commitments made in Ordinance 2003-26 for both parcels. The design standards
were largely based on the 2003 zoning ordinance which was now no longer relevant or already
required (and exceeded) by the modern UDO.
The following Commitments would remain:
#2: The following uses shall not be allowed:
-Mobile Home Sales lot or office
-Boarding house
-Temporary and Seasonal Uses (circus, fairs, camps, etc.)
-Car, boat or RV Sales
-Hotels and motels, excluding Bed and Breakfast Inns
-Automotive Repairs and Services
-Automotive garages, body shops, tires and the like
-Taverns, lounges and bars, excluding restaurants that serve alcoholic beverages
#8: A six feet ( 6') tall shadowbox fence will separate this office/commercial part of the
development from the residential portion of the development.
#12: All parking areas will be curbed
The following Commitment would be Amended:
#9 A double row of alternating eight feet (8') tall evergreen trees at 25' on center will be
planted on the north and west sides of the fence at the time office/commercial uses are
constructed.
Amended to: ·~ double row of alternating eight feet (8; tall evergreen trees at 25' on center
will be planted on the commercial/institutional development side of the fence at the time
office/commercial uses are constructed."
Staff was supportive of the request and recommended the Commission send a positive
recommendation to the Town Council.
Ms. Gillingham continued with the rezone request stating that rezone proposals required a public
hearing. Commissioners many forward a favorable, unfavorable or no recommendation to the
Town Council. That recommendation may include amendments or conditions. Staff supported a
favorable recommendation. If the zoning was approved the project would be required to go
through platting prior to construction. This request was for the east 5.87 acre lot and to rezone
to IS to permit construction of a 50-bed inpatient rehabilitation hospital. All inpatient medical uses
require IS zoning. There would be no emergency room or ambulance sirens. There were other
medical uses within a quarter mile; it would be located across the street from the new VA hospital
and there was a St. Vincent clinic across the street. The Future Land Use Map showed singlefamily detached residential uses despite the long standing commercial use. It was zoned C2 and
then Cl since it was annexed in 2003. Ms. Gillingham said the Future Land Use Map did not really
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work for semi-public uses because that land use designation was only applied to parcels zoned
Institutional in the beginning. If you were looking to rezone a parcel to Institutional it would
always be in conflict. The Comp Plan supported this stating many public and semi-public uses
were compatible with residential areas. Staff believed that the nature and characteristics of the
use would be compatible. Should the Commissioners choose to make a recommendation, Staff
was generally supportive of the proposal and recommended a positive recommendation.
Will Crunk with Crunk Engineering came forward representing Kindred Healthcare. He appreciated
working with Staff. He reiterated the intended use and said it was a 40 bed rehabilitation hospital.
It was not a traditional hospital and was for physical rehabilitations such as post-surgery where
you were discharged from the hospital but still needed more intensive care. It would be roughly
50,000 square feet with the future ability to add 10 beds. It would be two stories. They would
have 100-150 overall employees with 75 employees on shift. Again there would be no emergency
services and no helipad services. Mr. Crunk said they felt this was a less intense use than the
current commercial zoning. He was happy to answer any questions.
Commissioners Lacey and Worley did not have any comments at that time.
Matt Simpson asked if the tree location was switching from both sides to one side and Ms.
Gillingham replied it would go on the side facing the commercial use, the south side of the fence
adjoining the residential homes.
Commissioner DeYoung did not have any questions at that time.
Shawn Pabst said his main concern was when the other parcel was developed how they would
have access to 56th Street if this did not connect to it. He knew there was a waiver to connect to
the subdivision. Turn lanes on 56th Street was another question. He also wanted to know how the
owner would maintain both sides of the fence if it was on the property line. He noted there was
a dead end path and asked if they would be connecting that to the existing sidewalk on 900. Ms.
Gillingham said they would be required to extend that as part of their connectivity network, as
well as the sidewalks along 600 N. As for the connectivity, the Schoolbranch Creek road would
become further fleshed out as Block A becomes subdivided into its respective lots. When a user
comes along Staff would continue discussions with Crump Engineering about potentially doing a
stub to the west from their development to bring more through traffic off 900 E.
Mr. Pabst asked if they were anticipating any turn lanes on 56th Street as it was a very busy road
with a hard right turn. Having no turn lane could be detrimental to safety. Mr. Crunk said based
off their experience it was a very low traffic use and there would not be a lot of traffic and would
not need to add any additional turn lanes. Ms. Gillingham added that there was a center turn lane
on 56th Street. Mr. Pabst asked if the Town's Construction Standards require a turn lane. Ms.
Gillingham said that was not brought up in TECH but would be pursued prior to the final plat.
Brett Scowden asked if the commitment amendment was just for Block A. Ms. Gillingham said
they applied to both lots because the commitments were placed on the entire parcel.

