ZIONSVILLE PLAN COMMISSION MEETING RESULTS
Monday August 20, 2018
The Regular meeting of the Zionsville Plan Commission was scheduled for Monday August 20, 2018, at 7:00 p.m. in
Meeting Room # 105 at Zionsville Town Hall, 1100 West Oak Street (additional seating was available in room 207)
The following items were scheduled for consideration:
I. Continued Business
Docket
Number

2018-27-Z

Name

Address of Project

Becknell
5190 S. State Road
Service, LLC 267 Lebanon, IN

VI. New Business
Docket
Name
Number

BHI Senior
Living, Inc.

Zionsville Road

2018-34-MP

J. Ma

10889 E. County
Road 200 North
Sheridan IN 46069

Interactive
Academy

Given a Favorable Recommendation to the Town Council
6 in Favor
0 Opposed
Petition for Zone Map change to rezone approximately 80 acres from
the Rural (AG) Agricultural Zoning District to a Rural (I-1) Light
Industrial Zoning District

Address of Project

2018-37-Z

2018-35-DPA

Item to be Considered

3795 S. U.S. 421

Item to be Considered
Given a Favorable Recommendation to the Town Council
6 in Favor
0 Opposed
Petition for Zone Map change to rezone approximately 27.50 acres
from the (R-SF-2) Residential Single Family Zoning District to the
Urban (SU-7) Special Use Zoning District
Approved
6 in Favor
0 Opposed
Petition for Minor Plat approval for the establishment of 3 lots with a
waiver request from Section 193.056 (B) (4) (Water Facilities) of the
Subdivision Control Ordinance in the (AG) Agricultural Zoning
District
Approved with Conditions
6 in Favor
0 Opposed
Petition for Development Plan Amendment to allow for architectural
improvements and an approximately 5,684 square foot addition to
the existing facility in the (SU-7) Special Use Zoning District, and
(MRO) Michigan Road Overlay Zoning District

Respectfully Submitted:
Wayne DeLong, AICP
Director of Planning and Economic Development
Town of Zionsville

August 21, 2018
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Zionsville Plan Commission
August 20, 2018
In attendance: David Franz, Josh Fedor, Michael Rinebold, Mary Grabianowski, Sharon
Walker, George Lewis. Absent: Larry Jones
Staff attending: Dan Taylor, Attorney.
A quorum is present.
Franz

Call to order the Zionsville Plan Commission meeting of Monday, August 20,
2018. Please start with the Pledge of Allegiance.

All

Pledge of Allegiance.

Franz

Will the Secretary please take roll?

DeLong

Mr. Franz?

Franz

Present.

DeLong

Ms. Grabianowski?

Grabianowski Present.
DeLong

Mr. Jones?

DeLong

Ms. Walker?

Walker

Present.

DeLong

Mr. Rinebold?

Rinebold

Present.

DeLong

Mr. Fedor?

Fedor

Present.

DeLong

Mr. Lewis?

Lewis

Present.

Franz

We have six members present, so any matter that’s voted on will take at least
four votes, either yea or nay to have a decision on. In your packet there was a set
of minutes from the July 16 meeting. Are there any comments, changes,
additions, deletions to the minutes?

Grabianowski I move we accept them.
Franz

Is there a second?

Walker

Second.
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Franz

All in favor, signify by aye.

All

Opposed by nay.
[No response]

Franz

Motion carries, 6-0. Continuance requests from last month. Docket#2018-27-Z,
Becknell Services LLC, 5190 South State Road 267, Lebanon, Indiana. Petition
for Zone Map Change to rezone approximately 80 acres from the Rural
Agricultural Zoning District to the Rural I1 Light Industrial Zoning District. Is
the plaintiff present? Petitioner, not plaintiff. Sorry.

