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         March 15, 2022
Department of Planning and Building

Town of McCordsville


Project:

PC-21-015, Hampton Walk PUD
Petitioner: 

Grand Community/Fischer Homes 
Request:
The petitioner is seeking a favorable recommendation on a rezone from R-3 and CN to Hampton Walk PUD.  
Staff Review:
The property is currently agricultural field and is approximately 94 acres.  The assemblage has two frontages – CR 750N and CR 600W.  There is a wooded area on the property, a portion of which is being preserved.   

Existing Land Use & Zoning

The subject parcel is approximately 94 acres and is undeveloped.  Adjacent properties are zoned as follows:
· North: Across CR 750N are single-family homes zoned Old Town (OT)
· East: Across CR 600W is McCordsville Elementary and single-family homes zoned Champion Lake PUD
· South: Undeveloped land zoned R-1

· West: single-family homes and apartments zoned Gateway Crossing PUD  
Infrastructure


The subject property is located within the Town’s sanitary sewer territory.  Sanitary service will be provided via gravity sewer, which is stubbed to the property.  Water service is provided by Citizens Energy Group.  Vehicular site access will be provided via three (3) entrances, one on CR 750N and two on CCR 600W.  The site will also connect to Gateway Crossing and provide a stub to future development to the south.  The petitioner has proposed perimeter multi-use paths and internal paths and sidewalks. Drainage infrastructure will be installed in compliance with the Town’s requirements.  
Development Proposal


The proposed subdivision proposes a maximum of 345 units on 94 acres for a maximum density of 3.7 units per acre.  The four closest subdivisions feature the following densities:
· Champion Lake:

1.3 u/a

· Gateway Crossing

4.45 u/a 

· Old Town:


4.9 u/a 

· Austin Trace: 


3.16 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, please note there are six (6) districts or areas proposed within the PUD:

The Development Standards for Area A (Townhome Series):
1. Maximum Number of Lots


129
2. Minimum Lot Area



1,300 SF
3. Minimum Lot Width


20 feet
4. Minimum Lot Depth


70 feet 
5. Minimum Front Yard Setback

10 feet

6. Minimum Side Yard Setback

0 feet
7. Minimum Building Separation

20 feet
8. Minimum Rear Yard Setback

20 feet

9. Minimum Living Area


2,000 SF
10. Minimum Ground Floor Living Area
350 SF
11. Maximum Lot Coverage


85%
12. Maximum Height-Principal


43 feet

The Development Standards for Area B (Designer Series):
1. Maximum Number of Lots


79

2. Minimum Lot Area



7,200 SF
3. Minimum Lot Width


65 feet
4. Minimum Lot Depth


125 feet 
5. Minimum Front Yard Setback

25 feet

6. Minimum Side Yard Setback

5 feet
7. Minimum Building Separation

10 feet
8. Minimum Rear Yard Setback

15 feet

9. Minimum Living Area


1,800/2,200 SF
10. Minimum Ground Floor Living Area
1,000 SF
11. Maximum Lot Coverage


50%
12. Maximum Height-Principal


40 feet

The Development Standards for Area C (Maple Street Series):
1. Maximum Number of Lots


58

2. Minimum Lot Area



5,700 SF
3. Minimum Lot Width


55 feet
4. Minimum Lot Depth


120 feet 
5. Minimum Front Yard Setback

25 feet

6. Minimum Side Yard Setback

5 feet
7. Minimum Building Separation

10 feet
8. Minimum Rear Yard Setback

15 feet

9. Minimum Living Area


1,600/1,950 SF
10. Minimum Ground Floor Living Area
720 SF
11. Maximum Lot Coverage


50%
12. Maximum Height-Principal


40 feet

The Development Standards for Area D (Patio Series):
1. Maximum Number of Lots


22

2. Minimum Lot Area



6,600 SF
3. Minimum Lot Width


55 feet
4. Minimum Lot Depth


125 feet 
5. Minimum Front Yard Setback

25 feet

6. Minimum Side Yard Setback

5 feet
7. Minimum Building Separation

10 feet
8. Minimum Rear Yard Setback

15 feet

9. Minimum Living Area


1,700 SF
10. Minimum Ground Floor Living Area
1,700 SF
11. Maximum Lot Coverage


50%
12. Maximum Height-Principal


40 feet

The Development Standards for Area E (Paired-Patio Series):
1. Maximum Number of Lots


42

2. Minimum Lot Area



3,600 Square Feet

3. Minimum Lot Width


30 feet
4. Minimum Lot Depth


120 feet 
5. Minimum Front Yard Setback

25 feet

6. Minimum Side Yard Setback

0 feet
7. Minimum Building Separation

10 feet
8. Minimum Rear Yard Setback

15 feet

9. Minimum Living Area


1,200/2,000 SF
10. Minimum Ground Floor Living Area
N/A
11. Maximum Lot Coverage


75%
12. Maximum Height-Principal


40 feet

The Development Standards for Area F (Masterpiece Series):
1. Maximum Number of Lots


