ZIONSVILLE PLAN COMMISSION MEETING RESULTS
Monday October 21, 2019
The meeting of the Zionsville Plan Commission was scheduled for Monday October 21, 2019, at 7:00 p.m.
in the Zionsville Town Hall Council Chamber, 1100 West Oak Street, Zionsville, Indiana.
The following items were scheduled for consideration:
Docket
Name
Address of Project
Item to be Considered
Number
Approved
10901 & 10985 E
6 in Favor
300 South (146th
1 Opposed
Street), and 3201 S. Petition for Zone Map change to rezone
2019-45-Z
Harris FLP
U.S. 421 (Michigan
approximately 1.5 acres from the Rural (PB)
Road)
Professional Business Zoning District to the Rural
(GB) General Business Zoning District

2019-44-CA

2019-42-PP

2019-43-DP

Harris FLP

Holliday Farms
Section 2

Holliday Farms
Section 2

10901 & 10985 E
300 South (146th
Street), and 3201 S.
U.S. 421 (Michigan
Road)

Approved
6 in Favor
1 Opposed
Petition for Commitment Amendment to provide for
modification of Boone County Ordinance No. 200813 recorded as Instrument No. 2008-00010861 in the
(PB) and (GB) General Business Zoning District

Approximately
3650 S. US 421

Approved
7 in Favor
0 Opposed
Petition for Primary Plat Approval with waivers to
provide for 78 Lots in the (PUD) Planned Unit
Development Zoning District

Approximately
3650 S. US 421

Approved
7 in Favor
0 Opposed
Petition for Development Plan approval to provide
for the development of a 60.892 acre site into 78 lots
in the (PUD) Planned Unit Development Zoning
District

2019-46-MPR

Town of Zionsville 1100 W. Oak Street

Approved
7 in Favor
0 Opposed
Adoption of Declaratory Resolution regarding
establishment of Economic Development Area /
approval of Economic Development Plan (EDP) for
Holliday Farms

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

October 22, 2019

Zionsville Plan Commission
October 21, 2019
In attendance: David Franz, Larry Jones, Sharon Walker, Josh Fedor, Mary Grabianowski,
George Lewis, Jeff Papa.
Staff attending: Dan Taylor, attorney, and Wayne DeLong.
A quorum is present.
Franz

Call to order the Zionsville Plan Commission meeting of Monday, October 21,
2019. Please start with the pledge of allegiance.

All

Pledge of Allegiance.

Franz

Wayne, will you please call roll?

DeLong

Yes. Mr. Franz?

Franz

Present.

DeLong

Ms. Grabianowski?

Grabianowski Present.
DeLong

Mr. Jones?

Jones

Present.

DeLong

Ms. Walker?

Walker

Present.

Franz

All seven in attendance.

DeLong

My paper got a coffee stain on it. Mr. Papa?

Papa

Present.

DeLong

Mr. Fedor?

Fedor

Present

DeLong

Mr. Lewis?

Lewis

Present.

DeLong

Now you’re good.

Franz

All right. Well, we stopped at four, was a quorum. All right, so in your packet
was a set of minutes from the September 16, 2019 meeting. Is there any
comments, additions, deletions from those?
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Papa

Just a quick, starting on page 9 at the bottom, the first comment attributed Mr.
Lewis all the way over to the mid-side of page 10. I think all those were from me.

Franz

Okay.

Lewis

No, I think you’re right.

Papa

So, on the bottom on the page 9, starting with, “So, did you say the residential
use. . .”, that’s me, and then all the way through right before Mr. Howard says
okay. I think all that was me.

Franz

Okay. So noted. Did you correct, there was a question on, I thought there was
something else in here.

Grabianowski There was a question mark about who said what, and it was when they said that
Mr. VanSickle started the airport in 1958. I said no he didn’t. Because it was
started by Harwin and Mary Campbell in the 1950s.
Franz

So, that was you who said actually he didn’t?

Grabianowski Yes. That was me.
Franz

Okay.

Grabianowski I was alive. I knew it. I knew the Campbells. They were my neighbors.
Franz

All right. Is there anything else? If not, is there a motion to approve?

Grabianowski So moved.
Franz

Is there a second?

Walker

Second.

Franz

All in favor, signify by aye.

All

Aye.

Franz

Opposed nay.
[No response.]

