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

Monday, September 27, 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, Richard Miller, Shawn Pabst, Brett Scowden and
Matt Simpson

Members Absent:

Chris Worley

Also Present:

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

C. APPROVAL OF PREVIOUS MEETING MINUTES

1. August 23. 2001- Regular Meeting
2. September 8. 2021- Regular Meeting

Motion: Matt Simpson made a motion to APPROVE the August 23, 2021 regular meeting
minutes and the September 8, 2021 special meeting minutes, seconded by Ben Lacey, motion
carried 6 In Favor/0 Opposed/0 Abstained.
D. APPROVAL OF FINDINGS OF FACT AND REPORTS OF DETERMINATION

1. PCCZ-03-21-1886

Winstead Park Cond. Rezone To R3 & M2

2. PCZf-06-21-1926

Comprehensive Plan Ucdate

3. PCMA-07-21-1927

I-74 Distribution Center I & II Rezone To I2

4. PCMA-07-21-1929

Connection Pointe Lot 2 Rezone To R3

5. PCCZ-07-21-1930

Clermont Heights Golf Course Cond. Rezone To I2

6. PCMA-07-21-1931

Kindred Healthcare Rezone To Is

7. PCCA-07-21-1932

The Homestead At Hession Woods Commit. Amend.

8. PCPP-07-21-1933

Hession Enterprises Commercial Prima[Y Plat

9. PCMA-07-21-1934

Belle Arbor PD Amend

Motion: Matt Simpson made a motion to APPROVE the Findings of Fact and Reports of
Determination for PCCZ-03-21-1886, PCZf-06-21-1926, PCMA-07-21-1927, PCMA-07-21-1929,
PCCZ-07-21-1930, PCMA-07-21-1931, PCCA-07-21-1932, PCPP-07-21-1933 and PCMA-07-211934 seconded by Shawn Pabst, motion carried 6 In Favor/0 Opposed/0 Abstained.
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E. HEARING OF REQUESTS FOR CONTINUANCES
1. *PSDP-08-21-1938
Ronald Reagan Logistics Park Lot 3 DPR
A request for development plan review approval of an approximately 168,400 sq. ft. industrial
warehouse building, asphalt and concrete paving, and associated utilities in an High Intensity
Industrial (12) District, on approximately 11.93 acres, located in the Ronald Reagan Logistics Park@
1-74.
Parcels: 32-08-18-200-001.000-016, 32-08-18-100-001.000-016
ADVERTISED PUBLIC HEARING
Represented by: Shaun Cofer, Scannell Properties, LLC
2. *PSDP-08-21-1939
Ronald Reagan Logistics Park Lot 4 DPR
A request for development plan review approval of an approximately 169,000 sq. ft. industrial
warehouse building, asphalt and concrete paving, and associated utilities in an High Intensity
Industrial (12) District, on approximately 16.57 acres, located in the Ronald Reagan Logistics Park@

1-74.
Parcels: 32-08-18-200-001.000-016, 32-08-18-100-001.000-016
ADVERTISED PUBLIC HEARING
Represented by: Shaun Cofer, Scannell Properties, LLC
The Applicant was seeking a BZA variance and had requested a continuance.

Motion: Ben Lacey made a motion to CONTINUE PSDP-08-21-1938, seconded by Richard
Miller, motion carried 6 In Favor/0 Opposed/0 Abstained.
Motion: Ben Lacey made a motion to CONTINUE PSDP-08-21-1938, seconded by Ryan
DeYoung, motion carried 6 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING FOR PSDP-08-21-1938 AND PSDP-08-21-1939
OPENED, RECESSED AND CONTINUED TO OCTOBER 25, 2021 AT 6 P.M.
3. PSDP-08-21-1942
Pep Boys DPR
A request for development plan review approval of an approximately 7,100 sq. ft. commercial
building, asphalt and concrete paving, and associated utilities in the West Wynne Farms Planned
Development (PD) District, on approximately 2.12 acres, located at 2679 N. SR 267.
Parcels: 32-07-26-152-001.000-016
ADVERTISED PUBLIC HEARING
Represented by: Greg Dempsey, Innovative Engineering
The Applicant was not able to get new information to Staff prior to the 10-day cutoff.

Motion: Shawn Pabst made a motion to CONTINUE PSDP-08-21-1942, seconded by Richard
Miller, motion carried 6 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING OPENED, RECESSED AND CONTINUED TO OCTOBER
25, 2021 AT 6 P.M.
F. OLD BUSINESS
1. 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
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Represented By: Derek Hays, Olthof Homes LLC
Jenna Wertman reviewed the case stating there were two parcels on approximately 13 acres
zoned AG and surrounded by a residential and school uses. They were requesting a zone change
to M2. The proposal was for 84 single-family two-story townhomes. Ms. Wertman said while the
UDO permitted townhomes, the zoning requirements were made for apartments and required
either a lot of variances or a planned development. This particular instance was a straight zoning
request but would likely have variance requests later on.
Staffed believed it met all five criteria. The Future Land use map called for single-family attached.
The Comp Plan also notes that higher density housing is desirable between single-family detached
areas and busier roads. In terms of current conditions, there was a single-family around it and a
school area. The Comp Plan includes this as a desirable use buffering residential areas from busier
roads. Staff was not anticipating adverse impacts to property values. The project was a desirable
development for the community. For responsible development and growth, this was located within
the Town's existing boundaries and built out areas around it. It was an oddly shaped parcel and
filling in was good use of the area. Staff was generally supportive of a positive recommendation.
Joe Lenehan, Olthof Homes said the site was located at the southwest corner of 400 N and
Northfield Drive. They were seeking to rezone to M2. The property was surrounded by residential
uses with a school just to the northwest. He said the Comprehensive Plan calls for single-family
attached and it made sense to do a townhome use on this property. He showed a conceptual site
plan and pictures of the product. If they were able to move forward with the rezone, they would
go through a detailed platting process. Mr. Lenehan the buildings were rear-loaded or driveway
loaded products allowing them to have architecture in the front facing out along Northfield, the
pond, and the entrance. Olthof liked to locate open space at the entrance as it gave the
community an open feel. There was a pond as you entered and open space on the left. The site
had some trees on it already and they would save as many trees as possible. He said there were
also heavy landscape buffers around the exterior. He showed examples of the homes stating they
were for-sale townhomes. The two-story townhomes ranged from 1,250 to 1,420 sq. ft. The
detached garages were 16'. There were privacy fences that allowed outdoor private courtyard
space. Mr. Lenehan estimated the sales price to be $240,000 to $260,000 and up. He said they
layered in different material types such as board and batten siding, horizontal siding, and masonry
with different dormer types. That resulted in a harmonious look with a lot of scale, dimension and
texture. He was happy to answer any questions.
Ben Lacey asked if the target demographic was a young professional who would not have many
children or impact to the schools. Mr. Lenehan said it was typically young adults or empty nesters.
Mr. Lacey noted there had been a lot of strong feelings about the woods and Mr. Lenehan said
they would preserve as much of the heavily wooded area as possible if they were to go forward.
Matt Simpson agreed about keeping the mature trees and having some new buffers as well.
Shawn Pabst agreed with the previous comments and had nothing to else at that time.
Brett Scowden asked Staff about their recommendation with conditions and Ms. Wertman said
there were no other than the approval of the Findings of Fact or Report of Determination.
Mr. Scowden asked the two Town Council members if they found this to be responsible
development and growth. Mr. Simpson said the property itself was unique and they had a unique
design. He felt it would be hard to put a single-family home development there. This was geared
towards younger professionals and the Town needed more of that type of housing to attract
younger people into the Town. Mr. Lacey agreed and said this was a good infill project on an
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irregular shaped parcel and the infrastructure was there to support it.

ADVERTISED PUBLIC HEARING OPENED
Tina Jessen 1735 Cape Hatteras Ct.
Ms. Jessen thought a study should be done to determine the environmental impact to the mature
woodland habitat. Brownsburg was a nice place to live but they have continued to build on every
piece of land and without careful thought and attention Brownsburg would become a sprawling
urban city. The health and well-being of residents would be compromised by increased pollution,
traffic noise and reduced green space and no one would want to live here.

