May 28, 2019
To:

Town Councilors
RE: Material from Remonstrators for June 3, 2019 Town Council Meeting

Thank you for your time reading and considering the information presented. This packet contains the
following:

•

Letter from Stan Evans

Developer

•

Letter from Hank Gunn

Builder/ Developer

This is a bit lengthy.

If you have limited time, please read the highlighted sections.

•

Letters opposed to Sycamore Flats

Local Business owners and Merchants

•

Letter from Clare Leonard

Millennial

•

Memo regarding decreased property values

Kathy Wood, Rea Ito r

•

Letter from Bob Royalty

Summary of Sycamore Flats PUD
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Councilors:
Some of you I know personally and some of you I don't. I am a local commercial property owner and
developer. This letter is the first I have ever written in opposition to a project proposed by a fellow
developer. I am reticent to be part of the opposition when I know that I could be the one bringing the
next project before the BZA, the plan commission or you. Nonetheless, here I am.
Please know that I am generally pro-growth and pro-development. I also prefer densification over
sprawl, but I think this is just too much in this location. I come to this project from a different
perspective than most. At various times over the last fifteen years (maybe more) I have evaluated the
properties on the south side of Sycamore Street from Zionsville Road to the former trailer park. I have
had one of them under contract and made offers on others. I have worked with engineers and
consultants to evaluate the physical challenges of the properties for development. I understand that
there are huge challenges.
When I initially saw the Sycamore Street building elevations, I found them appealing. Upon further
investigation, though, it felt a little like a Trojan horse. The analogy is not totally applicable, but it does
feel like the attractive, relatively scaled Sycamore Street frontage is a deceptive face to what grows to
become a four story, relatively monolithic structure on the back side.
The current developers indicate that their project is the smallest it can be and still be financially viable
(even with $10,000,000 ofTIF bond support). I believe them. That said, I don't agree that makes this a

project that should be approved. I have watched with interest as prior developers worked to provide a
larger project on much more land pr less density on the same land, only to be discouraged or flat out
rejected by the town, its officials or planning boards. The subject property was rezoned to VBD in order
be sure that projects proposed for this site were appropriately scaled and consistent with its neighbors
and to protect against abuse of the prior business zoning. In this case, it seems to me that we, instead,
have proposed misuse of a PUD to achieve scale and density that appear to be as intensive as anything
previously proposed. I really don't see why this project has received support where the others didn't
other than the fact that its proponents may be more likable or connected.
In my experience, I have seen PU D's used effectively and positively to reallocate density of a project in
exchange for more concentrated green space or other public use areas or to permit mixed land uses
which are not accommodated in standard zoning classifications. In this case, the PUD seems to be used
effectively {but negatively) to develop every square inch of land that is possibly developable without
intruding into the floodway of Eagle Creek (which isn't possible). The project is nominally mixed use, but
the commercial use proposed in Sycamore Flats is currently permitted in the existing VBD zoning. The
density and scale, however, are off the charts.
The highest density permitted in current Zionsville zoning classifications is 15 units per acre in Urban
MF-2 zones. At over 40 units per acre, this project has nearly triple that density. I believe this is a
terrible precedent to set for future development in the village or elsewhere in Zionsville for that matter.
Carmel and Fishers have pursued projects of this scale and have subsidized parking garages like this, but
those projects are on major, two-way thoroughfares (at least as compared to Sycamore, Second and
Third Streets) with multiple points of ingress and egress. The parking garages that they have subsidized
have mostly included public access to them and are located in areas where they might actually get used
by the public. If this project were being proposed on the former Citgo and funeral home site, it might
make slightly more sense abutting commercial uses and having Sycamore, Main, First and Second
Streets (all two-way streets) serving it. As it is, Sycamore Flats abuts single family village residences and
is served by a one-way street (Third), an overtaxed and congested street (Second) and another street
that is effectively a dead-end (Sycamore) due to its intersection with the one-way street.
I initially was under the impression that a portion of the TIF bond funds were being used to acquire and
construct the road improvements proposed to First Street extended and connection from the rear of
Sycamore Flats to Zionsville Road. I found that wasn't true. That the town is considering approving this
project that would require an immediate construction of those improvements at the town's cost baffles
me. It is also not clear to me, from the traffic study information, that those improvements will result in
net improvement in the congestion if Sycamore Flats is built.
I have heard businesses speak favorably of the project due to the additional potential customers. There
are others which are opposed and which will be more directly affected by the additional traffic. I don't
think you should be supporting some merchants to the detriment of others. Personally, I doubt that 184
new apartment units will be the salvation to any business that has not found the way to attract enough
customers under the current conditions any more than the last 184 new housing units added to the
community have been. I believe that any benefit of additional customers may well be offset by the

additional traffic congestion and parking shortage that may not be exacerbated by Sycamore Flats, but
will continue nonetheless.
Finally, I believe that this project, as currently designed, could do a significant disservice to the unique
water resource at the heart of our town - Eagle Creek. We have wonderful public access to the creek
on the east side of Zionsville Road and at points west of the subject property. I think that we miss an
opportunity if we don't plan to link those park resources and create an Eagle Creek amenity that is every
bit as alluring and unique as our brick street. That, in my opinion, would suggest that a project on this
land (and neighbors) be scaled more reasonably on the creek side as it is on Sycamore Street. If the PUD
actually preserved natural flood plain areas and didn't develop the entire potentially developable area,
it might actually properly use a PUD. Approving this project would seem to say that it is OK for this
stretch of the creek to be abutted by four-story buildings, parking lots and garages built to the edge of
the floodway. That may be your vision for how to develop our unique waterfront resource, but it's not
mine.
It is not the responsibility of the town to step in to make difficult/expensive properties viable for
development. It should definitely not do so when it requires abandoning all prior land planning norms
for the community. Please do not approve this PUD.
Sincerely,