Franz

Motion carries 7-0, approved. On to, there are no continuances from the last
meeting, so on to new business. Dockets # 2019-45-Z and # 2019-44-CA, Harris
FLP, 10901 and 10985 East 300 South 146th Street, and 3201 South US 421,
Michigan Road. A petition for zone map change to rezone approximately 1.5
acres from the rural PB, professional business zoning district, to the rural GB,
general business zoning district, and a petition for commitment amendments to
provide for the modifications of the Boone County ordinance # 2008-13 recorded
as instrument # 208-00010861 in the PB and GB, general business zoning
district. Is the petitioner present?
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Price

Yes, good evening, Mr. Present, members of the Commission, my name is Matt
Price. I’m an attorney with Bingham Greenebaum and Doll, here tonight on
behalf of Harris FLP. My client, Bob Harris, is here in the front row representing
his family company, and I’m going to ask my colleague, Justin Hage, to hand out
some materials that I’ll use to explain the two petitions we have here tonight on
behalf of Harris. Give you a little bit of background. The Harris family has
owned this property for over 50 years, and back in 2008, rezoned it into a
combination of general business and professional business, and that is the same
set of materials. I just wanted to be careful in case anyone left their packet at
home, and for Dan. I wasn’t sure if Dan had one. But rezoned the property back
in 2008 to a combination of general business and professional business with a set
of commitments that went along with that proposal. In the aerial, just, I know
everyone is acquainted with the property, but just to kind of give a little refresher
here. It’s at the southeast corner of County Road 300, or 146th Street, and
Michigan Road. It’s just over 57 acres, and when it was rezoned, the northern 44plus acres was rezoned to general business. The southern 13-plus was rezoned
through professional business. And, a few things have happened since that time.
One, with regard to the marketplace generally, and also, two, with regard to a
number of things that have taken place with the Town. First of all, the property
was rezoned when the county had planning and zoning jurisdiction over it. Since
that time, the Town has consolidated, and this is part of, obviously, the Town of
Zionsville’s planning and zoning jurisdiction. Secondly, there were commitment
modifications made in 2016 to permit a convenience store and fuel station, and so
that’s one set of modifications, and about that same time, end of 2016, beginning
of 2017, the Town itself undertook some amendments to the US 421 Michigan
Road Overlay zone, and they did that specifically to allow drive-thrus as a
specifically called-out use along the border of this particular property, and they
did so by also requiring a specific orientation of those drive-thrus, namely that
they be out of sight or behind, in the rear, of the buildings. What it does is it
mirrors the overlay zone requirements that you’d see in Carmel, is what was
adopted in Zionsville. That was in 2016, 17, and then also in 2017, the Town
established the 146th Street economic development area as a TIF district. Nothing
has occurred yet, but we hope with positive recommendations tonight that,
positive addition to the tax base will occur in the coming months. To explain a
little bit about what we’re here tonight to present, the first item relates to the
rezoning petition, which is, if you look on our site plan, which is behind Tab 2,
it’s Outlot I. And, what we’re proposing to do is to rezone this parcel from its
current zoning as professional business to general business to allow for a
traditional liquor store. The original rezoning in the GB portion of the project,
which again, is nominally the northern 2/3. It contemplated a liquor store, but it
contemplated one that had at least 75% of its inventory in wine. And, so we’re
seeking to both eliminate that 75% inventory requirement for wine specifically,
and to permit a liquor store on that Outlot I. And, that is, I can say definitively
that we have a purchase agreement with 21st Amendment now. It’s conditioned
on a number of things, but specifically conditioned upon a rezoning permitting
their land use. They have some fairly strict timing requirements because they
purchased a permit to operate a liquor store at an auction. They have so much
time in order to put that into use, and this is the site that they have identified for
where they’d like to put that into use, and so if this were to receive a favorable
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recommendation and be rezoned, that would trigger then their process to get the
permit actually assigned to this address. The remainder of the petition relates to a
modification of various of the commitments that were associated with the
original rezoning, and I can summarize those for you and explain kind of what
our thinking is.
Our approach here, I think, is to respond to where we believe a marketplace is, as
far as a demand for specific types of uses, and also, I think more generally and
more broadly, I move away from some of the larger retail-type buildings and
footprints. And, so it is evolving, and what we think will take shape once these
commitments, or should these commitments receive approval. What we think
will take shape is more of a neighborhood commercial-style of development, as
opposed to perhaps what was originally contemplated, which was more of a
power center, if you will, that was anchored by or anticipated to be anchored by a
nearly 200,000-square foot Kroger. That’s not a likely scenario today, and so
we’re moving away from that. And, so we’re seeking to permit a few things that
we think are in line with our neighborhood commercial component, which is we
would like to allow for single-family dwellings on the real estate. I can expand
on that a little bit, which is, Mr. Harris has been approached, at least
preliminarily, by a senior housing company that finds this location to be
attractive, particularly they believe if it includes some commercial offerings that
their residents could walk to from where they live. Right now, with the current
commitments that are in place, that type of use will not be permitted in either the
general business or the professional business part of the property. The original
restrictions limited fast food restaurants to just two, and provided that those could
not be adjacent to one another, proceeding to eliminating that restriction. There is
a setback requirement on the original site plan, and what is really today Outlot K.
There is a requirement for 150-foot setback. Outlot K was originally anticipated
to be a fire station. The master planning for Zionsville’s fire department has
made that no longer a viable location for such a station, so we want to be able to
return that lot to a commercial use and reduce the setback just along that outlot
from 150 feet to 30 feet, is what we’re seeking to have approved this evening.
There is a few other things that were, I think, somewhat to the proposal at the
time. The project was required to have a minimum of two water features along
Michigan Road. Seeking to reduce that to one. It’s going to be driven in large
measure by the needs of the site for detention and retention. Certainly, we want
to maintain a strong aesthetic component to the development, but believe we can
achieve that without the requirement for there to be two significant water
features.
The next item is one that has been discussed a great deal internally with the
Harris Company, and also with certain property owners in the Willow Glen
subdivision. The current set of commitments requires a connection and the
dedication of a public street from our main access off of Michigan Road to a
stub-in, if you will, on the far east of the portion of our property. You can see it
on the aerial. It’s a Purple Ash, I think it’s Purple Ash Row, is the name of the
stub-in from Willow Glen. What we would like to do there is leave that
discussion for another day, really. We have heard a great deal of input from some
neighbors at Willow Glen that would enjoy some form of connectivity, but
perhaps not a public street. And, so what we’ve sought to do is kind of walk a
middle ground here this evening, which is to say there might be or may be some
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type of a public road connection, but that we would leave that until the
development plan stage, where there would be additional input from the Town
from traffic circulation standpoint, and also additional input from the surrounding
community as whether that is something that is desirable or not to them. Go
through a couple of the last couple of commitment changes. We’re seeking to
increase the number of permitted outlots along Michigan Road from 7 to 8, and
along 146th Street, or 300, from 4 to 5. A couple other things I’ll mention,
because they may not come right out on the content, but I want to note, is that we
are seeking to at least have the ability to ask for, when we get to the development
plan stage, to not be limited by the commitments for a write-in access point west
of our main entrance off of 146th Street. So, that little area there with the crosshatch is a write-in that we’re seeking to have at least under permission to ask for.
We have had discussions with the Town during our TAC review that noted that
that would be something that would receive additional study, as we work through
that development plan process. So, we’re not saying by showing that on the
concept plan that we are entitled to it, but we don’t want to be prohibited from
asking for it. So, we’re seeking to have that commitment clarified here. And,
then, there is one other to clarify, at least that there is not a provision on this.
We’re also seeking to clarify that a monument sign can be located on either the
north or south side of the main entrance off of Michigan Road. We think by
seeking the rezoning of the parcel on the south side of that main entrance that
that would permit that location of a monument sign. So, that’s one other small
point that I wanted to mention in relation to the modifications.
One other thing I’ll mention, and I’ll be happy to answer any questions that you
have is that you’ll see in the first outlot south of the fuel center location, which is
up here, the fuel center location up here in the corner, the immediate southern
outlot along Michigan Road are retail shops. Mr. Harris intends on developing
and owning that property himself, so he is going to continue to retain ownership
of that parcel. He has developed, obviously, a great deal of expertise in our local
marketplace, especially with locally owned merchants, and so he’d like to carry
that forward by developing his own property along Michigan Road, so I wanted
to call that out specifically. Outlot K, of the southernmost outlot, formally
reserved for a fire station, we are deep into discussions with a daycare for that
lot, which the typographic and market studies that we’ve seen would indicate that
there is a demand for that in this general assembly. So, with that, we would
respectfully request your favorable consideration this evening. Bob and I are
available to answer any questions that you have, and thank you for your time.
Franz

