TOWN O F ~

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

Monday, August 30, 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:

Richard Miller, Shawn Pabst, Brett Scowden, Matt Simpson and Chris Worley

Members Absent:

Ryan DeYoung and Ben Lacey

Also Present:

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

C. OLD BUSINESS
1. PCCZ-03-21-1886
Winstead Park Cond. Rezone To R3 & M2
A request for a Conditional Zoning Map Amendment to rezone the property from the Hendricks
County Agricultural Residential (HC AGR) district to a High Density Single-family Residential (R3)
and Medium Density Multiple-family Residential (M2) district to allow for future residential
development, on approximately 113 acres, located at 6225 E. County Road 800 N.
Parcels: 32-02-33-200-012.000-001
ADVERTISED PUBLIC HEARING
Represented by: Jon Dobosiewicz, Nelson & Frankenberger, LLC
Jenna Wertman started to review the case before Staff realized there was a technical issue in
the overflow room.

At this time the Plan Commission took a 5 minute recess.
Ms. Wertman restarted stating the first petition was Winstead Park which was a Conditional
Rezone to R3 and M2. Conditional rezones meant the zoning was set upon annexation. The Plan
Commission must pay reasonable regard to five criteria. They may forward a favorable,
unfavorable or no recommendation to the Town Council. The recommendation can include
commitments or conditions for the Council and Petitioner consideration. Staff supported a
favorable recommendation. If the zoning and annexation were approved, the project would
come back before the board for platting which was another public hearing. Ms. Wertman said
the site was north of 1-74, south of 800 North and was about 113 acres. The proposal was M2
zoning for town homes which would be located near the interstate, and the R3 zoning would be
single family detached. Staff believed the project met all five criteria. The current adopted
Comprehensive Plan promoted having some attached housing products in those single-family
detached areas. In the latest Future Land Use Map revision the site was noted as single-family
attached. The previous version had commercial in that area. Having residential in a
predominantly residential area would meet the current conditions. Staff felt this was a desirable
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and fitting use for the area. It accounted for the road alignment and road improvements over I74. They were not expecting any issues with this project in terms of surrounding property
values or values throughout the jurisdiction. Staff felt it was responsible development and
growth as it was contiguous to the Town's boundaries and did not leapfrog over development.
Should the Commission choose to make a recommendation, Staff was generally supportive of
the proposal and recommended a positive recommendation.
Jon Dobosiewicz, Nelson and Frankenberger, appeared before the Commission representing
Lennar Homes of Indiana. He showed an aerial image explaining the real estate consisted of
approximately 113 acres and was located on the south side of CR 800 N, 112 mile west of CR N
650 E and north of an adjacent to I-74. The real estate was located within Hendricks County
zoning jurisdiction, a separate petition was submitted to the Town Council for annexation. The
surrounding uses included Parkside Bible Church and Bethesda Christian School to the east as
well as Windridge Chase and Oaks at Windridge. Immediately south was I-74 and further south
was zoned Planned Business in Hendricks County. To the immediate west were individual
parcels along with Preston Estates. To the immediate north was CR 800 N and individual
residential properties.
He said the Comprehensive Plan classified the area single-family detached but also stated that it
was appropriate for single-family attached dwellings as a component of larger developments
and transitions in use including smaller lot residential along the I-74 corridor. Winstead Park
was located in a primary growth area which benefited from the proximity of the existing
development and the availability of existing infrastructure. Winstead Park provided a
development transitions from a more intense development. The Winstead Park proposal
included street connections and trails.
Approximately 16 acres of right-of-way was reserved to accommodate the future connection of
CR E 800 North over 1-74 south to CR 625 East. Mr. Dobosiewicz reviewed an exhibit with the
alignment and extension of 700. The extension would run along the East perimeter of the real
estate, along the west perimeter of the two adjacent neighborhoods Windridge and the Oaks at
Windridge, crossover in the form of a bridge over I-74 and then connect back to the south at
650. The 16.3 was part of that proposal but therewas discussion if it would be an overpass or
an interchange. The right-of-way would be 115 feet in width and would include the extension of
700 N further west and align and attach with this roadway. The future design of the road would
be determined by the Town. The landscaping and buffer along the adjacent neighborhood could
be accommodated in the right-of-way but that final design would be forthcoming as the Town
moved forward.
Mr. Dobosiewicz showed a concept plan for the community. Windstead Park would consist of a
mix of housing types including single-family detached homes and townhomes. The concept plan
incorporated a curvilinear street design including internal paths, pedestrian paths and sidewalks
providing pedestrian connectivity. The concept plan also provided for significant open space
areas connected by the pathways in compliance with the R3 and M2 development standards of
the Unified Development Ordinance. Neighborhood amenities included a swimming pool, pool
house, children's pool and playground. He showed where the 16.3 acres of right-of-way was
located on the concept plan. The request was to rezone for two districts, R3 and M2. There
were approximately 140 single-family detached homes in R3 district and 150 townhomes in the
M2 district for a mixed use residential neighborhood with multiple housing types. The request at
approximately 2.6 dwellings per acre was within the 2-3 homes per acre, with up to 6 units per
acre as contemplated under the Comprehensive Plan. He noted that the Comprehensive Plan
would support more than 600 homes under the current classification.
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Mr. Dobosiewicz said Winstead Park provided a more moderate mix of for-sale single family
detached homes as well as townhomes which would serve as a sensitive residential transition to
surrounding neighborhoods, which was expected to have a positive impact on area property
values. He showed examples of the single-family homes with approximately 40 home types of
single-family detached homes and approximately 10 townhomes elevations. All homes would
comply with the Brownsburg architectural standards. The proposed single-family detached
homes would have an anticipated price range from $375,000 to $450,000. The anticipated price
range for the townhomes was $250,000 to $275,000.
Mr. Dobosiewicz shared a list of additional conditions that were provided by Staff as a result of
a neighborhood meeting Lennar had on August 25th. Neighbors commented on drainage, traffic,
and requested assurances regarding the plan and home product being proposed. As a result of
those discussions Lennar asked that the following conditions be part of the Plan Commission's
recommendation on to the Town Council:
1) The maximum number of Lots on the Real Estate shall not exceed two-hundred and
ninety (290).
2) The maximum number of Lots within the R3 District shall not exceed one-hundred and
forth (140).
3) The maximum number of Lots within the M2 District shall not exceed one-hundred and
fifty (150).
4) Regarding Townhomes:
a) The maximum number of Dwellings per building in the M2 District shall not
exceed six (6).
b) Each Dwelling shall include a two-car attached garage.
c) Each Dwelling shall be subdivided on an individually platted lot C'townhomes
only'') as generally illustrated on the Concept Plan considered with the Rezone.
d) The Home Product Examples for townhome dwellings, considered with the
Rezone, depicts the intended architecture of townhouses to be constructed. It is
not the intent to limit the architecture shown in the Home Product Examples, but
to establish a benchmark for quality, vision, and appearance of the townhome
architecture. The Director of Development Services shall determine whether the
townhomes are consistent with the established benchmark and complies with the
standards of the UDO.
5) 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.
6) The 16.3 acres of real estate reserved for the future CR 625 East as illustrated on the
Concept Plan shall be dedicated to the Town of Brownsburg as part of the Subdivision
Plat process.
7) Regarding Amenities:
a) The developer shall construct a swimming pool, bathhouse and parking area
as generally depicted on the Concept Plan.
b) The developer shall provide walking paths within the Common Areas in the
locations as generally illustrated on the Concept Plan. Sidewalks shall be
provided on both sides of all internal public streets.
8) Regarding home construction traffic, Lennar will install "No Construction Traffic" signs at
the entrances to the Windridge Chase and Oaks at Windridge Neighborhoods for the
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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).
Mr. Dobosiewicz said their Plan Commission brochure included a detailed statement regarding
the proposal's compliance with the Comprehensive Plan. He said the Staff synopsis also
provided a more detailed analysis regarding how the proposal met the criteria and
recommended a positive consideration. The Applicant agreed to the conditions. He requested
that the Plan Commission send a favorable recommendation onto the Town Council. He would
remain available to address any questions now or at the conclusion of the public hearing.
Chris Worley asked about a traffic study and Ms. Wertman replied it would be done between
now and platting as it had over 100 housing units.
Matt Simpson commented that as he said at the Council meeting last week, there were still a lot
of unknowns with the property and the road and he felt it was too soon to be looking at this.
Brett Scowden asked Staff how the dual zoning worked. Ms. Wertman said there was a
condition that the plat had to come forward in a certain time frame and basically drew the lines.
Mr. Scowden noted one criterion was responsible development and growth and that the
Commission had been given direction by the Town Council that they were looking to balance
residential versus commercial growth. He asked Mr. Simpson how this was responsible
development and growth at this time. Did the Town have the infrastructure for this and did it
make sense from a fiscal point of view. Mr. Simpson replied that one of the biggest issues was
the unknown with the bridge. He said infrastructure and roads was a huge issue since they did
not know what was going to be there. Mr. Scowden asked Shawn Pabst when the bridge might
be and he said 2035-2045; it was in the 2045 plan which could begin the process in 2030-2035.
He felt the townhome parcel was detrimental if it were to be an interchange. The way it was set
up now it could be an overpass only. He felt they did not know enough and asked if the
Applicant would be willing to hold off on the southern portion until they had more information.
Mr. Worley asked how they made the determination about the 16 acres. Mr. Dobosiewicz said
that was direction the Town provided. Mr. Pabst said that was based on a conceptual study
done by an engineer. Mr. Dobosiewicz said they could get guidance from the future discussion
but the alignment of the right-of-way was prescribed by the Town for them to follow.