~

Stan Evans

ENHANCING THE FUTURE OF ZIONSVILLE'S FRAGILE ONE-OF-A-KIND QUALITY
OF LIFE.
WHY SYCAMORE FLATS WILL NEGATIVELY IMPACT ZIONSVILLE AND
ALTERNATIVE PLANS FOR THE SITE THAT WOULD BENEFIT THE TOWN &
DEVELOPER.
by Hank Gunn

In 1974, I moved to Zionsville because of its small-town quality of life. As the years
passed, that quality has become more and more rare and desirable as evidenced by
how hard people are willing to work to be able to live here. I love it and so do the people
who are lucky enough to call Zionsville home.
Being a builder/developer, I am all too aware of the unrelenting pressure applied to local
officials to allow a developer to "improve the community", i.e. develop, build, and
maximize profit. Developers are in business to make a profit like any business and they
have the time and resources to hammer away at any local resistance with all the
resources at their disposal. They know that eventually most of the time, the residents
who resist will be worn down and the demands of their normal life will prevent them from
continuing to attend meetings and expend resources against the developer who is
willing and able to continue to spend both.
Jefferson said, "Eternal vigilance is the price of liberty", but eventually odds are a
financially motivated, persistent developer will tire out the remonstrators and prevail.
Knowing that fact, over the past 40 years, I've traveled the country extensively keeping
my eyes open for a place to go like Zionsville when it eventually falls to the ubiquitous
pressures of development. I have never found any place like this. It is unique, rare,
beautiful, special, one-of-a-kind. I've found no place else to go to avoid the inevitable
struggle to preserve this wonderful place. Zionsville is worth fighting for. Whether you
are aware of it today or not, you will find nowhere else like it.
Since I first called Zionsville home, I've tried to develop and build in ways that respect
my community. I've attended countless meetings and have been on committees in
hopes of positively directing the inevitable development that any reasonable aware
person realizes is coming our way, hoping to preserve the amazing quality of life we are
privileged to enjoy here. I think the people of this community have put out a lot of energy
and have been pretty successful at preserving what is good about our town, but there is
a much larger force protecting our small town's way of life, Eagle Creek and its
undevefopable flood plain.
We are protected on the north, east, and south by a wide, low area that floods
sometimes several times a year, creating a natural buffer on three sides of Zionsville.
Since it has historically been undevelopable, its value is its natural beauty, wildlife
habitat, park space where our souls can be rejuvenated, and a buffer from the
accelerating rat race in the world outside Zionsville. It is that intangible value that we all

enjoy, that quality of life that is owned by no one but valued by each of us that we strive
to preserve.
Sycamore Flats would take our quality of life and monetize it for a developer's personal ·
gain. By their own calculations, their 184 apartments alone would generate a gross
revenue of $350,000 a month. No one can fault them for trying to maximize profit. It is in
their self-interest, but we must be just as diligent in protecting our self-interest, our
quality of life.
They plan to take what we now have - a quiet, low traffic, low-density, small town
environment with some of the best schools in the mid-west and use that very quality of
life to attract enough people to fill their 184 small one & two bedroom apartment
complex with people who will pay an average of $1950 a month to enjoy what we now
enjoy. Unfortunately, in the process, they irreversibly diminish the quality of life of the
people who live here now. If there is an additional 30% increase of the village
population, the impact on the schools, the traffic, the police services, the fire ·services
and road maintenance is significant. The population density will be 600 people on 4
acres.
The developer projected that it would only add 18 students to the schools. I've taken
calls from people interested in Zionsville for 40 years. One of the top reasons for moving
here is the school. When the millennials don't show up because they prefer the
conveniences and activities in Broadripple or Mass Ave, how many single moms and
dads will move in to get their kids in schools? How will allowing a developer to fill in an
area in the flood plain affect our ability to say "no" to anyone else in the future? Do we
really want to open that Pandora's box?
I expect the developers and interested property owner's motivation is to maximize profit
and stay in business. Their primary responsibility is not to protect our quality of life.
That is our job and the job our elected officials. Those officials are here to protect the
interest of the citizens who put them in office, not the developers, not the diverse,
theoretical millennials they say will flock to their tiny, expensive apartments in this
community that historically attracts families with children and is well known as a place
that people come "for a visit or a lifetime" not a short-term lease.
I believe the site offers a unique opportunity to enhance Zionsville long-term. It is the
gateway to our town. A little background - I was partners with the Sycamore Flats
architect, Gary Weaver. We worked on Stonegate together as development consultants
and approved and directed the Residential Architecture together. He is very talented,
and he is a good guy. The only thing I slightly disagree with Gary on is his passion and
love of extreme density, tiny spaces and tiny streets. He designed the Stonegate
Elementary School exterior and he designed the Stonegate Club House. But the most
relevant thing he designed was the mixed-use Town Center. Gary would be quite
capable of creating a design for the entire site bordered on.the east by Zionsville road,
the north by Sycamore Street, the south by Eagle Creek and the west to the end of the
currently proposed property to be developed. He could design a project with