Tuohy

Mr. President, Members of the Plan Commission, good evening. My name is
Brian Tuohy. My address is 50 South Meridian, and I represent the petitioner, the
plaintiff, in this matter before you. Thank you for hearing our case this evening.
Here with me tonight is Ramona Everett Seymour and her husband Wayne
Seymour. They are the owners of this property. And, also with me are Pete
Anderson, Darrell Phillips of the Becknell Services, the proposed developer Todd
Vanatta, Jerry Kittel, Beau Levo, Cindy Blackford from our office and Greg
Dempsey. So, again, thank you for hearing our case. I know you’ve heard part of
this or most of this, so I’ll probably abbreviate, but we’ve had some new
information and some commitments we wanted to share with the Plan
Commission. We’ve also met with our neighbors again since the last meeting, so
I will catch you up on that. So, this site is an 80-acre site. It’s the northeast corner
of 267 and 550, and the PowerPoint, the pages on the PowerPoint, the slides
correspond to the paper version that I have given you. But, you might recall that
this site is sort of located in this triangle here on the screen. The triangle formed
by I-65 over here on the east, 550 South on the south, and 267 here on the west,
and it sits right in here. This is the 80-acre site. And, there is a future interchange,
with the guts and plans for, that are some preliminary plans that we have seen
from INDOT, that is coming in right here at 500 and I-65. And within that area,
the sites are zoned Industrial to the north of us, Industrial to the east, and then
there is some Agricultural Zoning and some Residential zoning along on the
Agricultural on the west, and Agricultural and Residential here on the south. But,
in this triangle here are those three thoroughfares, 550, 267 and 65. As you can
see, it’s mostly Industrial-used property. There are a few residents here along the
north side or 550 South, and those are the people that we’ve met with and we
have some thoughts about trying to mitigate this use in this area. The zoning we
are seeking is I1. That’s a Light Industrial Zoning and Light Industrial Zoning
calls, it’s a district that is used to accommodate light industrial uses and key
pieces that all the operations of this would be in a use of this type of zoning are
all indoors. And, this use, this zoning would be consistent with the zoning that is
around us to the north and to the east. We have a very preliminary plan that has
been shown to the Planning Department and the Plan Commission. It’s
preliminary because we don’t have specific user yet, but later we would have to
come back before this Plan Commission for detailed Development Plan Review
where the actual building would be cited on the site, and would be subject to your
approval. But, for tonight’s purposes, I think it’s important that the Plan
Commission understand that the buildings that we’ve shown, and committed to,
would include landscaping here along the east side, and along the south side.
And, I’ll get to the specifics about that in a minute regarding that, and along the
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north side. Where are those sites, that north and the east, and the south side, is
where our residential neighbors are, and those are the areas where we put some
thought into trying to screen this possible use from the neighbors. But, in terms
of distances, the nearest home here on the north side, where our proposed
building, given our setbacks, would be about 300 feet. So, that would be about a
football field away. A football field is 300 feet long. And, our closest neighbors
would be here on the south side of 550 East, and those homes would be about
275 feet away from our building, and then our neighbors over here to the east,
they would be about 370 feet away from our building, so more than a football
field. So, in summary, all our homes, in relation to where the building would go
would be either slightly less or more than a football field away from our
proposed development. And, so how would we screen these folks, on the north
side up here, and the east side and the south side. And, what we proposed to do is
show them to the Plan Commission and have our commitments approved, is to
have at least a 50-foot buffer yard between our residential neighbors and our uses
and our parking area, and a 50-foot buffer yard, we have committed to not less
than a 6-foot mound that would be very heavily landscaped. In fact, I think your
staff report called out, in the staff report prepared by your folks, the Plan staff
here, that the proposed landscaping seems to meet or possibly exceed the Town
standards. And, that landscaping, as you can see from the site line, will block the
views of our neighbors, in part, and we would agree that there would be no trucks
parked on either the north or the south side where are neighbors are near us. And,
in-between those guards, would be that 6-foot berm and this landscaping that
they have shown in the plans and on the PowerPoints. In those buffer guards, and
the berm landscaped area, the number of trees would be at a minimum 74 canopy
trees, 119 ornamental trees, 220 evergreen trees, and 441 shrubs. That would be
our minimum landscape that is shown on these plans. Should the Plan department
suggest we need additional landscaping, we are more than willing to do that, but
we wanted to make this a commitment tonight so that you as a Plan Commission
understood the extent of the landscaping that we had proposed for this site.
Another concern, and to the neighbors, is what’s going to happen to the traffic in
this area. In terms of Plan Commission, I’m sure you’re aware, there is a lot of
change coming out to this area. And, some of the changes we learned about, and
I’m sure you know, is there is going to be a new interchange right here. It’s I-65
and 550. And, my understanding is, is that interchange is slated to be installed in
220. So, it’s not a very distant long time in the future event. It’s coming down the
tract, and in fact, in a second I’ll show you a plan for it. And, about the same
time, or slated thereafter, the interchange up here at 267 and 65 are going to be
changed. So, in a not too distant future, and in a fairly short period of time, this
triangle here is going to have an interchange here, a new interchange here, and a
re-worked interchange up here, and there is also a lot of conversation, a lot of
discussion about changes to 267’s routing and what 550 will turn into. So, my
point about that is this site is now very close to two substantial interstate
interchanges, which are coming down the path quickly, and there are also plans
for 550. So, this is a picture that came from INDOT of the new interchange at
550. Here is 65. Here is 550 over here. This is Indianapolis Road. As you can
see, that’s a major improvement, a major undertaking to that area, and then this
shows the interchange up here at 267, down here and I-65. Again, a substantial
change to the way traffic is going to move in and around this area. It’s my
understanding these interchanges will look similar to the interchange where
Cabela’s is up on I-69. So, what’s going to happen to 550? The answer is we
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don’t exactly know, but in looking at the Whitestown thoroughfare plan and the
Boone County thoroughfare plan, and we’ve showed this over here on the left, is
the existing functional classification of the roads. So, here is our site. Here is 550.
65 over here and Indianapolis Road is right there. What this plan shows are that
perhaps 267 is moved from here, over here and kind of winds its way up here.
Here is that new interchange we just talked about right here. 550 is going to
change from a road that now has about 36 feet of right-of-way to a road that will
have about 90 feet of right-of-way, according to the Boone County thoroughfare
plan, and according to the Whitestown thoroughfare plan. Here is the Boone
County thoroughfare plan, and it shows that the label that’s exhibited.
Thoroughfare clarifications are given as functional classification. Again, that’s
showing 550 is likely, highly likely, to be changed, and our information is again
that that roadway would change from a 2-lane roadway, about 18 feet wide now,
to a 4-lane roadway, however wide 4-lane roadway is, 36 feet wide or so. My
point is that interchange coming up at 65 and 550, a new interchange at 267 and
65, and a thoroughfare plan, two thoroughfare plans, both Boone County and
Whitestown showing 550 to be the nature of that area in that triangle are that is
going to change. Obviously that’s going to be a concern to our neighbors. They
would understandably want to at least until those changes happen, when the truck
traffic on 550. And, so after the second meeting with him, we came up with this
notion that we would make a commitment that there would be no truck traffic
either coming into our site, or leaving our site on 550. We show an entrance on
there. And, the way we came up to prevent that is to have sort of enforce a named
device, it’s called a headache bar, and that headache bar prevents semi-trucks or
other large trucks from entering or exiting our site. And, you’ll see in a minute,
it’s to the end of the presentation, that we have agreed that we would put a
headache bar on 550 so that trucks wouldn’t either enter or exit there until 550
eventually gets improved and it becomes a 4-lane road, and we think that would
then be appropriate to revisit that. So, that entrance is right down here. That’s the
only entrance they show on 550. We would seal that off from the truck traffic
with that headache bar, was our suggestion. One other item that our neighbors
brought up is light. And, so we went out to the existing buildings that were
approved by a different jurisdiction that didn’t have, lighting didn’t come up.
And, so they are pretty well lit. There is no question about that, and that photo is
a recent photo of the closest building to our southern neighbors. And, that photo
was taken looking east. And, you can see that light on the building generates a
fair amount of glare. A couple points about that light. That light is 30 or 35 feet
tall. It’s at the top of that building, and it doesn’t have a shielding on it. So, my
clients, Becknell, who owns some of those buildings over there, went out and
eventually, and they put one of these devices on it. It’s kind of hard to find it
here, but basically you’re standing at the bottom of the building and you’re
looking up at the light I just showed you, and it’s got a shield. And the effect of
that shield is that it turns that light there into that light there. And, they put those
shields on their buildings. So, standing here before you, we’ve gone and put
shields on the western side of that building to show the difference in that light.
And, another critical business is, is that pole length is about 30 feet tall. And,
what we would respectfully suggest to the Plan Commission is we would enter
into a commitment. It’s part of my presentation, that we would, one, put these
shields on all lights on the sides of our building that face our residential
neighbors. So, that would be our south, east and north side. Two, we would
reduce the size of the pole lights from 30 feet to 20 feet. So, we drop that down,
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and we think that that will have a demonstrable effect like this, where that light
there does not have a shield on it. These all do. And, the last piece of our
commitment is we would not put them near the top of the building at 30 rule out
35 feet tall. We would put them no more than 20 feet tall so that we would have
no lighting on the building, nor any lighting in the parking lot that would be more
than 20 feet tall, and would be shielded as I have shown you. We believe that that
would have a substantial impact on the effect of lighting on a residential
neighbors. The staff, we enjoyed working with, and we appreciate the Town
providing us meeting rooms on a couple occasions to meet with our neighbors,
has written a report, and I’ve highlighted some of the excerpts in the report, but
the key pieces of the report are that the staff believes that this use is consistent
with the existing uses out there. Those other I2 uses, and that if it is an indicator
of responsible growth given the consistency of these uses and the existing uses,
and that they recommend, they suggest that the Plan Commission give a
favorable recommendation of this rezoning petition. They also mention that they
reviewed the landscape plan. That’s more typically done if the development plan
process, but our landscape plan appears to exceed the requirements of the zoning
ordinance. And, that’s on page 2. I’ve mentioned a couple of times commitments.
And, so I have listed them with the Plan Commission’s consideration, and that
one, the light poles would not be more than 20 feet tall, and the lighting on the
northern most and southern most buildings on the sides that are near our
neighbors, they would be shielded and placed not higher than 20-feet tall. They
would also be LED-type lighting and they would be directed downward. And, the
landscape berms that we would install should this be rezoned would be
substantially similar to the renderings we presented to you, and they would have,
they would be on the north and southeast sides of the site, and they would have a
berm through them, a minimum of 6 feet tall. And, the trees would be
approximately, as I said 74 canopy trees, 119 ornamental trees, 220 evergreen
trees, and 441 shrubs, all to be installed in and around those berms, plus
additional landscaping as the planning department would direct us. The berms
would be in buffer yards, at least 50 feet wide, and then there was an issue about
height. The zoning ordinance allows a height of 75 feet. We understand that’s a
concern to our neighbor, so we would agree that no building would exceed 55
feet in height, and that until County Road 550 would be improved. If it’s never
improved, then we would leave a headache bar on any entrance we have on 550
to prevent truck traffic from entering or exiting that site. And, lastly our
neighbors understandably are concerned about drainage, and we have advised
them that Mr. Kittel, our engineers here, that we would install a storm water
drainage plan as coordinated by the Boone County surveyor and engineers for
your town, and Boone County, and we would include ditching and storm piping
our side of 550 to create a more positive storm water drainage off of 550, and
into our proposed contingent plans. Members of the Plan Commission, Ms.
Everett, the owner will speak following me for a few minutes. In summary, we
would respectfully suggest that this Rural I1 zoning that we are asking for is
consistent with the approved zoning districts that are around our site, and they are
uses compatible with the uses that are in that triangle around our site. All
operations would be confined within our buildings. This is an enormous capital
investment. It approaches $35 million. The site currently has an assessed value of
about $138,000. So, if it would be approved, and if this building would be built,
then we take $138,000 assessed value up to perhaps $35 million in assessed
value. And, this is a development when you think about its location, and kinds of
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uses, it doesn’t have an impact on Zionsville schools. It doesn’t have an impact
on safety services, and other than around the site, which the traffic patterns are
definitely going to change, it doesn’t have an impact on Zionsville traffic in the
center of Town. And, your staff has given a favorable recommendation going to
this petition. It’s an unusual site. It’s in a triangle bounded by a road that is going
to change, 550, State Highway 267 and an interstate, which is now going to add
one new interchange and improve the interchange, and in that triangle, it’s mostly
industrial land. This is the last piece of farm ground left. It’s really not practical
to use it for farm ground any longer given the other uses around it. With that, I
thank you very much for your time this evening.
Seymour