ADVERTISED PUBLIC HEARING OPENED
Mr. Scowden noted there was a full agenda and many people present. He said comments would
be limited to five minutes per the Rules. He asked that they address comments to the five
criteria being discussed. He asked that people not repeat the same topics as other speakers.
Timothy Wozniak. 7444 Woodlane Dr.
Mr. Wozniak was concerned about conservation of property values due to drainage and
flooding. If drainage issues caused septic systems to be rendered non-usable they would have
to connect to Town utilities which was an extremely high expense. He cited responsible
development and growth and had concerns with heavy traffic on county roads.
Emily Symmonds. 5964 Autumn Tri.
Ms. Symmonds felt the Town was letting the builder dictate what the Town had planned for the
future. By accepting this proposal, the Town was obligating itself to the expense of buying up
additional property to allow the road to be constructed for the bridge or interchange. That was
not responsible growth and development. It was another 1% tax cap subdivision to when there
were already a ton coming in. The Oaks of Windridge residents did not buy their houses with
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the intent of having a busy north south road running immediately behind their property. Any
development to the west of the existing houses should match the existing houses. The
proposed amendment would have an adverse effect on the value of properties as the proposed
homes were significant lower than the value of the homes in Windridge. The Comprehensive
Plan calls for single-family detached and this was for attached single dwellings, that was 150
townhomes compared to 140 single-family detached. Removing the 13.3 acres for right-of-way
and 4.41 of the ditch, there were approximately 3.14 dwellings per acre and not the 2.58 they
cited. The communities to the north and west equated to Residential Estate and were not
compatible with R3 and M2. Please vote unfavorably.
Dan Lindsey. 7689 Eaker Court
Mr. Lindsey discussed conservation of property values. Putting 100 acres under concrete and
asphalt would affect drainage and septic systems and wells. The retention ponds would catch
runoff from the concrete and asphalt and introduce impurities into the creek. His property value
would be affected without septic and he could not connect to the Town until they finished
developing the property.
Michelle Knight. 6356 Barley Drive
Ms. Knight lived in Windridge Chase and attended the meeting last week. While grateful this
was a residential proposal, she cited criteria four and five and the extension of CR 700. She
said the Town needed to consider the properties of Windridge Chase and Oaks at Windridge.
Loren Mears. 6046 E CR 800 N
Mr. Mears asked about the 16 acres for the road and if it was a conflict of interest for them to
purchase the property and then donate it to the Town for the future road. Mr. Pabst said it was
the same as when they hand over all the roads that they built to the Town. Mr. Mears also was
concerned about flooding.
Jeramy Bowers. 6060 E CR 800 N
Mr. Bowers questioned if it was the right time or right zoning. All of the surrounding zoning was
R2. He was concerned Lennar would put R3 in this area by shrinking the lots and increasing the
number of single-family houses after the approval was granted. M2 zoning was infrequent in
Brownsburg and attached townhomes were hard to find. He did not think there was any other
space where this many houses were packed into such a small space. He wanted to keep a lower
density housing feel in Brownsburg. He did not think the Town was ready for development at
this site; the sanitary sewer plan was outdated and sanitary projects on the Comprehensive
Plan for 2022 were behind schedule; the Comprehensive Plan was updated in 2019 but did not
reflect any imminent plans for an overpass near the south corner of the development. There
was a gap in emergency services, substantially increasing the housing in this area without a
known completion date of an overpass or connector would significantly delay a fire truck or
ambulance. Mr. Bowers said Lennar was not taking into account the burden to build the
infrastructure necessary to meet the needs of this area, nor the impact that many houses would
have on the immediate area. The sanitary projects needed to be completed and the Town
needed to decide if an overpass should exist and what route to take.
Wendy Delaney 6065 E CR 800 N
Ms. Delaney owned an 11 acre parcel directly to the west of the proposed plan. She said she
had some of the same concerns as Mr. Bowers. She was worried about infrastructure, traffic,
schools, police and fire access. She wanted residential development but thought this was too
tight. She said she saw the Lennar development of Camden in Avon and said it was
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embarrassing. If that was what's going to back up to the $689,000 homes of the Oaks of
Windridge their property values would be destroyed.
John Rabold 18 S. Tocovi Court
Mr. Rabold said the property was originally designated as Commercial/Industrial on the Future
Land Use Map which would be 3% commercial. This particular project would produce more 1%
tax base housing which would increase the tax cost of services and would burden the Town
more. He said the I-74 Bridge interchange had not yet been decided if it was a bridge or an
interchange. That would decide whether residential or commercial was a reasonable use. A 3%
tax base would pay for the needed infrastructure, 1% would not. He felt the project was
premature and there was insufficient information on the project and did not meet criteria
number five for reasonable development and growth.
Aren Flint 257 Brookes Bend/7627 Eaker Court
Ms. Flint talked about responsible development and growth and the connectivity to trails and
traffic on 800 straight out to 267. She was an urban forester and was very familiar with the
drainage system. She spoke with Lennar and learned that the drainage would be going to go to
the north of the property and she proposed that they could that turn that back south and use
the triangle property and see if they could have the Town develop a mitigation wetland to lift
the storm water out and hold it there. She also wanted the Town to consider the capacity of
trees and the available soils. The current proposal with the highly compressed area did not
allow for tree canopy. That would affect stormwater, air quality and heat island effect. She
wanted to encourage more trees along the trail system and wider trails.
John Dottenwhy. 7601 Eaker Court
Mr. Dottenwhy was concerned about a 17" gas line that ran over halfway through the west side
of the field and crosses 800. He was told that nothing could be put on top of that gas line. He
knew there was a 25' easement but construction excavators could do damage to the gas line.
The Applicant came forward to address the concerns. He said drainage was a primary concern
and told the public that if the Town Council approved the zoning they would come back with a
primary plat and that information would be reviewed by the TECH committee including the
County Surveyor's office and the Town of Brownsburg drainage consultants and that Lennar
would be compelled to follow their requirements. He said the 16.3 acres of right-of-way that
Lennar was agreeing to dedicate was dictated by the Town. The Town had a Transportation
Plan which identified the 625 connection as a primary project. It was on the top of the list of
items regarding road infrastructure that the Town would evaluate as part of the MPOs plan for
future funding and construction. They were providing 16.3 acres in a location and a
configuration as prescribed by the Town which would include the extension of 700 to go under
the bridge and tie back in and the construction of this roadway at that location. A speaker
mentioned a home site and he said they were advised not to pull that into the site because
there was a gas pipeline in that location as well as a legal drain.
Mr. Dobosiewicz said the Plan Commission was evaluating Comprehensive Plan future land uses
and the real estate was changed to single-family detached north of 800 and single-family
attached for the 113 acres south of the of 100. He believed Lennar's plan for 300 homes on the
real estate was respectful and reasonable in light of the adjacent neighborhoods. He
understood the Plan Commission may disagree and want to see additional density on that
parcel. He said the Plan Commission decided not to advance a commercial proposal in light of
the public input received on the Comprehensive Plan update. the proposal by Lennar
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guaranteed a more reasonable intensity with a pocket of multifamily with for-sale townhomes.
Lastly, as Staff noted, they did submit a preliminary traffic study to Staff.
Mr. Scowden told the public that if they spoke earlier and they had one additional minute.
Jeremy Bowers felt the M2 zoned area would cut through the neighborhood and exit out on to
650 and that was too much traffic.
Emily Symmonds said there was zero room for any alignment changes. Traffic improvements
must be undertaken in a deliberate manner and not in reaction to developer requests.
Richard Miller asked if the Police or Fire had any TECH comments. Ms. Wertman said all projects
had a TECH review. Typically there were not a lot of detailed comments at the TECH for the
rezone stage. Most of the detailed comments came at the plat stage.
Mr. Pabst said recently the interchange discussion came up and there was quite a big difference
in cost of an interchange versus an overpass. Based on the preliminary study, Staff provided
that guidance to the Applicant but now they were trying to determine if it was even possible to
do an interchange. It needed to go through a warrant study to see if the Federal Highway
would even allow it. Mr. Pabst said that could be revisited during the primary plat stage as they
should know more information at that time. Mr. Miller asked what the schedule was be for
completion of the feasibility study for the interchange and Mr. Pabst did not know.
Mr. Dobosiewicz said there was a meeting next week where Mr. Pabst might get additional
information and he requested the Plan Commission continue the case to the September
meeting. Mr. Scowden said he did not know if the September meeting had availability as it was
at currently a packed agenda. It may be October before they could continue. Ms. Leminger said
there was a motion made, they could call for a motion again and see if there was a
recommendation based on the information provided or consider a continuance. Mr. Simpson
asked Mr. Pabst if they would have information by next month in order to give direction. Mr.
Pabst said next week was an informational meeting that then would kick off a needs study. Mr.
Simpson asked how long those studies took and Mr. Pabst said he did not know and that he
had been trying to gather that information as well as the cost for a needs study.
Mr. Miller asked if there was an unfavorable recommendation and it was rejected by the
Council, how that would impact the Applicant. Would they be able to come back in six months
or 12? Ms. Dickey said it was 12 months for the same petition and with adjustments it could be
six months with a suspension of the Rules. Mr. Scowden said they did have that ability and if
something changed they would not be penalized.