ADVERTISED PUBLIC HEARING FOR PCPP-07-21-1933, PCCA-07-21-1932 AND
PCMA-07-21-1931 OPENED
Cindy Hohman, 15 Tyler Court
Ms. Hohman asked about the acreage listed on the agenda and learned it was a typo and should
have read 5.84 acres. Ms. Hohman asked about the location of the tree plantings and stressed
that they needed to maintain a buffer between the residential and non-residential uses and
minimize the impact on the surrounding homeowners. She wanted the double row of trees buffer
on both the west and north ends.
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Adam Crunk answered Staff's earlier comment about the fence and said that directly north of Lot
1 was an existing retention pond and they felt that adding a fence and tree planting was not
necessary as a buffer. But they had no objections if the Commission deemed it necessary.
Ms. Gillingham said that there might be some confusion about where the plantings were going.
Currently the commitment required a double row of trees on both sides of the fence. However,
having that fence offset required going on the other side of the fence to maintain it. Staff felt it
would be easier to just keep it on their side of the fence. In 2015 retention pond areas were
rezoned to Park and Recreation and they did not require buffering against residential uses.
Ms. Gillingham, said the additional turn lane was from the 2003 requirements and had had already
been done. The addition of the light had already been done. 100% masonry was not a standard
anymore. Also Institutional zoning did not have architecture standards so it did not make sense
to add a 100% masonry requirement on top of a district that did not have standards by default.
Kay Harris, 6636 Kara Ln.
Ms. Harris said the illustration was not clear where the trees would go. She was concerned with
not having the turn lanes and the evergreens. She was worried about traffic at shift changes.
Eric Copsey, 640 Settlers Walk
Mr. Copsey cited the value of homes in Hession Fields. He said he lived near St Vincent's and
continuously heard ambulances and fire trucks and said that was noise pollution. He wanted to
know how the project would not devalue properties in his neighborhood. He felt there was not
enough information on the proposal to understand what was going to truly be there. Mr. Scowden
said that information was part of the development plan review and final plat and was addressed
in the future. Tonight was the zoning, commitment amendments, and commercial primary plat.
Mr. Copsey believed the Applicant would have had made plans by this point. Mr. Scowden said
that did not matter for the rezone and they would have to follow the Institutional standards. Ms.
Gillingham said that a rezone addressed land use and not specific uses. Once rezoned there was
a follow up process such as the development plan review and he would get notice for that as
well. Mr. Copsey said the higher value homes should have more consideration, right now they
had Cl next to them. Ms. Gillingham clarified that the area was Master Planned together and the
R3 and Cl came in together in the same Annexation ordinance. It was designed to be together
as a neighborhood commercial use.
Paul Gard, 1470 Berry Lake Way
Mr. Gard said someone said it was a 2-story building. Mr. Scowden said that was not something
they were taking into consideration that night. They had to consider the Plan Commission must
"pay reasonable regard" to the following: the Comprehensive Plan, the current conditions and the
character of the current structures and uses in each district. The most desirable use for which
the land in each district is adapted,_the conservation of property values throughout the jurisdiction
and Responsible development and growth. He asked that the public address their comments and
questions towards those criterion. Mr. Gard said he wasn't sure if he liked the concept. The more
important factor was if it was going to be a 2-story building or 20' and using an 8' foot tree to
cover that up. He said their property values would drop. He felt there were plenty of healthcare
related services that could be tapped into already without any construction.
Michael George, 660 Settlers Walk
Mr. George said if there were no trees or barrier there people would be looking at a parking lot
or a dumpster and that would affect the overall perception.
Randy Becker, 1475 Hessian Drive
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Mr. Becker said his house would have a direct view of the building. He said Kindred did not have
low volume. He was a paramedic that used to respond to Kindred facilities for more than decade
and they were there almost every day, if not multiple times a day. He was concerned about his
property values. When he moved in they were told it would not be a commercial facility and that
there would be a stoplight 700 which did not happen. Traffic during rush hour was heavy and
adding fire trucks, ambulances and visitors would add to that.
Michael Thompson. 680 Settlers Walk
Mr. Thompson said the building would not look nice, his property value would decrease, and there
would be noise pollution from the industrial air conditioning units. He echoed what the previous
speakers had said. Traffic would be a nightmare.
Lindsay Doty, 1406 Berry Lake Way
Ms. Doty lived in Hession Fields and they did not want to see their home values go down. Traffic
was already a concern in that area. She got a certified letter but said many other neighbors did
not know what was going on. Their homes were important to them.
Mr. Lacey said the Town could not dictate where a business could build and conduct their
business. That was up to them and there was a lot of thought and planning that goes into a
location. He said this parcel had been zoned commercial since 2003. Homeowners making an
investment can do due diligence when looking at homes. Buffering was critical. A 6' vinyl fence
was not going cover it. He preferred trees that don't lose their leaves and provide year round
visual and sound barrier barriers. He felt that should be a requirement around the perimeter of
the parcels for both the Lake Ridge and the Hessians Fields residents. 8-10' conifers or some kind
of evergreen tree would be good for the visual and sound barriers and buffers. He felt they
needed to address the turn lane on 900 to exit 56th Street. There is a curb cut there on the
southwest edge of the parcel, that would be a right turn only or a westbound turn only for 56th
St.; that would need to be dictated to drivers. The light and the sound barrier issue was important.
Mr. Scowden said noise and light pollution were covered in the UDO.
Mr. Crunk said they agreed about the fence as well, they were addressing the existing
commitment which was a fence and trees on both sides. They were open to removing the fence
and adding trees as an additional buffer. Addressing access, he said this was a preliminary plan
and they had not gone through full design, they would do so in September to submit for the
October meeting. They plan to work with Staff to address traffic concerns and access.
Mr. Scowden asked him to address the conservation of property values throughout the
jurisdiction. Mr. Crunk said based off their history with similar facilities they had not noticed any
a decrease in property values. A lot of times with new commercial developments, there was a
desire to build next to it and things like that that could increase property values. Ms. Gillingham
said the proposal could be better for property values to be adjacent to IS versus the Cl uses
which could include a movie theater, gas station and other uses. Mr. Scowden confirmed those
uses would not require a rezone to be permitted. Ms. Gillingham displayed the permitted uses.
Mr. Lacey noted there was potential commercial growth in the northeast quadrant on the east
side of 900. He asked if they had talked about a light there at 900 and 56th Street. Sometimes
Town asks the developer to contribute to a stoplight or installation. Ms. Dickey said it had not
been warranted at this time. As more businesses or homes move into the area and the intersection
meets the traffic warrants, a light could be installed. She did not know if that particular
intersection was on the capital improvements list to be studied and said it could get on there. Mr.
Lacey wanted to be more proactive than reactive and that should be discussed further.
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Mr. Scowden asked Mr. Lacey if there were specific commitments from the developer he was
looking for as far as trees, the fence or materials. Mr. Lacey wanted a commitment from Kindred
that there would be 8-10' spruce or evergreen trees along the entire northern and western
boundary. They needed discuss the turn lane on 900 and also contributing to a fund if they
determined there was a need for a light. Staff and the Commission discussed the wording for the
landscape buffering.
Cindy Hohman said with what Mr. Lacey just said, they could not pass PCCA-07-21-1932 because
those were the commitments they wanted to amend.
Ms. Dickey noted that commitments could be suggested by the Commission but they were
voluntary on the part of the developer.
Eric Copsey asked how Staff could say residential dwellings would not depreciate in value.
Mr. Crunk said they were amendable to those but wanted to clarify that the buffer commitment
be limited to just Lot 1 where they were agreeable to provide an evergreen buffer along the north
side and on the west side of Lot 1. Future buffers would be provided for Block A when the
development plan was provided. Ms. Gillingham added that the Cl use on Block A had its own
buffer through the UDO. Cl uses adjacent to R3 had a 20' buffer with a Level 4 landscaping. She
noted that the retention pond was zoned PR so that buffer was only for adjacent homes.
Mr. Lacey said he wanted the same agreement for the Commitment Amendment case; the same
number of trees without the fence and staggered with appropriate spacing to create a line of
visibility there. Mr. Scowden asked if that meant the elimination of the fence. Mr. Lacey did not
see what purpose the fence would serve.
Mr. Pabst reiterated the IS zoning was more restrictive than the current Cl zoning. It had been
zoned commercial since the inception of that neighborhood. He did agree with the evergreens
and other previously stated items. Mr. Lacey repeated that buffering was key.
Mr. Pabst said he agreed with the signal research and said 900 was proposed to be a dead end
when the Reagan came through.
Mr. Simpson said he agreed with the recommendations from Mr. Lacey.
Mr. Worley agreed that IS on Lot 1 would be better than many Cl uses. With this abutting
residential, he approved the added buffering. He also wanted to make sure they included the turn
lane on 900 going westbound to 55th Street. as a recommendation to Town Council for rezone.