Good evening. My name is Ramona Everett Seymour. I live at 4100 Whitestown
Parkway in Lebanon, which is straight west of here. My husband and I served on
the Perry Township Fire Department for, I was on 28 years and he was on 30
years. We retired last Halloween. This is my property that Becknell has
approached me to sell. It was in my family. My grandfather died in 1948, and it
was his before he passed away. I can’t tell you how long before that it was, but at
least since 1948, my dad got it them. And, it, quite frankly, is wet in places, about
6 to 8 acres. Some years more than that. We’ve had difficulty, some difficulty
trying to get it farmed in the last 2 years since I inherited it from my mom.
Because of being on the Fire Department, I was the firefighter representative for
our decorative board. When we met the first time with the Zionsville, with Jeff
Papa. I don’t know what his official term was back then, but when he came out to
our Fire Department, and because I was part of the Fire Department government,
and he met with our Township Trustee and our Advisory Board and our
Executive Board, and we had some public meetings after that because our
Trustee and the Advisory Board agreed that at least reorganizing with Zionsville
might be in the best interest of Perry Township, as well as for Whitestown, so
they could have a Mayoral Government. I don’t know that I went to all the
meeting. I don’t remember how many there were. I guess I’m a bad secretary
because I left all my notes with the Fire Department when I retired, but I do
recall that Mr. Papa never spoke about not rezoning or not turning any farm
ground into anything other than that. Do you have any questions for me?

