
 

 
ZIONSVILLE PLAN COMMISSION MEETING RESULTS 

Tuesday, February 18, 2020 
The meeting of the Zionsville Plan Commission was scheduled for Tuesday, February 18, 2020, at 7:00 p.m.   

 in the Zionsville Town Hall Council Chamber, 1100 West Oak Street, Zionsville, Indiana. 
 
The following items are scheduled for consideration: 

I. Continued Business 
Docket 

Number Name Address of 
Project Item to be Considered 

2019-52-Z HUB I-65 
Phase Two 

4255 S. 
300 East 

Received a Favorable Recommendation to the Town Council 
4 in Favor 
1 Opposed 
2 Recused 
Petition for Zone Map change to rezone approximately 81.369 acres from the 
(AG) Agricultural Zoning District to the Rural (I1) Light Industry Zoning 
District. 

VI. New Business 
Docket 

Number Name Address of 
Project Item to be Considered 

2020-04-CA Appaloosa 
Crossing 

10901 E. 
300 South 

Continued to the March 16, 2020 Plan Commission Meeting 
7 in Favor 
0 Opposed 
Petition for a Commitment Amendment of 57.53± acres to amend the location 
of a water feature along U.S. 421 from the midpoint of the overall 
development’s frontage to the southern portion of the frontage along U.S. 421. 

2020-01-PP Appaloosa 
Crossing 

10901 E. 
300 South 

Continued to the March 16, 2020 Plan Commission Meeting 
7 in Favor 
0 Opposed 
Petition for a Primary Plat of 57.53± acres for 12 lots, 2 blocks, and 4 
common areas within the Rural (GB) General Business Zoning District, the 
Rural (PB) Professional Business District, and the (R-2) Low Density Single-
family and Two-family Residential District. 

2020-03-DP Appaloosa 
Crossing 

10901 E. 
300 South 

Continued to the March 16, 2020 Plan Commission Meeting 
7 in Favor 
0 Opposed  
Petition for Development Plan Approval of 23,000± square foot, multi-tenant 
retail building on 3.40± acres within the Rural (GB) General Business Zoning 
District and the Rural Michigan Road Overlay (MRO).  Waivers of Building 
Materials and Architectural Design requirements requested. 

 
 

Respectfully Submitted:  
 Wayne DeLong, AICP, CPM 
      Director of Planning and Economic Development      February 19, 2020 
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In attendance: David Franz, Sharon Walker, Josh Fedor, George Lewis, Jeff Papa, Larry Jones, 

Mary Grabianowski. 
  
 Staff attending: Dan Taylor, attorney, and Janice Stevanovic. 
 
 A quorum is present. 
 
Franz All right. I’ll call to order the Planning Commission meeting of Tuesday, 

February 18, 2020. Start with the pledge of allegiance please.  
 
All Pledge of Allegiance.  
 
Franz Our Secretary, Wayne DeLong, is ill today, so stepping in for him is Janice 

Stevanovic. So, if you would please take roll. 
 
Stevanovic Mr. Franz? 
 
Franz Present.  
 
Stevanovic Ms. Grabianowski? 
 
Grabianowski Present. 
 
Stevanovic Mr. Jones?  
 
Jones Present. 
 
Stevanovic Ms. Walker.  
 
Walker Present. 
 
Stevanovic Mr. Papa? 
 
Papa Present. 
 
Stevanovic Mr. Fedor? 
 
Fedor Present. 
 
Stevanovic Mr. Lewis? 
 
Lewis Present. 
 
Franz All right. We have full attendance, so a vote of 4 will be what it would take to 

pass any ordinances or actions here. Normally we would have a packet of the 
minutes from the January 21 meeting, however, there was a technical issue with 
the recording, so those will be presented probably in memorandum form at the 
February, or the March meeting. Up on the Docket is continuance of business 
from last month. Docket # 2019-52-Z, Hub I-65 Phase Two, 4255 South 300 
East. Petition for zone map change to rezone approximately 81.369 acres from 
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Petition Number: 2020-01-PP 

Project Address: Approximately 10901 E. CR 300 South (146th Street) and U.S. Highway 421 (Michigan 
Road) 

Project Name: Appaloosa Crossing - Primary Plat 

Owner & Petitioner: Harris FLP 

Representatives: Matthew Price, Attorney for Petitioner 
 Dentons Bingham Greenebaum LLP 

Request: Petition for a Primary Plat of 57.53± acres to establish an integrated commercial 
center consisting of 12 lots, 2 blocks, and 4 common areas within the Rural General 
Business Zoning District (GB), the Rural Professional Business District (PB), and the Low 
Density Single-family and Two-family Residential District (R2).  The subject site is also 
within the Michigan Road Overlay. 

Current Zoning: Rural General Business Zoning District (GB), Rural Professional Business District (PB), 
and the Low Density Single-family and Two-family Residential District (R2).  The subject 
site is also within the Rural Michigan Road Overlay (MRO). 