Motion: Ben Lacey made a motion to APPROVE PCPP-07-21-1933 subject to and conditioned
upon Staff recommendations, seconded by Matt Simpson, motion carried 6 In Favor/0 Opposed/0
Abstained.
Motion: Ben Lacey made a motion to DENY PCCA-07-21-1932, seconded by Chris Worley. Motion
was WITHDRAWN after discussion that a motion to deny the Commitment amendments would
deny all of the requests including those that they were voluntary eliminating some of the uses.
Motion: Ben Lacey made a motion to APPROVE PCCA-07-21-1932 subject to and conditioned
upon Staff recommendations as amended to include: That the following uses shall not be allowed:
-Mobile Home Sales lot or office
-Boarding house
-Temporary and Seasonal Uses (circus, fairs, camps, etc.)
-Car, boat or RV Sales
-Hotels and motels, excluding Bed and -Breakfast Inns
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-Automotive Repairs and Services
-Automotive garages, body shops, tires and the like
-Taverns, lounges and bars, excluding restaurants that serve alcoholic beverages;
That Commitment #9 be amended to read: "A double row of alternating eight feet (8') tall
evergreen trees will be planted along the western and northern boundary at the time
office/commercial uses are constructed." That the Applicant provide a turn lane on 900 going onto
westbound 56th Street; and that the Applicant and Town pursue the feasibility of a stoplight at CR
900 and 56th Street; seconded by Chris Worley, motion carried 6 In Favor/0 Opposed/0 Abstained.

Motion: Ben Lacey made a motion to send a FAVORABLE RECOMMENDATION of PCMA-0721-1931 to Town Council subject to and conditioned upon Staff recommendations as amended to
include: That the Applicant provide a double row of alternating eight feet (8') tall evergreen trees
along the western and northern boundary of Lot 1; That the Applicant provide a turn lane on 900
going onto westbound 56th Street; That the Applicant and Town pursue the feasibility of a stoplight
at CR 900 and 56th Street; seconded by Matt Simpson, motion carried 6 In Favor/0 Opposed/0
Abstained.
ADVERTISED PUBLIC HEARING FOR PCPP-07-21-1933, PCCA-07-21-1932 AND
PCMA-07-21-1931 CLOSED
4. PCMA-07-21-1934
Belle Arbor PD Amend.
A request for a Zoning Map Amendment to amend the original Belle Arbor Planned Development
to add 26.95 acres and no more than 46 additional lots, located at 8775 E County Road 700 N.
Parcels: 32-07-0l-200-002.000-001

ADVERTISED PUBLIC HEARING
Represented by: Timothy E. Ochs, Ice Miller LLP
Lauren Gillingham explained that a PD amendment proposal followed the same statutory
requirements as a rezone. It required a public hearing, the Commissioners could make a
favorable, unfavorable or no recommendation which may include commitments or conditions.
Staff supported a favorable recommendation. If zoning was approved the project would be
required to go through platting prior to construction. This was for 46 single-family detached lots
on approximately 26.4 acres currently zoned AGR and looking to be rezoned Belle Arbor PD, a
continuation of the existing Belle Arbor PD. She said the Connectivity Opportunity Plan does show
this as a future connection. The PD standards were slightly different, this continuation section
featured a larger lot area, an increase to 8,400 square feet from 7,200 square feet, and a larger
lot frontage going from 40' to 45'. There was access from two stub streets, from the existing Belle
Arbor to the west and Hession Fields to the south and no access from the north.
She showed an exhibit with the new realignment of Ronald Reagan Parkway which would line up
parallel to 900 E. The Future Land Use Map shows Corridor Commercial uses. It was Staff's opinion
that the recommendation dated back before the approval of Cadence and Belle Arbor and the
addition of more PD residential land uses, and before the Ronald Reagan Parkway was shifted to
the east so it has become less important to have a commercial node there. Should the Commission
choose to make a recommendation, Staff was generally supportive of the proposal and
recommended a positive recommendation with the following conditions:
1) That Curvilinear Subdivision (CL) Standards and Design Standards - Perimeter
Landscaping be amended to require perimeter plantings in the common area adjacent to
the future Ronald Reagan Parkway.
The Applicant representative David Compton, Vice President of Land Acquisition for Pulte Homes,
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reviewed the 26.44 acres that would make up the Belle Arbor Amendment to the PD. They were
located south of 700, east of the existing Belle Arbor, west of the railroad and north of Hession
Fields North. He felt this fit right in there as there were two existing stub streets into the
community. He showed an updated landscape land plan explaining that he worked with Town
staff on the buffer on 700 N to make sure it met standards. Currently there was no buffer to the
south and this would create common area there. They would have an entry column on that side
as well. He agreed with Commission Lacey about a natural buffer and explained they had seven
trees per 100' and would use native Indiana hardwoods and native Indiana spruces. On the east
side they were about 100' off the right-of-way of the existing railroad; about 80' of that was taken
up by two pipelines but they were able to add a 20' buffer there.
Mr. Compton clarified that there was a typo and the right-of-way that was listed as 64' was
actually 54' feet of right-of-way in Belle Arbor and 50' to the south in Hession Fields. They wanted
to make sure their right-of-way blended into the existing roadways. He continued and said there
were 46 single family homes with the same standards as the existing section. It was 1.8 units per
acre with about 40% common area and 30% open space. Mr. Compton said they felt it was a
seamless expansion and connection into existing communities.
Robin Crawford, Director of Land Acquisition for PulteGroup came forward to speak about the
product. She reviewed images of the homes. It was a continuation of what was already in the
Belle Arbor community. Square footages ranged from just under 1,900 square feet to north of
3,000 square feet. There were six different plans, one ranch and the rest two stories. The product
was relatively new to Indianapolis and was unique to Pulte and had been successful. There was
diversity in colors and exteriors. She showed interior images and how the floorplans have changed
to more flex plans and open concepts. Lastly she showed an image of the proposed streetscape.
Tim Ochs, Ice Miller, representing Pulte Homes of Indiana added that this was an extension of a
product where there was waiting list in the existing Belle Arbor where the average sales price was
about $360,000. He said they had received one response to the public notice from someone in
Hessian Fields North, which was Pulte Homes too, concerned there would be traffic cutting
through Hession Fields to get to 900 which they did not think would be an issue.
Commissioners Lacey, Worley, Simpson, DeYoung and Pabst did not have any questions.
Brett Scowden noted they had two Town Council members on the Plan Commission and said one
item the Commission had to look at was responsible development and growth. He had heard from
Town Council members for years that they did not like PDs and that the Town needed more 2%
and 3% AV. When he saw new homes he questioned if it was responsible development and
growth and if the Town had the infrastructure for it. Ben Lacey said this was a connection to a
current development. From a 3% AV perspective, there was a railroad acting as a boundary
blocking the parcel from the parkway. He felt that would limit any 3% development opportunities.
Matt Simpson said while they had said they did not like PDs this was an extension of what was
already there and was the same PD and they were even increasing some of the standards. He
also agreed they likely would not get commercial in that area. Mr. Lacey added that the
infrastructure was already there. Mr. Lacey wondered if adding more housing was responsible
development and growth. Also with PDs they look for unique features. Based on some of the
geography such as and the railroad and future Ronald Reagan, and the way it was sandwiched
in met that justification. Shawn Pabst added that Ronald Reagan was not an at-grade crossing, it
was over the rail crossing with a bridge so this property would be below.
At that time Mr. Scowden opened the public hearing asking speakers to limit their discussion on
the Comprehensive Plan; current conditions and character of current structures and uses in each
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district; the most desirable use towards the land in each district is adapted; the conservation of
property values throughout the jurisdiction; and responsible development and growth.