Franz

No. I mean, not right now. There may be some follow up later on.

Seymour

Thank you.

Franz

All right. Thank you. Okay, with that, is there anybody in the public who would
like to speak on this matter. If you do approach, state your name and address.

Rogers

May name is Julie Rogers. I live at 3805 East 550 South, second in as I have
learned. I appreciate the work that Becknell has done to accommodate our issues,
lighting primarily, traffic primarily. Two things I am concerned about still with
the redevelopment is drainage. And, I live on the south side of the road. I have a
culvert in my front yard that goes under the road into the farm land, and my front
yard, I’ve only lived in this house for, like, 9 months. And two times out of those
nine months I’ve not technically been able to get into my house because the
water has been so high. I understand they’ve arranged for drainage on the north
side, but that leaves drainage coming to my house, for me, an issue. Because,
now I am losing 80 acres for water that is flowing from the west down to 550. I
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now don’t know where the water that goes from my front yard into that farm
field is going to go. I’m also concerned that the vacancy rate in Perry Township,
the bulk warehousing is on the rise. All vacancy rates in Boone County are at like
4.4%, which is very healthy industrial market. Bulk warehousing rates are now at
11%, and over the past couple of quarters have been rising. I do not want to see
three empty buildings or three buildings that are sitting vacant. Lighting, I am not
sure it’s a viable situation for the County, and I also kind of disagree with the
representation that this is the last 80 acres in this triangle, so to speak, which I
agree, it is, but the remaining 3 triangles of this property are all agricultural and
residential. And, those are my concerns. Thank you very much.
Franz

All right. Thank you. Is there anybody else who would like to speak?

Khan

Mal Khan. I am the fourth house in. 3875 East 550 South. As I think I said at our
previous meeting, I do not believe Industrial is the right use for this application
for the Town of Zionsville. While the remaining properties in the triangle are
industrial, they are also Whitestown. I believe the best use for this property given
its geographic proximity to the interstate, to 267, to the new 550 interchange, is
actually commercial or high-density residential, in all honesty. So, I obviously
am not a part of Whitestown, but I think for Zionsville this is not the right
answer.

Franz

Okay. Thank you. Is there anybody else who would like to speak? Being none,
Wayne, staff report please.

DeLong

Thank you. As indicated last month, Staff is supportive of the rezoning. In
summary of the development pattern of the area contains industrial development
in rezoning to the Industrial classification Light Industrial classification
specifically when referencing the Whitestown Comprehensive Plan, and other
more up-to-date plans for the area than the Town’s which about to be Perry
Township Comprehensive Plan, supports Industrial development. I appreciate the
petitioner providing details related to the Ronald Reagan extension. That’s a
topic of conversation that has been evolving over time. The Town, of course, has
been involved in certainly information gathering, but it’s best to have the most
up-to-date information available to you for your decision-making and
consideration. Again, Staff is supportive of the petition as filed, and I’d be happy
to answer any questions.

Franz

All right. Thank you. At this time, does anybody on the Commission have any
questions, comments?

Fedor

The Thoroughfare Plan from Whitestown. I pulled it up and read it myself last
week. It showed 3 different options for the Ronald Reagan connection to 267.
The one you guys are showing us, is this leaning towards being the official route
of this. I mean, like I said. Thoroughfare Plan I looked at showed 3 different
potential routes on Ronald Reagan. Is this the one they’re leaning towards then?