Motion: Chris Worley made a motion to send an UNFAVORABLE RECOMMENDATION of
PCCZ-03-21-1886 as the uncertain nature of the overpass affected the most desirable use for
which the land is adapted and R3 density and traffic concerns did not reflect responsible
standards for development and growth, seconded by Matt Simpson, motion FAILED 3 in Favor
(Worley/Scowden/Simpson)/2 Opposed (Pabst /Miller)/0 Abstained. The case was sent to Town
Council with NO RECOMMENDATION.

ADVERTISED PUBLIC HEARING CLOSED

At this time the Commission took a 5 minute recess.
G. CONTINUED PUBLIC HEARINGS
1. 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
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County Agriculture Residential (HC AGR) district to the High Intensity Industrial (I2) district to
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 reviewed the case stating this was the Clermont Heights conditional Rezone to 12.
Rezones required a public hearing. The Commissioners must pay reasonable regard to the criteria.
They could forward a favorable, unfavorable or no recommendation to the Town Council. Any
conditions or commitments needed to be part of that motion. Staff was supporting a favorable
recommendation. If the zoning and annexation were approved it would move forward with
platting and development plan approval. The rezone would allow industrial uses. The petitioner
noted that the intended uses were warehouse/distribution which were allowed in I1 request but
the I2 zoning was needed due to the very small building size limits in I1 zoning. Ms. Dickey said
this was the site of the former Clermont Golf Course. The existing Future Land Use Map
contemplated that the use would continue. The current update acknowledged that golf courses
were probably not going to come back. Given the Council's recent desire for 3% assessed
valuation development and with industrial development right across the street on CR 1000, Staff
felt this was appropriate development. She explained there were 79 acres surrounded by
Hendricks County AGR (Ag/Residential) and I2. Ms. Dickey showed the criteria to discuss when
making a motion: the Comprehensive Plan, the current conditions, most desirable use,
contribution to property values and, responsible development growth. Should the Commission
wish to make a motion, Staff was suggesting a favorable recommendation.
Applicant representative Joe Calderon, representing Duke Real Estate Limited Partnership, had a
presentation as well. As Ms. Dickey stated, this was a conditional request pending annexation to
bring in 79 acres to the Town. The property has been vacant for some time. The property met
the criteria to come into Town. There was a fiscal study done and the annexation would be
considered by the Town Council in a couple weeks. He displayed the property showing continuity
with CR 1000 and frontage on 74. He said there was a lot of momentum in the area. Mr. Calderon
said Duke Realty was a homegrown a national developer. They were one of the top developers
of industrial properties and particularly focused on logistics which was a growth area stressed by
Town Council for the Ronald Reagan corridor. Duke was an owner/developer of almost 160 million
square feet nationwide. They focused in 19 markets and Indianapolis had always been a big
market. Some examples included Park 100, Park Fletcher, and other developments in Plainfield,
Anson-Whitestown and Lebanon. He said the Applicant had the experience and financial
wherewithal to develop the property responsibly. The wanted their property to be viable and
developed. He showed examples of their developments to show the typical building type.
Mr. calderon said fundamental factors included the frontage on 74, easy access to the Ronald
Reagan Parkway, particularly with the Scannell development adjacent and Connector Road. There
was market demand well north running up Reagan that would tie in with 267 and 65 on the north
and was running already south. This was in the heart of a corridor for industrial development in
the western part of the metro.
He said the recently adopted Strategic Plan by the Council stressed the desire to diversify
Brownsburg's economy. They understood there was a desire for 3% tax base growth;
industrial/commercial type growth. Now that the Town was explicitly promoting areas for
commercial and industrial development, they felt this project fit in specifically as the vision plan
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talked about logistics and transportation and the availability to have a multimodal network and
the Corridor was optimal for logistics.
The property was currently Park/Open Space due to the historic use of the property as a golf
course. The County considered a proposal last year that did not fare so well. Staff has worked
hard to reconsideration areas under the current plan and the proposed amendment for this area
was Comp Planned as Light Industrial.
He said there were a number of statutory guidelines for consideration and they had incorporated
those in their packet as well. He was happy to answer any questions.
Matt Simpson asked about the Scannell development and asked if the road off Connector Road
had been made a public road so they could go through there instead of cutting down the county
road. Ms. Dickey said there were early conversations with Staff saying if something came across
the street they would like those folks to be able to access Ronald Reagan but she did not know
if the petitioner has had any conversations with Scannell.
Chris Worley asked Staff about Criteria 3 and the most desirable use where Staff noted this had
excellent access and the proximity to the interstate made it a logical fit for industrial uses. He
asked how they had excellent access to interstate without any additional road development. Ms.
Dickey said it would have been bettered worded to say visibility to the interstate.
Richard Miller wanted to see how access to Reagan would work. He noted that the request was
I2 with the uses for I1. He said they should consider striking all I2 uses. The Applicant said they
were open to a discussion.