commercial, residential condominiums, low density apartments over commercial stores,
and badly needed parking spaces. It could be profitable for a developer, enhance the
quality of life for the people who live here and be a wonderful entry to the south end of
town in keeping with the character of Zionsville. I also believe that John Hart would be
willing to talk about the mixed-use option and would be interested in collaborating with
the town to create a project in our mutual interest. As long as his need to do a profitable
project is respected. I would expect him to ask for a plan with maximum density to
create maximum return. I would expect the town should ask for minimum density to
minimize the negative impact on the village. I expect an ensuing poker game that would
hopefully result in a compromise that while neither of us gets everything we want, will
benefit both of us. It is short-sighted to think that this Sycamore Flats is the only
opportunity to develop that property and it is irresponsible to rush into a project that has
created so much reasonable remonstrating.
The town approve the site for business, but this development team came back
proposing the overwhelming addition of this high-density, monstrous, apartment
complex. We need to understand the developer and push him to minimize the nonowner-occupied residential space and add owner-occupied units. When people own
their own place, be it a condo or a house, they are more interested in the community
and less transient. It seems obvious that adding 184 apartments in a town for inherently
temporary space will have a very negative impact on our quality of life and it will set a
precedent that will be very hard to back away from, especially when it is massive and
dense and has been allowed into the natural, protective buffer. There is more of this
buffer that people would trade for very high dollars and the entire character of the town
we know today will dramatically change forever without the ability to change back. We
also need to realize that this process of approval can be a negotiation time as the
developer certainly understands it is part of a familiar poker game. Being in the
business myself about as long as Hart, I am absolutely sure he is used to it, is prepared
for it, and is quite practiced at it. Normally a small town council is not as practiced at this
game as the developer, as a matter of fact, some on the town council may not have
been alive when Hart started understanding these concepts and certainly everyone has
their own profession on top of serving the town whereas Hart's team has done this for a
lifetime day in and day out. The town needs to call their bluff and ask for what they
would like to have developed there. Currently, the town has all the cards. The site is
a fantastic opportunity for someone to do something spectacular that would be
right for Zionsville. Although Hart and Weaver are good at what they do and they play
a good poker game, they are not the only game in town. The opportunity is forever lost if
we believe that this high-density apartment complex is the only option. If anyone
believes that, they are getting the wool pulled over their eyes. I've learned in 45 years in
this business that you always go into a negotiation knowing what you want, what cards
you have, and being willing to walk away, especially when the town is the one who has
such a strong hand. The town needs to be willing to walk away from any deal that isn't
fantastic for that site. Don't accept anything less.
·
Let me recount a negotiation involving Gary Weaver and Stonegate. The landowners
were offering the school site for Stonegate Elementary for free if the school's exterior

architecture was such that it would enhance the character of Stonegate. The school
architect gave us their standard grade plans and Gary went to work designing the
exterior. When we gave his plan to the school, they said it was too expensive and they
couldn't do it. We said, ok, we were no longer interested in giving them the land. They
said, well, we will take another look. They came back and said they could do it, but they
had to leave off the clock tower because it was too expensive. We said we understood
and thanked them and said we weren't interested in giving them the land unless the
school's architecture _was exceptional, and the clock tower was an integral part of that.
They said let us take another look and see if we can make it work. So now, take a drive
through Stonegate today and take a look at Stonegate Elementary. You will notice a
beautiful, prominent clock tower. It is a central feature of the building's architecture.
Would it be okay without it? Probably. Is it more than. okay with it? Absolutely.
We have preserved and created a one-of-a-kind town. We deserve more than okay.
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Shari Jenkins
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C. Robbins
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David Brown
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Butler's Pantry
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**

The Village Antique Mall

** Indicates member of Chamber of Commerce

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents and the developers who have
an opportunity to gain financially. It does not appear to be in the best interest of the community at
large.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple, Noblesville, Westfield and
Brownsburg can no longer offer because they've demolished so much of the original character of
their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by
Sycamore Flats residents unwilling to pay for a second parking space in their garage or to
accommodate their visitors. In addition, patrons of the retail space at the northeast corner of the
building will utilize those spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village. A road has been proposed but the Town does not own the land nor are there funds
available to buttd this road.
We know parking is at a premium and vehic□ lar traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats and direct the town planners to consider a process whereby all
stakeholders are involved.
~
Sincerely,

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents and the developers who have
an opportunity to gain financially. It does not appear to be in the best interest of the community at
large.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple, Noblesville, Westfield and
Brownsburg can no longer offer because they've demolished so much of the original character of
their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by
Sycamore-Flats residents unwilling to pay for a second parking space in their garage or to
accommodate their visitors. In addition, patrons of the retail space at the northeast comer of the
building will utilize those spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village. A road has been proposed but the Town does not own the land nor are there funds
available to build this road.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats and direct the town planners to consider a process whereby all
stakeholders are involved.
Sincerely,

'

59-60, Inc.
Business Valuation Consultants
205 N. Main Street
Zionsville, IN 46077

317-873-5960
bbrewer@appraisal.cpa.pro
www.59-60.com

C./)-6()
!nc.··

April 17, 2019
Mayor Tim Haak
Councilman Josh Garrett
Councilman Bryan Traylor
Councilwoman Elizabeth Hopper
Councilwoman Susana Suarez
Councilman Jason Plunkett
Councilman Tom Schuler
Councilman Kevin Spees

I am a resident of Zionsville with a business on Main Street. I am very opposed to the
Sycamore flats development. I am also extremely pro-growth and pro-business. Part of my
job is to advise businesses on how to increase profitability and grow. I love to see small
business succeed and grow and become more profitable. I would love to see something go
into the property that would help increase foot traffic to all of the local businesses and, as the
Towns Plans have already stated, more retail is that answer.
As you may know, I have spent numerous hours running calculations and gathering data.
Here are some bullet points if the project goes through.
•
•
•
•
•
•
•
•
•
•
•
•