Tuohy

That’s our information is that this seems to be the favored version, but I
completely agree, there are multiple possible configurations of that. I saw one
with a big loop in it. You probably did too. I saw one with a kind of parkway
road being created on 550. One had 3 lanes plus bike lanes. The other one had 4
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lanes. And, so, I just wanted to point out to the Plan Commission that between
Boone County and Whitestown there seems to be some pretty substantial changes
coming to 550.
Grabianowski I have the same concerns that Josh did, and I did my own research and came up
with the same type thing he had. So, the other one, the drainage issue, I did some
due diligence on that one too. The County won’t allow the drainage to be the
problem that is appears to be from the best information I can get. So, I
understand what you’re saying. I’ve been around here forever, but I do trust that
they will do that they say they will, and it all has to be, the developer has to
conform, if that’s the word, to the way Boone County wants it done or it doesn’t
get done. So, I don’t know if that makes you feel better, but I did give you some
stuff on that, it’s every word read from above. You have to go up there and talk.
Thank you.
Tuohy

Well, it seems to me like a lot of the comments that have been made are about the
drainage in the area, and my understanding of the way that it drains is that this
property is downstream of where these properties on 550 would be, so we’re not,
we wouldn’t be creating anything upstream that would be generating more runoff
that would exacerbate your drainage problems. If anything, I think it would give
an opportunity to build piping and infrastructure downstream of you to have a
place for the water to go. Right now, it doesn’t really have a place to go, and I
don’t know that there is any improvements planned by the County that would
help that situation, but if a building is built there and they’re committing to build
a lot of pipes and things on the site I think it would give an opportunity to be able
to help your situation with the drainage. It’s my perspective on it.

Franz

Are there any additional questions?

Fedor

The landscaping you’ve described sounds significant. Is it, for lack of a better
word, more landscaping that what you’re currently doing with the adjoining
municipality in the buildings you have out there currently.

Tuohy

Yes.

Fedor

This is a significantly larger amount of landscaping than what you have out there
now.

Tuohy

Yes, Sir. Because of a couple of reasons. One would be the neighbors, and two,
your standards are higher. So, it’s higher than what is there now.

Fedor

Okay.

Lewis

Let me go back to the drainage. You have some pretty depictive pictures of what
you envision going on there. So, it would seem to me that you’ve done some
analysis relative to the drain, I mean, at this point in time. So, do you have any
comments on that.

Tuohy

Yes, Sir. I think it would be best if I had Jerry Kittel, who has had the advantage
of going to a school that had an engineering program. I didn’t have that
advantage. And, so he can explain it.
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Kittel

Good evening. Thank you very much. My name is Jerry Kittel. I’m Director of
Engineering at Innovative Engineering, and our address is 3961 Perry Boulevard.
I’m very familiar with this piece of property. It’s just actually out my window of
my office. It is downstream, but certainly everything will have to go through the
Boone County Drainage Board and be reviewed. Part of the problem with this
property is that the legal drain that runs through, and the sizing of that legal
drain, causes a restriction, therefore causes a backup of the service water that’s
creating a downstream pond, if you will, in most rain events, and so upstream has
no opportunity to escape the site, therefore escape the neighbors. So, what we’re
going to do with this site, as will be required, not only through the Town’s
review, but through Boone County Surveyor’s office review, is to improve
through network of piping. There will also be expansion of retention ponds,
detention ponds, which will provide control much greater than what is there
today is just a field tile, which typically we see it and that tile is no exception.
Has broken sections in it, restricts the water from being able to be released
downstream at a larger rate. We also have some flood plain on this site. So, we’ll
have to create some additional storage to compensate for those additional flood
plain areas. So, you’ll see, as typically you do, with vast development is
improvements in the downstream drainage system. That’s part of the
requirements. That’s part of the ordinances that we’re required to meet, and
certainly, the residents upstream of this will benefit from those improvements
being made downstream, and the cost of those improvements will be a burden to
this developer and not to those individual people.

Franz

Okay. Thank you. She also mentioned vacancy rates. Would anybody on your
team have a comment relative to that?

Tuohy

Yes, sir. One of our brokers, __________36:50.

Vannatta

Todd Vannatta with Cushman and Wakefield. I reside at 7730 South 775 East in
Zionsville. I have represented Becknell Industrial up in this Whitestown area
since they started developing up here. They have now developed 6 buildings in
the area. Out of those 6 buildings, I am going to suggest that there is 700,000800,000 square feet of space. Something like that. We currently have 39,600
square feet of space left. And, the two newest buildings, which aren’t even done
being built yet. So, we’ve enjoyed tremendous success with some very good
companies up in the area, and the reason we are going out to the site is we know
we will have similar success on it. The vacancy rate in the northwest segment is
around 4 1/2%. She is very accurate with that. I think the thing you have to
realize is that there has been a vast amount of development in the Whitestown
area over the last couple of years. It’s really caught fire with several developers.
And, so obviously there are certain buildings, some of which are very, very large.
600,000-800,000 square foot facilities that haven’t been rented yet. And,
certainly the plan is to get them rented. Becknell has enjoyed a lot of their
success in some of the smaller-sized spaces, 100,000-300,000 square foot spaces.
They do have one shown on this plan because it’s a possibility that they might
build one of that size, mainly because they’re courting a prospect for that
building already. If that doesn’t go through, you may very well see those
buildings on that end reduce in size as well. And, so that is a bit of a moving
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target, but Becknell is going to do buildings that they feel they have the best
possibility of leasing quickly, and they’ve enjoyed success doing that.
Franz

Okay. Thank you. Are there any additional questions, comments?

Fedor

On your buffers on the north and south side, there is no truck traffic on those
ends. It’s going to be all car parking lots.

Tuohy

Yes, sir.

Fedor

Okay. Just want to make sure there is no loading docks on either end there. Fair
enough.

?
Franz

I think we got those in the email. Were those the ones you submitted in the
email? Yes. Any additional questions? Comments? Is there a motion?