Due to a medical emergency in the audience the Commission took a brief recess.
Joy Rose 1622 Saqemeadow Drive
Ms. Rose was also concerned about the environment and animal habitats. Indiana was a
crossroads for birds as well including whooping cranes. There have been at least 10 new
subdivisions in Brownsburg. There was additional strain on public safety services like fire or police.
She asked that the property be properly studied to understand what wildlife already lives there,
that they make an honest effort to preserve as much of that wildlife as possible, that the builder
makes an honest effort to maintain the woods that divides the parcels and that the builder reduces
the number of dwellings they were putting on the property.
David Weyant. PO Box 513
He said the estimated sales price was about $260,000 for their largest home which was
approximately 1,400 square feet and about $185/sq. ft. He felt that was overly optimistic. He
wondered what oversight and enforcement there was for the tree preservation.
Wendy Logsdon. 1641 Beautymeadow Drive
Ms. Logsdon lived on lot 91 of Meadowchase and said there were flooding issues. The farmer's
field was often covered with standing water. When there was a large amount of stormwater her
ditch could reach knee deep. It could not handle excess water from Talon Woods.
Mike Gulley. 1772 cape Hatteras Ct.
Mr. Gulley was concerned about conservation of the wooded area and the animals that lived
there. He worried some of the trees would be destroyed. More and more trees were being
destroyed and cornfields or soy fields being used. He also agreed that the prices were very high
for the amount of square footage. He felt there could be a more suitable area or a more suitable
use such as for the school or a park. Mr. Gulley said property values would be negatively affected.
Wade Shryock, 1665 Beautymeadow Drive
He lived near the tree line and said it was the main reason he bought the property. He was
worried about the wildlife and hoped they would try to keep as many trees as possible.
Pam Sheads. 3973 Country Lane
Ms. Sheads suggested the board consider making the zoning conditional on an inventory of the
woods that determines what the trees were, what the maturity of the trees were and other wildlife
that was present.
Mark Bruning, 1625 Beautymeadow Drive
Mr. Bruning said flooding was a real concern. He felt the home values were overinflated. He was
concerned about the farmer's fence being removed as he used that for his 13 year old daughter
with Down's safety and concern. They would have to create a barrier at their expense for her.
Melinda Brondyke. 1657 Beautymeadow Drive
She wanted to reiterate everything said about the woods and added that that trees had an effect
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on air quality.
Edward Brondyke. 1657 Beautymeadow Drive
Mr. Brondyke said 8 of the 13 acres of farmland has never been farmland and has always been a
forest. He wanted them to maintain the wildlife and all the trees. He was concerned about the
rear garage traffic empting into Meadowchase for their main thoroughfare. Mr. Scowden noted
the Commission was not voting on the conceptual site plan and the zoning itself. There may be
a completely different plan that comes back in front them. Mr. Brondyke said the trees also
provided a tremendous sound barrier for traffic. Noise in his subdivision would be significant.
John Wiles. 2 Cottonqrass Court
Mr. Wiles was the HOA President of Meadowchase. The residents were concerned about traffic
feeding through Valleygrass Dr. and Brunes Blvd. He wanted to know if that could be changed
Mr. Scowden again said this was just a conceptual site plan and was not what was being
considered that evening. Mr. Wiles was also concerned about drainage and the trees. The
neighbors had cultivated trees along the fence line for over 20 years and wanted to stay. He
wanted as many trees as possible to stay.
The Applicant came back to address the comments which were overwhelmingly about the trees.
He said he would continue to meet with homeowners. He said the unit count had changed and
as they played with the concept plan it may go down even more. They would look at the trees
along the north end by the farmer's fence. If a fence had to come out they could always put one
back in so children were safe. He said the Comp Plan called for single-family attached and the
proposal met that. They felt this was the right fit for the current conditions and character. The
architecture and style of the homes would fit right in with the residential. It was the most desirable
use as the Comp Plan called for single-family attached. They did not think retail or anything else
would make sense. He felt property values would not be affected in an adverse manner as
Brownsburg could command that price; there was a premium for new home construction and
those product types. It was responsible growth as it was an infill piece that had infrastructure in
place. He said if they moved forward he would provide his cell phone number and would be willing
to meet with everyone. He wanted to be a good neighbor and make a nice community.
Mr. Pabst asked about the tree line and the fence and asked if they could commit to not disturbing
those as long as there were no drainage issues that needed to be fixed. Mr. Lenehan said that
was his only concern in promising something like that. He said he would not disturb anything he
did not absolutely have to and he would restore it if he did. Their customers would like the tree
line and buffers just as much as everyone else.
Mr. Simpson asked how many other subdivisions they have done with this multifamily type of
look. Mr. Lenehan said they were building it in Crown Point, Indiana. This was an upgrade to the
previous product. He tried to be conservative when reporting numbers and was confident.
Mr. Lacey wondered if the connector road to Meadow Chase could be one way so traffic would
not head back west through Meadow Chase and could still go out on the Northfield Drive.
Mr. Lacey would like to see 15' to 25' spruce or conifer trees to provide a barrier for noise and
light pollution on the western edge of the property line. Mr. Lenehan said he was very open to
that and would work with the neighbors on the tree type.
Mr. Lacey wanted preservation of the wooded area and to make sure there was a plan to make
sure nothing was taken out that should not be. He wanted a decision contingent on an analysis.
Mr. Miller said the tree line was likely in a low area and where the drainage was going and why
it was not farmed. He thought trying to make the site work without taking some of the trees
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down would not likely be possible. He said the drainage issues should be improved and they
might still have a small amount go to that ditch. He agreed that no existing trees in the buffer
area should be removed unless absolutely necessary for drainage.
Mr. Scowden said a condition of an inventory of trees over 18" should be included with a favorable
recommendation so they had an idea of how many trees would be taken down. Mr. Lenehan said
he could inventory anything 12" or greater and make those part of their construction drawings.
Mr. Lacey noted they should consult with a certified arborist and Mr. Lenehan agreed. Ms. Dickey
said the UDO required an inventory of trees with a 10" caliper. Mr. Pabst asked them to pay
special attention to ensure the trees were saved and Mr. Lenehan agreed.
Mr. Scowden told the remonstrators if they spoke earlier they had one additional minute to speak.
David Weyant wanted to know how enforcement of the tree preservation would occur. He said
the concept plan could be used to consider the impact of the request. He felt the price per square
foot was not a comparable marketplace to Brownsburg.
Tina Jesson thanked the developer for explaining everything they were looking to do, she felt
they were quite attractive properties. She was still concerned about the woods and wildlife. She
wondered if the project would still be viable if they left the woodland intact.
Pam Sheads asked for confirmation if the zoning would be conditional on a tree inventory done
by an arborist. She also knew the perfect 50 acre parcel location for townhomes.
Mr. Lacey noted that there were likely ash trees plus some trees may not be salvageable.
Motion: Ben Lacey made a motion to send a FAVORABLE RECOMMENDATION of PCMA-0721-1928 to Town Council subject to and conditioned upon that the Applicant conduct a tree
inventory per the UDO requirements in §5.38(C)(3); seconded by Matt Simpson, motion carried 6
In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED
2. 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.
Jenna Wertman reviewed this case stating Staff was supportive of a favorable recommendation
with conditions. If zoning and annexation were approved this would come back before for platting
and development plan review. She pointed out the triangular piece adjacent to Creekside
Commons (which had a PD amendment earlier in the year to do light industrial and storage). The
site was over three acres and the requested zoning was C2. The petitioner was proposing to use
this as a gas station. There were some access limitations that may arise with the intersection
improvements. The intersection would eventually go to more of a dogbone style roundabout which
could impact the access to the site in general.
The existing Future Land Use map called for single-family attached. The Creekside Commons PD
was amended to allow some industrial and commercial. This would bring commercial just across
the street. This also backs up to the railroad and is at a fairly busy intersection. While there was a
lot of residential in the area, a significant amount of development was planned for this general
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area and this fit. For most desirable use, the petitioner felt their use could provide supportive
services to the neighborhood and potential employers in the area needing gasoline or food items.
As far as conservation of property values, the area was increasing in intensity and the location was
right up to a rail line so a commercial use was more likely than residential. It was responsible
development and growth as it was right on the edge of the boundaries in an area where there was
a lot of commercial or industrial. The area had pretty high traffic and there were more intense
things happening in terms of the roundabout. Staff was generally supportive of a positive
recommendation with one condition. As a gas station would generate more than 100 peak hour
trips, a traffic study was needed closer to the DPR stage. Even if it did not generate that much,
Staff would still would like to see a letter or a statement from an engineer regarding how the site
ingress and egress would impact the proposed roundabout. Ms. Wertman said access was going
to be limited to the existing driveway and cut as a result.
Applicant Brian Moench, Moench Engineering said Staff did a very thorough job. He wanted to
point out that the property was triangular in shape and they were limited to the north with the
railroad, so development for the property was somewhat limited. Details would be fleshed out as
they moved forward. They acknowledged that there would be a new intersection at that location
which could impact their development. He felt it was unique in size, location and general
characteristics that would benefit or support the future developments of the area.
Richard Miller did not recall what impact the roundabout would have on this parcel. Shawn Pabst
thought the northeast and southwest parcel would have the largest takings.
Ryan DeYoung asked if this would be developed before the roundabout went in as turning left
there would blocks traffic. Mr. Moench said the exact timing was not defined at that point in time.
They were trying to keep those timelines as separate as possible, but were aware of the new
construction. That would have to be addressed in the traffic analysis or engineer statement.
Mr. Pabst asked if this was the first station for the owner. Mr. Moench said there was one located
on the south side of Brownsburg. Mr. DeYoung said that took years to finish and Mr. DeYoung said
there was a partnership involved in that one may have caused some of those issues.
Brett Scowden opened the advertised public hearing and asked that comments be addressed to
the following criteria they had to pay reasonable regard to: the Comprehensive Plan, current
conditions and character of the current structures and uses in each district, the most desirable use
for which the subject property is adapted to; conservation and property values throughout the
jurisdiction, and responsible development and growth.
ADVERTISED PUBLIC HEARING OPENED
Cindy Hohman, 15 Tyler Court
Ms. Hohman said the contractor had built two gas stations on S. Green Street and they looked
exactly the same.
David Weyant. P 0. Box 513
Mr. Weyant thanked the Commission for their vote on the last item and that they listened to the
community and acted on that input.
Mr. Moench said they were seeking a favorable recommendation and agreed with Staff's
recommendation for the engineering statement and traffic study. They would have more details
as they moved forward.
Motion: Ben Lacey made a motion to send a FAVORABLE RECOMMENDATION of PCCZ-0721-1935 to Town Council subject to and conditioned upon Staff recommendations which included
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a traffic study; seconded by Ryan DeYoung, motion carried 6 In Favor/0 Opposed/0 Abstained.