ADVERTISED PUBLIC HEARING OPENED
Mr. Scowden asked the speakers to keep their comments to five minutes or less and address the
five criteria for a rezone.
Robert Dawson. 4615 NCR 1000
Mr. Dawson said proposals had been before the County with people wanting to build. The biggest
issue was drainage, Clermont Heights flooded all the time. If they build all that concrete and
asphalt, water needed to go south or east. He waited for 50 years trying to get the drainage fixed
out there. He did not want Brownsburg to forget Clermont Heights and their property values. This
proposal did nothing for them. He was worried they would want to widen 1000 E and would take
their front yards. Would the warehouses solve the water problem or push water onto them.
Donald White. 10270 E CR 450 N
Mr. White just bought his property 60 days ago for almost $450,000. He knew nothing about this
and now his property would be completely surrounded by warehouses. He said every time it
rained his property was flooded and that would be worse with the warehouses and parking lots.
When they built the warehouses around his property his property value was going to go down.
Mark Kaiser. 10596 E CR 450 N
Mr. Kaiser said he had been to several of these meetings since he bought his property. He had
the same complaint about drainage and said he was the lowest spot on 450. The warehouse
would not help. The previous speaker's previous property owner sold the farm because he could
not deal with the drainage anymore. Unless they fix the drainage for the whole neighborhood it
would not benefit anyone.
Mr. Scowden said he understood there were that there are drainage and flooding concerns and
asked going forward if the audience could address other issues.
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Cindy Hohman. 15 Tyler Court
Ms. Hohman said they should not discuss having the preferred road in and out using that private
road before they discussed it with Scannell. 1000 should not be used for truck traffic. She said
drainage was a concern because the County Commissioners made it pretty clear that nothing
should ever be built on this property because of the drainage. The formerly proposed community
had yards, greenery and recreation areas and still needed three ponds and one was huge and it
was not enough.
John Rabold. 18 S. Tocovi Court
Mr. Rabold stated that if this progresses, the County Surveyor would decide whether or not this
was suitable during the DPR process and the developer might have remedies for the problems.
Tonight was about the conditional rezone and not drainage. This was 3% potential property.
Whether people liked it or not, the Town needed a better balance of the tax base as the 1%
overwhelmed the 3% and even the 2%. He said the developers had to ask for 12 because the
code called for very small square footage of a building. This problem came up with another project
a couple of months ago and they had to ask for a variance first. The code was bad and should
be updated. He was in favor of the project but thought there needed to be more information as
drainage was is a problem and should be addressed.
Doug Miller 10516 E CR 450 N
Mr. Miller was worried about drainage and property values leapfrogging from Agriculture straight
into Industrial. He wanted very heavy buffering for the neighbors. He was not totally against this
but wanted to see drawings and how they intended to deal with the water as well as the road.
He thought the connector road was definitely coming to 100, if it did not he was totally against
this as there would be heavy trucks on roads that were not designed for it. Mr. Miller said there
were illegal drains on 74; 8" pipes came off the golf course and run like crazy and flood property.
Amy McNeely. 3591 Country Lane
Ms. McNeely was concerned about 74 having visibility to the industrial plant as it was an entrance
to Brownsburg and she was very concerned about the character and history of the area.
Jim Sheads, 3973 Country Lane
Mr. Sheads was concerned the project was not compatible with current conditions. Nowhere in
the UDO was residential appropriate adjacent to an industrial park.
Tony Horman, 4421 Varner Road
Mr. Horman was concerned about flooding and traffic. First there was an industrial park east of
1000 E and now an additional park on the west side 1000 east. He wanted to know if they could
guarantee that not a single semi was going to come down 1000 E.
Pam Sheads. 3973 Country Lane
Ms. Sheads agreed with all of the comments have been made. She noted the speakers were not
professional people but were homeowners who found the courage to come and speak their minds.
Mr. calderon came back to address the concerns and said there were three themes. The first one
being drainage and the historic flooding concerns. They had not yet done full engineering. They
would come back with a development plan which would fix and address those issues. They
believed they could handle all of the subject property drainage on site. They would engineer and
develop the site to meet County standards. Mr. calderon said there were concerns about traffic.
This project would trigger a professional traffic study requirement and TECH comments were
done at the development plan stage. They have had initial conversations with Scannell about
Connector Road. He said the berms and landscaping requirements were within the UDO. The
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development plan would meet all of the buffer standards. He noted that the buffer standards
contemplated what happened when Industrial was adjacent to Residential or AG, there were
standards they had to meet or exceed. They felt the current conditions made Industrial
development appropriate, even with residences nearby due to the frontage on 74, the
Comprehensive Plan designation and the lack of use.
Mr. Scowden said previous speakers had an additional minute to speak.
Tony Horman asked if the results of the drainage studies, traffic and landscaping would be
presented to the Commission. He said those questions should be answered in advance of the
zoning so the residents knew what was going to happen.
Robert Dawson said he would be sitting amongst warehouses and his property value would suffer.
Donald White thought they would be forced out by Industrial. He wondered why they would come
before the Commission and ask for Industrial without a plan.
Cindy Hohman mentioned a previous meeting regarding a Scannell property where they made
part of the road that was accessible to 1000 E inaccessible to trucks therefore they could not use
this road to go in and out to access the golf course property.
John Rabold said this was a conditional rezoning and not a permanent rezoning. The zoning would
not occur unless the plan went forward. As far as Connector Road to 1000, that would be dealt
with and the roads would have to be built as part of the DPR process at this board.
Pam Sheads said once the zoning was approved all of the concerns the public had would lose
their leverage. All that was then required was that they follow the UDO. Industrial abutting
residential was not addressed in the UDO. She asked the Commission to deny the request.
Doug Miller asked about the highway signs and if those would be staying. Mr. Pabst said they
most likely had long term leases and could not be removed. The Town would not allow new
signage to be placed but there was probably a long term land lease.
Mark Kaiser asked why their drainage assessment would be any different than the ones that had
already been done. Hendricks County has said nothing can be built there.
Jenna Wertman addressed one comment made about access onto 1000 and Connector Road. The
Scannell Properties made restrictions on the drives that connected to the private extension of
Connector Road and not on the radius on Connector Road itself.
Richard Miller wanted to know how the ingress/egress would occur. Mr. Calderon said there were
discussions between the Applicant and Scannell to talk about Connector Drive being the primary
access point. There was a comment made during their TECH review that they should plan on
lining up their entry point with Connector Road at 1000. All of those details would have to be
vetted out at the development plan stage. They would figure out traffic flow that was directly to
the Reagan as efficiently as possible from a business perspective and a land planning perspective.
Mr. Miller said given odd shape of the parcel were they looking at a single building or multiple
buildings, a single tenant or multiple tenants. Kate Adams, Duke Realty, replied they would see
what the market bared. Given the geometry she anticipated multiple buildings.
Mr. Miller noted the drainage concerns and said the discharge points across the neighbor's
property which should be combined into one discharge point but he was not sure where. They
might need substantial off-site piping to meet the requirements of the County and Town.
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In response to Mr. Sheads comments about adjacent districts, Chris Worley said he would judge
the homes immediately to the south and in Clermont Heights to be R2.
Matt Simpson said he did not see any true County drainage for this property and asked how the
Applicant would work with the County to rectify the drainage issues if the County did not own
any drainage. Ms. Dickey said she did not know if there was a County legal drain in that area but
if the development needed to outlet to a County drainage system they would have to go to the
County Board to get permission to outlet to their system.
Shawn Pabst asked Staff if the UDO required a buffer between the two uses. Ms. Dickey said it
did. As far as appropriate adjacent districts, the Development Services Department has
interpreted that in conjunction with the landscape section which talks about the buffers. There
were standards in the landscaping section that discussed if there was Industrial zoning next to a
residential area.
Mr. Pabst said when they discussed the connector road the group decided they could maintain,
operate it and own it but there was an access easement for travel through. Therefore the Town
was not footing the bill to build, maintain or plow it or any of the subsequent maintenance issues
that comes along with a heavily used road like that. Ms. Dickey confirmed that was correct.
Brett Scowden asked Staff if the Town Council approved the conditional rezone would they .still
have to go in front of the County Drainage Board before anything could happen. Ms. Dickey no,
unless there was a County legal drain the project would not have to go in front of the County
Drainage Board. Mr. Scowden asked if Wessler Engineering would still review the project. Ms.
Dickey said yes, they would look at the drainage plan and details for the development plan stage.
Mr. Scowden felt traffic was a concern especially with the condition of 1000 E. He felt that if any
recommendation were sent to Town Council it should include that along with the limited uses. He
called for a motion and they discussed if they needed to include drainage as it would still be
reviewed by Wessler Engineering.

