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                     March 26, 2019
Department of Planning and Building

Town of McCordsville


Project:

PC-19-001, Oakcrest Rezone
Petitioner: 

Pulte Group
Request:
The petitioner is seeking a favorable recommendation on a rezone from Residential-1 (R-1) and Deer Crossing PUD to Oakcrest PUD for approximately 25 acres.  The property is generally located east of CR 700W (Carroll Rd) and south of CR 900N.  
Staff Review:
The petitioner proposes as 55 lot subdivision.  The assembled acreage includes property owned privately and the southern 10 (approximate) acres of the Geist Community Church property.  The church property is the portion of the assembled acreage that is zoned Deer Crossing PUD.  This rezone would not affect the zoning of any lots within the Deer Crossing subdivision, nor would it affect the zoning on the remainder of the Church property.  If approved by the Town Council the petitioner plans to file Development Plans quickly and will seek to break ground later this year.     

General Size & Location


The subject property approximately 25 acres.  The subject properties are located at the east of CR 700W and south of CR 900N.

Existing Land Use & Zoning

The subject parcels are zoned either R-1 or Deer Crossing PUD (as detailed above).  Adjacent properties are zoned as follows:
· North: Deer Crossing PUD (Geist Community Church)  
· East: Deer Crossing PUD (single-family residential)
· South: Deer Crossing PUD (single-family residential)
· West: Indy D-3 (permits single-family duplex)
Infrastructure


The subject properties are located within the Town’s sanitary sewer territory.  Sanitary service will be provided via a gravity sewer extension from the southeast corner of CR 700W and CR 900N.  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.).  The petitioner will also be installed a stub street to the property to the north for future connectivity.  Internal sidewalks and perimeter paths will also be installed for pedestrian accessibility.  The petitioner will also be installing a short off-site perimeter path extension to Deer Crossing, in exchange for Park Impact Fee credits.

Development Proposal


The petitioner is proposing a 55 lot subdivision on approximately 25 acres.  The proposed density is 2.2 units/acre.  The adjacent neighborhood, Deer Crossing, has a density of 3.17 units per acre.  Below are highlights of the other bulk standards proposed by the petitioner:

· Min. Lot Area:


7,800 SF
· Min. Lot Width:

60 feet

· Min. FY Setback:

25 feet

· Min. SY Setback:

6 feet

· Min. RY Setback:

25 feet

· Min. Livable Floor Area:
1,600 SF (single story)

1,800 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 Deer Crossing and the Town’s R-3 Zoning District. While the lot sizes between the Town’s R-3 District and this proposal are significantly different, the density is very similar.  This is due to the fact that the Town’s lot size standards do not produce the densities intended by the Zoning Ordinance.  This matrix is just intended to be used as reference. 
Staff Comments:
In terms of density, staff feels a density of 2.2 units per acre is appropriate for the area.  The proposals 34% open space is in excess of the 25% required by the Town’s Zoning Ordinance.  The petitioner proposes a greater spacing between internal street lights than we have historically approved.  Those street lights will be supplemented with a requirement for dusk to dawn lights on all homes. Staff feels this subdivision, due to its size, is a good test for this street light concept.  The petitioner’s proposed landscape plan will produce more landscaping than required by the Zoning Ordinance, this coupled with the increase in open space is viewed favorably by staff.  
At the Plan Commission meeting, staff did have three (3) discussion points that we asked the Plan Commission to review and provide feedback on.  Those discussion points are bullet-pointed below:  

· The petitioner and staff have had may discussions on garage width.  Staff has some concern with any width less than outlined by the Zoning Ordinance, and the petitioner wishes to address this issue at the meeting. 

· The petitioner has proposed their own anti-monotony standards, and they are quality standards. However, staff would prefer the use of our standard, for consistency.  

· Staff feels the two lots adjacent to Carroll shall be treated as corner lots and therefore receive a brick wainscot treatment, despite the fact the perimeter landscaping will somewhat minimize the view of the wainscot.

During the Plan Commission meeting, the Plan Commission weighed-in on the discussion points.  All parties were able to agree to a resolution on the garage width, and the revised language is detailed via No. 18-19 on Exhibit C of the proposed PUD.  The proposed language will produce garage storage similar to the intent of the Town’s newly adopted garage standards.  The petitioner committed to the wainscot for the lots along Carroll Road, and agreed to working with staff to draft anti-monotony language that all parties agreed to.   At the time of this staff report, staff and the petitioner were still in discussions over the anti-monotony language.  Staff will provide an update on this issue at the meeting.  

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 Rural Residential.  The Comprehensive Plan intends for Low Density Residential to be developed as very low density single-family development in a rural setting.  It states the purpose of this classification is to create an attractive, established, and orderly residential environment for citizens who desire large single-family residential lots.  Development in this classification is often less than one dwelling unit per acre.  Quite frankly, staff feels the classification of this area on the Future Land Use Map is probably due to be updated.  This area is not likely to stay rural.  The parcel is adjacent to Lawrence, and it is logical to have some higher densities in this location.  This project’s density should be viewed as a part of the overall puzzle within the town limits.  As various properties are proposed for development, each should be reviewed as another part of the overall vision for the Town as described by our Comprehensive Plan.    
Public Comments:
Staff has received some inquiries into the proposal from residents, those inquiries cited some concern; however, at the time of this staff report we have not received any formal written remonstrance.  

The Plan Commission public hearing did include public comments, and staff has summarized those comments below, along with a response in italics: 
Comment: Resident to the north stated concern with the removal of large trees on property which screen his property from Carroll Road.  Also noted concerns over how the planned infrastructure would affect their property (ie. septics, drainage, etc).

Response: Infrastructure extensions along Carroll are required in order to serve the development.  The Town has standards in place to ensure that existing infrastructure is either not affected, or if it, that it is restored post-construction.  Additionally, the town staff is working with the residents along Carroll to ensure the least amount of impact possible.  The Town Engineer can provide further detail at the meeting.  

Comment: Resident stated concern with the effect of the proposed detention facility on the adjacent Deer Crossing detention facility. Also, noted concern over entrances and pushing more traffic into Deer Crossing.

Response: The proposed detention facility will have no effect on the Deer Crossing detention facility.  The proposed development will have one entrance on Carroll Road and a stub road to the north.  Staff does not anticipate this development making any significant traffic increases in the Deer Crossing subdivision.  
Comment: Resident to the north of the proposed development expressed concerns over drainage issues on this property and this development worsening that issue.  Also, concerned with the effect on his septic’s finger system.  

Response: Staff is aware of the drainage concern, and the Town Engineer will be prepared to address this comment in more detail at the meeting.  

Comment: Resident of Deer Crossing expressed a desire for more landscaping between his property and the proposed development.  

Response: The Town’s Zoning Ordinance does not require any screening, buffering, or landscaping between similar/same land uses (ie. single-family residential to single-family residential).  Additionally, the proposed design includes common area between the lots in the proposed subdivision and those in Deer Crossing.  This is an upgrade that is not required by the Town’s Zoning Ordinance, and the petitioner’s design should be viewed favorably for being sensitive to existing development.  

Recommendation:
Subject to agreement on the anti-monotony language, staff is supportive of this request and recommends approval.  

This petition was given a unanimous favorable recommendation by the Plan Commission. 
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