Rinebold

Mr. President based on testimony given tonight and from the previous two
meetings that’s on record, I move that Docket#2018-27-Z, Zone Map Change to
rezone approximately 8 acres from the Rural Agricultural Zoning District to a
Rural I1 Light Industrial Zoning District receive a favorable recommendation
based upon the findings in the staff report as presented, with the recommendation
being certified to the Town Council for adoption.

Franz

Should be make a comment relative to the commitments to that too?

Rinebold

And, I’ll add those commitments as presented in testimony tonight.

DeLong

And, just a point of clarification, on the commitments there were two references
to the heights, it would be helpful to staff to identify where that height is being
measured from, such as adding the term ‘from grade’ if that’s accurate.

Rinebold

Duly noted.

Franz

Is there a second?

Fedor

Second.

Franz

Is there any discussion? Being none. All in favor signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response]

Franz

Motion carries 6-0. Thank you very much. Next on the Docket under new
business is #2018-37-Z, BHI Senior Living, Inc., Zionsville Road. Petition for
Zone Map Change to rezone approximately 27.5 acres from the R-SF-2
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Residential Single-Family Zoning District to the Urban SU-7 Special Use Zoning
District. Is the petitioner present?
Ochs

Yes. Good evening. For the record, my name is Tim Ochs. I’m an attorney
representing BHI Senior Living, the petitioner in this case. Hopefully you have
the booklet. It looks like this, I’ll refer to it, although this is rather simple or
straightforward in terms of what we’re requesting. This is a little over 27 acres
directly along Zionsville Road, located north if I-465, between, is probably the
best way to put it, Zionsville Road and the existing Hoosier Village campus,
which now includes the Oaks project just north of what was the traditional
Hoosier Village campus. If you look at Tab 2, you’ll see an outline of the
property that we are requesting to be rezoned. Tab 3 shows the current zoning
map. This request is to rezone it to a SU-7, it would then match all of Hoosier
Village and the Oaks, so that everything starting at Zionsville Road and moving
east all the way over to the western, or to the eastern boundary, excuse me, of the
existing campus would then be zoned the same category. The obvious question
here is, if we don’t have a Development Plan, and why are you doing this? And,
the answer to that is, the Zionsville Road project. It’s that simple. With the
dedication of substantial amount of right-of-way to the Town and reviewing the
plans for the road, it prompted BHI to take a look at the desire here is really
being driven by the fact that they want to make this their existing access point,
which is now really an emergency access point, or even construction access
point. That is going to become its main entrance, and so in the not-to-distant
future with the conclusion of what is really a fantastic project on Zionsville Road,
you know, this will be modified. Any changes that require Development Plan
obviously would come back before the Commission, but that’s what’s prompting
this. We are going to come in with plans for that entrance. It will become the
main entry-way into Hoosier Village, better I think than 96th Street, and this is a
pre-cursor to that. We also think it makes sense with the shape of this property to
just kind of square off and have everything starting at Zionsville Road going east
to be zoned the same category. So, we’d like to thank staff for their work on this,
and we have reviewed the staff report and concur with their conclusions and
thank them for that, as well, and with that we’d be happy to answer any
questions.

Franz

All right. Thank you. Is there any public comment on this matter? Once again,
state your name and address.

Shelley

I’m Kate Shelley. I live at 11375 Leander Lane. I live in Indianapolis, but I am
here for Martin Transport. We are on Bennett Parkway. Our only concern about
any rezoning or anything like that, directly relates to expanding the expansion for
Bennett Parkway to 96th Street. Previously the senior homes had some concerns
about how that expansion would affect them. So, we just want to make sure that
this doesn’t further delay that expansion.

Franz

Okay. Thank you. Do you have a comment on that, Wayne?

DeLong

Certainly. The Bennett Parkway extension, the Town is hopeful to receive federal
assistance with that project. That is a 8 to 12-million-dollar extension of a road,
and is about a 1-mile segment of road, so it’s a little pricey. The, certainly BHI
has been a partner with the Town on many different projects, and certainly that
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project is one of them, helping to facilitate that, that future project. But again, as
federal aid goes, we are about 7 years out to be in the queue related to that
funding cycle.
Franz

Okay. Thanks. I guess I’ll take your report also.

DeLong

Thank you. Staff is supportive of the petition as filed. The request that’s in front
of you is a special use rezoning and you are familiar with this type of
classification. The request that’s in front of you, and staff’s general reaction to
these types of filings, which programatically rezoning to Special Use locate
where they are needed and where desired by needs of the community or needs of
the program that the special use is facilitating. In this particular area, the zoning
supports the multitude of classifications based upon the Comprehensive Plan.
Certainly the petitioner is not proposing any specific use, but certainly
programatically has many different types of facilities and land uses and densities
and intensities, but staff does not see any issues with the request that’s in front of
you.

Franz

Okay. Thank you. Do any members of the Commission have any questions?
Being none, is there a motion?

Fedor

I move that Docket#2018-37-Z, Zoning Map Change to rezone approximately
27.5 acres from the R-SF-2 Residential Single-Family Zoning District, to the
Urban SU-7 Special Use Zoning District receive a favorable recommendation
based upon findings in staff report as presented with recommendations being
certified to Town Council for adoption or rejection.

Franz

Is there a second?

Grabianowski Second.
Franz

Any discussion? All in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response]

Franz

Motion carries 6-0.

Ochs

Thank you.

Franz

Thank you very much. Next on the Docket is #2018-34-MP, J. Ma, 10889 East
County Road 200 North, Sheridan, Indiana. Petition for Minor Plat approval for
the establishment of 3 lots with a waiver request from section 193.056. (B) (4),
water facilities of a subdivision control ordinance in the AG Agricultural Zoning
District. Is the petitioner present?