ADVERTISED PUBLIC HEARING OPENED
Cindy Hohman, 15 Tyler Court
Ms. Hohman said the previous phase of the development made a claim for a PD because of
drainage issues and detention capabilities which were not an issue here. She said there was no
direct access to 700 and people would have to drive through a neighborhood in order to get out.
She said the property was Corridor Commercial in the current Future Land Use map. Now with
the new Future Land Use map also had this as Corridor Commercial knowing that there were
residential neighborhoods right there. She would rather have a business next to railroad than a
house. A businesses could also possibly want that railroad access. Ms. Homan felt the
development did not match the current Comp Plan and should be denied.
Kay Harris, 6636 Kara Lane
Ms. Harris was not opposed but said they did not have an independent entrance, which meant
the construction vehicles would be driving through and blocking her current streets. She noticed
the square footage on their ranches were smaller than the current ranches at Hessian Fields
South. She wanted to know what the ranches would sell for and what the lot sizes were.
Eric Copsey, 640 Settlers Walk
Mr. Copsey said Hession Fields South owned the entrance that was 900. Hession South, Hession
North and Belle Arbor would all be using the exit/entrance off of 900. He wanted to know who
would be contributing to that maintenance. He was in favor of Pulte Homes and said it was a
great product. But Brownsburg was overdeveloping in residential. Home values of $500,000+
would help the tax issue but the homes developing in numerous areas were all less than $400,000.
David Compton returned to address the comments. He noted that the Future Land Use Map
corridor changed when Ronald Reagan moved 800' to the east. The railroad was a natural buffer.
Their closest access would be out through the existing Belle Arbor community and they would
have to go a long way to get out through the Hession Fields entrance. The reason for stub streets
was not necessarily to provide a quick access but for emergencies. However, he understood their
concern and with Hession Fields' permission they would put up a sign that said "no construction
traffic" at their entranceway to CR 900 N and keep it up until the last house closed. He said the
standards were slightly increased over the existing Belle Arbor. Hession Fields allowed vinyl but
they would only have hardieplank cement board siding and overhangs which enhanced property
values. While the ranch was a little bit smaller the base price was still over $300,000 before addons. He noted that Reagan Parkway was elevated over the railroad tracks so the ability to do a
connection on 700 would be very difficult. He felt the entryway at Belle Arbor was very sufficient
to handle just 46 more homes.
Ben Lacey asked Mr. Compton if they could place concrete barricades on the southern stub road
to prevent construction traffic south through there. He said there was a market and need for
homes of this size and this value in Town and there was infrastructure to support it. Mr. Compton
said they would work with the Town and the barricades could be added along with the "no
construction signage" on 900. Mr. Lacey asked if they had a back order on homes. Mr. Compton
said currently windows were a challenge, it used to be lumber. Mr. Lacey said interest rates were
low so there was a high demand.
Chris Worley followed up by asking if there was a waiting list for the current Belle Arbor
development next door. Robin Crawford said there was, they were constantly managing that
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through demand. All builders have had to limit the amount of homes they were able to sell
because the demand has been so significant. They were out of the product and pricing that people
in the area wanted which is why they were confident about this proposal.
Mr. Worley said he felt the 46 homes would not be an issue for the current Belle Arbor entrance
off 700 N. He felt the development was just an addition to the side of the current Belle Arbor.
Matt Simpson noted the average selling price of $360,000 and asked what the range was. Ms.
Crawford said the last 10 to 15 homes sold were $370,000 to $400,000.
Shawn Pabst confirmed that the barricade was only for construction. He also thought signage
saying "no thru traffic" would prevent people trying to get through and needing to turn around.
Mr. Pabst said there was no Hession Fields North and South, in the Towns eye it was Hession 14A and 4B. The HOA gave the North/Side designation. He did not think the best use of the parcel
was commercial and that infill was the best fit. Mr. Scowden confirmed that all of the streets in
Hession Fields were dedicated to the Town and were public streets. Mr. Pabst said they were and
there was an agreement between the two HOAs to maintain the ponds. Mr. Pabst asked about
Belle Arbor and Mr. Pabst they were dedicated and were probably still under maintenance and
performance bond at this time. He noted that the Town was looking at repairing the entrance to
Hessian Field most likely in the spring.
Mr. Scowden asked how many stop signs there were between the proposed entrance to Belle
Arbor where Hession Fields meets County Road 900 East and learned there were 3-4.
Jodi Dicky reminded the Commission that the Comprehensive Plan Land Use map was updated
to show residential in this area.