All right. Thank you. At this point, is there any comments from the public on this
matter? Being none, Wayne, the staff report, please.

DeLong

Thank you. Addressing the rezoning request first. The comprehensive plan for
this area speaks to a mixed-use development. Certainly, the rezoning that is
requested this evening is in compliance with your comprehensive plan, and with
the commitment amendments that are proposed, those as well are encouraging of,
and further facilitating a mixed-use development. Specifically, the residential
component. Certainly, we note that the petitioner’s original filing made mention
of potentially seeking multi-family. Certainly, that currently has been struck from
the language of the staff, but not discourage that conversation from happening in
the future and having a full, certainly filing, related to that, but certainly that
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would be in concert with the comprehensive plan’s thoughts about a mixed-use
development in this area. As noted in the rezoning staff report, any
recommendations from the Plan Commission, this evening or in the future,
related to this matter, would go to the Town Council. The same would be
associated with the commitment amendment, because those commitments are
commitments originally generated from the Boone County Area Plan
Commission and the County Commissioners of the Town Council has continuing
jurisdiction over those commitments. With that in mind, staff is supportive of the
rezoning as it’s filed, and the commitment amendment form as it’s filed, and I’d
be happy to answer any questions.
Franz

All right. Thank you. At this point, I will open it up to any questions from any
members of the Commission.

Lewis

So, I’m looking at these maps and I’m having a little bit of trouble following
exactly. So, the rezone is just up on I, which is currently zoned professional
business and you want to change it to general business. Is that, I guess we don’t
have a good map of where the lines are as far as what’s general business and
what’s professional business for right now.