ADVERTISED PUBLIC HEARING CLOSED
G. CONTINUED PUBLIC HEARINGS
1. None

H. NEW PUBLIC HEARINGS
1. PCMA-08-21-1936
S. Green Street Dollar General RezoneTo C2
A request for a Zoning Map Amendment to rezone the property from Low Intensity Industrial (Il)
to High Intensity General Commercial (C2) for future retail development, on approximately 1.19
acres, located 500' south of S Green St and Airport, on the west side of the street.
Parcels: 32-07-22-230-007.000-016

ADVERTISED PUBLIC HEARING
Represented By: Michael Thompson, P.E., Hamilton Designs, LLC
Lauren Gillingham said this was a rezone to C2. They would be required to go through platting
and DPR prior to construction. This was located at S. Green Street and Airport Road, was roughly
1.2 acres and currently zoned I2. They were requesting a rezone to C2 to permit a Retail, Type
3 medium intensity use which fit Dollar General. Staff found the proposal was consistent with the
Comp Plan and responsible development and growth. Staff felt a rezone was more appropriate
than a use variance. The Comp Plan Future Land Use shows Neighborhood Commercial uses
along that corridor and I1 was not a neighborhood commercial use. Rezoning it entirely to C2
was more consistent with the ongoing commercial development in W. Wynne Farms including
Pep Boys and Brownsburg Senior Living. This was an infill development and infrastructure was
existing. Staff was generally supportive and recommended a positive recommendation.
Applicant Representative Michael Thompson, Hamilton Designs, appreciated Staff's assistance
and said their report was very thorough. The property was located on S. Green Street, just south
of Airport Road. The surrounding land uses were supportive of what they were proposing. They
did anticipate asking for a variance as they were right at the maximum lot coverage. They would
be back for the development plan process in November and would need an administrative Plat
Amendment to address a property line. He felt they met the five criteria.
Shawn Pabst asked if the Applicant was aware that the intersection of Airport and Green would
be closed next summer for the construction of a roundabout and if that would that interfere with
their plans. Mr. Thompson did not know if they were aware but that did not change their project.
They did see some plans and were trying to determine who was putting in the sidewalk.
Richard Miller wanted to confirm they would not be creating a new entrance on Green St. Mr.
Thompson said a drive would come off of the existing entrance. It would be tight for a truck built
would work for deliveries.
Mr. Scowden opened the advertised public hearing and asked that comments address the five
criteria.

