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Petition Number: 2019-55-DP 
 
Project Address: 10601 Bennett Parkway (to be formally addressed as 10649 Bennett Parkway). 
 
Petitioner: Zionsville MOB Investors, LLC 
 
Representative: Jeff Jacob, Attorney for Petitioner 
 Hackman Hulett LLP 
 
Request: Petition for Development Plan to allow for the construction of an approximately 

12,294 square foot building with waiver request from section 194.071(D)(1)(a) of the 
Zoning Ordinance in the (I-3) Urban Heavy Industrial Zoning District. 

 
Current Zoning:  Urban Heavy Industrial Zoning District (I-3). 
 
Current Land Use: Unimproved 
 
Approximate Acreage: 2.48± Acres 
 
Related Petitions: 2019-54-SP:  Secondary Plat; Pending Administrative Approval. 
 2019-33-UV:  Use Variance to permit Clinic as a Primary Use in the I-3 District; 

Approved by the Zionsville Board of Zoning Appeals on November 26, 2019. 
 2019-34-SE:  Special Exception to permit Office as a Primary Use in the I-3 District; 

Approved by the Zionsville Board of Zoning Appeals on November 26, 2019. 
  
 Exhibits: Exhibit 1 – Staff Report 
 Exhibit 2 – Aerial Location Map 

 Exhibit 3 – Petitioner’s Narrative  
 Exhibit 4 – Development Plans (includes Site Plan, Building Elevations, Landscaping  
  Plan, Site Photometric, Lighting Cut Sheets, and conceptual Ground Sign) 

 Exhibit 5 – Town Engineer’s Comments 
 Exhibit 6 – Petitioner’s Findings of Fact 
 
Staff Presenter: Wayne DeLong, AICP, CPM 
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PETITION HISTORY  

This petition will receive a public hearing at the January 21, 2020, Meeting of the Plan Commission.  The 
Zionsville Board of Zoning Appeals approved a Use Variance (2019-33-UV) to permit a Clinic as a Primary Use 
and approved a Special Exception (2019-34-SE) to permit Office as a Primary Use for this project on November 
26, 2019. 
 
PROJECT LOCATION 

The subject site is located at the northeast corner of the intersection of Bennett Parkway and West 106th 
Street.  The site is approximately 2.48± acres and is not improved.  The site is bordered on the south by West 
106th Street; on the west by Bennett Parkway; on the north by Charles Court; and on the east by a retention 
pond serving Bennett Technology Park.  The site and adjoining parcels to the north and east are zoned Urban 
Heavy Industrial Zoning District (I-3).  Adjoining parcels to the south and west are zoned Urban General 
Industrial (I-2). 

Vehicular access onto the site will be from Bennett Parkway and Charles Court; no curb cut is proposed on 
West 106th Street.  Pedestrian maneuverability on site will include pathways along the Bennett Parkway and 
Charles Court frontages.  Sidewalks are designed to connect the proposed building’s main entry, located on the 
north façade of the building, to the pathway along Bennett Parkway. 
 
ANALYSIS  

The Petitioner requests approval for the development of a single story, 12,294± square foot building, with 
related parking areas, to house a medical clinic in the Urban Heavy Industrial Zoning District (I-3).  The 
Petitioner anticipates a future expansion of approximately 8,000 square feet to this subject building which is 
labeled on the conceptual site plan as “Proposed Flex Tenant Space.”  However, this future expansion is not 
included within this Development Plan review.  Approval of a Development Plan Amendment for this future 
expansion will be required by the Plan Commission. 
 
DEVELOPMENT PLAN REVIEW 

Zoning Ordinance 

Approval of a Development Plan by the Plan Commission is required for “…new development or major 
additions…” within the Urban I-3 (Heavy Industrial) Zoning District. 

Architecture 

The proposed improvements utilize a variety of materials and colors.  Renderings are attached to this report 
with additional supporting documents within the Petitioner’s materials (Exhibit 6).  As filed, staff is supportive 
of the proposed architecture and color palette. 

Architectural Building Design 

The subject site is within 400 feet of a Secondary Arterial (West 106th Street) and a Collector Street (Bennett 
Parkway) and is therefore subject to the Zoning Ordinance’s requirement (§194.071(D)(1)(a)) of “…any new 
building or building addition be designed to incorporate the salient features of and be consistent with or 
complementary to the Zionsville theme, incorporating the architecture, design and overall aesthetic exterior 
character of a building consistent with the Georgian, Federal, Greek Revival or Victorian architectural styles.”  
The Zoning Ordinance does provide that the Plan Commission may grant a waiver of these Architectural 
Building Design Requirements and approve the proposed design which does not incorporate the salient 
features of the Zionsville Theme provided the following findings are met: 
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(a) The building design represents an innovative use of building materials or design, or site design features 

which will not be detrimental to the use or value of area properties; 
(b)  The proposed building is appropriate when compared to the architecture, design and overall exterior 

character of other buildings on the site and surrounding sites; 
(c)  The building design is consistent with and compatible with other development located along the street; 

and 
(d)  The proposed building is consistent with the intent and purpose of this chapter. 