Motion: Matt Simpson made a motion to send a FAVORABLE RECOMMENDATION of PCCZ07-21-1930 with a recommendation that there be no traffic from semis on CR 1000 and the
Applicant work with Scannell in an agreement for access Connector Road; seconded by Shawn
Pabst. Motion FAILED 3 in Favor, (Pabst/Simpson/Scowden)/2 Opposed
(Worley/Miller)/0 Abstained. The case was sent to Town Council with NO
RECOMMENDATION.
ADVERTISED PUBLIC HEARING CLOSED
H. NEW PUBLIC HEARINGS
1. PCMA-07-21-1927
1-74 Distribution Center I & II Rezone To 12
A request for a zoning map amendment, to amend the zoning on approximately 68 acres of real
estate, located at the northeast and northwest corners of Ronald Reagan Parkway and E 400 N,
from High Density Multiple-Family Residential {M3) to High Intensity Industrial (12), for the
permitting an industrial business park for distribution uses.
Parcels: 32-08-18-400-001.000-016

ADVERTISED PUBLIC HEARING
Represented By: Joseph D. calderon, Barnes & Thornburg LLP
Jenna Wertman said the same criteria applied, it required a public hearing, they were asking for
a favorable, unfavorable or no recommendation to the Town Council, and they could include
commitments or conditions. Staff was supportive of a favorable recommendation for this
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project. If zoning was approved the project would be required to come back for platting and
development plan review. There were two sites, currently zoned M3 and C2, located along the
Ronald Reagan north of 400 on the east and west sides. It was 68 acres. The proposed zoning
was I2, again the building size was the major contributor to that. The expected use was a
distribution center. She showed a conceptual plan that was submitted and said the petitioner
had been working on with Staff and there would be significant changes. The UDO required
significantly more setbacks from 400 and enhanced landscaping was required due to
incompatible districts. It would require a mound of a certain height and certain average height
(or a wall but those were not allowed in the front yard so most went with a mound). It would
be required to be pushed back from the road. The west building was over 500,000 square feet
and the east building over 200,000 square feet which triggered the need for I2 instead of Il.
Staff believed this met all five criteria in the current adopted Future Land Use map in the
current Comprehensive Plan. The parcels were noted as Flex/Light Industrial and distribution
facilities were included and the future revisions kept the same designation.
Ms. Wertman said in terms of current conditions, there were larger industrial areas and some
smaller industrial uses including Project Foundation and Project Pineapple and this was located
in proximity to Ronald Reagan and on a logical industrial corridor. There were residential uses
which did trigger enhanced landscaping and larger buffers. She said was the most desirable use
due to the 3% tax growth and its location along a very large road transportation corridor. Staff
felt this would be a significant improvement for property values throughout the community in
terms of bringing in 3% growth. With the buffers in place, they could mitigate some issues with
property values as they pushed those uses further back. Ms. Wertman felt it was responsible
development and growth as they were directly along the corridor and within the Town's existing
boundaries. They were extending south from industrial that was already in progress. Should the
Commission choose to make a recommendation, Staff was generally supportive of a positive
recommendation and believed the five criteria had been met.
Applicant Joe Calderon said Staff hit the highlights. He noted that the two parcels were already
zoned for something other than single-family. It was not a big jump as the area was already
zoned for more intensive uses. The parcels were located at the northeast and northwest corners
of CR 400 North and Ronald Reagan Parkway. There were 68 acres, 50 the west and 18 on the
east. He said the Applicant was affiliated with Brennan Investment Group who was a national
developer of build-to-suit and speculative industrial and commercial developments. They were
headquartered in Chicago and their portfolio included 44 million square feet including multiple
properties in the Indianapolis area. They were very attracted to the site as Town's plan
matched what the Applicant proposed. The property was ideal as it had frontage on Ronald
Reagan and access from CR 400 N. CR 400 was classified as a secondary arterial with 115 feet
of proposed right-of-way. It was already zoned more intensely than single family/ag. There had
been no multi-family/commercial proposed for the site and logistics/ecommerce development
was appropriate. Both parcels were shown as Light Industrial/Flex which includes distribution.
Mr. Calderon said it was consistent with the Comprehensive Plan and they only needed I2 due
to the building size limitations. It met the current conditions and character of current structures
as it fronted Ronald Reagan and would be consistent with the planned growth that was
underway to the north. There were a multitude of uses including fleet storage, mobile home
park, single-family and agricultural. The area to the west of the proposed development was
planned as attached residential, and the mobile home park was planned as light industrial. It
was the most desirable use as the property was well suited for industrial development with
ample frontage on Ronald Reagan and proximity to 74. Easy access from Ronald Reagan made
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it attractive for logistics/transportation, as desired by the Town's Strategic Plan. He addressed
conservation of property values by stating the property was not currently promoting growth or
supporting value for the Town. By adding significant industrial tax base and jobs, support for
growth, including property values, would take place. It was responsible development and
growth as the property was in the Business Area plan and the Town's growth plan and the
conceptual plan showed all required setbacks and buffer yards could be met.
Mr. Calderon said they had a virtual neighborhood meeting last week and the concerns included
traffic, land use, lights, and noise. He noted that at some point CR 400 was going to be a
secondary arterial. They would cooperate with the Town to do their part. He said they would
meet the lighting requirements and were willing to willing to eliminate several uses including
"Composting facility, Outdoor storage as primary use, Storage tanks as primary use and
Transfer station." He showed the concept plan and said it would change before the DPR stage
to make sure they met the setbacks and other requirements. He referenced the Thoroughfare
Plan showing 400 as secondary arterial and showed the design standards for that type of road.
He concluded by stating the developer was experienced in this marketplace. The proposed
development was consistent with Comprehensive Plan and Strategic Plan. The conceptual plan
showed ample room to meet development standards. They met statutory guideline criteria and
Development Services Staff report recommended a positive recommendation to Town Council.
Chris Worley said he was glad they addressed buffering and landscaping.
Richard Miller asked if there were any Town plans to make improvements to 400 at this time.
Shawn Pabst said that was under investigation at this time and looking at being added to the
capital improvement plan list.
Brett Scowden asked if Applicant was willing to commit to the I1 uses other than the ones that
were mentioned in the presentation. Mr. Calderon said he would consult with his client.