Price.

I have a set of the originally recorded commitments that I can provide right now,
if you’d like, and that would at least show you kind of there the demarcation is
generally on the original content map.

DeLong

I’ll jump in, Exhibit 7 in your staff packet, for the CA, again, Exhibit 7, would
have that delineation. I also note there is 20 pages that are stamped Exhibit 7.
About 10 pages from the back.

?

A lot of pages, but a lot of demarcation.

Price

Mr. Harris has some additional detail on that if I could help.

Harris

So, Bob Harris, Harris FLP, 345 North 700 East, Whitestown, Indiana. Union
Township. When we first, when we went into our rezone with the County, what
the County asked us to do was to make those two southernmost outlots
professional business. We agreed to do that. In working with the users that are
looking to buy those outlots in the south end of that property, the daycare wanted
separation by an outlot between it and the liquor store. So, then they asked for it.
So, what we did was, in that, we pushed the road a little further to the north,
therefore, creating three outlots that are south of the road. We still basically have
the, you know, the uses, the commitment is holding true. The issue is, when we
did that, we moved those lines around, the PB line, where it was actually
designated, ran through that third outlot to the south. So, all we’re really asking
to do is, we’re asking to shift that line a little bit to the south to make that single
outlot then work at that third outlot from the end to the GB zoning. So, an 11year ago memory. I’ll do my best.

Jones

Just to confirm, really all you’re looking for is the ability to develop Lots I, J, K
and the corner gas station.
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Price

Well, if I understand you, yes, so we currently have contracts for Mr. Harris
individually going forward with the project on A, E, I and K.

Jones

So, I understand that through the 2008 County approval, this kind of strip center
was fundamentally entitled. My core concern with it is that since that time,
whether it’s to farm or Holliday Farms, we’ve had it work to move away from
these kind of strip center developments when you look at the setbacks along
Michigan Road. Basically, every lot brings parking right up to the, we’ll call it,
the lot line. The removal of one of the water features, I understand you’re saying
the drainage, there really is, its water features are not what I consider a drainagetype feature, something that you’re managing. I guess as my core concern is what
I’m seeing here is just really has no potential for amenities. It is a bare-bones
strip center, and, you know, we have kind of held that everything that we have
had an opportunity to review and oversee to much higher standards than what the
County approved back in 2008. I don’t really have any particular interest to
approve any kind of piece and part of this until we see some sort of development
plan that actually might be more in line with what we have been approving over
the last half-dozen years. And, my core concern that this kind of stuff is, it’s
probably the most efficient way to develop land for retail uses, but it kind of
undercuts the requirements we are holding Mr. Henke to with his plan and also
you know the commitments with their project, and basically it’s kind of the
standard we keep talking about that we want to continue to have here in
Zionsville. That’s why we consistently up here, at least I do, on the Plan
Commission or BZA, hear all the concerned comments about what’s going on up
and down to Whitestown with the development they have out there. People don’t
quite understand how they can do that out there, and we have to explain to them
over and over again we don’t have any say. And, the areas that we do have the
say over, we like to think we are actually holding them to standards of
development what others have done before, and the net effect of all this is it
helps, in my belief, drive those back down to the actual Town of Zionsville,
before we allow this kind of stuff to go on, more opportunities for business to
move away from the Town center, which basically with the negative effect of the
value of the Town center. So, that’s my two cents.

Price

No, I appreciate your comments. One thing to keep in mind, as I think while it
happened before this property was rezoned, it happened in its infancy, was the
adoption of the Michigan Road Overlay zone. And, the Overlay zone has very
strict requirements about the architectural theme, building materials, landscaping
setbacks, unlike other projects that you mentioned, it’s fully adherent. There has
been no attempt to seek relief from the Overlay zone, and I think that the Plan
Commission, over the years, has exhibited a great deal of skill, when you look
around our Town, including our urban center and Town, about applying things
like the Zionsville theme to buildings in Town, in our urban core, but they’ll also
be able to do it along the Michigan Road corridor here. And, so I think there is a
real opportunity to, once the uses are established, to apply those strict standards
in the Overlay zone, and achieve something that I know Mr. Harris wants to do
for the Community. Which is to have a real legacy project that he intends to be a
long-term participant in.

Jones

Currently what we’re being provided is conceptual. There is no development plan
committed to.
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Price

We’re required by the Overlay zone to seek development plan approval, adhering
to those objective standards in the plan.

Jones

Correct. The Overlay.

Price

The Overlay.

Jones

But, it’s the Overlay plan.

Price

Correct.

Jones

Anything above, beyond or different thereof.

Price

Well, it’s at least it’s a strict a standard as applied to the urban core.

Jones

It’s reflective of what is going down 421, 106th Street South.