16

2. Minimum Lot Area



10,400 SF
3. Minimum Lot Width


80 feet
4. Minimum Lot Depth


130 feet 
5. Minimum Front Yard Setback

30 feet

6. Minimum Side Yard Setback

5 feet
7. Minimum Building Separation

10 feet
8. Minimum Rear Yard Setback

15 feet

9. Minimum Living Area


2,100/2,400 SF
10. Minimum Ground Floor Living Area
1,500 SF
11. Maximum Lot Coverage


45%
12. Maximum Height-Principal


40 feet

The petitioner’s proposal also includes a number of architectural, landscaping, and other design standards.  We will not list all those standards in this staff report.  Those items are listed in a matrix comparing the proposed PUD standards to those of the recent PUDs and the Zoning Ordinance.  That matrix will be available prior to the meeting.     
Staff Comments:
The subject property is centrally located in Town and is along the Town’s main north-south thoroughfare.  The nearby area features a mix land uses, including apartments, commercial, and McCordsville Elementary School.  The Town anticipates additional commercial development adjacent to this site at the southwest corner of CR 600W and CR 750N.  McCord Square, the recently approved first phase of Town Center is located approximately ¼ mile to the northeast.  For these reasons, staff has recommended that the site feature multiple product types and include density greater than has been traditionally done in McCordsville.
The petitioner has laid out their site to place their densest product, the Townhomes, along the perimeter roadways.  This is something staff supports as we envision the streetscape along both roads benefiting from the building massing.  The paired patio homes, which are the next densest product are located on the northside of the property, which makes sense, as that area will be closer to the Town Center and is adjacent to the Gateway Crossing Apartments.  The least dense product, the Masterpiece Series is located at the far southeast corner of the property, across the street from Champion Lake.  This is also favored by staff as it places large lot single-family homes closest to those homes in Champion Lake.  

The petitioner has included a Conceptual Site Plan, which clearly denotes each of the six sub-areas, as well as the pedestrian connections between those areas and the surrounding parcels.  The petitioner proposes an amenity area near the center of the property, which is surrounding by a large common area.  There is a wooded area on the property and the petitioner has committed to conserving some of that natural area.         


Illustrative Exhibits for all six of the product types have been included in the petitioner’s PUD Ordinance.
Since the initial public hearing on this petition, staff has worked with the petitioner to make a number of changes to the proposal. Those changes were aimed at addressing concerns shared by the Plan Commission and outstanding staff comments.  The petitioner has addressed almost all the comments. Below are the items staff is still working with the petitioner on at the time of this report:

· Quantity of side-load garages in Subarea B

· An updated set of “Approved Elevations”
A supplemental report, highlighting the more significant changes since you last saw this petition, has been created and is posted to the web agenda.

At the time of this report, staff has not received any remonstrance letters.
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 three different land use categories on this property.  The frontage along CR 600W is slated for Neighborhood Commercial.  The northwest quadrant being Medium Density Residential and the southwest quadrant being Low Density Residential.    According to the Comprehensive Plan Neighborhood Commercial is intended to be developed to serve adjacent neighborhoods with commercial opportunities.  These areas should be located immediately adjacent to residential areas and should be designed at the human scale.   Medium Density Residential is intended for moderate density residential development in the 2-3 units per acre range.  The classification strives to create an attractive, stable, and orderly residential environment for citizens desiring average lots sizes and/or two-family dwellings.  The Low-Density Residential land use classification is intended for areas of the Town which have already developed at this density. Other areas where this classification might be appropriate include land located outside of the current jurisdictional boundary of the Town. Land classified as Low Density Residential is intended for low density single-family residential uses.  While the petitioner’s layout does not mirror the land use categories exactly staff feels the locations of density and transitions between product types is more orderly and context sensitive than that envisioned by the Comprehensive Plan.  One example is the southeast corner of the site.  Per the Comprehensive Plan, this area is slated for commercial development.  Large lot residential development, similar to what the petitioner has proposed makes more sense and is more context sensitive to the built environment of the adjacent properties.   
This site was one of the “Catalyst Sites” studied in the Mt. Comfort Road Corridor Development Strategy.  That study proposed residential and commercial land uses with a mix of residential product types.  The petitioner’s site plan does a pretty good job following that conceptual land usage of that plan.  That exhibit is attached to this report. It is important to note that while the petitioner’s plans do not include commercial, the southwest corner of CR 600W & CR 750N, which is the best location for commercial uses, is not part of the petitioner’s site and is being retained by the seller.  

Staff will provide a recommendation following resolution of the outstanding items. 
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Future Land Use Map
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Mt. Comfort Road Corridor Developmet Strategy – McCordsville Catalyst Site
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