Motion: Shawn Pabst made a motion to send a FAVORABLE RECOMMENDATION of PCMA07-1934 to Town Council subject to and conditioned upon Staff recommendations including That
the Curvilinear Subdivision (CL) Standards and Design Standards - Perimeter Landscaping be
amended to require perimeter plantings in the common area adjacent to the future Ronald Reagan
Parkway; That the developer place concrete barricades during construction which are only to be
removed upon completion and that there be appropriate signage on CR 900 to indicate that such
barricades are in place; and That the right-of-way language be clarified to read 54 ft., seconded
by Matt Simpson, motion carried 5 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED

At this time the commission took a 10 minute recess
5. PCMA-07-21-1929
Connection Pointe Lot 2 Rezone To R3
A request for a Zoning Map Amendment to rezone the property from the Institutional (IS) district
to the High Density Single-Family Residential (R3) district to allow for future residential
development, on approximately 66 acres, located west of and adjacent to N. Green Street and
south of CR 800 N.
Parcels: 32-02-34-27 5-002. 000-026

ADVERTISED PUBLIC HEARING
Represented by: Jim Shinaver, Nelson & Frankenberger, LLC
Lauren Gillingham presented the case to the Commission explaining rezones required public
hearing. Commissioners could forward a favorable, unfavorable or no recommendation. They
could include commitments or conditions. Staff supported a favorable recommendation. If zoning
was approved, the project would be required to go through platting prior to construction; any
applicable waivers would be approved with the primary plat. Though they might be conditioned
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at rezone they were not actually finalized until the primary plat. Ms. Gillingham said this would
be known as Hawks Landing and was a rezone from IS to R3. The 46 acres property was located
north and west of Connection Pointe Church and would have up to 110 lots. The site was designed
to emphasize environmental features and natural amenities. The Future Land Use Map
recommended Public/Semi-Public uses which was the default applied to IS zoned parcels. Had
the Church not been here, it likely would have been a single-family detached. The Growth Areas
Plan identified the parcel as Infill and Primary Future Growth areas. Good infill growth focused on
older, underutilized parcels in close proximity to existing infrastructure and Staff felt that fit here.
Ms. Gillingham referenced a mock up showing one entrance on Green Street, which continued
across the creek, and a second entrance in front of Windjammer Drive. There would be a 20'
tree preservation buffer on the west side adjacent to Windridge Chase and internal buffering and
street trees.
A traffic impact study was performed on surrounding intersections and they determined that all
intersections currently operated and would continue to operate at acceptable levels of service. It
recommended that the internal access off of Green Street require one inbound lane and two
outbound lanes, which would be stopped controlled coming out from the development. She said
Staff did not support a limited access connection to Windridge Landing. Limiting access went
against the Comprehensive Plan, Transportation Plan, UDO, Subdivision Design Standards and
general standards of good transportation and land use planning. The Comprehensive Plan
specifically mentions connecting disconnected grids that have developments that do not connect
to each other. A lack of connectivity increases emergency response time, creates longer routes,
and causes neighborhoods to suffer by creating unnecessary driving and eliminating alternate
routes. The Transportation Plan shows future connectivity routes and a connection from Green
Street to the Windridge Chase stub was specifically mentioned in the connectivity goals. The
subdivision design standards required two connections. With over 100 lots they needed to provide
at least two instances in and out of the development, preferably from two different streets. Staff
believed that having one limited access circumvented the required connectivity. The Design
Standards also required developers to provide stub streets when connecting to properties where
there was one already established. She reviewed routing times with and without the connection.
Should commissioners choose to make a recommendation, Staff recommended a positive
recommendation with Conditions 1, 2, 3, 4, 6, 7 and 8 of the Applicant's proposed commitments,
dated 8/26/21. Staff does recommend that there be a full connection to Windridge.
Jon Dobosiewicz represented Lennar Homes of Indiana for the Zoning Map Amendment request
for Lot 2 of Connection Pointe. He showed an aerial image of the approximately 66 acres located
west of and adjacent to State Route 267 and North Green Street and south of CR 800 N. The real
estate was owned by Connection Pointe Christian Church. The real estate was re-platted and split
from the main church parcel in early 2020 in preparation for the rezone request. The real estate
was zoned IS which did not permit single-family residential uses. Given the surrounding residential
uses, Lennar felt single-family residential development would be an appropriate use. The
Comprehensive Plan classified part of the real estate as Public/Semi-Public and part Single-family
Detached Residential. The request for single-family zoning was compatible with surrounding
residential uses and consistent with the single-family detached residential classification. The real
estate was located within the Town's preferred infill area with water and sewer utilities available.
Mr. Dobosiewicz displayed the concept plan for the community explaining that Lennar worked to
develop a residential community that would complement the church campus and surrounding
neighborhoods and provide an appropriate transition to the residential uses which surround the
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real estate. The community would have a curvilinear street design and significant open space and
tree preservation. The site design emphasizes the protection and enhancement of the existing
environmental features and will preserve the mature woodlands. The request also incorporates a
tree preservation buffer along the western perimeter to provide additional landscape transition to
the Windridge North subdivision. The covenants require the buffer to be maintained in perpetuity
by the homeowners association. Primary access to the community would be Green Street to the
east and an existing stub street connection into Windridge North. Lennar has agreed to develop
the site in substantial compliance with the concept plan as presented. The subdivision would
consist of no more than 110 Lots. He explained that the area on the west side of the creek would
be a minimum of 90'. A minimum of 85% of homes in that area would have either a side or
courtyard-load garage. The request at approximately 1.6 homes per acre was at the lower end
of what was contemplated in the Comprehensive Plan, which identifies up to six homes per acre.
Staff notes in the project synopsis that the proposed development was roughly equal to the
Highlands Springs to the north and that the expected development was consistent and compatible
with surrounding development.
Mr. Dobosiewicz showed models of the Cornerstone collection that Lennar would offer. They
anticipated prices range from between $450,000 to $650,000. All homes would comply with
Brownsburg architectural standards and the proposed single-family detached community would
have a variety of homes with significant visual appeal streetscapes.
They held a neighborhood meeting with the surrounding owners on August 16th to review the
proposal and answer questions. Concerns expressed by the neighbors included the connection
into Wind ridge, the layout of the site and the number of homes. They had a follow up discussion
with representatives of Windridge last Thursday and had the following conditions that they
requested be part of any recommendation to Town Council:
1) For all Lots west of creek, said lot widths shall be a minimum of ninety (90) feet in
width.
2) A minimum of eighty-five percent (85%) of the homes west of creek shall include a side
load garage or courtyard garage.
3) The maximum number of Lots on the Real Estate shall not exceed one-hundred and ten
(110) Lots.
4) The Preliminary Plat shall be in substantial compliance with the Concept Plan considered
with the Rezone, subject to final engineering approval of the Preliminary Plat from the
Town.
5) In the event that the Plan Commission and 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) and 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.).
6) Building Permits for homes on Lots west of the creek shall not be issued until approved
access is provided by means other than the stub street at Windjammer Drive.
7) Regarding home construction traffic Lennar will install "No Construction Traffic" signs at
the entrances to the Windridge Neighborhood for the period of home construction
subject to the granting of approval by the owner(s) of real estate at the subdivision
entrances allowing placement of the sign(s).
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8) Regarding Landscaping:
a. A twenty (20) foot Tree Preservation Area shall be provided along the west
perimeter of the Real Estate as depicted on the Concept Plan. The 20' Tree
Preservation area shall also be extended along the north perimeter of the real
estate within the common areas.
b. In the event the preservation of existing trees within the Tree Preservation Area
does not meet the landscaping planting requirements of the UDO Evergreen
trees will be installed in order to meet the planting standards of the UDO. In
addition to meeting the planting standards of the UDO, one evergreen tree
(minimum 6 feet tall) will be added to the rear yard of each lot abutting the west
perimeter of the Real Estate.
9) In regard to the proposed bridge: Lennar shall seek input from the Indiana Department
of Environmental Management (IDEM) regarding standards they have, if any, regarding
the number of vehicular access points required for subdivisions served by a bridge.
Mr. Dobosiewicz noted as far as the stub street, they were asking for the Plan Commission and
the Council to weigh in on that request as they could not compel the Plan Commission or Council
to make that decision and that the waiver requests would be considered as part of the primary
platting process. Again Lennar was requesting that the Plan Commission consider making their
recommendation subject to the included conditions. He said the proposal was compliance with
the Comprehensive Plan. The Applicant was in agreement with the condition of approval set forth
in the staff synopsis. Staff was in agreement that R3 zoning was appropriate and recommended
a favorable recommendation to the Council. He was glad to address any questions.
Shawn Pabst noted that there was a flood hazard in that area and IDNR would need to look into
that to see if it was even permitted to have only one ingress and egress over that floodplain. Brett
Scowden asked where that was located and Mr. Dobosiewicz indicated the area around the creek
and existing woodland.
Matt Simpson asked if Windridge was in Town and Mr. Dobosiewicz said part of it was in the
County but part of the bottom of the area was in Town. Ms. Gillingham said if it was in Town it
likely would be zoned somewhere between an Rl and R2; it was hard to do an apples-to-apples
comparison especially since it was older and done under County jurisdiction.
Chris Worley noted the proposal was considered by the TECH committee and asked if the Fire
Territory had any comments on the connection on Windjammer. Ms. Gillingham said they did not
have any comments which was typical during the rezone stage.
Brett Scowden asked if the School had any comments regarding buses or turns. Ms. Gillingham
said the School issued their normal comments regarding student enrollment, future school
assignments, and site circulation for buses.
Ben Lacey asked about traffic on 267 and said traffic was a concern, especially at peak hours. He
asked if any studies had been done regarding speeds through there. He hoped the entrance
would have aligned with Northern Acres. He thought the plan sounded good. He wanted to ensure
that they kept and maintained the current buffer that was on the Windridge side. He thought
putting spruce or evergreen/conifer trees on the west boundary line would be appropriate. He
felt the stub street could be problematic as the homes on Windjammer were worth $500,000 to
$700,000 and would not want a lot of traffic going through there. He felt they could come up
with a solution for emergency access only.
Brett Scowden asked the Town Council members what made this responsible development and
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growth. Matt Simpson said this was another perfect infill. They were not going to get commercial
especially in that back spot. He felt it was meant for residential. The infrastructure was there. Mr.
Scowden asked how many tax dollars were generated from that property right now. Mr. Pabst
said it was $834 last year. Mr. Dobosiewicz said the Church parcels were tax exempt. Mr. DeYoung
said it could bring in $500,000 once fully developed.
Mr. Scowden asked Ben Lacey if he had anything else to add about responsible development and
growth. Mr. Lacey replied that it was not a PD so that was good. He liked the price range of the
development. R3 straight zoning was appropriate, as well as the style of home and he thought it
would sell well. He was concerned about the stub road and said the residents of Windridge had
made a significant investment.
Mr. DeYoung asked if here was another Lennar property on the other side that fed into that same
neighborhood. Mr. Dobosiewicz said there was another neighborhood on the west side of 650
that was across from Windridge but they did not connect other than the entrances off 650.
Mr. Dobosiewicz expanded on Mr. Lacey's comment and said every parcel was not the right parcel
to accommodate neighborhoods in a value of $400,000 to $650000. Lennar believed this one was
appropriate and they had been encouraged by the discussions with Town leadership to find an
area in Brownsburg and make homes available in this price range as it did not exist today.
Mr. Lacey said the IDNR requirement on the floodplain was a significant issue as well as the single
point of access and that needed to be worked quickly.