The area is in a TIF district
The developer wants a $6 million bond to pay for the parking garage
The developer wants to pay the bond from the TIF moneys
This results in extending the bond out 25 years from now (another deferral from what
the TIF is in now)
There will be no additional money from the property taxes paid in the TIP for any
Town or school expenses for 25 years
This will result in payments to the bond of $10 million over the life of the bond
This will result in payments into the TIF of $7 million over the life of the bond
The estimated cost to the schools will be $1.5 million over the life of the bond
The estimated cost to the Town for police, fire, etc. will be $1 .4 million over the life
of the bond
If apartments had gone in around year 2010, the local homes would have missed out
on $90,000 of increased value (yes, that is per home)
The apartment complex caJls for over 3 times the density per acre than the maximum
currently allowed by Zionsville.
The apartment complex is going to be over 300,000 square feet which is more than
double the size of the largest integrated center allowed by Zionsville (125,000 sq/ft)

•
•

The traffic is already bad in that section and adding another 500 cars will not be
helpful.
Roads are deteriorating in the area just outside of the TIF and no additional funds will
be there to fix them as the funds are stuck in the TIF, and they will get worse with
the additional traffic and construction traffic.

I am hearing from many more residents of Zionsville, Carmel, and Westfield who oppose the
project than had opposed the Walrnart on Michigan Road. The quote from a Carmel mom of
5 kids today was "not in Zionsville, you really can't let Zionsville go down that road, you're
going to lose everything Zionsville means in our hearts, and I don't even live there"
I am anticipating lawsuits against the Town when taking property in the specified area. These
lawsuits would not only be of eminent domain, but for lost property value (yes, I have
performed loss analyses for business properties that lost significant values due to loss of
property and I would envision the owner of the comer lot doing this). This would be an
additional cost to the Town that I have not tried to calculate.
This is not a positive for the Town of Zionsville in the area that they want to place it. There
are other areas that are walkable to downtown in which this development could be very
constructive.
I am always happy to discuss, contemplate issues and change my assessments with good data.
Thank you for all your service to the Town.

Sincerely,
Bret Brewer

--------·
Bret G. Brewer, Managing Director- 59-60, Inc.
Certified Public Accountant, Accredited in Business Valuation, American Institute of CPAs (AICPA)
Certified Valuation Analyst, National Association of Certified Valuation Analysts (NACVA)
Certified Business Appraiser, Institute ofBusiness Appraisers (IBA)
Accredited Senior Appraiser (Business Valuation), American Society ofAppraisers (ASA)
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Dear Town Council,
As a business owner in ZionsviHe I'm opposed to the Sycamore Flats development as it is currently
proposed.
Everyone is aware that traffic at Main and Sycamore Streets worsens throughout the day. Until this is
solved it seems premature to add any new development at that intersection.
Sycamore Flats will change·the downtown character. Visitors ccme·to Zl'onsville for that special
something that Carmel, Fishersa:nd Broad Ripple can no longer can offer because they've
demo½ished so mitch of the or!gina~ c..hB.P3.Gter of their towns.
The 90 surface parking spaces promised by Sycamore Flats for public use will likely be used by
residents unwilling to pay for a second parking space in the garage or to accommodate their visitors.
It also is required for the proposed retail and restaurants in the development, leaving so few options
that Sycamore Flats visitors likely could overflow into current town parkin9.
We know parking is at.a premium and traffic is--a major concern for-everyone. While we appreciate all
of the retail merchants needing more foottraffic we are not .convinced thatthe renters in Sycamore
Flats provide the right soil)\ion.
Please vote no on this version of Sycamore Flats.

Sincerely,

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development proposed by JC
Hart for the former Calico Corner location.
Sycamore Flats will forever change the downtown character of ttie Village. Visitors come to
Zionsville for that special something that Cannel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors. In addition, the cafe/retail space in Sycamore Flats will have patrons using those same
spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. It can approach almost
"gridlock" during peak rush hour. Adding 255 plus cars from the proposed apartments will only make
it worse. It is premature to add a large residential development until the traffic issues are addressed
and solutions implemented.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we do not believe renters in Sycamore
Flats provide the right solution. And the downside of additional parking and traffic headaches
created by Sycamore Flats outweighs any benefits.
Please vote no on Sycamore Flats.

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development proposed by JC
Hart for the former Calico Corner location.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors. In addition, the cafe/retail space in Sycamore Flats will have patrons using those same
spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. It can approach almost
"gridlock" during peak rush hour. Adding 255 plus cars from the proposed apartments will only make
it worse. It is premature to add a large residential development until the traffic issues are addressed
and solutions implemented.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we do not believe renters in Sycamore
Flats provide the right solution. And the downside of additional parking and traffic headaches
created by Sycamore Flats outweighs any benefits.
Please vote no on Sycamore Flats.
Sincer~
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Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development proposed by JC
Hart for the former Calico Corner location.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors. In addition, the cafe/retail space in Sycamore Flats wilt have patrons using those same
spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. It can approach almost
"gridlock" during peak rush hour. Adding 255 plus cars from the proposed apartments will only make
it worse. It is premature to add a large residential development until the traffic issues are addressed
and solutions implemented.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we do not believe renters in Sycamore
Flats provide the right solution. And the downside of additional parking and traffic headaches
created by Sycamore Flats outweighs any benefits.
Please vote no on Sycamore Flats.
Sincerely,

~

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents and the developers who have
an opportunity to gain financially. It does not appear to be in the best interest of the community at
large.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple, Noblesville, Westfield and
Brownsburg can no longer offer because they've demolished so much of the original character of
their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by
Sycamore Flats residents unwilling to pay for a second parking space in their garage or to
accommodate their visitors. In addition, patrons of the retail space at the northeast comer of the
building will utilize those spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village. A road has been proposed but the Town does not own the land nor are there funds
available to build this road.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats and direct the town planners to consider a process whereby all
stakeholders are involved.