Price

Well, what, certainly in terms if you want to hear what’s permissible in
Whitestown and what’s compared to - -

Jones

--Michigan Road Overlay, how it impacts what’s been done on Michigan Road
and 465 up to 106th. The Overlay required a certain amount of water table and
stone and some other architectural detail, but that is not near the level that the
farm had included in their package, and from the initial stuff that came at
Holliday Farms. My core concern is we are competing against ourselves.

Price

I understand what you’re saying. I think we have a very good mechanism in our
current ordinances that have identified the mechanism for achieving a high
standard on a commercial, identified commercial noted in our comprehensive
plan.

Papa/Lewis?

Can we ask questions about the commitments now too, or just the rezone?

Franz

It’s both.

Papa/Lewis?

So, my only other question is about the 150-foot setback. What is the history of
why that was put in there, asked for? Did the adjacent property owners have an
issue with the development at that time, and asked for the 150 feet?

Price

To my knowledge, that’s not the case. It was a function of the property being
used for a fire station.

Franz

So, the 30-foot would match the 30-foot across the property?

Price

Correct.

Franz

Down here is says, ‘to provide that the main access drive up Michigan Road is
not required to make it to the subdivision to the east’, you mentioned that. So,
this specifically says it’s not required. You said you wanted to kind of put that
decision off. What did you mean by that, and this says it’s not required?
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Price

So, what we’ve made it is, there was a commitment languages permissant, but
not managed. And, so the reason for that, that was supported, if I can find the
discussion, during our TAC meeting was, was that the Town would like to
evaluate traffic circulation as part of the development plan, and it’s at juncture
where they are going to have their own input from a traffic impact study that is
part of that process. And, so we wanted to do that, and we also felt like, in our
discussions with the neighbors, that we wanted to represent what we have heard
START OF FILE NUMBER 3 at 2:42
from certain adjoining property owners, which is they’re not opposed to some
form of connectivity, but perhaps not a dedicated street.

Jones

Okay.

Grabianowski So, would there be entrances off of 146th Street, as well?
Price

Yes.

Grabianowski Okay. It looked it, but I couldn’t see.
Price

Yes. So, we’ve got, we have the western entrance and the eastern entrance, and
then we’re reserved the possibility for a write-in with hashed area that is just to
the west of our main entrance of 146th Street.

Franz

Anybody else? If there is not, is there a motion to rezone first. This would read to
be favorable, unfavorable or no recommendation at this time.

Walker

I will. I move that Docket # 2019-45-Z, zone map change, to rezone
approximately 1 5/10 acres from the rural professional business zoning district to
the rural general business zoning district receive a favorable recommendation
based on the findings of fact in your report with the recommendation being
certified to the Town Council for adoption or rejection.

Franz

Is there a second?

Papa/Lewis

Second.

Franz

Is there any discussion, comments?

Jones

So, we’re not going to wait to make any requests or any kind of development
plans that they need to commit to?

Franz

I think it’s two separate issues.

Walker

That comes later.

Franz

Any other questions, comments? Being none, all in favor signify by aye.

All
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(except Jones) Aye.
Franz

Opposed by nay.

Jones

Nay.

Franz

Motion carries, 6 to 1 with Commissioner Jones voting nay. We were asked to
clarify that. So, because in the minutes they weren’t picking up who voted nay.
So, we were asked to clarify. Is there a recommendation on the commitments?
Docket # 44, lost my notes, CA.

Fedor

I’ll give this a shot here. I move that Docket #2019-44-CA, petition for
commitment amendment to provide for the modifications of Boone County
Ordinance #2008-13 recorded in its instrument number, # 2008-00010861 in the
PV and general business zoning district receive favorable recommendation as
presented with recommendation being certified to the Town Council for the
adoption or rejection.

Franz

Is there a second?

Walker

Second.

Franz

We have a second. Is there any questions, comments? Being none, all in favor,
signify by aye.

All
(except Jones) Aye.
Franz

Opposed by nay.

Jones

Nay.

Franz

Motion carries 6 to 1, with Commissioner Jones voting nay.

Price

Thank you.

Franz

Next items on the Docket is # 2019-42-PP and # 2019-40-DP, Holliday Farms
section 2, approximately 3630 South US 421. Petition for primary plat approval
to provide for 78 lots in the PUD planned unit development zoning district, and
petition for development plan approval to provide for the development of a
16.892-acre site into 78 lots in the PUD, planned unit development zoning
district. Is the petitioner present?