ADVERTISED PUBLIC HEARING OPENED
Pam Sheads. 3973 Country Lane
Ms. Sheads said no one from CR 400 was in the virtual meeting. She said the proposal was not
consistent with the Comprehensive Plan. She noted the bulk of the comments were for the west
property. The property was currently zoned as multifamily and the current Comprehensive Plan
recommended Flex/Light Industry. Those designations did not include High Intensity Industrial.
Ms. Sheads noted the Town was currently updating the Future Land Use Map which included a
public meeting and digital survey. She referenced statements from the survey and the group
who felt the area should not include 24 hour uses, it should prioritize noise reduction and
buffering, should prioritize uses that limited heavy truck traffic on 400, that the Town should be
mindful of school campuses and the primary school bus corridor which was 400, existing traffic
concerns along 400 and the Ronald Reagan intersection. Ms. Sheads said the UDO did not
recognize industrial zoning being an appropriate adjacent district to residential uses. There were
nine districts that were compatible with high intensity industrial zoning and there was no
residential uses among those. She referenced statements made by Commissioners at a previous
meeting where Mr. Scowden asked for appropriate adjacent districts and residential was not
listed. He said the distance and the heights of buffering played an important role. Mr. Miller
discussed the criteria for I2 to residential and felt the Comp Plan stated residential
developments should be protected from intense uses. Mr. Simpson said there was a huge
difference between the residences with the county road, a ditch and plenty of buffering that
would be there as at one point it was 700 feet away. She noted this projected was not 700 feet
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away from neighbors. Mr. Lacey said all truck traffic would be limited on Northfield Drive and
then on to 74 with nothing through town. No trucks could turn left, they all had to turn right
and follow Northfield Drive up to 74 to protect 136. Ms. Sheads said 400 needed protection too.
John Farr. 3674 Meadow Lark Lane
Mr. Farr said the proposed amendment was not compatible with the current conditions and
overall character of existing development in the immediate vicinity of the subject property. Over
100 residences would be directly impacted by this proposal. He described CR 400 and CR 950
and why they were not meant for semi-truck use or traffic. He said the School Corporation had
just completed a new bus barn which was located on CR 400. Buses and semis should not be
using the same road with no plan to upgrade. Mr. Farr cited the UDO and said an ordinance
was the same as a law and was to be enforced. The Brownsburg Unified Development
Ordinance had no provisions for industrial zoning being an appropriate adjacent district to
residential uses. He felt the zoning request must receive an unfavorable recommendation.
Angela Harris. 3649 Meadow Lark Lane
Ms. Harris said the proposal was not the most desirable use of land. Jenna Wertman even
stated earlier that residential worked best with residential. When she moved here she knew
about the original plan of Ronald Reagan but 400 was not part of that plan. Ms. Harris said a
semi needed 27' to make a 90° and that the proposal could not meet that. As she was
measuring, seven dump trucks passed her in a four minute period. She said the road was not
conducive to that much traffic. They had 200 proposed semi-truck parking spots. It was not a
desirable use as no one wanted to live across from a warehouse. She cited the Maxwell Housing
study and the need for seniors living and said they should consider a senior living community
for that area. She felt the Town did not need the jobs this promised.
Ryan Gifford. 3785 Meadow Lark Lane
Mr. Gifford spoke mainly towards the criteria for conservation of property values. He disagreed
with Staff's assessment that property values would be improved community wide. He felt that
criteria spoke more towards how it was going to affect property values.that were in proximity to
the development and felt it would be quite detrimental to those property values. That was why
the UDO did not have a provision for industrial near residential. There were numerous additions
in the vicinity including Laurelton, Beacon Pointe, Creekside Commons, Maple Grove, Country
Meadows and more which all used 400 as their primary means to reach Ronald Regan. There
already was a traffic problem with all the new development and new residences using that road.
If they added semi-trucks to the equation that road would be virtually unusable. He said semitrucks were a huge polluter. If the facility operated 24/7 they could expect numerous semitrucks idling constantly. The homes had wells and there would be pollution and runoff. He felt
there should be a professional neutral party do a value impact analysis determine if property
values would be affected. He said there was a safety concern at the intersection of 400 and
Ronald Reagan as it was difficult for semi-trucks to slow down in that short period of time
anyway as well as negotiate the right hand turn. He wanted to know what type of tenant there
would be. He felt this was the most inconvenient location for a building of this type with the
proximity to schools and residences.
Marcia Sodor, 3579 Country Lane
Ms. Sodor felt any development on this property should prioritize noise reduction with buffering
and limiting heavy truck traffic on 400 N. 400 west of the parcel was not suitable for any semis.
She said there were ten custom homes directly adjacent to the parcel with private driveways
onto 400. The semi-truck traffic will increase the difficulty of pulling in and out of their property
as well as make it difficult for delivery drivers or service providers coming to their properties.
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There were custom homes on 950 as well as custom homes 600 feet right down the road on
400. She said studies showed there was depreciation of homes due to road noise or traffic. 400
N traffic has tremendously increased with the 300 to 400 additional homes being built in the
area, and they were not done. Ms. Sodor said 400 was just not appropriate for semi-trucks.
Brownsburg had three schools located directly on 400 and the bus barn which serviced all 10
schools. Semis and buses were not a good match on a two lane country road. The Corridor
Master Plan said efforts to be made should be made to preserve the woodland areas and noted
there were a lot of trees on the property. A tree survey should also be done prior to any
development. She said many homes depended on Bollard Creek for their well water supply.
Joanne Barrick, 3644 Country Lane
Ms. Barrack spoke on the collective impact of all the new warehousing projects. If this rezone
request was approved, eliminating the Clermont Heights project, over 3 million square feet of
industrial warehouses would have been approved in and around Brownsburg since April 26,
2021. Many of the projects were part of the gateways to Brownsburg and warehouses would
dominate the landscape. Collective concentration of warehouse facilities would likely be a
source of light, noise, and environmental pollution for surrounding neighborhoods. Many
infrastructure improvements would be needed. No tenants have been identified for this project
and there was a sign on Connector Road stating leasing was available for a previously approved
project, unoccupied spaces can lead to a rise in crime. With the increased use of automation in
warehouses, the predicted number of jobs may not be realized or may even decrease in the
future. She felt demand for e-commerce may diminish once the pandemic was over. Distribution
could become decentralized with smaller warehouses spread over a larger geographic area. Ms.
Barrick said for this specific property, especially the one west of Ronald Reagan, heavy
industrial was inconsistent with the surrounding property uses. There was not enough buffer
space between the building and the surrounding area to allow for effective use of aesthetic
softening, and there were no buffer properties between the proposed property and surrounding
residences. It would be more appropriate to consider the properties on the east and west sides
of Ronald Reagan as separate proposals as they seemed to have very different characteristics.
Ms. Barrick said the homes on 400 had shallow front yards and if the road was expanded it
would further hurt their property values. She said zoning I2 opened that property up to a lot of
potentially unsavory uses. She felt it would be better to either eliminate some of those uses or
zone it to I1 and then go for a variance for a larger building size. Industrial parks were created
to separate heavy manufacturing from residential areas. This property was inconsistent with the
surrounding residences, small businesses and agriculture uses.
Margie Lipsey, 3705 Meadow Lark Lane
Ms. Lipsey spoke to the additional costs that would be coming and not just the additional tax
revenue and additional jobs. She asked Town Council if there was a ROI done on these
properties and did not get a response. She felt the warehouse workers would be lower wage
earners with an average wage around $41,000, meaning most were not going to be buying
houses and instead living in apartments. Fire and police protection costs would go up and the
roads would need to be widened. A right hand turn lane on Ronald Reagan Parkway would be
needed and additional turn lanes on 400. Property taxes on the adjacent homes would be
affected and bring in less tax revenue. Ms. Lipsey said she reviewed the tax assessments from
Hendricks County for the last 15 years and found that property values rose at a lower rate
when homes faced warehouses, and were lower by 10 to 14%. A commercial development
might only bring 2% but with the right business such as a racing company or healthcare with
higher wages, they could make up the difference in county and local taxes. It would provide
more opportunities for college-educated citizens, the road costs would be less, and the higher
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wage earners could buy houses and be an additional support to the schools.
Alyssa Davis. 9355 E CR 400 N
Ms. Davis said she was nervous loading her children in her family car in the driveway because
there were multiple triaxles speeding down the road. She has almost been hit just pulling into
her driveway even when she signals far in advance. She felt her home value would decrease
our home value and it would not be sustainable for a young family to live in an area like that.
She asked that they reconsider using that property for a different use.
Kat Fenoglio. 3672 Country Lane
Ms. Fenoglio spoke about responsible development and growth and said on August 20th she was
in an accident at 400 and Ronald Reagan. She said had the other vehicle been a semi they
would have been killed. There were half a million accidents a year involving semis. She did not
want to add that to the aesthetic surrounding her home and community.
Terra Query. 9545 E CR 400 N
Ms. Query said they did not get any communication about the virtual meeting. She questioned
the integrity of the developers who were making promises to the Commission but who could
not even notify residents of a simple meeting. She said 400 was used as a dragstrip by cars.
Any expansion of the road would eat up their yard space. The noise would be truly unbearable.
It was not safe and she urged the Commission to vote unfavorably to this proposal.

At that time Mr. Scowden noted that the Rules of Procedure stated they could not
hear any new business after 10 PM and that the meeting must end by 10:30 PM.
They were going to take a five minute recess to confer with legal counsel about
managing the rest of the agenda. At that time they took a 5 minute recess.
Upon their return Legal Counsel Tricia Leminger informed the public that the Plan Commission's
Rules of Procedure provide that a new case could not be started after 10 o'clock. She said there
was additional public comment and remaining process for the case that was currently still open
for public hearing. She said they would continue to hear that case. There were two additional
cases that required public hearings, PCMA-07-21-1928 Talon Rezone to M2 and PCCZ-07-211935 4575 NCR 900 E. The Plan Commission could take action to open each of those items,.
recess and continue the public hearings to the regular meeting on September 27th at 6PM.