Gmail

Marcia Angstadt <mbangstadt@gmail.com>

business owner opposed
Heather Lusk <heather.p.lusk@gmail.com>
Sun, May 5, 2019 at 6:14 PM
To: Bob Royalty <royaltyr@gmail.com>, Anne B Royalty <anne.royalty@gmail.com>, Marcia Angstadt
<mbangstadt@gmail.com>

Abby Owens Houtman to Stop Sycamore Flats
4 hrs -

As a village business and Zionsville home owner, I oppose this and will be in red at the Town Council meeting at
7pm on May 6th.

Does she own<Simply Yoga? Trying to figure out which business she owns. Her bio says she works at Versant Health?

April 30, 2019
Via E-Mail

Zionsville Town Council
Town of Zionsville
1100 West Oak Street
Zionsville, Indiana 46077

RE:

Sycamore Flats Project

Dear Town Council Members,
As our three owners comprise perhaps the most impacted block of the new proposed
Sycamore Flats project, we collectively wanted to raise concerns to the Town before
the Town considers the approval of the PUD application.
In addition to the concerns of the density of the project, this density has a direct
correlation on the amount of traffic that will be generated by this new project.
Additional traffic that will be generated from this proposed project, in the specific area
of First and Second Streets, will have a tremendous negative impact to our respective
businesses.
If you approve this project, we specifically request that there not be an entrance and
exit off of Sycamore and Second Street. We recognize that there is a proposal to
create another entrance that would actually get out to Zionsville Road and if this be
the case, we would respectfully suggest that the access at Sycamore and Second
Street be limited to emergency vehicles only so that the development would at least
have two access points_ While not an ideal situation from our perspective, it would at
least diminish substantial traffic in our area which is currently overburdened and
making it difficult at the present time to operate our respective businesses.
Specifically, if the goal is to help those downtown merchants that support the project,
and I understand that not everybody is on board with this project, then please do not
hurt our businesses in the process especially given the length oftime that our
businesses have remained in town_ By having only an emergency entrance in our
area, this will allow for foot traffic and bikes which will still provide access to the
merchants, but without the substantial increase volume of traffic in that area.

Thank you for your consideration.
Very truly yours,

Bentley Zionsville by Mark Albers
360 S.First St.,Zionsville

Bentley Zionsville by Greg Albers

Zionsville Dairy Queen Grill & Chill
by Lee Kleiner
340 S.First St.,Zionsville

Zionsville Payless Liquors Store #8
By Charles Key
180 W. Sycamore St. ,Zionsville

cc: Josh Garrett
Brian Traylor
Elizabeth Hopper
Suzanna Suarez
Jason Plunkett
Tom Schuler
Kevin Spees
Ed Mitro
Michael J. Andreoli, Attorney
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Dear Town Council,
As a business owner in Zionsville I'm opposed to the Sycamore Flats development as it is currently
proposed.
Everyone is aware that traffic at Main and Sycamore Streets worsens throughout the day. Until this is
solved it seems premature to add any new development at that intersection.
Sycamore Flats will change the downtown character. Visitors come to Zionsville for that special
something that Carmel, Fishers and Broad Ripple can no longer can offer because they've
demolished so much of the original character of their towns.
The 90 surface parking spaces promised by Sycamore Flats for public use will likely be used by
residents unwilling to pay for a second parking space in the garage or to accommodate their visitors.
It also is required for the proposed retail and restaurants in the development, leaving so few options
that Sycamore Flats visitors likely would overflow into current town parking.
We know parking is at a premium and traffic is a major concern for everyone. While we appreciate
the retail merchants needing more foot traffic we are not convinced that the renters in Sycamore
Flats provide the right solution.
Please vote no on this version of Sycamore Flats, or postpone your vote until the traffic and parking
situations are resolved.