Sundling

Good evening, members of the Plan Commission. My name is Phil Sundling and
I am here with the Henke Development Group. Thank you for your time this
evening, and for your consideration of our petition in Section 2 at Holliday
Farms. Section 2 consists of 78 homes, 78 lots on roughly 61 acres, and is
generally located south of Poles 1 and 2 here, and panels 3, 5 and 6. A second
piece of Section 2 is located north of Pole 10 and south of the future clubhouse,
along hole 18. This section will consist of varying lot widths, ranging from 110
feet to over 250 feet, and generally averaging around 120 feet. Acreages range
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from over 4/10 to 1.5 acres. In your packet are photos from our Chapel Hill
development in Westfield. We are anticipating the homes here in Section 2 to be
similar, if not better, in terms of architectural quality than those here in Chatham.
Both myself and Steve Henke, with Henke Development are here, along with
Chris Wiseman, our engineer from Cripe, and we are available for any questions
that you have. Thank you for your time and consideration.
Franz

All right. Thank you. Is there any comment from the public on this matter?
Seeing none, Wayne, staff report please.

DeLong

Thank you. Procedurally, a plat is subject to your subdivision control ordinance
as long as the plat meets minimum standards. The Plan Commission is compelled
to find favorably related to the petition, however, this project is also bound by the
Planned Unit Development ordinance, which does intertwine with the standards
found in your subdivision control ordinance, as noted in your staff report. There
are several waivers that the project is seeking, specific to the design standards.
Staff has found favorably related to those waivers, and ultimately the project has
anticipated those as it provides a touch better feature, touch better interaction
with the construction standards that are looked to be adhered to. Again, staff is
supportive of the plat as filed, with the waivers as requested. There are a number
of items listed in the engineer’s reports, specific to the project. These items are
not insurmountable and ultimately are each identified as easily resolvable, and
just requires some additional attention by the petitioner. With the development
plan, staff is supportive of the petition as it is filed, as well. We do note that there
was some question related to the full extension of Turkeyfoot Trail. I don’t
believe it was the petitioner’s intention to not fully illustrate that, but the Parks
Department was just curious as to the line weight to ultimately illustrate the full
extension of that. I believe there is no intention to not provide that, it’s just the
line weight. Again, staff is supportive of the petition as it’s been filed, and I’d be
happy to answer any questions.

Franz

All right. Thank you. At this point in time, is there any comments or questions
from any of the members of the Commission?

Jones

There is one item listed as J, the lack of defined collection and drainage routing.
Is it something, though, to rectify in the final plan?

Sundling

Yes. And, the construction not permits anything, I think Item J specifically
referenced. We just got staff on Friday with staff, and that will be addressed
through the CDs. Yes.

Jones

So, it won’t be just sort of turned over to builder by builder to make sure they
play nice with their neighbors.

Sundling

That’s correct. Yes.

Franz

Any other questions?

Walker

The erosion that’s mentioned here, that will be taken care of in that same
method?
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Sundling

Absolutely.

Walker

Okay.

Jones

We reviewed the commentary about the TIF, so that is a separate issues that you
guys will address?

DeLong

Correct. There is a separate item on your Docket specific to the creation of a TIF
district for Holliday Farms. That petition, again, is separate, but has been vetted
by your Redevelopment Commission over a conversation lasting 9 months to a
year. Redevelopment Commission counsel is here this evening for any specific
questions when that matter comes up, and yes, Henke Development team is in the
audience, as well.

Franz

Anything else? If not, is there a motion on # 2019-42-PP.

Fedor

I move that Docket # 2019-42-PP, petition for primary plat approval with
waivers to provide for 78 lots in the PUD, planned unit development zoning
district be approved based on the findings of facts as presented.

Franz

Is there a second?

Walker

Second.

Franz

Is there any comments, discussion? Being none, all in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response.]

Franz

Motion carries 7-0. Is there a motion on Docket # 2019-43-DP?

Fedor

I move that Docket # 2019-43-DP, development plan petition to provide for the
development of a 60.392-acre site into 78 lots, in the PUD, planned unit
development zoning district be approved with the conditions noted in staff report,
and based upon the findings as presented.

Franz

Is there a second?

Grabianowski Second.
Franz

Any comments or discussion? If not, all in favor, signify by aye.

All

Aye.

Franz

Opposed by nay.
[No response.]
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Franz

Motion carries 7-0. Thank you. Next item on the Docket is #2019-46-MPR out of
Zionsville, 1100 West Oak Street, adoption of declaratory resolution regarding
the establishment of economic development area approval of economic
development area, development plan, PUD for Holliday Farms. Petitioner?

DeLong

Yes. I can certainly introduce the matter. What’s in front of you this evening is
petition that you’ve seen from time to time, and this is an action required by
statute for the Plan Commission to review the development, I’m sorry, the
economic development plan and find it’s support, if there is support, in the
declaratory resolution related to the project being in compliance with your
development plan, with your comprehensive plan, in other words. You’re
Redevelopment Commission has vetted this project and brings it to you this
evening. The Redevelopment Commission counsel is here and can speak to
matters that appeared in front of its, in front of the Redevelopment Commission,
can speak to the process itself. The Plan Commission’s interaction with the
Redevelopment Commission’s processes. If there is any specific questions, the
developer happens to be in the audience because of the other matter that you
heard, and can address those specific questions. We did provide a large amount
of data to you. The different minutes, memorandums from the prior
Redevelopment Commission meetings, the various documents speaking to the
district itself, supporting documentation and a copy of the Redevelopment
Commission’s resolution, as well as economic development plan.