ADVERTISED PUBLIC HEARING OPENED
Tom Feller, 6833 Windrider Ct.
Mr. Feller was present along with other members of the Windridge HOA members. He said they
met with the Applicant and came up with the list of items that were very important to them and
that was the list Mr. Dobosiewicz presented to the Commission.
Eric Sanders, 7619 Bluebord Ct.
Mr. Sanders spoke about landscaping buffering and tree preservation and reviewed the provisions
in the UDO for buffering.
Charlene Bische, 6739 windward Court
Ms. Bische was the Treasurer for the Windridge HOA. She said they did not have sidewalks but
had an active outdoor lifestyle with people walking or running in the streets, kids are riding bikes,
people walking dogs. There were no through streets in the neighborhood and connecting the
neighborhoods would create additional traffic and create safety concerns. She also had
environmental concerns to White Lick Creek, nature and wildlife with the development.
Nate Meyer, 6869 Windjammer Drive
Mr. Meyer would prefer an emergency-only access between the neighborhoods which would
permit only bicycles and pedestrians but no car traffic. A stub street was required for 100 homes
and they just over with 110. The Town already allows for a gated entrance to be an entrance to
a development. "Developments may have gated entrances, but shall have apparatus installed
such as emergency vehicles, fire, police, humans can quickly and easily gain access to the
development. Further the gates will be sized to allow the largest fire truck and service in the town
that easily turned into." The ordinance did not prohibit the gated entrance from being one of the
two required entrances for developments greater than 100 lots. He showed examples of what
that could look like. He cited the lack of sidewalks in Windridge and the safety concerns.
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Tim Maynard, 7831 N State Road 267
Mr. Maynard lived directly across from the entrance. He appreciated working with Lennar and
said they had been helpful. He was concerned with the location of their entrance and said there
was already heavy traffic in that area. He wanted to know what traffic control was cited in the
traffic study. He lives in the Starkey subdivision and did not believe this subdivision would be
compatible with either adjacent subdivision. He would prefer the neighborhoods be separated
and the exit further south so lights were not going across his property and seeing constant traffic.
Kyle Swick, 7587 Windridge
Mr. Swick lives near the stub street and would not like the additional traffic through his
neighborhood. He agreed there should be an emergency connection.
Dr. Lynn Snyder, 7217 Creekwood Estates
Dr. Snyder was concerned County Commissioner Dennis Dawes had not had any input on this
project and was not representing the residents that lived in the County. He was also concerned
about traffic, safety and drainage. There was flooding and erosion along the creek and IDEM
should be involved.
Nathan and Jody Courtney, 7679 Windflower Ct.
They lived directly on the access road. They supported everything the HOA spoke on. She said
the neighborhood had curvy roads with blind curves and no sidewalks with a lot of activity. There
was no activity on her road and cul-de-sac. She did not want the stub road connected as it would
add additional dangerous traffic. Mr. Courtney was also worried about his property value.