Sincerely,
C. Robbins

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents who have an opportunity to gain
financially and have close ties to you, the Zionsvlile elected officials.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution. In fact, lunch business probably will not increase due to
the fact that apartment residents will be working elsewhere.
Please vote no on Sycamore Flats.
Sincerely,
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Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents and the deveiopers who have
an opportunity to gain financially. It does not appear to be in the best interest of the community at
large.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple, Noblesville, Westfield and
Brownsburg can no longer offer because they've demolished so much of the original character of
their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by
Sycamore Flats residents unwilling to pay for a second parking space in their garage or to
accommodate their visitors. In addition, patrons of the retail space at the northeast comer of the
building will utilize those spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village. A road has been proposed but the Town does not own the land nor are there funds
available to build this road.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats and direct the town planners to consider a process whereby all
stakeholders are involved.
Sincerely,
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Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development proposed by JC
Hart for the former Calico Corner location.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors. In addition, the cafe/retail space in Sycamore Flats will have patrons using those same
spaces.
-<("
Traffic at Main, First and Sycamore Streets worsens throughout·. a day. It can approach almost
"gridlock" during peak rush hour. Adding 255 plus cars from the I roposed apartments will only make
it worse. It is premature to add a large residential development until the traffic issues are addressed
and solutions implemented.
We know parking is at a premium and vehicular traffic is a majc, ~ncern for everyone. While we
appreciate the retail merchants needing more foot traffic, we do t believe rerifers in Sycamore
Flats provide the right solution. And the downside of additional ~ rking and traffic headaches
created by Sycamore Flats outweighs any benefits.
Please vote no on Sycamore Flats.
Sincerely,

~~~
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Dear Town Coun~

e

As a business~wner in Zionsville I'm opposed to the Sycamore Flats development proposed for the
former Calico Comer location.
Everyone is aware that traffic at Main, First and Sycamore Streets worsens throughout the day. Until
this is solved, it seems premature to add any new development and resulting traffic at those
intersections.
Sycamore Flats will forever change the downtown character. Visitors come to Zionsville for that
special something that Carmel, Fishers, Broad Ripple and Brownsburg can no longer offer because
they've demolished so much of the original character of their towns.
The 90 surface parking spaces promised by Sycamore Flats for public use will likely be used by
residents unwilling to pay for a second parking space in the garage or to accommodate their visitors.
Parking is also required for the proposed retail and restaurants in the development, leaving few
options so that Sycamore Flats residents and visitors likely could overflow into current town parking.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we are not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats as it is currently proposed in the Calico Comer location.

Dear Town Council,
As a business owner in Zionsville I'm opposed to the Sycamore Flats development as it is currently
proposed.
Everyone is aware that traffic at Main and Sycamore Streets worsens throughout the day. Until this
is solved it seems premature to add any new development at that intersection.
Sycamore Flats will change the downtown character. Visitors come to Zionsville for that special
something that Carmel, Fishers and Broad Ripple can no longer can offer because they've
demolished so much of the original character of their towns.
The 90 surface parking spaces promised by Sycamore Flats for public use will likely be used by
residents unwilling to pay for a second parking space in the garage or to accommodate their visitors.
It also is required for the proposed retail and restaurants in the development, leaving so few options
that Sycamore Flats visitors likely could overflow into current town parking.
We know parking is at a premium and traffic is a major concern for everyone. While we appreciate
all of the retail merchants needing more foot traffic we are not convinced that the renters in
Sycamore Flats provide the right solution.
Please vote no on this version of Sycamore Flats, or postpone your vote until the traffic and parking
situations are resolved.
Sincerely,
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Dear Town Council members and Mayor Haak,
c,,,,,,4_ ~ ~
As a business"1owner in Zionsville, I'm opposed to the Sycamore Flats development proposed by JC
Hart for the former Calico Comer location.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to "
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors.
Traffic at Main, First and Sycamore Streets worsens throughout the day. It can approach almost
"gridlock" during peak rush hour. Adding 255 more cars from the proposed apartments will only
make it worse. It is premature to add a large residential development until the traffic issues are
addressed and implemented.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we do not believe renters in Sycamore
Flats provide the right solution.
Please vote no on Sycamore Flats.
Sincerely,

Dear Town Council,
As a business owner in Zionsville I'm opposed to the Sycamore Flats development proposed for the
former Calico Comer location.
Everyone is aware that traffic at Main, First and Sycamore Streets worsens throughout the day. Until
this is solved, it seems premature to add any new development and resulting traffic at those
intersections.
Sycamore Flats will forever change the downtown character. Visitors come to Zionsville for that
special something that Carmel, Fishers, Broad Ripple and Brownsburg can no longer offer because
they've demolished so much of the original character of their towns.
The 90 surface parking spaces promised by Sycamore Flats for public use will likely be used by
residents unwilling to pay for a second parking space in the garage or to accommodate their visitors.
Parking is also required for the proposed retail and restaurants in the development, leaving few
options so that Sycamore Flats residents and visitors likely could overflow into current town parking.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While we
appreciate the retail merchants needing more foot traffic, we are not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats as it is currently proposed in the Calico Comer location.

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents who have an opportunity to gain
financially and have close ties to you, the Zionsvlile elected officials.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution. In fact, lunch business probably will not increase due to
the fact that apartment residents will be working elsewhere.
Please vote no on Sycamore Flats.
Sincerely,

This letter is written by Clare Leonard
I moved to Zionsville when I was going into the 4th grade. We specifically moved to Zionsville because my
parents didn't want us attending Carmel High School because oftne class size. I've always valued the
small town feeling and am thankful my parents made the decision to move.
As Zionsville grows and developments are proposed, I think some will work out for the betterment of
the residents and others need to be reevaluated. Sycamore Flats is a development that needs to be
stopped - it does not fit into the look and feel of our town.