Franz

All right. Thank you. Does the Commission have any questions?

Grabianowski I do. I do. Because $20 million is a lot of money, and I don’t recall when they
gave us the proposal that put this in, and they said we’re going to need TIF
approval. They said it and I didn’t hear it. That’s one thing I don’t recall that this
was discussed.
DeLong

It was mentioned twice in the PUD document that was presented to the Plan
Commission. I don’t recall any specific audible moments, but certainly it was in
the documents. Something, when the project was vetted and discussed internally,
TIF was a recognized ask, if you will, but the PUD documents do speak to it.

Grabianowski Then those weren’t necessarily public.
DeLong

Anything that was filed in our office is a matter of public record, yes. So, that
could have been viewed by anybody at any time.

Jones

It’s the piece I keep striking with as I read through this is fundamentally all these
funds are going to primarily trail development and drainage-related issues. Am I
reading this correctly? What is the money going to and how does it benefit the
community? Not the development, but the community.

Steverwald

I represent the Redevelopment Commission on this matter, so what the
declaratory resolution that was adopted by the Redevelopment Commission
obviously creates the TIF district, just to give you a little background in the
process. So, the question here before you is whether this complies with the Town
development plan. If you pass this resolution, then it will go to the Town
Council. If they pass it, it will go back on the public hearing for the
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Redevelopment Commission before it’s finally approved. What that’s in the
declaratory resolution includes the economic development plan, which has
various projects that support the development of the area, and the partial
infrastructure of that area. The projects are on the economic development plan,
which is Exhibit A, the declaratory resolution. The bottom of Page 1, and
continued on the top of Page 2, acquisition of right-of-ways, service and
drainage, collection, water systems, water treatments, roads, streets, sidewalks,
street lights, pathways, trails, sewer, permits, design, access site feasibility for
crossing pedestrians across US 421. These other projects that are listed here as
possibilities. Wayne, do you have a, I don’t have the exact feel, as there has been
priorities listed amongst the projects, or is that still being discussed, but this is a
general document that provides a great overview and it is not ever intended to be
super specific on exactly what will happen, and on the dates that it will happen,
just more of a governing document. Wayne, do you have any specifics on any
particulars of the projects?
DeLong

Yes. I do not. You already see, I did not identify. I don’t believe any specificity
as to what projects they thought were more important versus less important. The
RDC, did specifically focus on about a $5 million price tag related to public
improvement specific to connectivity between the east side of US 421 and the
west side of US 421. Not really identifying specifically how that would be
accomplished, but certainly a bridge, or some sort of structure would be the type
of item that would be facilitating pedestrian traffic from one side to the other, if
that would include golf carts and something is broad as that, certainly remains to
be seen. And, certainly ADA compliance and other compliance matters would
drive the size and the landing size of that type of structure. But, the prioritization
of something like that improvement, I am not here to say where that fits into the
scale of things. Certainly, the TIF district first would need to have some
generation of increment in order to facilitate those types of projects.

Walker

I have a question. On Page 3, I keep going back to this public utility. Talk to me
about that.

Steverwald

Page 3 of the economic development plan?

Walker

Yes. Or, at least that’s what I’ve got it marked. Then I have another question
about schools.

Steverwald

So, the public utilities is measured by attraction and retention of permanent jobs,
increasing the property tax base for the diversity of economic base or other
similar public benefit. So, in part, it will be used to attract partial development
along 421, is my understanding, so that brings in jobs and other economic
development base, add to the tax base, add property taxpayers.

Steverwald

It will be on public utility. That’s what it is talking about. A public benefit.

Walker

That’s what I thought. I think you need to explain to me that that’s what it means,
and not what I thought the first time I read it. Thank you.

Steverwald

Yes.
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Walker

So, that kind of gives us an idea about what kind of things the money will be
used for, or it does to me.

Grabianowski And, I’m still troubled by the fact that when this project was brought up to begin
with, it was we’re going to have these walking trails. We are going to have these
wonderful amenities for the Community, and at no point do I recall. It’s my fault
if I didn’t read it, but at no point did I recall you’re going to have to pay for it.
Price