ADVERTISED PUBLIC HEARING FOR PCMA-07-21-1928 OPENED, RECESSED AND
CONTINUED TO SEPTEMBER 27, 2021 AT 6 PM
ADVERTISED PUBLIC HEARING FOR PCCZ-07-21-1935 OPENED, RECESSED AND
CONTINUED TO SEPTEMBER 27, 2021 AT 6 PM
Mr. Scowden spoke to the audience and said anyone there to speak on either one of those
cases would have to come back on September 27th. Ms. Dickey added that because those were
continued to a different meeting during at a public hearing, there would be no additional notice
required. Those cases would also be first on the agenda next month under Old Business.
Tricia Leminger told the Commission they needed to address another agenda item, the Arbuckle
Acres Allocation Area Order. It had already been to the Redevelopment Commission and would
be going through the Council. The Order from the Plan Commission would confirm that this was
consistent with the Comprehensive Plan. Staff was making a recommendation to approve that
order. No public hearing was required for the Plan Commission. It was consistent with what
they have done with allocation areas when an adjustment was made.
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Motion: Chris Worley made a motion to send a APPROVE Advisory Plan Commission Order No.
2021-02APC, seconded by Matt Simpson. Motion passed 5 in Favor/0 Opposed/0 Abstained.
AT THAT POINT THE COMMISSION RETURNED TO THE CURRENT CASE.
Ms. Dickey informed the Commission that she was just handed a piece of paper with a request
to read into the public record. She noted that the person, Ken Joyce, was opposed and felt
there were other uses that could be put on the site that were not heavy industrial. He was
concerned about truck traffic and property values.
John McDavid. 515 N Green Street
Mr. McDavid was an attorney for the Country Meadow Estates HOA. He said it was pretty rare
to get so many people come out to talk and he hoped the Commissioners took that to heart. He
said the Comprehensive Plan update of 2019 stated that Ronald Reagan Parkway would be a
catalyst for future development with regional campus of hotels, restaurants and shopping. 12
was not mentioned anywhere. It mentioned land use and development and emphasized the
protection of residential neighborhoods. Discarding the plan and going with 12 would not
protect the neighborhoods. The buffers that were mentioned were minimal protection only to
make it look better and was not full protection. The Comprehensive Plan update knew about
the concept of large warehouses and decided it was not an option for this area, why discard the
Plan. The burden was on the Applicant to show that it met the criteria. Mr. McDavid said there
was no evidence this would not have an effect on neighbors or safety.
Scott Spencer. 3807 CR 900 E
Mr. Spencer said Reagan was just competed and they should not be hasty and should wait to
see what goes there. He said the Town was able to say no because the stated intentions for
development were in clear contradiction to the development planning as well as being contrary
to the zoning in place. It was clearly not allowed by the Unified Development Ordinance. They
should act in good faith to the people and not be swayed by personal relationships or near
sighted short term thinking. He said there could be legal exposure if it was demonstrated that
they were operating outside of an ordinance or another lawful guidance. The property should
not have been declared an economic revitalization area as it was easily proved that it was
highly desirable. He felt that all five criteria were in question, he was firmly opposed.
Grant Turner. 9435 CR 400 N
Mr. Turner was concerned about the current conditions. There was no turn lane for semis
coming down the hill from the bridge. The bridges were outdated and the road was already
overcome with semi traffic, concrete trucks, triaxles, etc. The road would need to be expanded
prior to building to accommodate precast walls coming in on semis as well as hundreds of
concrete trucks. It was a monumental undertaking to get the trucks to it and the road was not
made for that. They did not have the infrastructure to support something like this.
Tina Jessen, 1735 cape Hatteras Trail
Ms. Jessen had not appreciated quite how big the development was going to be and how many
semis would be coming through that road. The road was already extremely overused. She
supported the residents in denying this going forward.
Brian Davis. 9355 E CR 400 N
Mr. Davis said there had been a lot of concern about noise pollution and traffic. He was worried
about safety on the road. He also said that any widening would cut significantly into their
property. They would not be able to be in the front yard with heavy equipment that close to
their front window. They would not be able to live there. He asked them to reconsider this.
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Shane Ray. 3911 Country Lane
Mr. Ray was there to support everything his neighbors had said. He received the public notice
mailing and said it made is stomach drop and think about Project Aisle, which he also opposed.
He did not know how this could be approved without first doing a road study. He worked for an
engineering firm and they did studies for their clients so when they came to presentations like
this, they had information to provide. He said the road was not big enough to take semis down
on that road. There was already a lot of road traffic. He wanted to know when the study would
be done. He questioned Staff's position that this would increase property values.
Amy McNeely. 3591 Country Lane
Ms. McNeely agreed with Mr. Rabold that the UDO needed to be updated. Just because there
was a landscaping buffer requirement did not mean this was a recommended best practice for
the Town. It was becoming commonplace to put industrial next to residential. She felt that
landscaping section should be taken out.
John Rabold. 18 S. Tocovi Ct.
Mr. Rabold said the 2018 Comprehensive Plan was done under an entirely different Staff and
different management in Town. Had it been done properly, 11 would have allowed this proposal
and the square footage. A year ago Project Aisle was viciously opposed even though it would
have helped the Town's fiscal situation. At that time peopled commented that if it was just a
regular warehouse they would probably go along with that. He said the Town's mission
statement has changed. The Ronald Reagan corridor was built with the intention to connect 74
and 65 and planned for the growth that would come with it. While campuses and shopping
centers were conceived back then, things have dramatically changed. Indianapolis was a
transportation hub and this was a natural place for it. He said the road and traffic issue would
be addressed during the development plan review. Mr. Rabold said the fiscal responsibility of
the Town was more important than a gateway. He said the buildings would not be ugly. He did
not want to dedicate all of Ronald Reagan to 1% residential which would compound the Town's
problem. Empty warehouses could be a problem but the taxes were paid regardless. He said tax
revenue was the ROI and assessed value was different from market value. Mr. Rabold knew he
was in the vast minority but the Town needed 3% development. This was in the Town limits
and needed to be zoned at least 11 if not 12. ·
Jim Sheads. 3973 Country Lane
Mr. Sheads said the forefathers put together regulations in the UDO for this area to keep people
from overstepping their boundaries and getting industrial complexes everywhere. Warehouses
were currently hiring all over and that would not change. He said 11 was the same as 12 and did
not allow residential to abut up to warehouses. It did not make any difference if they
landscaped it or not. He said the All Points warehouses had a 50' berm and the water runoff
into residential homes was atrocious. They studied the impact on those houses and found the
property values were definitely less for those that abut up to the industrial.
Brenda Reymann. 3835 Mansfield Drive
Ms. Reymann said she agreed with the comments from her Country Meadow Estates neighbors.
She said she knew several people that have been hit at the corner of Ronald Reagan and 400.
She had been hit there. They would have to do so much to make that safe. She did not want a
warehouse there because she wanted a Cracker Barrel.
Zack Hornschemeier. 9265 E CR 400 N
Mr. Hornschemeier said purchasing his property was a dream for him and his wife. He was
concerned about the road width. He felt there were a lot of other places that a project like this
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could go within Town limits.