ADVERTISED PUBLIC HEARING OPENED
Cindy Hohman. 15 Tyler Court
Ms. Hohman said there was a drive on the west side of that property with retail locations that
would be blocked from the road. Mr. Thompson said another drive would come offof it into the
proposed development to the north. It would be covered by an access easement. Ms. Hohman·
repeated what Mr. Pabst said about the round-a-bout construction cutting them off for a while.
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Motion: Richard Miller made a motion to send a FAVORABLE RECOMMENDATION of PCMA08-21-1936 to Town Council subject to and conditioned upon Staff recommendations; seconded
by Matt Simpson, motion carried 6 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED
2. PCMA-08-21-1937
Promenade Rezone To PD
A request for a Zoning Map Amendment to rezone the property from the General Agriculture (AG)
district to a Planned Development (PD) district to allow for future residential development, on
approximately 54.938, located 0.5 miles south of E Northfield and Brunes Blvd, on the west side
of the street.
Parcels: 32-07-24-300-006.000-016; 32-07-24-300-007.000-016;
32-07-24-300-004.000-016; 32-07-24-300-003.000-016
ADVERTISED PUBLIC HEARING
Represented By: Timothy E. Ochs, Ice Miller LLP
Lauren Gillingham said before the Commission could hear the case they needed to suspend the
Rules. Although the Applicant gave their notice to the Indianapolis Star in time it was not published.
It did meet legal requirements and was published in the Danville Republican. The newspapers are
required to be published within the 14 days however it was not published in the Star until the
24th. The mailing and the public notice sign were both completed.
Motion: Shawn Pabst made a motion to SUSPEND the Rules; seconded by Ben Lacey, motion
carried 6 In Favor/0 Opposed/0 Abstained.
Ms. Gillingham said Staff supported a favorable recommendation. If zoning was approved the
project would be required to go through platting and applicable waivers would be approved with
the primary plat. This was a rezone from AG to PD. It was a bit under 55 acres across four different
parcels. There was a maximum of 111 single-family detached lots resulting in just over two units
per acre which was on the lower side of what the Comprehensive Plan contemplated for singlefamily detached. The site was designed to emphasize the environmental features and natural
amenities including the Pollard & Todd legal drain and the B&O Trail to the south. She said the
lots adjacent to Holiday Pines had standards more consistent in character to that development.
She showed a site plan and said it was essentially the same proposal that Beazer presented in
January and February of 2020. This developer was taking their finished product and moving
forward with it. One big change was to Thornburg Parkway. Last time this came up the
Transportation Plan had not yet been updated and it recommended a connection with the
Thornburg Parkway, which had since been eliminated. They have also requested limited access to
Holiday Pines through an access gate. Now they would just have access through the internal street
network in the neighborhood. There would be a pathway directly to the B&O Trail.
A traffic impact study was performed on surrounding intersections; this was done with the Harris
Point development which had 124 units whereas this had 111 units. It was determined that all
intersections would continue to operate at acceptable levels of service with or without this
development and that all entrances required one inbound lane and one outbound lane. The Future
Land Use map recommends single-family detached uses, and the growth area plan classifies the
parcel as an infill area focusing on older unrealized parcels and existing infrastructure.
Ms. Gillingham addressed the limited access connection and said that would require waivers from
the subdivision standards. Staff, as a rule, does not support street connectivity waivers on public
streets. Limiting access goes against the Comp Plan, the Transportation Plan, the UDO subdivision
design standards, and general standards of responsible land use planning. She read through the
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citations for each source. She said there were two connections off Northfield Drive however, there
was also the possibility to connect to the north. Preferably they would connect to a different street
and not the same stretch on Northfield Drive. All developments must provide stub streets, if a
neighborhood was designed and planned to eventually connect to a neighboring parcel that should
be upheld. She showed routing between adjacent properties with and with or without vehicular
traffic through the adjacent neighborhood. Ms. Gillingham reviewed the district development
standards compared with the surrounding PDs, chiefly the Laurelton PD R3-A and R3-B. In Staff's
opinion the PD was average for the area and nothing out of the ordinary that had not been already
approved literally across the street. Should the Commissioners choose to make a recommendation,
Staff was supportive of the proposal and recommended a positive recommendation.
Robin Crawford, PulteGroup, thanked Ms. Gillingham for her thorough presentation. She reviewed
the site and said they had a legal drain going through the site. The site was just north of the B&O
Trail, Morningside was on the east, and Holiday Pines to the north. She said this was a good fit for
a PD as it was an infill site already served by utilities. They were removing the hazard of a private
driveway that currently exists today and that crossed over the B&O Trail which they felt would
protect the safety and the welfare of Brownsburg residents. The PD offered three different series
of plans. There were very specific plans designed adjacent to Holiday Pines where they were a
little bit wider to match the lots in the adjacent Holiday Pines homes. She said they had reduced
the density from the previous plan and had been working with the adjoining residences. Ms.
Crawford gave the Commission handouts of commitments they made to further support the
buffering between the homes. She noted they had a certified arborist who would fill in the empty
spaces on that tree line, get rid of anything that was dying or diseased and replace it.
Ms. Crawford said the connection to Holiday Pines was another issue. Residents have said that the
Fire Marshal felt they could abandon the connection because they had two different entrances. If
the street was not abandoned, Pulte told the residents they would offer a Knox box to only allow
emergency. Safety was a huge concern for the residents. They were worried about school buses
traveling through their community. She reviewed the three phases of development. The first phase
included the lots adjoining to Holiday Pines on north side. Those lots varied in size as they were
the same widths of the Holiday Pines residents; those would sell for $15,000 to $20,000 more than
the 40' wide other ranches on site in phase one, Phase two would be the two-story homes which
they currently sold in Belle Arbor. She showed examples of the ranches and the two-story homes
as well as interior finishes. She was happy to answer any questions.
Richard Miller said he did not see why this needed to be a PD as it could be an R3. He also
supported the connection between the existing stub street and the neighborhood and felt the
communities should not be blocked off from one another.
Ben Lacey asked what the price points were and learned it was $375,000- $400,000+. On average,
the larger ranches were higher priced. They were currently selling in Greystone for $360,000.
Mr. Lacey said he could go either way on the stub street as long as it was safe. He said property
values could be affected with people cutting through and using it as a thoroughfare
Matt Simpson said he lived next to Greystone and it was a really nice neighborhood. He said the
stub street should have emergency access. He was wavering as he was not a fan of PDs yet they
were going along the B&O Trail and they were potentially doing younger families so that was a
consideration to think about.
Ryan DeYoung asked what the square footage range was for the homes and Ms. Crawford said it
was 1,800- 2,000 sq. ft. Mr. DeYoung said that would be $200/sq. ft. retail.
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Shawn Pabst said precedence had been set for stub streets. Subdivisions were connected per
ordinance. He felt it was safer to connect. A stub street also indicated that that would be connected
at some point per the UDO. He liked the development but not the emergency access only.
Brett Scowden said the Commission received communication regarding the sub streets and Ms.
Gillingham said Pulte received a petition from the neighbors. It also referenced a discussion with
the Brownsburg Fire Territory and she wanted to make it clear that Staff was not trying to speak
for the Brownsburg Fire Territory. There were reasons other than emergency access to connect
streets. It was important to be able to reroute traffic to different to help fix congestion. While the
Brownsburg Fire Territory might feel it was not needed, it was from a land use/planning standpoint.
Mr. Scowden noted that the neighboring residents and the Applicant were okay with a Knox box
and Ms. Gillingham said the Town would prefer to see that connected.
Mr. Scowden said as a part of a planned development district ordinance the Applicant had to
specify how it would be a better product versus the application of the UDO and subdivision control
ordinance. Ms. Crawford said they had three different price points in the community. Over 30% of
plans would serve ranch buyers and there was a demand for that. There were plans specifically
for the lots adjoining Holiday Pines, with straight zoning that would be very difficult. They wanted
to accommodate the request of the adjoining residents.
Mr. Scowden noted their presentation said this would diversify housing in Brownsburg and said
you could already find ranch homes and two-story homes in Town. Ms. Crawford said the diversity
of housing products was specific to the site. They were offering three different products for multiple
residents in one location that again was surrounded by two PDs and had a legal drain going
through the site. They also offered connectivity to B&O Trail. They were able to satisfy people who
were downsizing or wanting to stay in place and also those looking to be in the $350,000 to
$400,000 price point. Three different types of residents could potentially purchase in the infill site.
Mr. Scowden said the PD ordinance lessened the required standards of the UDO and to do so they
had to show how it allowed for a mixed use development with creative and unique designs not
otherwise achievable using standard zoning districts and subdivision control regulations or how it
addressed unusual physical conditions. He asked how this plan did that. Ms. Crawford said the
unusual condition was the site, due to the legal drain they have almost five acres of unusable
ground. The uniqueness was moving an existing driveway that crosses the B&O Trail and making
it safer for residents. There was diversity on the site with multiple plans which allows for at least
two different demographics of buyers within the Town and there was a demand for ranches.
Mr. Scowden asked the two Council members how this was responsible development and growth
and how the plan differed from the one that was not approved a year and a half ago. Mr. Lacey
said this was a decent infill project and the infrastructure was there. The legal drain causes
challenges._ He said the biggest difference was the interaction with the surrounding neighbors.
Pulte had done a lot of upfront work working with the neighbors and getting agreement on some
conditions that were appropriate for both parties. Mr. Simpson said he was not on the Plan
Commission last time but it sounded like there were differences. He knew the connection to
Thornburg was removed. He wanted to see how the residents were feeling about once the public
hearing opened. He said he could make exceptions for PDs but felt this one was pushing it.
Mr. Scowden asked who would be maintaining the driveway or property that was not included.
Ms. Crawford said they would either deed it over or if they wanted to maintain control of the
driveway, it would be done for the HOA.
Mr. Scowden opened the advertised public hearing and said the Commission had received the
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petition on the stub road and was aware of that issue.