So, one thing, Matt Price again, for the record. One thing to keep in mind is this
really is the Town’s declaratory resolution, and so, to talk about the specific
projects, it includes things like a potential for pedestrian bridge over 421 or
perhaps an underpass, and so that’s not part of the Holliday Farm project, but the
extraordinary investment that the Holliday Farm project is bringing to the Town
can make something like that possible. And, so that is one of the things that is
specifically identified, for example, in the plan. There are other public
improvements that are expressly called out in the PUD as being potentially
funded by TIF. We’re not at that stage yet. That’s a, there has to be a TIF district
before there can be a request for TIF. And, like Wayne’s mentioned, we’ve been
working on that for the better part of the last year. One of the reasons why this
presents an extraordinary opportunity for the Town, I think, is that the school
report, which was part of the rezoning process, it contemplated 100% TIF.
Meaning that all of the TIFable property was included in the TIF. And, that
showed that even with that being taken into account, the project reduces about a
$1.7 million annual benefit to the school. And, so, it presents one of the rare
opportunities where the Town can theoretically capture the TIF, if it wanted to,
and use it for whatever projects that it deems to meet the criteria just mentioned.
Some of those might include permits to, you know, around the Holliday Farm
project. We can do more south trail system, which is, I think, a central part of our
comprehensive plan. Some of those funds may be for an overpass, or sidewalks
on the east side of Michigan Road. There is just a number of opportunities that
the Town could avail itself up to add amenities to our Community without having
to levy a property tax, that to do that they could leverage an increment being
produced by the Holliday Farm project that frankly would not exceed, would not
exist but for the Holliday Farm project.

Walker

I’m glad you hit on the schools. That was my next thing I marked. Thank you.

Jones

Kind of related, but unrelated. With tax increment findings support sheet. Who
wrote that?

Price

Wrote the?

Jones

The tax, the second batch in here, it’s titled Tax Increment Findings and Support
sheet. Who wrote that document?

Steverwald

I’m not sure. I don’t have that document.

DeLong

Larry, can you hold it up so he knows exactly what.

Jones

Here it is, third page back.
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Price

Mr. Jones. I’m the author of document.

Jones

You’re the author of that document?

Price

Yes.

Jones

So, what I’m going to do is flip out that paragraph that says, “For instance,
mitigation expenses, public utility installations and oversized drainage facilities
which support the project are necessary to create the high-value residential
properties, these properties, in turn, drive high-quality commercial development,
which itself creates the opportunity for new tax increment-without this project,
no increment would exist-and without increment being invested into eligible
projects this development will not reach its full potential for the Town.
This is the piece that I wanted to see slapped on Sycamore Flats project, and I’d
sit there and actually point at and say, “This is what is needed, and this is how the
TIF works.” I read through this. Like I said, I’m kind of going off a little bit, but
it’s like a lot of what is included in the TIF is actually project development costs
and not really above and beyond what would be required, but with that said, and
what’s highlighted in that paragraph, it’s kind of the things that needs to get
thrown out at any time we get to talking about TIF. To get people focused back
around on the real benefit of whatever project we’re doing. You know? The
benefit of Holliday Farms is, you know, hundreds of homes at a million plus, and
it will actually generate more property taxes that will offset school expenses and
more than pay for the cost of the TIF, which is kind of the direction we need to
get the Town going and get us on the right side of the money issue.

Franz

I agree and I think one of the things that people forget is that, you know, there is
no money if this development is not there. So, $20 million or zero. So, I think it’s
important. And, I think the other thing you hear is that we are really just without
addressing the dollar amount, or not addressing the use, we’re just saying is this
declaratory resolution consistent with the development plan, which it is. So,
anything else from anybody? If not, is there a motion? This is a favorable
recommendation, or favorable declaratory resolution, that’s right.

Jones

So I make a motion that we adopt on petition # 2019-46-MPR Holliday Farms
Declaratory Resolution we move to approve signing off on the document.

Franz

Is that a sufficient motion?

Taylor

Yes.

Franz

All right. Is there a second to that motion?

Fedor

Second.

Franz

Any further discussion, comments? Seeing none, all in favor signify by aye.

All

Aye.

Franz

Opposed by nay.
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[No response.]
Franz

Motion carries 7-0. Last thing on the Docket is other matters Modification of the
Site Layout for Hoosier Village The Oaks Phase (4) Four as related to Docket #
2016-39-Z. Wayne?

DeLong

Yes. As required by your zoning ordinance, staff is mandated to record minor
modifications that are made to projects and we’re reporting to you this evening
that in the Oaks section 4 in 2016, you approved a looped cul-de-sac, if you will.
It’s the illustration that’s a color illustration for 2016, the Oaks, Phase 4. The
petitioner, the developer, through various iterations working through the design
of the subdivision, ultimately chose a more linear path for the roadway system.
Staff ultimately worked with the Town engineers to sign off on this roadway
alignment bringing this design to you this evening to report out that our office
has issued a grading permit in association with this development plan, and since
it’s different than what you saw as a Plan Commission, again, we’re bound to
report that to you for your reference.

Franz

All right. Does anybody have any questions or comments?

Grabianowski Is this more in speaking with what the fire department requires.
DeLong

Certainly the fire department approved the original design. They did not object to
the more lineal design that you see in front of you.

Franz

Is there a motion to adjourn?

Grabianowski So moved.
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