Andreoli

We are.
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Franz

All in one breath.

Andreoli

Yes. Thank you. For the record, my name is Mike Andreoli, 1393 West Oak
Street. With me tonight is Mr. Ma and his wife, Ms. Wang, who own this
particular parcel. This is much less complicated than the other matters you’ve
dealt with tonight. This is simply a minor plat. They have a 15-acre tract up along
200 and 1100, actually at the corner. This is essentially at the farthest northeast
section of your jurisdiction. Across the street would be out of your jurisdiction,
and this is a 15-acre site that they propose to subdivide into 3 lots, all of which
would meet by a long-shot your minimum requirements. Lot#2, which is the
middle lot, has an older house on it. Only 1100 square feet. It was built sometime
in the 50s or 60s. There is a barn, and some other accessory structures. We have
gone in and received unanimous approval from the Board of Zoning Appeals for
a slight variance with regard to the barn that’s on that site because it slightly
exceeds the 1100 square foot of the primary residence. So, we had to get that in
order to go ahead and allow that to comply with your ordinances. In addition, we
needed to request Special Exception. This is an Agricultural Zoning
Classification, so in order to build single-family residences of any sort, whether
it’s on a platted lot or otherwise, you need a Special Exception in the AG district
in the rural area in order to be able to accomplish that. So, that’s a request that
we’re making tonight, is a Special Exception request. In addition, we’ve asked
for a waiver with regard to some of your well requirements. The well that’s on
there may not quite meet that requirement. It’s an old well. It functions fine. It’s
been doing well for a number of times. It’s going to go in and redo the house or
tear it down, the may have to revisit that particular issue because they’re going to
have to revisit the septic at that point. The septic has functioned well, as well, but
we’re talking about a fairly diminutive size of a house given Zionsville’s
standards and what generally is built around our community. But, it’s been there
a long period of time. Part of the requirement is that we had to dedicate right-ofway. All the right-of-way has been dedicated as per staff and TAC comments
along 1100 as well as 200. In addition, there is a right to farm covenant that was
required as part of the Board of Zoning Appeals process. That covenant will be
recorded with the land given the fact that you have residences next to
agricultural. And, as required with staff, there is a buffer yard that shows on the
west and the south side on the actual plat itself that will be a buffer yard where
you can have certain plantings, and if you do, you plant them at your own risk.
So, not to hamper the farming operations. As practical matter, the area adjacent
to it, south, is not farmed, but that is a requirement in your ordinance and it’s
been a good requirement that I think has served us well over the years, and even
through there is not farming there now, it is a general agricultural area and so, it
makes sense to go ahead and have that on there, and that shown on the actual plat
itself. Lot#1 has a drain running through it. It’s an open tile drain at the present
time, with some concern that it might not even be a regulated drain. Further
discussion was had with the surveyor’s office and I think everybody concluded,
at least the surveyor concluded it was a regulated drain. And, what we are going
to do with that, the likelihood is, is there is plenty of building area even with that
drain given the fact that this is a 3+ acre lot. But, what we have talked to the
surveyor and will access Drainage Board when the plans are done before any
construction or any building starts on that particular lot, we are going to look at
trying to pipe the drain in that area. It’s at the very upper reaches, so it’s not a
drain that accommodates a lot of water. It’s basically a drain where water starts
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and then goes downstream. Essentially what we are going to do is go ahead and
pick it up on our property and pipe it, and that will allow us to reduce the 75 foot
from top of the bank on either side to a 30-foot drain total. That will give more
usable space and usable ground, and it would actually provide for better drainage
of that particular site, and accommodate the needs of the surrounding properties
as well. So, essentially that’s it. I’d be happy to answer any questions that you
have, and respond to any comments that might be made by the public.
Franz

Okay. Thanks very much. Is there any comment from the public on this matter?
Being none, Wayne, the report please?

DeLong

Thank you. As staff is supportive of the petition as filed. And, I do want to take a
few moments to expand on a few things that Mr. Andreoli spoke to. The Board of
Zoning Appeals met on August 14, and approved a variance petition supporting
the existing dwelling on Lot#2, as well as approved the Special Exception
petition supporting the minor plat, the creation of the minor plat, which is a
requirement of your use table, and as well, in concert, approve special exceptions
for future residential builds, as well as facilitating residential rebuild on Lot#2.
This is a requirement, as I mentioned, of your use table to have a special
exception approved to facilitate the platting that you’re seeing in front of you this
evening. I certainly also want to mention the buffer yard requirement. While that
is something that is in your ordinance, it is an area or a buffer that can be reduced
on request, and demonstrating certain criteria to the building commissioner. I
would not want to overlook that as an opportunity, so we would encourage the
petitioner to include that language, the ordinance language on the plat just to
make sure that right carries forward, a lender in the future doesn’t lock up the
buffer yard and say nothing can ever happen here when the ordinance itself
allows the changes to occur. As far as the agricultural aspects of the property,
while it is required to go through the Special Exception process, the first and
foremost thing that the staff is looking at related to the processing of the special
exception is farmland preservation. This particular parcel, 15 acres, is in an area
that is predominantly build out, if you will, with 1, 2, 3, 4-acre lots, and this
remnant parcel is sort of the parent tract that is in the middle of this area with
0.32 acres of total taxed land within that 15-acre site. I mean, this is not an area
that we are reducing the agricultural land of the Town of Zionsville. Therefore,
staff was supportive of this Special Use, I’m sorry, the Special Exception petition
that was in front of the BZA, as well for other reasons. Again, staff is supportive
of the petition as filed and I would be happy to answer any questions.