ADVERTIZED PUBLIC HEARING OPENED
David Weyant. PO Box 513
Mr. Weyant thanked the applicant for working with the adjoining neighborhoods. He appreciated
the APC members for their consistency with PDs. He said commitments were not included in the
packet. He felt the stub street issue had been dealt with differently for Connection Pointe and not
here even though the Fire Territory did not object to the access being closed. He felt the price
points were overly optimistic. He felt it was a better plan than the last one. Ms. Gillingham added
that the Connection Pointe access was not done and that the Applicant needed to pursue a waiver
during the primary plat which has not gone through yet and Staff did not support that one either.
Susan Hill. 1177 Spencer Drive
Ms. Hill lives in Holiday Pines and their neighborhood subcommittee has been working with Pulte
since May. She was concerned about drainage, home values, matching lot lines, a buffer between
Holiday Pines and Promenade and working with an arborist for the existing trees. The last item
was safety as 99% of the people living in Holiday Pines were 55 years and older and were very
active in the streets. She was worried about the additional traffic from Promenade through the
stub street of Woodridge. She said the Fire Marshal reviewed the site plans and stated because
there were two entrances into Promenade, there was no need for the through road. They would
prefer to have that permanently closed or a Knox box was another option. They had a petition
with over 200 signatures to that effect. Mr. Scowden asked if they had a letter directly from the
Fire Chief or the Fire Marshal. Ms. Crawford said there was an email from Rick Bolt regarding a
conversation with Steve Jones. Mr. Scowden would preferred a direct conversation or statement.
Bill Sibbinq. 1001 Woodridge
Mr. Sibbing worked with Pulte and said they worked extremely hard to meet the requests of Holiday
Pines. He said they supported the Pulte petition and requested the Commission send a favorable
recommendation to the Town Council members with a commitment that the Woodridge street stub
road be vacated and that Pulte install a walking/bicycle trail for the residents of Holiday Pines and
Promenade which would connect to the B&O Trail. There were two entrances for the Fire Territory
and police to use in an emergency and a connection was not necessary. Ms. Gillingham said that
would require a plat amendment which was a separate process. Any commitment would be a
commitment to pursue that process and not necessarily that it was approved. Mr. Pabst said they
would have to go through the waiver process approval was only for the PD.
Lisa Trammel read a letter from Clara Cooper who was not able to attend. Ms. Cooper was
concerned about drainage. She said Pulte had read the public records and knew the concerns from
the previous proposal. Pulte approached Holiday Pines about what they wanted to do and listened
to their concerns and made modifications as a result. She appreciated the smoother transition
between Holiday Pines and prominent landscaping between the two developments. She had safety
concerns if the connection to Promenade was made due to traffic for multiple schools.
Brandy Freije, 3385 N CR 800 E
Ms. Freije said her house had the drainage for all the fields and surrounding property. There were
wildlife crossings there. She wanted to know kind of buffers and drainage there would be on the
west side. She wanted the developers to include her in the same talks they were having with
Holiday Pines. She was also grateful for the Thornburg connection being blocked.
Christine Quandt. 1876 Pine Cone Drive
Ms. Quandt serves on the board of directors of Holiday Pines and was part of the subcommittee
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working with Pulte. She said they addressed the drainage issue and indicated they would work
with the County to make sure that those drains work properly. They would maintain the values of
their homes by building a quality product within the $300,000 to $400,000 range. They have
promised an attractive border separating the two communities. Pulte was willing to align the
houses of the two communities· and making lots the same width as the Holiday Pines along the
areas where these two are adjacent to each other. Ms. Quandt asked that a favorable
recommendation be sent to the Brownsburg Town Council and that the stub Street at Woodridge
be vacated. The Fire Marshal stated there did not need to be another entrance into Promenade.
Mike Trammell, 1193 Spencer Drive
Mr. Trammell was the owner of Big O Tires. He did not want Brownsburg cheapened by lower
priced homes. These homes would enhance values with the price point of $300,000 to 400,000.
Pulte addressed their concern of the properties running parallel to Holiday Pines. The most
significant concern was the closing of the stub road. They did not need additional traffic going
through Holiday Pines. Approximately 99% of the residents were 55 and older and were very active
the neighborhood. The Fire Marshal saw no reason not to close the sub street. He asked the
Commission to consider closing the stub street or at least put a gate with a Knox box that only
allows emergency entrances. He said they had approximately 200+ signatures from the residents.
Cindy Hohman, 15 Tyler Court
Ms. Hohman said it was always planned for that street to attach to another street. Everyone that
lived there knew that was going to become a street. She said Development Services mentioned
longer and narrower lots, but only 12 of them were longer along Holiday Pines. She was upset
about the idea that those people would not be allowed to have swing sets or basketball goals and
asked how another neighborhood could specify those things.
The Applicant came forward to address the concerns. Ms. Crawford told Ms. Hohman it was not
uncommon, especially with ranch homes, to restrict certain amenities on those sites. She said both
Pulte and the adjacent neighbors made compromises to work together. She said those restrictions
would only be on the 12 sites and they would restrict pools, basketball courts, playgrounds and
trampolines. Residents wanted those items had 28 other ranch sites to choose from.
Tim Ochs, representing Pulte Homes, addressed Brandy Freije's comments and told her he would
be happy to meet with her. He said they were willing to have landscaping on the west side. She
mentioned drainage and he said they would not make the situation any worse and hopefully would
help out that drainage situation per the requirements. He noted the trails and said they were not
in control of what happened off-site but were willing to listen to where the trail should connect to.
On behalf of Pulte he wanted to publicly thank the residents of Holiday Pines for their work.
Mr. Scowden asked if the commitments were in the PD ordinance and learned they were not. He
asked counsel if the Town Council or the APC would have any power to enforce those
commitments. Maggie Smith said they would not as that was a private contract between the
properties. Mr. Ochs said they were not part of the PD but they would make them something that
was enforceable by the neighbors even if it took a private agreement. Mr. Pabst asked if the Town
had gotten involved with HOA enforcement action in the past and she said that was not something
the municipality would normally get involved with. If it was a covenant and restriction with the
HOA, that was a private contract between the homeowners and the board.
Mr. Scowden told the remonstrators they had an additional minute to speak.
David Weyant felt there was inconsistency in the process between the Talon PD and this one when
they said they evaluated the PD and not the concept. The Commission needed to make a decision
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in the context of the results they would make. The residents clearly wanted the road closed.
Cindy Hohman said she did not get her HOA documents until after she closed on her home. She
wondered when the future owners of 12 lots by Holiday Pines would be told they could not use
their backyards, put in a pool or a trampoline or let their children play outside and make noise.
Susan Hill said there were areas for families and areas for people who were 55 years and older.
Not everything had to be for young families, there was a population they needed to be thinking
about. They also did not use Brownsburg utilities and schools and should be considered.
Mr. Miller asked about the lot widths and Mr. Simpson said the smallest one was 66'.
Mr. Simpson said he was not generally a fan of PDs. This was the first time he had heard every
resident come up and say they liked it. He thought this was a unique situation. He appreciated
how Pulte worked with the community and hoped they would continue doing so.
Mr. Lacey said he was not a big fan of PDs but felt there was a time and a place for them and felt
this parcel abutting up to the B&O Trail and the legal drain posed planning challenges. He was
content with the feedback from most of the neighbors. When the Commission heard this a year
ago, the biggest complaint was the stub road and the lots not matching up on the north side and
that was addressed. While he normally did not like PDs he felt this fit and was acceptable.
Mr. Miller asked if there was a commitment to close the stub road in the PD. Staff said there was
not. Mr. Miller was not in favor of closing that connection. Mr. Pabst said they did not have the
authority to approve or deny that tonight as it would have to go through the waiver process.

ADVERTISED PUBLIC HEARING OPENED
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 the list of Commitments presented by Pulte at the meeting; seconded by Matt Simpson,
motion carried 5 In Favor/1 Opposed (Scowden)/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED
Mr. Scowden thanked Pulte for working so diligently with the neighbors.

At that time the Commission took a 10 minute recess.
3. PCPP-08-21-1940
Brownsburg Senior Living Primary Plat
A request for primary plat approval for a one (1) lot minor subdivision, on approximately 12.15
acres, located at SW corner of Green St. & Northfield Dr.
Parcels: 32-07-27-200-014.000-016

ADVERTISED PUBLIC HEARING
Represented By: Greg Dempsey, Innovative Engineering
Lauren Gillingham presented the primary plat case stating that Staff recommended approval.
The property was just over 12 acres and located in the Village of Heritage Hills in the
commercial sub district Heritage Crossing. She said it met all applicable standards. There was
an existing trail/sidewalk and a curb cut on Northfield Drive and there would not be any access
from Green Street. Staff was aware of need for a light or roundabout at that intersection as
development continues. There were no outstanding TECH comments. She showed the plat and
said it was part of Camargo Club but was vacated and would now be used for a senior living
facility. Staff recommended approval conditioned on the following:
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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
In the essence of time, Applicant representative Jerry Kittle, Innovative Engineering Consulting
said he would be brief. He was there representing Harvest Development out of Bristol,
Wisconsin who built and maintained these facilities throughout the Midwest. He showed a
rendering of what they were projecting for the site stating it was very high class. The western
wing would be independent living, the center would have a dining area and then to east was a
memory care unit. As described the site was about 12 acres and had been undeveloped for a
number of years. They would have one drive off of Northfield Drive and no access on to S.
Green Street. North of the site were apartments, west were single-family units, to the east were
single-family and commercial as part of the West Wynne Farms and south was existing singlefamily. Mr. Kittle said they would need to do improvements on the east side of the site. The
western edges trees would remain. There were two retention ponds to the south. The ponds
would be interconnected and have deck/observation areas for the seniors. He was happy to
answer any questions and asked for their favorable recommendation.
No Commissioners had any questions at that time.
ADVERTISED PUBLIC HEARING OPENED

Mike Doades, 6756 Fox Club Lane
Mr. Doads said the trees were in a conservation area and wanted to make sure nothing gets
torn down in there as it would also maintain privacy between the two developments. He wanted
to make sure lighting would not shine on their back windows. He said a stoplight was needed.
Cindy Hohman, 15 Tyler Court
Ms. Hohman liked the plan and said they should show the layout. Ms. Gillingham said the plat
showed the improvements and buildings but she not include that in her PowerPoint so that
there were not premature comments on the site design as this was for the legal lot lines.
Mr. Kittle said that the concerns were related to the site plan. The developer was committed to
keeping as much as he possibly could in the natural habitat as it provides screening. They had
already received assurance from the developer that they were willing to go over and above the
landscape requirements. Mr. Scowden noted when they got to the development plan review
they would be required to have down lighting and would have all those details.
Remonstrators were given an additional minute.
Ms. Hohman said they should have showed the layout for those who could not download the
packet as they showed the layout for other cases.
Mr. Pabst confirmed that they were setting up the initial plat boundary and Ms. Gillingham said
when it was annexed in from the County it was not done at that time.
Motion: Richard Miller made a motion to APPROVE PCPP-08-21-1940, seconded by Matt
Simpson, motion carried 6 In Favor/0 Opposed/0 Abstained.