I currently live in a JC Hart property in downtown Indianapolis. The majority of individuals are my age, in
their early 20s-30s. I've loved moving out and living downtown in this complex, with a lot of friends
nearby. I also love going back to Zionsville to see my family and love to escape the city and go back to
the quaint town I grew up in. I would not have wanted to live in the Sycamore Flats complex after I
graduated. I wanted to go downtown to be close to restaurants, bars and more. After graduation, a lot
of my friends decided to live in Broad Ripple, Keystone area, or Indianapolis.
I believe this massive development, Sycamore Flats, would be better suited in one ofthose<areas. Not in
Zionsville. Young people, myself included, love Zionsville for its' small town feel and do not think that
this complex would fit in. The village will be overrun with cars and it will impact our roads, day-to-day
traffic.
Zionsville has been and will always be one of my favorite places because of the small town feeling. That
is what makes individuals consider moving here instead of Carmel, Fishers or other Northside towns.
This 184 unit apartment, located just off the brick street will ruin what Zionsville has always been: a
small and humble town.

Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.

I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents and the developers who have
an opportunity to gain financially. It does not appear to be in the best interest of the community at
large.
- Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple; Noblesville, Westfield and
Brownsburg can no longer offer because they've demolished so much of the original character of
their towns.
·
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by
Sycamore Flats residents unwilling to pay for a second parking space in their garage or to
accommodate their visitors. In addition, patrons of the retail space at the northeast corner of the
building will utilize those spaces.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the intersection involved or to the
Village. A road has been proposed but the Town does not own the land nor are there funds
available to build this road.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution.
Please vote no on Sycamore Flats and direct the town planners to consider a process whereby all
stakeholders are involved.
Sincerely,
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Dear Town Council members and Mayor Haak,
As a business owner in Zionsville, I'm opposed to the Sycamore Flats development. I think the
process that led to the Sycamore Flats situation is flawed.
I'm a proponent of having diverse housing options in and around the Village of Zionsville. This
project, however, seems to prioritize the interests of a few residents who have an opportunity to gain
financially and have close ties to you, the Zionsvlile elected officials.
Sycamore Flats will forever change the downtown character of the Village. Visitors come to
Zionsville for that special something that Carmel, Fishers, Broad Ripple and Brownsburg can no
longer offer because they've demolished so much of the original character of their towns.
The 94 surface parking spaces promised by Sycamore Flats for public use will likely be used by SF
residents unwilling to pay for a second parking space in their garage or to accommodate their
visitors.
Traffic at Main, First and Sycamore Streets worsens throughout the day. Until this is analyzed ad
remediated, it seems premature to add any new development to the inters~ction involved or to the
Village.
We know parking is at a premium and vehicular traffic is a major concern for everyone. While I
appreciate the retail merchants needing more foot traffic, I am not convinced the renters in
Sycamore Flats provide the right solution. In fact, lunch business probably will not increase due to
the fact that apartment residents will be working elsewhere.
Please vote no on Sycamore Flats.
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To: Zionsville Town Council Members
From: Kathy Wood, REALTOR, Century 21 Scheetz, Zionsville
Date: May 28, 2019
Subject: Sycamore Flats Project

Dear Zionsville Town Council Members:
Thank you for taking time to read my memorandum. I am a 13 year resident of Zionsville and have been
an award-winning REALTOR with Century 21 Scheetz in our town's historic Village, for almost seven
years. I am also the co-founder and Vice President of ZWIN (Zionsville Women in Network), Zionsville's
largest women's business networking group.
I wanted to take a minute to share with you, my own personal and professional opinions about the
proposed Sycamore Flats project. The long and short ofit is, as-is, this is a very bad idea for our town.
Please understand that myself and the majority of citizens opposed to this project are NOT antidevelopment at all. We just want transparency and our voices to be heard by any developer who wants
to put something in the proposed location.
Let's look at the folks who own the following homes at 210,230, 325, 330 and 345 Sycamore Street for
instance. Adding a high density apartment complex with additional cars, increased noise, increased
lighting and the iminent traffic disaster, will most certainly DECREASE these folks' property values. Who,
moving into our "quaint" village (this is what us realtors sell our town on by the way)is going to ever
want to purchase one of these homes and have their young children out in the front yard playing with
the risk of cars whizzing by potentially doing harm to these properties or worse, harming the kids? Who
is going to wantto purchase one of these homes in our "quaint" town and sit with a cup of coffee and
look out their window at a huge concrete building or parking garage? NO ONE, that's who! And you
know what's scary even now as a REALTOR? IF any of these people want to try to move even right now,
we have to disclose the potential project going in there and let me tell you .... people will RUN!
I read an interesting article in "U.S. News and World Report'' authored by Real Estate Editor, Devon
Thorsby dated April 7, 2016 that said, "If the area's up and growing and there's a lot of activity, and it's
making the area better, it should make [home values] go up," says Matt Nixon, chief operating officer of
Pendley & Pendley Appraisers in Cumming, Georgia. "But if you get an area where they're just going to
come in here and drop this building and there's nothing around like it and all, it could potentially have a
negative impact."
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Zionsville is NOT an up and growing town. We are historic, well-rooted and unique. While there is no
hard evidence to share that shows home values will increase, it's safe to say that the opposite will be
true in this case. Home values will be stagnate or negatively impacted if this project comes to fruition.
Please VOTE NO! And do what is right by the citizens of Zionsville.
Thank you kindly,
Kathy Wood
REALTOR, Century 21 Scheetz, Zionsville
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Bob Royalty
325 S. 3"' St. Zionsville, IN 46077
765-918-8560
royaltvr@,:2111ail.cmn
Summary of Sycamore Flats PUD
• Massive building, well over 200,000 square feet. This building proposed for 4.32 acres
in the Village is larger than the LIDS headquarters on 106fu, which sits on 15 acres, and a
Walmart Superstore, which was proposed for a 20-acre parcel.
• High density driven by engineering and financial issues rather than harmony with the
existing neighborhood.
• The building rises to over 4 stories in the south and along the parking lot, over the 35 foot
Zionsville limit in the Village. The east end of the structure will cast a shadow on the
houses on Sycamore and 2"" St. owned by Sullivan Munce all day for half the year.
• The plans show structures built up to the edge of Sycamore Street with no buffers or
screening for current residents.
• Sycamore Street, where the leasing office would be, becomes a parking lot for the office.
These spaces are not screened from current houses.