Franz

Okay. Thanks. Are there any questions, comments? Wayne, have you talked with
Mr. Andreoli about the recordation of that?

DeLong

Yes. It was discussed at the BZA. That’s typically that’s done with the BZA.

Franz

Oh, so that’s already taken care of. All right.

Fedor

Of these three lots, where are the driveways going to be coming out on. Are all
three lots going to have driveways going out on 200, or are they going to come
over on the gravel road to the right.
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Andreoli

A couple things about that. The Lot#1, more likely than not will have a driveway
off of County Road 1100. They have quite a bit of frontage along 1100. That
makes sense to have a driveway there. A lot of it has to do with where we are
going to access the actual pipe that’s going to be placed in terms of the drain. So,
it makes a lot more sense to come in Lot#1 off 200. Lot#2, which is the middle
lot that has the house, already has a driveway cut. We don’t anticipate there is
going to be any change with that. It pre-dates this particular application and was
done back in the 50s or 60s. Lot#3 will obviously have to have a driveway off of
County Road 200. But one of the things we’ve talked about, and I have not
chatted with this, with Mr. Ma. There was a gentleman who appeared at the
Board of Zoning Appeals meeting expressing some concern from a neighbor who
is across the street about where the access and whether this should be approved.
Well, the Board approved it, but I called him to talk with him about whether we
might be able to do something in terms of where we locate the driveway so that
the elderly neighbor across the street doesn’t have to see cars coming in and out
of the driveway. So, we’re going to look at that and try to work with that
individually when we sell the lot in terms of where that cut might be. It’s not on
the plat. But, I did want to memorialize that, that I did talk with him and we are
going to talk with Mr. Ma and his wife about whether we can try to accommodate
those nice folks. She’s been on that, as we found out, she’s been on the land for a
long, long period of time and her family, by generation, goes back several
generations on that particular property, and so we want to try to see if we can
accommodate them and try to be a good neighbor to those folks.

Franz

Any additional questions, comments? If there are none, is there a motion?

Grabianowski I move that Docket#2018-34-MP, Minor Plat approval establishing 3 lots at
10889 East 200 North be approved based on the findings in the staff report as
presented.
Franz

Is there a second?

Fedor

Second.

Franz

All in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response]

Franz

Motion carries 6-0. There is also a waiver motion required. Is there a motion on
that one?

Rinebold

I move that Docket#2018-34-MP, requesting Waiver approval from section
193.056.(B) (4) of Subdivision Control Ordinance be approved based upon the
findings in the staff report as presented.

Franz

Is there a second?
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Walker

Second.

Franz

All in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response]

Franz

Motion carries 6-0. Thank you. Last item on the Docket tonight is #2018-35-DP,
Interactive Academy, 3795 South US 421. Petition for Development Plan
Amendment to allow for architectural improvements in an approximately 5,684
square foot addition to the existing facility in the SU-7, Special Use Zoning
District and MRO, Michigan Road Overlay Zoning District. Is the petitioner
present?

Rottmann

Todd Rottmann. Address 320 West Hawthorn Street. We were in front of this
Commission in 2015, creating a master plan for Interactive Academy, at which
time we tried to forecast what their growth needs would be long into the future.
Since that time, we have done a classroom addition to this school, which fit
within the master plan, but now they have the need for an expanded gymnasium
or tumbling, cheer, etc. and it doesn’t fit within the footprint of that previously
approved master plan. So, we are here today to get a revision done to the
Development Plan that would accommodate this new gymnasium addition, and
we are here to answer any questions you may have.

Franz

Okay. Thank you. Is there any comment from the public on this matter? Being
none, Wayne, to you have the staff report?

DeLong

Thank you. Staff is very familiar with this property having worked with the
petitioner over the years on a various number of projects, including last years, I
believe it was rezoning of the site to the special use classification to assist with
projects like what’s in front of you this evening. Staff is supportive of the
petition. I believe the petitioner wants to add a bit of clarity to the when the aqua
swirl will be installed. Staff does not object to any clarification on that particular
drainage management practice component on that, but again, staff is supportive
of the petition as filed. Recommends approval, and I’d be happy to answer any
questions.

Franz

All right. Thank you. Are there any questions, comments? Would you like to
comment on what Wayne brought up?

Rottmann

Yes. In our TAC hearing and subsequent correspondence with Town
departments, it was determined that water quality measures such as an aqua swirl
leading into the southern pond would be required for any reductions in permeable
area south of the main entry of the building following this project. This project
did not require the aqua swirl installation, but we make a commitment to install
one at a later time if there is any permeable area reduction south of the main
entry to the building.
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Franz

Are there any other questions, comments? Being none, is there a motion?

Fedor

I move that Docket#2018-36-DPA, Development Plan Approval Amendment to
allow for an architectural improvement in approximately 5684 square foot
addition to the existing facility in the SU-7, Special Use Zoning District, and
MRO, Michigan Road Overlay Zoning District be approved based on findings in
staff report, and as presented.

Franz

Is there a second?

Walker

Second.

Franz

All in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response]

Franz

Motion carries 6-0. Thank you.

Rottmann

Thank you for your time.

Franz

Is there any other matters to be discussed, considered? If there are none, I’ll take
a motion to adjourn.

Grabianowski So moved.
Lewis

Second.

Franz

All in favor?

All

Aye.

Franz

We’re adjourned.
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