Mr. Scowden asked for remonstrators who wished to speak on anything other than the stub road
Bronwen Mantia, 7325 East County Road 800 North
Ms. Mantia questioned the R3 zoning as high density zoning was not consistent with the existing
neighborhoods which were largely zone R2 and largely met the requirements of Rl or even RE.
She felt the proposed home prices seem high for the size of the lots and houses. The bridge was
risky as it could be either too expensive or too difficult to do across the floodplain.
Olivia Head, Director of Oinking Acres Farm Rescue and Sanctuary
Ms. Head's 25 acres family farm was located just south of the proposed development. They were
opposed to the zoning change and development as the area was already saturated with new
proposed developments. They like the small charming hometown feel and serene country living.
Zack Gwinnup, 6806 Windjammer Drive
Mr. Gwinnup said Windridge was a very highly sought after neighborhood in Brownsburg and was
a family-oriented active community. The stub street was a concern and safety was a big issue.
He cited the primary access point on 267 and said it was very challenging to safely to turn left to
go north so adding 110 homes was a concern. There would also be the potential for additional
traffic with the addition of Winstead Park. This zoning change request would not preserve the
appeal or safety of the Windridge neighborhood as called for in the Compressive Plan but would
only deteriorate their community. He requested that they reject the rezoning proposal.
David Reifenberger, 7572 Fieldstone Court
Mr. Reifenberger said there were four bus stops on that Windjammer Drive and he was concerned
about safety as there are no sidewalks available. He asked when the traffic study was conducted
and thought COVID would impact those projection as people have been pretty homebound the
last 18 months.
Mr. Scowden asked the Commissioners if they had any questions. Mr. Lacey repeated his concerns
about the stub road and only having emergency access. He thought the developer could reduce
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the number of homes and have larger lot sizes like the surrounding homes.
Mr. Worley, Simpson and DeYoung did not have any additional comments at that time.
Mr. Pabst thanked the remonstrators for their comments and said they were well organized and
well spoken. He felt traffic in Windridge would not be an issue with the roads natural calming
pattern and turns, stops and curves. He did not think many people would be cutting though there.
Mr. Pabst asked the Applicant what the average acreage was for each lot. Mr. Dobosiewicz said
they would meet the R3 three minimum requirements which called for an 80' but the lots to the
west were larger and were a minimum 90'. Those lots were approximately 90 x 140' and roughly
13,000-15,000 square feet. They were 14,000 square foot on average.
In response to Mr. Lacey's comments about transitioning lot sizes, Mr. Dobosiewicz said lots closer
to Windridge were larger to accommodate the side loading garages. The larger lots west of the
creek were closer to R2 with a minimum 90' wide lot. The R3 standards were closer to 267.
Mr. Pabst asked if the Applicant had considered flipping the pond location and moving the
entrance to align with the street to the south end. Mr. Dobosiewicz said that would move the
entrance closer to the entrance to the church. Their engineer believed it was the best location. It
was not definitive as the State Highway has approval over that location. The traffic study called
for one inbound lane and two outbound lanes with a stop control. There was a comment made
about a traffic signal, there would not be a proposed traffic signal.
Mr. Pabst stated for the record that that as far as the floodplain, they would have to get permits
to go through including brown bat mitigation. All of those environmental concerns would be met
through those permitting processes. Mr. Dobosiewicz said they would have to come back in front
of the Plan Commission with assurance from those other entities. Mr. Pabst said that would
include the County Drainage Board and IDEM as well.
Mr. Scowden understood the residents' traffic concerns and the Commissioners comments. He
said there were some calming measures but no sidewalks. He said R3 as proposed was an
appropriate adjacent district for everything except for industrial and Residential Estate.
Mr. Dobosiewicz addressed comments that were made. Mr. Feller was speaking to commitments
that were before the Plan Commission. Mr. Sanders spoke regarding Condition #8, the tree
preservation area. He and Mr. Meyer spoke with Lennar earlier that afternoon and they agreed
to add an additional evergreen tree to every lot along the buffer area. Mr. Dobosiewicz said they
were supportive of the request regarding the connection and would request only an emergency
connection. They would have to come back for the plat hearing and a waiver request that the
Plan Commission would have to approve.
Mr. Dobosiewicz said they were supportive of the neighbors' requests and appreciated them being
there tonight. He was hopeful for the Plan Commission's recommendations subject to those
commitments they had agreed to. He said he addressed the comments made and would address
any more comments after the remonstrators spoke again or if the Commission had anything.
Tim Maynard said he did not get an answer to what the traffic survey said about the additional
stop control. Ms. Gillingham said it a stop sign at the exit of the neighborhood. Mr. Maynard noted
the road was labeled as Green Street but should be 267.
Nathan Courtney spoke to the property value impact due to the rezone.
Nate Meyer said Connection Point owned two additional parcels which could provide some type
of emergency access in the event of a flood or issue. He was in favor of eliminating the stub road.
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Bronwen Mantia said the proposed lots were a little bit more than a quarter of an acre and about
a fifth of an acre. All of the surrounding properties were half an acre or more and 10- 15 acres
outside their neighborhood. She said her County zoning was compatible to RE in Brownsburg and
that was not compatible with R3.
Chris Worley said his main concern was the stub street and felt that must be emergency only. He
was okay with R3 zoning only with that change, otherwise it was not responsible standards for
development and growth. He appreciated Lennar the making lots west of the creek larger.
Mr. Simpson also preferred the emergency-only access for the stub road.
Mr. Pabst asked if they were asking for commitments for the stub street at this time or for the
plat. Ms. Dickey said that the developer had offered those commitments and the Commission
could accept the developer commitments which included the emergency-only access along with
the other points described earlier, along with the addition of an extra evergreen.
The Commission then discussed having the stub road as emergency access only and the process
and timing for requesting a waiver during the plat stage. They also discussed the IDEM approval.
Ms. Dickey said the recommendation was for the land use. It would then come back to the Plan
Commission for the waiver and platting, having gone through the TECH review. She said the
developer was not going to bring forward a design that they could not engineer and build without
also looking at those other agencies.
Mr. Pabst said he was fine with the zoning but struggling with the emergency only access; that
stub street could have been vacated years ago through the County and the appropriate process.
Mr. Lacey asked what the timeframe was to find out the requirements from IDEM. Mr.
Dobosiewicz they would next prepare the primary plat and begin discussions with IDEM about
the bridge design. After that, they would work on the exact design of the improvement for the
connection on 267 and the specifications regarding the emergency access-only, as well as the
bridge design. After primary play approval, they then to the construction grade drawings which
ultimately get approved by IDEM. All of those things happen between primary and secondary
plan review. Mr. Dobosiewicz said they could not advance the primary plat unless they had that.
Mr. Lacey said he was concerned about the floodplain and if they were not allowed a single access
point and the Commission had already approved the rezone. Mr. Dobosiewicz said the engineer
was not aware of any restriction that would require two entrance points into a subdivision only
because there was a bridge improvement. They would also have emergency access through
Windridge. Mr. Lacey felt approval should be conditioned upon the feedback from IDEM. Mr.
Dobosiewicz said they would get more information for the Council's consideration of the rezoning.
Motion: Ben Lacey made a motion to send a FAVORABLE RECOMMENDATION of PCMA-0721-1929 to Town Council subject to and conditioned upon Staff recommendations as amended to
include the items listed below, seconded by Matt Simpson, motion carried 5 In Favor/1 Opposed
(Scowden)/0 Abstained.
(1) All lots west of the creek will have a have a minimum lot width of 90'.
(2) A minimum of 85% of the homes west of the creek shall include a side load garage or
courtyard garage.
(3) The maximum number of Lots will not exceed 110 Lots.
(4) That the Preliminary Plat shall be in substantial compliance with the Concept Plan
considered with the Rezone, subject to final engineering approval of the Preliminary
Plat from the Town.
(5) In the event that the Plan Commission and Council do not desire a connection from the
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(6)
(7)