ADVERTISED PUBLIC HEARING CLOSED
4. PCCZ-08-21-1941
Trailside Townhomes Conditional Rezone To PD
A request for a Conditional Zoning Map Amendment to rezone the property from the Hendricks
County Agriculture Residential (HC AGR) district to a Planned Development (PD) district to allow
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for future residential development, on approximately 22.818 acres, located at 3575 SR 267.
Parcels: 32-07-23-300-012.000-015, 32-07-23-300-001.000-015, 32-07-23-300-003.000-015

ADVERTISED PUBLIC HEARING
Represented by: Jonathan Isaacs, MI Homes of Indiana, LP.
Jenna Wertman reviewed this case stating Staff was supporting a favorable recommendation.
This would came back to the board to do platting. As mentioned earlier in the meeting, the UDO
does not work for townhomes; the options were to do a straight zoning route of M2 and get
several variances or do a PD. She showed the site location on S. Green Street adjacent to the
B&O Trail and said it was just over 23 acres. She showed the three parcels and concept plan
showing it was an alley-loaded project with garages in the back and the front facade to the outer
edges towards the Trail. Under the previous Comprehensive Plan this was single-family detached
but did denote .that that some smaller sections of single-family attached were very appropriate.
She said the 2021 revisions contemplated a mixed-use area with Trail Node. In the proposed
descriptions for mixed-use trail nodes, it was noted that commercial uses were important along
the trail, but housing options (including townhomes) could be considered when they were
complementary to surrounding commercial uses. This area has some commercial zoning and uses
in the nearby vicinity, and a larger area of commercial zoning a short distance south of the site
in the adjacent PD. Staff felt this did a good job working under the previous Comprehensive Plan
and made a very good effort to fit within the revised one as well.
Current conditions were met by having townhomes along busier streets and then switching back
over into residential areas. This was a desirable use with the front facades facing the Trail which
addresses the Comprehensive Plan desires for that area. Staff was not concerned about
conservation of property values as there was a future park to the east and multifamily to the
south. It was a diverse area and they felt this fit in the mix; it had a bit higher density than singlefamily detached but less than a multifamily project would have and was a good buffer between
more intense uses and the single family areas which fit responsible development and growth. Ms.
Wertman said this was close to the Town's boundaries with infrastructure around it. Staff was
generally supportive of a positive recommendation with no conditions.
Jonathan Isaac, Land Acquisition Manager for MI Homes, appeared on behalf of the Applicant.
He said the project was located at Green Street and the B&O Trail. He described the location and
surrounding properties. He felt townhomes were appropriate for this area with the connectivity
to the B&O Trail, hence the word Trailside as the development name. They also had common
areas and a pond area that would be used for a recreational area. The site was ideal because of
the trail access, the proximity to downtown Brownsburg as well as the proximity to downtown
Indianapolis. He showed examples of the buildings they would have in their development stating
they were new elevations designed for the site. They were alley-loaded with upscale architecture.
He showed the entrance into the neighborhood which led to the pond area. As you drove into the
main entrance you would see the fronts of buildings. From Green Street you would see going a
landscaped road network with fronts of buildings facing you. The pond area was a focal point and
would be well-landscaped with a walking path all around the sitting areas on the four corners.
There would be a trail the entire length of Green Street, and they envisioned a trail on the south
side of the property going towards the west into potentially the future park ground.
Mr. Isaacs said they had 34% open space. In the previous zoning they committed to a 6' wooden
fence for the Scutt's along their southern property line. There was fencing and landscaping along
the inside of the development fence as well as throughout the development. He said the
townhomes were 5-unit, three-story buildings and three styles of floorplans. He said they would
have sidewalks on one side of the interior of the single loaded street, but would have the path .
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on the opposite sides in lieu of a sidewalk. Mr. Isaacs said Staff did a great job discussing the
reasons for the mixed use development. He felt they were consistent with the revised
Comprehensive Plan. The reason for PD zoning was because the ordinance did not lend itself well
to a for-sale product. Using Ml or M2 would require a myriad of variances. He was able to answer
any questions and respectfully requested a positive recommendation.
Richard Miller asked if the 10' front yard setback was accurate. Mr. Isaacs said that was a match
to the UDO. That could change when they got to design and had to put in utilities and landscaping.
Mr. Miller asked if the alleyways would be one-way or two-way and learned they were anticipated
to be 20' which should accommodate two way traffic.
Ben Lacey said the development was a much better proposal from the last case. He felt it was a
good infill project and the utilities were there. The trails would be a huge asset to the community.
Mr. Lacey asked what target audience was and Mr. Isaacs said generally young professionals to
millennials. In their downtown location they had a mix of 23 year olds to mid-SOs age group.
Mr. Lacey asked what the target sales price was and Mr. Isaacs said they were anticipating an
average price between $285,000 and $300,000.
Matt Simpson asked if they had a similar design in any smaller towns or cities and Mr. Isaacs said
they had a couple other projects going through the process around the Indianapolis area. Their
company had experience all over the country, Minneapolis and Chicago, as well as much
experience in Washington DC, with, with this style of product.
Ryan DeYoung asked what the monthly or annual dues would be for residents. Mr. Isaacs said
somewhere around $150 a month. That would cover all the exterior building maintenance and
grounds maintenance as well as insurance for the building.
Mr. DeYoung asked who paid the property taxes and learned the owner did.
Shawn Pabst asked what they were doing with the existing house and learned it would probably
go away unless there was an entity or use to keep it.
Mr. Pabst asked if the roads were private or public. Mr. Isaacs said the internal main streets were
public and the alleyways would be private.
Mr. Pabst asked if they had considered extending the northern road to the east to connect to the
vacant park. Mr. Isaacs said the site plan created would easily would allow them to do a design
that would allow that northern road to extend to the property lines and create a stub to the future
park ground. That was something that could be addressed through the planning process.
Mr. Pabst asked if the homes that abut the vacant park land would be advertised as park-front
as that could create problems later if the Town wished to sell that property. Mr. Isaacs said
typically at the time of the sale of the home, there would be a disclaimer shared with the
homeowner that states they don't know the future of that land.
Brett Scowden said he was typically against PDs and was always looking to see a PD that
accommodating a creative and unique design that was not otherwise achievable using standard
zoning districts and subdivision control regulations. The three-story for-sale townhomes that were
not covered by the UDO met that criteria.

ADVERTISED PUBLIC HEARING OPENED
Cindy Hohman, 15 Tyler Court
Ms. Hohman liked this plan much better than the last one. She wanted to know who would have
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to pay for a new roof.
David Weyant PO 513
Mr. Weyant agreed this was a much more streamlined proposal. He noted that townhomes did
not specifically fit the UDO but the Town recently went through a UDO refresh this could have
been addressed as PDs were not favored by the Council or the APC.
Rusty Scutt, 3245 N State Road 267
Mr. Scutt said this was a much better plan. He noted that he put a fence up and asked if it could
be relocated on the property line or even off his property line.
Mr. Isaacs said all exterior maintenance was covered by the HOA. He said he would work with
Mr. Scutt on the location of the fence.
Remonstrators had one additional minute.
Rusty Scutt said they could tear down the house and make more parking for the B&O.

Motion: Shawn Pabst made a motion to send a FAVORABLE RECOMMENDATION of PCCZ08-21-1941 to Town Council subject to and conditioned upon Staff recommendations as amended
to include: That the Applicant work with adjacent property owner Russel Scutt on the location and
placement of a fence; seconded by Ben Lacey, motion carried 6 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED
5. PCMA-08-21-1945
Auburn Ridge Rezone To R3
A request for a zoning map amendment, to amend the zoning on approximately 163.73 acres of
real estate, located West of and adjacent to CR. 575 East, North of CR. 450 North, East of CR
500 East and South of the Enclave at Summer Ridge, from Agricultural (AG) to High Density
Single-family Residential (R3), for the purpose of creating a single-family residential subdivision.
Parcels: 32-07-16-100-003.000-016, 32-07-16-200-011.000-016, 32-07-09-400-012.000-016, 3207-09-400-023.000-016, 32-07-16-100-007 .000-016, 32-07-16-100-002.000-016, 32-07-09-300012.000-016, 32-07-16-400-022.000-016, 32-07-16-100-001.000-016 and 32-07-16-200002.000-016

