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Town of McCordsville


Project:

PC-20-003, Pine Vail Estates PUD
Petitioner: 

Premier Land Development 
Request:
The petitioner is seeking a favorable recommendation on a rezone from Residential-1 (R-1) and Pine Vail Estates PUD for approximately 40 acres.  The property is generally located along the eastside of CR 700W (Carroll Rd), between CR 800N and CR 900N.  The property is currently addressed as 8389 N 700W, McCordsville, IN 46055.  
Staff Review:
The petitioner proposes as 78 lot subdivision.  The site is bisected by a legal drain and is immediately adjacent to the Villages at Brookside neighborhood.  A map denoting the property is enclosed.  

Existing Land Use & Zoning

The subject parcel is zoned either R-1.  Adjacent properties are zoned as follows:
· North: Single-family estate lot, zoned R-1  
· East: Villages at Brookside PUD (single-family residential)
· South: Undeveloped land, used agriculturally, zoned R-1
· West: Single-family residential, zoned Indy D-3
Infrastructure


The subject property is located within the Town’s sanitary sewer territory.  Sanitary service will be provided via a gravity sewer extension from the Villages at Brookside.  Water service is provided by Citizens Energy Group.  The Town cannot speak to any requirements of Citizens Energy Group. Vehicular site access will be provided via an entrance onto CR 700W (Carroll Rd.) directly across from the entrance on the Marion County side.  The petitioner will also be installing a stub street to the property to the south for future connectivity and tying into the existing stub in the Villages at Brookside.  Internal sidewalks and perimeter paths will also be installed for pedestrian accessibility.  

Development Proposal


The proposed subdivision has a density of just under 2 units/acre.  The three closest subdivisions feature the following densities:

· Villages at Brookside:

2.3 a/a
· Deer Crossing:


3.17 u/a 

· Oakcrest:


2.2 u/a 

In keeping with many of the Town’s PUDs the petitioner is proposing a number of specific bulk standards that would apply within the PUD.  Highlights of those bulk standards are noted below: 
· Min. Lot Area:


10,400 SF
· Min. Lot Width:

75 feet

· Min. FY Setback:

30 feet

· Min. SY Setback:

6 feet

· Min. RY Setback:

15 feet

· Min. Livable Floor Area:
1,800 SF (single story)

2,000 SF (multi story)

· Max. Lot Coverage:

45%

· Max. Height (Principle):
35 feet
The petitioner’s proposal includes a number of architectural and landscaping standards.  Staff has prepared a matrix comparing the proposed PUD standards to those of the Villages at Brookside (Area D), Deer Crossing, Oakcrest, and the Town’s R-2 Zoning District. While the lot sizes between the Town’s R-2 District and this proposal are significantly different, the density is very similar.  This matrix is just intended to be used as reference. 
Staff Comments:
This petition seeks to take advantage of the natural features of the property.  The site plan accomplishes this in three (3) ways.  First, the plan preserves the legal drain area and focuses much of the development’s common area around this feature.  Next, it conserves the majority of the wooded area on the site. Last, it highlights the pine tree stand near Carroll Road by aligning the roadway and its median in a way that preserves many of those trees.  The proposal provides a significant amount of connectivity, which includes a total of 3 vehicular points of ingress/egress, and both perimeter and greenway multi-use paths.  The inclusion of the path along the creek is in keeping with the recently adopted Bicycle and Pedestrian Master Plan, and when constructed will represent the first total completion of a greenway trail corridor (Brookside-Vail).  The density of this neighborhood is less than all of the surrounding neighborhoods, and we feel this density is appropriate for this property.  As the proposed development will directly connect to the Villages at Brookside and is nearby other neighborhoods, it is important that the standards are at least in keeping with those neighborhoods.  This proposal accomplishes that, and in some cases, the standards exceed those of other neighborhoods.  
At the time of this report, staff has not received any remonstrance from the public. 
For all rezones, Indiana Code Section 36-7-4-603 states that reasonable regard shall be paid to the following items:
1. The Comprehensive Plan

2. Current conditions and the character of the current structures and uses

3. The most desirable use for which the land is adapted

4. The conservation of property values throughout the jurisdiction

5. Responsible growth and development

The Future Land Use Map envisions this area to be developed as Low Density Residential.  The Comprehensive Plan intends for Low Density Residential to be developed as low density single-family residential uses often less than two dwelling units per acre.  It states the purpose of this classification is to create an attractive, stable, and orderly residential environment for citizens who desire larger lots.  This proposal is in keeping with the Comprehensive Plan.
Staff is supportive of this petition and following the public hearing, we recommend sending a favorable recommendation to the Town Council.
This petition will require a public hearing and following the public hearing and discussions from staff and the petitioner, the Commission can motion to provide (a) a favorable recommendation, (b) no recommendation, (c) unfavorable recommendation, or (d) continue the petition.
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