• In addition to negative effects on Sycamore Street traffic feeding into l" Street, this will
affect the businesses on 2'' Street, the Dairy Queen and Bentley dealership. Note that 2''
and 3'' Streets are short cuts for many commuter and business vehicles seeking to avoid
the traffic on 1• St. ·
Key points from the Zionsville Plan Commission's training guide for PUDs, pp. 15-19, which
was presented to the Plan Commission on February 19, 2019 by staff attorney Daniel Taylor
(minutes in appendix below). This document specifies that PUDS should:
•

Provide better vehicular traffic access and circulation (F.l.ii.D)
o The entrance clogs traffic on 2nd Street, affecting commuters and local business
operations. The Dairy Queen lines regularly back up on to 2"' Street and what
would be the entrance to Sycamore Flats is used regularly as a loading and
unloading zone by the Bentley Dealership. Commuter and commercial vehicles
which currently use 3"' St. as a pass-through to Sycamore will be held up- by the
entrance so that traffic will form a line on Sycamore around to the residential
neighborhood on S. 3"' St.
·

•

Should preserve the natural amenities of the land through conservation areas and open
space (F.l.C)
o The design cuts all of the open green space along the southern side of Sycamore
from the adjacent neighborhood, replacing it with a massive apartment building
larger than the LIDS headquarters.

•

Should be compatible with the surrounding area (F.3.a)
o There is no structure in any way like Sycamore Flats on all four sides of the
parcel, indeed nothing like this in Zionsville apart from LIDS and FedEx. On
north side along Sycamore St. there are five single-family homes with standard

front setbacks (gardens and lawn). There is one two-stoiy business on the
northeast comer and a one-stoiy business and parking lot on the east side. Singlefamily homes are planned in the vacant trailer park on the west side, which will be
blocked by the parking garage. The southern border is wooded floodway and
floodplain to Eagle Creek.
•

Should include screened group parking so that it is substantially hidden from the street
(F.3.cJv)
o Proposed parking along Sycamore St. is not screened from the residential
neighborhood.

•

Should preserve the natural amenities of the land (F.3.d) including conservation areas
(F.3.d.i) and open space ofat least 20% of the gross area (F.3.d.ii)
o All open space in the PUD is closed off from the surrounding area by the building
itself, either in an enclosed courtyard or along the southern side. The current
neighborhood loses all of the open space south of Sycamore St.

•

Structures and buildings at the perimeter of the development should face outwardly and
be properly screened in a manner that sufficiently protects the privacy and amenities of
the adjacent and neighboring property uses (F.3.g).
o The northern border of the PUD provides no screening or privacy for the current
residential neighborhood.

•

PUDS should be harmonious with the neighborhood. Developments that increase density
in residential neighborhoods or do not have buffers are disharmonious (F.6.a)
o The high density of this PUD is not harmonious with the current neighborhood.
Rather than planning to build in harmony with the single-family homes on the
north side and planned for the west side, and the small businesses on the northeast
comer and east side, the PUD chooses high-density and no buffers, which are
disharmonious with the residential neighborhood.

•

Connnissioners are required to ask about the effect of the development on schogls,
traffic, and housing values in the town, as well as why a development should show ;L
negative financial impact to tax authorities, why the town residents should pay. (G.2.b, d,
e, f, g). Other documents enclosed detail the negative financial impact on schools,
housing values, and town finances.

Appendix
February 19, 2019 Planning Commission Minutes

Staff Counsel Daniel Taylor:
"There is a lot of moving parts to a PUD. The reason for that is really because we're letting
someone else write their own ordinance. You've got a 600-page plus ordinance. They're going to
say, "We don't really like that. Sorry Wayne. We don't like your ordinance. We're going to write
our own." Well, once someone says that, of course, we need to get our A game right there.

Because, we have to know that now it's going to be our job to make sure that what they're giving
us is something we want. Again, is it good for Zionsville, is again the question. But, they're
going to write their own ordinances. They're going to say what uses are going to be on the land,
what restrictions are going to be on the land, phasing, all kinds of things that our ordinance
usually takes care of. Now, they have the freedom to default to some of our provisions, but we
have to watch that and make sure that they've done that. Now, PUDs are used primarily for, I say
this, primarily for mixed use ....

If you turn to page 15, I don't know how often you look at it. So, what I have done here is, I have
drawn out from your ordinance the purposes of PUDs in your world. What are we supposed to
use them for? I have also, number 2 on page 15, talks about what conditions justify the use, and
believe it or not, your ordinance has that information in it. And, so I have made that list for you
so you can refer to it when you have a case. If you look at page 16, I have made a list of things
required for the design. Again, this is straight out of your ordinance. If you're like me, you don't
look through all 600 pages often, so I thought I would create a cheat sheet for you where you
should be able to say, "Oh, we've got a PUD tonight. Where is that list that Dan put together so
we can check the boxes?" And, you have some very specific things about open space, specific
things about commercial and residential mixes, structures perimeter buildings. So, they are right
there for you. Page 17 has the development standards and the dine and construction standards for
PUDs, and again, I think that these are things you should just look at when we have those cases.
One of the problems with PUDs. The things that I see. We represent 7 Plan Commissions, and
you guys do a great job. You're very good. Some of our Plan Commissions aren't that good, but
you guys are very good. But, I still see the same issues. The first one is, you have a PUD, and it's
really not better, but it sure has a lot more houses. And, that's one thing I want you to be on the
lookout for, because that's really not what PUDs are for. They are not designed as a way for a
developer just to cram more houses in. Now, if they can get more houses in, and make it a lot
better development, well, now we can talk. Secondly, no nexus, I call it. No nexus. Your
ordinance is very clear, as is the law, that for the alteration or for the ability to write the
ordinance. They are supposed to be able to tell us why what they're doing connects with the
purposes of PUDs in our world. So, I always want the developer to tell us how does this design,
or how do these development standards fit with what Zionsville says they want when they see
PUDs. I want to make sure there is a link. I call it the nexus. And, that is required, and so I went
in, and in some cases they're obvious, but in some, there is absolutely none. They'll tell you who
is going to be great because I am doing this, and that thing they're doing is really not something
you value. Your ordinance speaks-to what you value. You value open space, harmony among
different uses. Your ordinance says what you value. So, look for that nexus, and then
disharmony. Again, your ordinance is big on how things work together. How does this site work
with the site next to it. So, we want to look at that. When are PUDs consistent with the Town's
best interest. The things I want to see. The things that I think get us there. Innovative designs.
Harmonious mixed use development which is different because we need to preserve woods, or
we have got a creek, a river running through, and they do a good job of that preservation."