ADVERTISED PUBLIC HEARING
Represented By: Mark Todd Roberts, Premier Land Company II LLC
Jenna Wertman said Staff was supportive of a favorable recommendation. The platting stage
would lay out the lots and their dimensions, rights-of-way, easements, etc. She said the parcels
were already in town and this was not in conjunction with annexation. The general area was west
of 500 N and 575 E and was just under 100 acres. The petitioner was requesting R3 zoning for
single-family detached. It was a predominantly residential and agricultural area. R3 zoning
requires an 80' lot with a minimum 9,000 square foot lot area minimum and 45% lot coverage,
among other things. She showed the conceptual layout stating it could change between now and
platting. This plan would extend 500 into an East/West connector which was called for by the
Thoroughfare Plan. There was an entrance that connects to 575. It would connect to
Hummingbird and Kingfisher in the neighborhood to the north as required by the UDO. There
were some larger lots near the gas line and some open space in the middle and different pond
areas. This would leave a stub connection to the west, should that property be developed.
Ms. Wertman reviewed the five criteria and said this was not changed when the Town
portions of the Comprehensive Plan and Future Land Use map and this called for Parks and
Space. She said the petitioner was providing 30% open space. Staff checked with the
Department and there were no active plans for the property. It met current conditions as
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was quite a bit of residential in the area and it was fairly similar to some of the surroundings
which had a mix of different lot types. She felt residential was a desirable use here with 30%
open space. Conservation of property values would be met as the petitioner attempted to match
lot lines adjacent to Summer Ridge and they provided some larger areas as well. This was also
responsible development and growth as it was an extension of a built out area that connected
into existing infrastructure and similar. Staff was generally supportive of a positive
recommendation without any conditions.
Joe Calderon was the applicant representative for Premier Land Company. This project was
introduced at Town Council In May when it was a PD, was 163 acres and a higher density. The
Council made it clear they did not want to see this come through as a PD. As a result Premier
reworked the development and now had 99 acres and 183 lots for a density of 1.8 meeting all of
the R3 standards. He said there were natural features including significant tree stands which they
intended to preserve 90%. He said preservation efforts were more important than other aspects
of the development for some Councilors. There were 30 acres of common area associated with
this development. They met with neighbors of Summer Ridge last spring and made the adjoining
lots match. For other neighbors they had a buffer area and few lots sharing frontage. There was
significant common area in the corner. They had significant common area buffering at the
entrance off 500 as well. They were aware of the concerns and tried to address them.
Mr. Calderon said they complied with every curvilinear requirement. They were not seeking any
waivers for platting or from the BZA. They were trying to make this a much cleaner project than
previously. With their open space they would have natural features such as walking trails and
fountains. They had tentative plans for amenities such as playgrounds and such. This project was
in the Comprehensive Plan as an infill area. He felt their proximity to Town made them an
attractive site and it had the utilities they needed.
He said they would design their storm drainage to meet the ordinance requirements. They would
extend 500 through their development and stub it to meet the Transportation Plan needs. He
showed elevations of the homes and said the price point ranged between $390,000 and $500,000.
He felt that would make them comparable to other neighborhoods and would not devalue
property. Mr. calderon said they felt their project would meet the market values in that particular
area. He was happy to answer any questions the Commission may have.
Shawn Pabst asked if they had considered providing stub sewer or utilities to the south for Tilden
Terrace as they were all in septic. Richard Henderson with Premier Land Company answered that
would require a lift station due to the depth.
Mr. Pabst asked if they had worked with the Summer Ridge HOA to potentially extend that trail
through their subdivision. Mr. Henderson said there was an extension of the trail system that
would connect. They had a trail shown from 575 to the east/west collector street.
Matt Simpson said with 183 homes he was concerned there were no amenities. He felt extending
500 N that dead-ended would encourage cut through traffic to the north.
Ben Lacey said many non-residents already utilize the Summer Ridge amenities that shouldn't.
He also wanted this community to be required to have amenities. He felt there could be an
investigation into the possibility of having a lift station to service Tilden Terrace and Pleasant Vu.
He also questioned if there could be another entrance has he had safety concerns. Mr. Henderson
said extending that street to provide a secondary access point on 575 was challenging.
Richard Miller did not know if another entrance would reduce traffic but thought there were some
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traffic flow items to consider with the development. He noted that Brownsburg Water said there
were pressure issues in that and wanted to confirm this was Citizens. He thought a stub street to
the south to the open area was something to consider. He thought the property adjacent to Tilden
with the cul-de-sac at the southeast corner needed to be a stub street.
Brett Scowden asked how many homes were in Summer Ridge and Ms. Wertman did not recall
but said the southernmost part density was about 1. 7 units per acre, whereas this proposal was
1.84 so they were similar. The Commission discussed how many entrances Summer Ridge had.
Mr. Scowden asked the Town Council members how 184 new homes was responsible
development and growth when there was the need for 3% development. Mr. Simpson said it was
not a PD and they wanted larger lots especially when backing up to Summer Ridge as well as
Tilden Terrace which were more estate lots. He was more concerned with traffic. Mr. Lacey said
it was a step up from a PD but felt R3s and new homes was irresponsible development and put
a strain on infrastructure including roads, fire, and police. Chief Alcorn would rather see 3%
commercial as it took less resources to manage and mitigate that risk than it did for homes. Mr.
Lacey was concerned about the traffic and the safety pieces of the way it was currently laid out.
Mr. Calderon said the traffic study should be completed in the next week or so and would be
ready for Town Council. If the Commission would like to see it he could bring it back. Mr. Lacey
said all of that went into a decision for rezones and having that data available would be good.
Mr. Miller noted some of the industrial zones would have benefited from a traffic study and it was
not employed at the time of rezoning.
Mr. Scowden asked the Applicant how this was responsible development and growth. Mr.
Calderon said it was in a density in line with the surrounding development. Tilden Terrace and
some other homes were different but were also on septic and well and would then be able to
connect. They were preserving 30% open space and the development would not be
overdeveloped. There was sewer and water capacity. They were confident the traffic study would
show traffic was manageable and if not they would address the needs. Even t~ough this was not
3% growth, the quality of the homes and the price points would justify zoning and development.
Mr. Scowden said he was wrestling with if they should put 184 lots there just because they could.
Mr. Calderon said if it were only 90 lots it was not viable. There were trying to present something
that was fair to both sides and presenting something that was balanced was appropriate growth.
Mr. Pabst understood the concerns of traffic with the new road but felt it would provide a safer,
faster route instead of winding through the neighborhood.
Mr. Miller asked if there were any relevant comments from the TECH meeting. Ms. Wertman said
it would go back to TECH review during platting but there were no major issues brought up.
Mr. Scowden opened the advertised public hearing and asked that comments address the five
criteria. He noted for they had received emails that generally spoke about lack of green space, a
lack of amenities and insufficient roads and access.

ADVERTIZED PUBLIC HEARING OPENED
Charles Bruess, 613 Hummingbird Drive
Mr. Bruce said there was confusion over the legal description. Ms. Wertman said 163 acres was
from their original land survey for the entire parcel, and then it went through and described the
matter being addressed this evening and it shrank down to 99 acreage so it was correct.
David Weyant. PO Box 513
Mr. Weyant compared Auburn Ridge rezone to R3 and Talon rezone to M2 and said they were
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not consistent as Talon was just a concept for the rezone stage but the Commissioners were able
to ask valid questions here based on this concept. There was inconsistency if they talked about
the strategic plan for one case but not the other. He said the petitioner said he was preserving
30% of green space but there was a deep valley where he could not build that was included in
that green space but could not be used for anything. He thought it was odd that there were no
amenities. He felt this was a maximum build out for the petitioner.
Dave McKenna, 717 Hummingbird Court
Mr. McKenna said when they met with the petitioner in April the plan looked different from what
was presented now with only one entrance to the neighborhood on Tilden. In the spring l11den
was often flooded over and impassable as well as 600 going north. That would force all the traffic
through Summer Ridge. There were no amenities and people would come to their amenity center.
Joe Szentivany, 4965 N CR 575 E
Mr. Szentivany said if they made a three way stop traffic would be backed up for long distances
and there were already accidents at that location. He has not seen any signs of a traffic study
yet. He was worried about water from other subdivisions being dumped his way.
Bill Goosnell, 765 Hummingbird Drive
Mr. Goosnell opposed the R3 high density zoning. The Comprehensive Plan states new residential
neighborhoods should preservation of the character of the Town's single-family residential
neighborhoods and this R3 development did not meet those requirements. The surrounding
property was zoned agricultural and Rl (which was more like RE). R3 was not permitted against
Rl. He said Summer Ridge was not a true R3 and this was not an appropriate adjacent district.
Many lots exceeded R3 lot sizes and meet or exceeded R2 standards due to commitments made.
He did not believe it reflected responsible standards for growth and development. He said
rezoning to R3 would have an adverse effect on the value of properties throughout the adjoining
neighborhoods. The infrastructure would not support a R3 high density development.