Mr. Scowden noted that the Rules of Procedure stated the Plan Commission could
not go later than 10:30 PM unless they suspended the Rules of Procedure.
Motion: Richard Miller made a motion to SUSPEND the Rules of Procedure, seconded by Matt
Simpson, motion carried 6 in Favor/1 Opposed/0 Abstained.
Doug Gifford, 3654 Bellmore Drive
Mr. Gifford said he was arrested on those grounds 26 years ago when he was picketing against
a steel mill. They fought against that and it ultimately went to Pittsboro. On two different
occasions the Pittsboro steel mill went bankrupt, changed hands and sat idle. When he saw the
Unified Development package come out he said they finally had a plan created by consultants,
Town Managers and Boards and Plan Commission. Now three years later they were trying to
quickly change the plan because offers came along and people wanted to build bigger buildings.
He felt that was wrong, unprofessional and a disservice to the people in the community.
The Applicant came forward to address the comments. Mr. calderon said the decision should be
based on fundamental planning issues. People had a right to share their experiences but the
Commission's role was to advise the Town Council how they felt the proposal met the
Comprehensive Plan and other guidelines. There was nothing in the UDO that precluded an
industrial development taking place on those properties and certainly not because there was
nearby residential. The Comprehensive Plan and the Town's Strategic Plan clearly stated that
the parcels could be developed as Light Industrial/Flex. That plan included distribution facilities
as a preferred use. The only reason for debating I2 was because the size of the buildings was
limited in the UDO. Mr. calderon his client was willing to comply with I1 uses with the addition
of "Light Manufacturing, Food Processing, and Agricultural Products." He said the Thoroughfare
Plan planned for 400 to be a secondary arterial. There would be improvements, many of which
the developer would have to do at the development plan stage. He said there was 900' of
frontage on 400; trucks would go in, turn left, go out to the Reagan and go to 74 or down
south to 70. This rezone would not send trucks through Town or residential neighborhoods. He
mentioned trees and said they were keeping the tree stand on the east side of the property.
He said he could not address every comment made over two hours. Many of them revolved
around property values and he said the standard for rezones was property value throughout the
jurisdiction. Bringing in development that was compliant with the Comprehensive Plan and the
Strategic Plan would provide stability and jobs. Even if the workers did not buy a home here,
they would still eat lunch, shop, and support other local businesses. He felt they had given the
evidence needed to show that they complied with the criteria and hoped they felt the same.
Mr. Scowden said people who spoke earlier had an additional minute.
Pam Sheads shared her experience with semi-trucks and said a semi would take the shortest
route so they could get there the quickest and that could be dangerous. She said that would
have an effect on her neighborhood. She wanted the board to be held to the UDO and the
Comp Plan and the Comp Plan does not allow for a 500,000 square foot building on that little
piece of parcel. There were 100 other things that could go there.
Angela Hering, 3649 Meadowlark Lane, said when Ronald Reagan was a vision 20 years ago
400 was never meant to be a frontage road because of the residential area. It should be office
buildings and not a warehouse going 24 hours.
Scott Spencer asked how they could have I2 with certain uses disallowed and not have those
uses allowed in the future. He said that trucks belch smoke and there were 200 bays of trucks.
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Amy McNeely said while it was not illegal to put I2 next to residential it was not recommended
and was not an approved use. She questioned if this was an ethical decision. She felt it would
bring property values down and people would look to move as a result.
Jim Sheads said while the Town wanted to change the UDO I1 and I2 standards, right now it
was an ordinance and part of the law so it was something they needed to stand behind.
Richard Miller asked how traffic studies typically worked. Jenna Wertman said traffic studies
looked at intersections and determined how a development would impact those. If there were
improvements that needed to be made, they may need to contribute in part to those. Mr. Miller
asked what area was included and Ms. Wertman said they would hit the major intersections in
each direction as they looked at truck traffic as well as employee traffic. Jodi Dickey said they
consulted with a traffic engineer and determined which intersections the Town wanted studied
and the engineer could suggest one or two more. Generally it was the immediate vicinity and
major intersections around the area. It took into account the number of square feet, the
development, the number of expected trucks, and the number expected cars when talking
about road improvements. Mr. Miller said there have been prior safety issues at CR 400 but he
would not anticipate routine truck traffic going away from the developments on 400. He said
current conditions, property values and desirable use would be good for the Town but not for
others around it. For responsible development growth, he went back to the safety concerns at
400 which would be addressed at the development plan stage with a traffic study.
Chris Worley said he agreed with most of the things Mr. Miller said. If it was just development
of the east property it would not be much of a problem. He did not think it fit with the current
conditions and overall character of the existing developments in the immediate vicinity. He felt
it would have an adverse effect on properties throughout the jurisdiction as that included
adjacent properties.
Matt Simpson asked the Applicant if they agreed with donating the right-of-way for road
expansion. Ms. Wertman said the right-of-way was looked at platting. Everything needed half
right-of-ways. Mr. Calderon said they would agree to that. Mr. Simpson also wanted to look at
restricting truck turning down 400. Mr. Miller asked if the right-of-way was for full or half the
right-of-way. Mr. Pabst said that it would likely need something in between because the homes
on the south were fairly close and here was more space along that whole section of 400 on the
north side which would inevitably have an a road shift.
Mr. Pabst confirmed with Staff that they were currently working on a UDO update to rectify the
concerns with adjacent property uses. He said people were concerned about pollution but no
one ever mentioned the pollution of herbicides, pesticides, and anhydrous ammonia that was
used by farm fields. There were a lot of health concerns with farms being farmed that close to
residential. Noise pollution was noise pollution, whether it was IRP or trucks, some people liked
the Raceway noise. His other questions were answered by the applicant.

Motion: Matt Simpson made a motion to send a FAVORABLE RECOMMENDATION of PCCZ07-21-1927 subject to and conditioned upon the finishing of the right-of-way for the street
improvements, that the uses be limited to I1 uses with the exception of Light
Manufacturing/Agricultural Products /Food Processing), and the completion of a traffic impact
study; seconded by Shawn Pabst. Motion FAILED 3 in Favor (Pabst /Simpson/Scowden/2
Opposed (Worley/Miller)/0 Abstained. The case was sent to Town Council with NO
RECOMMENDATION.
ADVERTISED PUBLIC HEARING CLOSED

Page21 of 22

2. PCMA-07-21-1928
Talon Rezone To M2
A request for a zoning map amendment, to amend the zoning on approximately 12. 99 acres of
real estate, located at 8525 and 8915 E County Road 400 N, from Agricultural (AG) to Medium
Density Multiple-Family Residential (M2), for the purpose of creating a multi-family subdivision.
Parcels: 32-07-24-200-005.000-016 and 32-07-24-200-013.000-016
ADVERTISED PUBLIC HEARING
Represented By: Derek Hays, Olthof Homes LLC
Due to the Rules of Procedure that no new cases shall be heard after 10 PM, the case was
CONTINUED to the September 27, 2021 regular Plan Commission meeting.

ADVERTISED PUBLIC HEARING OPENED, RECESSED AND CONTINUED TO
SEPTEMBER 27, 2021 AT 6 PM
3. PCCZ-07-21-1935
4575 NCR 900 E Cond. Rezone To C2
A request for a Conditional Zoning Map Amendment to rezone the property from the Hendricks
County Agricultural Residential (AGR) district to the High Intensity Commercial (C2) district to
allow for future commercial development, on approximately 3.13 acres, located at 4575 N
County Rd 900 E.
Parcels: 32-08-18-165-001.000-015
ADVERTISED PUBLIC HEARING
Represented by: Brian E. Moench, Moench Engineering P.C.
Due to the Rules of Procedure that no new cases shall be heard after 10 PM, the case was
CONTINUED to the September 27, 2021 regular Plan Commission meeting.

ADVERTISED PUBLIC HEARING OPENED, RECESSED AND CONTINUED TO
SEPTEMBER 27, 2021 AT 6 PM

I. COMMUNICATIONS AND COMMITTEE REPORTS
1. Brownsburg Advisory Plan Commission Order No. 2021-02APC
Order of the Town of Brownsburg Advisory Plan Commission Approving A Declaratory Resolution,
Amending the Arbuckle Commons Allocation Area, And Creating a New Allocation Area, Amending
the Area's Restated Economic Development Plan.
Motion: Chris Worley made a motion to APPROVE Brownsburg Advisory Plan Commission
Order No. 2021-02APC; seconded by Matt Simpson. Motion carried 6 in Favor/ 0 Opposed/0
Abstained.
K. ADJOURNMENT
Motion: Shawn Pabst made a motion to ADJOURN, motion carried 6 In Favor/0 Opposed/0
Abstained. 10:58 p.m.

J

Brett Scowden, President
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