(8)

(9)

Real Estate to the stub street on Windjammer Drive, as part of any Plat application
request, Lennar shall seek a TECH Waiver(s) and 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.).
Building Permits for homes on Lots west of the creek shall not be issued until approved
access is provided by means other than the stub street at Windjammer Drive.
Regarding home construction traffic: Lennar will install "No Construction Traffic" signs
at the entrances to the Windridge Neighborhood for the period of home construction
subject to the granting of approval by the owner(s) of real estate at the subdivision
entrances allowing placement of the sign(s).
Regarding Landscaping:
a. A twenty (20) foot Tree Preservation Area shall be provided along the west
perimeter of the Real Estate as depicted on the Concept Plan. The 20' Tree
Preservation area shall also be extended along the north perimeter of the real estate
within the common areas.
b. In the event the preservation of existing trees within the Tree Preservation Area
does not meet the landscaping planting requirements of the UDO Evergreen trees
will be installed in order to meet the planting standards of the UDO. In addition to
meeting the planting standards of the UDO, one evergreen tree (minimum 6 feet
tall) will be added to the rear yard of each lot abutting the west and north
perimeters of the Real Estate.
In regard to the proposed bridge: Lennar shall seek input from the Indiana Department
of Environmental Management (IDEM) regarding standards they have, if any, regarding
the number of vehicular access points required for subdivisions served by a bridge

ADVERTISED PUBLIC HEARING CLOSED
I. COMMUNICATIONS AND COMMITTEE REPORTS

1. Report from Director of Development Services
Jodi Dickey told the Commission that since the BZA had also updated their Rules, Legal Counsel
was going to do a review to confirm the procedure were closely aligned. She introduced
conditional rezone projects to Town Council last week as well as the Winstead Park conditional
rezone changes which the Plan Commission would hear at the August 30th meeting. She
reminded the Commission there was a Special Plan Commission Meeting on the Future land Use
Map on September 8th. Staff would be drafting UDO updates as well to keep those documents
in alignment. She said August 30th would be a very full meeting. Town Council was working on
a joint meeting Saturday September 25th from 8 AM to 11 AM.

J. MISCELLANEOUS BUSINESS

1. None

K. ADMINISTRATIVE FILINGS
1. None

K. CASES FILED FOR FUTURE MEETINGS
1. PCCZ-03-21-1886

Winstead Park Cond. Rezone To R3 & M2
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AUGUST 30, 2021

2. PCMA-07-21-1927

1-74 Distribution Center I & II Rezone TO 12

AUGUST 30/ 2021

3. PCMA-07-21-1928

Talon Rezone To M2

AUGUST 30/ 2021

4. PCCZ-07-21-1935

4575 N CR 900 E Conditional Rezone To C2

AUGUST 30/ 2021

5. PCZT-06-21-1926

Com1,2rehensive Plan U1,2date

SEPTEMBER

6. PCMA-08-21-1936

S. Green Street Dollar General Rezone To C2

SEPTEMBER 27, 2021

7. PCMA-08-21-1937

Promenade Rezone To PD

SEPTEMBER 27, 2021

8. PSDP-08-21-1938

Ronald Reagan Logistics Park Lot 3 DPR

SEPTEMBER 27, 2021

9. PSDP-08-21-1939

Ronald Reagan Logistics Park Lot 4 DPR

SEPTEMBER 27, 2021

10. PCPP-08-21-1940

Brownsburg Senior Living Primary Plat

SEPTEMBER 27, 2021

11. PCCZ-08-21-1941

Trailside Townhomes Conditional Rezone To PD

SEPTEMBER 27, 2021

1. PSDP-08-21-1942

Pe1,2 Boys DPR

SEPTEMBER 27, 2021

~

2021

L. ADJOURNMENT
Motion: Ben Lacey made a motion to ADJOURN, motion carried 6 In Favor/0 Opposed/0 Abstained.
9:53 p.m.

Brett Scowden, President
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