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 5 in Favor/1 Opposed (DeYoung)/0 Abstained.
Elizabeth Williams, 644 Albatross Lane
Ms. Williams said this did not look like the landscape of Summer Ridge at all. She said she had
not seen a house listed in Summer Ridge for less than $324,000 in the last year. She did not think
the product with this density would potentially get to $500,000. She was worried about safety.
She did wanted the developer to be required to have amenities. She wanted a comparable
development with similar lot sizes and prices. She would love to be connected to the B&O Trail
but worried it would incentivize kids crossing a dangerous country road.
Jeny Sigler, 644 Albatross Lane
He was glad amenities, zoning and traffic were being brought up. He was worried children in the
new subdivision would come over to theirs to use their amenities.
Mr. Scowden asked remonstrator to address something other than amenities and traffic.
Ryan Sweda, 4710 Crescent Ridge Drive
Mr. Sweda said he would have eight homes on his property line. He met with Premier Land
Company in early April to share their concerns. He said the original plan called for 163.7 acres
which was now down to 99. 7 so that was great but there were now 183 homes versus 170 so
there was an increase in density. 183 homes would yield an average of 567 additional people. He
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wondered where people would go for amenities, the green spaces basically would be a walking
trail with trees. To get green space or amenities they would have to take out 10 houses which
would cause the developer to lose money. There were old bridges, blind turns and intersections
with no light. All those people either have to spill out to the east side or to the west side. The
Town originally wanted an east/west connector all the way through the properties which was no
longer there. He said the last plan had better buffer space. On May 13th they said there was a
minimum 30' buffer space and now it was a straight line and they were using the natural
vegetation. He said it would affect his property value. There was no way a prefab house on 0.2
acres was going to sell for $350,000 to $500,000. Mr. Scowden said the May 13th meeting was in
front of the Town Council and the Commission had not heard any of this before.
John Blommel. 1729 Falcon Way
Mr. Blommel said MI Homes had a BBB customer satisfaction rating of 1.14 out of five. He felt
that would affect the property values and did not want a substandard house behind his home.
Nina Fox, 5919 Cherry Blossom Drive
Ms. Fox said though they were in not Town, this would affect their housing edition and quality of
life. She was worried about her wells and septics with toxins that could possibly be entering the
water table. Without wells and septics their houses were worthless. She had traffic concerns
which were discussed at the Town Council meeting on May 13th. This area most closely matched
to R2 and not an R3. She did not think this plan was any better than the last one from 2018. She
wanted the Commission to take into consideration the scale and character of surrounding
neighborhoods. The developer could preserve more and build less but that would affect his profits.
Dave Thomas, 4692 Crescent Ridge
He would have 3 or 4 houses behind him. He was not opposed to development but R3 did not
make sense. It was surrounded by R3 built as R2 and Rl and RE, putting R3 in the middle made
absolutely no sense. That would set precedence and lead to more R3 development. The Town
was supposed to have sustainable building. He would prefer Rl or R2 development.
Nick Mondry. 526 King Fisher Dr.
Mr. Mondry said this would affect his property values. He felt that large homes on large lots would
be a desirable use for this area.
Emily Symmonds 5964 Autumn Trail
Mr. Symmonds spoke on her behalf as well as her mother Shirley Worl who lived in Simmer Ridge
at 1760 Falcon Way. Traffic over the bridge at 450 and 575 could not handle the traffic now let
alone 700-ish more cars. She thought they could have had the traffic study completed before this
meeting. She said the common area was not buildable and not areas residents could enjoy. The
Future Land Use map designated this as Park and Recreation. They should preserve the character
and existing character of existing neighborhoods and be context sensitive, on paper Summer
Ridge is R3 but it has R2 standards. She said there was a huge difference between R3 curve
linear and a straight R3 as far as lot sizes and side yard setbacks. Their density was not 1.8 as it
included the right-of-way of 16.8 acres and the unbuildable common area, it was 3.7 units per
acre and Summer Ridge was 1.7. The Comp Plan called for traffic calming measures and this
proposal encourages cut-through traffic. She said the Commission could not address the effect
on property values without knowing the price points or renderings. Ms. Symmonds said a
development that size was not responsible growth. Town Council had told the developer that the
density was too high and they come back with a new proposal that upped the density 13 Lots.
She felt this was just a phase one and they would come back to do a phase two with more houses.

At this time Commissioner DeYoung left the meeting.
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Sandra Moore, 5765 E CR 500 N
Ms. Moore was concerned about traffic as there were accidents in her front yard. She said they
also had hundreds of bike riders on 500/575 N.
Dina Moore, 5765 E CR 500 N
The biggest issue was traffic. It was a curved road and has been that way for 50 years and she
wanted to know how they would fix it. She met with the developer and felt they did not take the
people that currently lived there into consideration.
Steve Stein, 4717 NCR 500 E
Mr. Stein lived near where the pond would go wanted to know if there would be any effect on his
well and septic. Traffic has increased over the years. There were hundreds of bicycles in the
summer. There were many developments going around in and asked when it would stop.
Jacqueline Weatherall, 510 Kingfisher Drive
Ms. Weatherall was concerned about traffic and bicycle riders. She felt the developer was riding
on the reputation and the image of Summer Ridge as there was no buffering or separation, and
the developer was using Summer Ridge stub streets as part of their entrance. If they were selling
houses by association with Summer Ridge then they should be held to the same standards. She
said the Comp Plan Future Land Use map designated all of the parcels as Parks and Open Spaces.
She asked if the local streets could handle an additional 80 to 100 homes worth of traffic.
Mike Orr, 5939 Tulip Drive
Mr. Orr lived in Pleasant Vue and asked that the developers with work them too. He felt access
through Summer Ridge was a horrible idea. He agreed they were going to come back and ask to
develop even more. He asked the neighborhoods to stick together and ensure smart growth.
Sonja Davies, 625 Hummingbird Drive
She said the neighbors had addressed pretty much every single issue. She said the Town should
consider speed bumps or a speed table to slow traffic down in her neighborhood.
Gary Avery, 579 King Fisher
Mr. Avery said this was a beautiful piece of property and was an opportunity to set the standards
of what they wanted the community to be, this could be a prestigious area for people to live in.
Joe calderon came back to address the comments very briefly as it was late. He said they were
not using curvilinear to get the incentive to reduce side yards, front yard, lot size or anything like
that. This was a straight R3 which was some of the direction they got last spring from the Council.
He said their lots would actually be much closer to Summer Ridge sizes. It was not fair for people
to accuse them of doing the minimum. Traffic was a legitimate issue. Traffic studies typically were
not required until platting, they would have it before they went to Town Council or they could
present that to the Plan Commission next month.
Mr. Scowden asked if the Rl, R2 and R3 districts in existence since 2003 were different from the
current standards. Ms. Wertman said they may have been a little bit different. When this was
rezoned with the updated UDO they would have looked at the lot widths and determined it did
not conform to R2 or Rl so that would have been the predominant reason for R3. She was not
sure why the ponds were zoned Parks and Rec.
Mr. Pabst said there were several neighborhoods in Town that were zoned one thing with extra
commitments such as Hession Field or overbuilt like Arbor Springs.
The remonstrator's were given an additional minute.
Charles Bruess said the ordinance for Summer Ridge stated it was an R3 with commitments about
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lot size and density so it was not a straight R3.
David McKenna said they did not mirror Summer Ridge as they did not have all the green space.
David Weyant reiterated the inconsistency in regards to how this process had been handled versus
the Talon case. He said there were no amenities, a lack of green space and higher density.

Motion: Richard Miller made a motion to send an UNFAVORABLE RECOMMENDATION of
PCMA-08-21-1945 to Town Council as the proposal did not meet the current conditions and the
character of current structures and uses in each district; seconded by Matt Simpson, motion carried
5 In Favor/0 Opposed/0 Abstained.
ADVERTISED PUBLIC HEARING CLOSED

I. COMMUNICATIONS AND COMMITTEE REPORTS
1. Report from Director of Development Services
Due to the late hour Ms. Dickey did not give a report.

J. MISCELLANEOUS BUSINESS
1. None

K. ADMINISTRATIVE FILINGS
1. CPSP-09-21-1950

Greystone Sec. 6 Final Plat

K. CASES FILED FOR FUTURE MEETINGS
1. PCMA-09-21-1947

The Arbuckle Phase II Rezone To UC

2. PSDP-09-21-1948

Kindred Healthcare DPR

3. PCMA-08-21-1949

Lacy Farms West Rezone To C2 And I2

L. ADJOURNMENT
Motion: Matt Simpson made a motion to ADJOURN, motion carried 6 In Favor/0 Opposed/0
Abstained. 11:19 p.m.
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