Staff’s opinion is that a waiver of the Architectural Building Design Requirements is necessary for the proposed 
design and that the findings for this waiver (noted above) are met.  Petitioner has provided a letter from their 
architect (within Exhibit 3) detailing certain architectural features of the proposed building and its relationship 
to three buildings in the immediate area.  Two of these referenced buildings were granted the design waiver. 

Landscaping & Setbacks 

As proposed, the site would be improved with a combination of deciduous and evergreen trees and shrubs as 
well as a variety of other types of plantings.  Along the frontages of West 106th Street, Bennett Parkway, and 
Charles Court the Petitioner is proposing to utilize a development incentive provided within the Zoning 
Ordinance to reduce the required front yard setbacks from 50 feet down to 30 feet by installing a Level “B” 
landscaping package on each of these frontages.  This same reduction has been utilized by other developments 
within the immediate area of the subject site.   

It must be noted that overhead power transmission lines, and a corresponding utility easement, run parallel 
and adjacent to the subject site’s southern border along West 106th Street.  Duke Energy has certain limitations 
on landscaping as to not interfere with their power lines.  While none of the Petitioner’s proposed landscaping 
is located within the Duke easement, should Duke at a future time require certain plantings be removed, the 
Petitioner should be required to replace any removed plantings in order to maintain a Level “B” landscaping 
package.  As filed, Staff is supportive of the landscape plan.  

Lighting  

The proposed lighting on the site includes five (5) pole mounted lights in the parking areas and nine (9) wall 
mounted lights on the building’s facades.  Per the submitted plan set, the pole lights would be mounted at 25 
feet in height and be appropriately located within the parking areas. The wall-mounted lights would be 
mounted at 12 feet in height.  A photometric plan has been submitted and is compliant with the Ordinance 
requirements.  As filed, Staff is supportive of the lighting plan.   

Signage 

The site is eligible to be improved with both ground signage and wall signs associated with the proposed 
building and various occupants. Petitioner has provided proposed building elevations which identify areas 
contemplated for wall signage while not specifically identifying the exact dimensions of those signs as well as a 
conceptual ground sign elevation.  Final sign design(s) will be reviewed by the Town Staff at the time the 
Petitioner seeks sign permits associated with the proposed improvements.   

Stormwater / Drainage 

The Town’s Street / Storm Water Department and Town Engineer have reviewed the proposed storm water 
drainage plan (review comments are contained a part of the Plan Commission’s packet - Exhibit 5).  No 
substantial items remain to be resolved specific to the site’s drainage or management of storm water.  
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Utility Access 

Adequate access to utilities is available to facilitate the project.  No issues are known at this time. 

Vehicle and Bicycle Parking  

The site layout provides compliant vehicle parking for the proposed medical clinic.  Additional vehicle parking 
areas are planned and can be accommodated on site if and when the 8,000± square foot building addition 
would be constructed.  While not required by the Zoning Ordinance, the Petitioner has provided bicycle 
parking (two inverted “U” bicycle stands) near the pedestrian entry into the building.  This was suggested by 
Staff as the site is bordered on two sides by multi-use paths.  This bicycle parking may be utilized by employees 
and patrons. 

FINDINGS 

The Plan Commission shall hear, and approve or deny, Development Plans based on Findings of the Building 
Commissioner or Plan Commission.  Per Section 194.127 of the Ordinance the Plan Commission finds:  
 
1.  The Development Plan is compatible with surrounding land uses because: 
 
2.  The Development Plan does demonstrate availability and coordination of water, sanitary sewers, storm 

water drainage, and other utilities because: 
 
3.  The Development Plan does demonstrate the management of traffic in a manner that creates conditions 

favorable to health, safety, convenience and the harmonious development of the community because: 
 
4.  The Development Plan does utilize building materials and building style compatible with the Zionsville 

theme because: 
 
5.  The Development Plan does provide for the calculation of storm water runoff because: 
 
6.  The Development Plan does provide for current and future right-of-way dedications because: 
 
7.  The Development Plan does provide for building setback lines, coverage, and separation; vehicle and 

pedestrian circulation; parking; landscaping; recreation area or green space; outdoor lighting because: 
 
The Petitioner’s Proposed Findings are attached as Exhibit 6 for the Plan Commission’s consideration. 
 
STAFF RECOMMENDATION 

Staff recommends approval of the requested Architectural Building Design waiver and the Development Plan 
Petition as filed. 
 
RECOMMENDED MOTIONS 

I move that the waiver of Architectural Building Design Requirements be (Approved based on the findings in 
the staff report / Denied) as presented.   

I move that Docket #2019-55-DP to allow for a single story, 12,294± square foot building to house a medical 
clinic in the Urban Heavy Industrial Zoning District (I-3) be Approved based on the findings in the staff report, 
staff recommendation, and submitted findings of fact / Denied/ Continued) as presented.  
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PROCEDURAL NOTES 

An Improvement Location Permit will be required to be obtained from the Town prior to the commencement 
of any site work and/or building construction.  
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