Current Land Use: Undeveloped / Agricultural - currently farmed 

Approximate Acreage: 57.53± acres 

Related Petitions: 07-EA-16-839 (2008 Rezoning while under the jurisdiction of Boone County)  
 2016-45-CA - Approved 
 2019-44-CA - Approved 
 2019-45-Z - Approved 
 2020-03-DP - Pending 
 2020-04-CA - Pending 

 Exhibit 1 – Staff Report 
 Exhibit 2 – Aerial Location Map 
 Exhibit 3 – Petitioner’s Project Narrative  
 Exhibit 4 – Primary Plat and Site Infrastructure Drawings  
 Exhibit 5 – Town Engineer’s Memo (dated February 6, 2020) 
 Exhibit 6 – Petitioner’s Findings of Fact 

Staff Presenter: Wayne DeLong, AICP, CPM 
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PROJECT OVERVIEW  

Petition History: 

This petition will receive a public hearing at the February 18, 2020, Plan Commission Meeting.  The Zionsville 
Board of Zoning Appeals initially heard two Development Standard Variances (2020-03-DSV) on February 5, 
2020, regarding landscaping for the proposed multi-tenant retail project to be constructed on the “Shops” lot 
of the proposed plat.  After discussing the filing with the Petitioner and amongst the membership, the Board of 
Zoning Appeals moved to continue the case, and the Petition will be again discussed on March 4, 2020. 

Location and Adjacent Zoning: 

The subject property of 57.53± acres is located on the southeast corner of the intersection CR 300 South (146th 
Street) and U.S. Highway 421.  The property is currently undeveloped and is farmed.  The subject property is 
bordered on the north, on the opposite side of CR 300 South, by a number of uses and zoning classifications.  
These include a site formerly used as a landscape nursery (now vacant) which is zoned Local Business (LB); a 
private residence zoned Agricultural (AG); and the Brookhaven residential subdivision zoned Low Density 
Single-family and Two-family Residential District (R2).  The entire eastern border to the subject property is the 
Willow Glen residential subdivision which is zoned Low Density Single-family and Two-family Residential 
District (R2).  The subject site is bordered on the south by the Bridlewood residential subdivision which is 
zoned Low Density Single-family Residential (R1).  The subject property is bordered on the west, on the 
opposite side of U.S. Highway 421, by a number of private residences which are zoned Low Density Single-
family and Two-family Residential District (R2). 
 
PRIMARY PLAT REVIEW 

Subdivision Control Ordinance: 

Review of the Primary Plat included multiple meetings with the Petitioner, the conducting of a Technical 
Advisory Meeting, review of revised plans, with the current status of the review being documented in the 
Town Engineer’s Memo (Exhibit 5).  Using the standards of the Zionsville Subdivision Control Ordinance (SCO) 
the Primary Plat was found to be generally in compliance with the Town’s Ordinance with the exceptions as 
noted in the Town Engineer review letter.  As of this writing, the Petitioner is currently reviewing the Town 
Engineer’s review letter dated February 6, 2020, (associated with a January 31, 2020 submittal) to address 
remaining comments (see section below titled “Engineer’s Comments”).   

Zoning Ordinance: 

The primary plat has been reviewed using the standards of the Zionsville Zoning Ordinance and found to be in 
generally in compliance with the exception of the comments within the Town Engineers memo (Exhibit 5).  

Street and Highway Access: 

The overall proposed development intends two (2) access points from U.S. Highway 421 and three (3) on CR 
300 South.  The two access points on U.S. Highway 421 consist of one full access and one right-in/right-out.  
The three access points on CR 300 South consist of two full access and one right-in/right-out. The applicant is 
engaged in ongoing communications with INDOT jurisdiction to gain approval of these access points.   

Storm Water Management: 

The projects storm water management plan has been reviewed by Town staff and the Town Engineer.  Review 
of the drainage information is currently ongoing for further review and internal discussion.  
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Declarations Covenants and Restrictions: 

Petitioner has provided “Declaration of Covenants, Restrictions and Easements for Appaloosa Crossing” which 
are applicable to all property within the integrated center.  Certain items within the Declaration need to be 
corrected (see page 17 of Exhibit E). 

Engineer’s Comments (summary of Exhibit 5): 

As mentioned earlier, the review of the Primary Plat and its related facets were the topic of multiple meetings 
between Staff and the Petitioner.  Many issues have been resolved, however there are two aspects of the 
proposed development on which the current Town Engineer’s comments focus:  details of the Traffic Impact 
Study and design of the drainage facilities.   

The filed Traffic Impact Study was a draft and has not been updated.  The draft study did not include specific 
uses now contemplated for the integrated center and utilized a different site plan than the one currently under 
consideration.  The Town’s Engineer’s concludes his statements regarding the study (which begin on Page 16 
of Exhibit 5) with “Neither the assigned uses used in the Traffic Impact Study nor the uses in in the Study’s site 
plan and the most current site plan are consistent.  Please rectify the uses in the Impact Study and with the 
proposed site plan and apply the appropriate use codes for trip generation and pass-by trips.”   

Regarding the design of drainage facilities for the proposed integrated center, significant revisions have been 
undertaken since the initial filing of the project with Staff and the Petitioner working together toward a 
working solution.  While the recent submittals have shown improvements, due to the timing and the amount 
of revisions needed, the Town’s Engineer notes some certain items which must still be either labeled or 
resolved.  A majority of these remaining items are found on Page 3 of Exhibit 5.   
 
PUBLIC POLICY 

Comprehensive Plan: 

The 2014 Comprehensive Plan Amendment identifies Mixed Use as the proposed land use for the subject 
property.  The proposed integrated center is consistent with this proposed land use. 

Transportation Plan: 

The overall proposed development intends two (2) access points from U.S. Highway 421 and three (3) on CR 
300 South.  The two access points on U.S. Highway 421 consist of one full access and one right-in/right-out.  
The three access points on CR 300 South consist of two full access and one right-in/right-out. The applicant is 
engaged in ongoing communications with INDOT jurisdiction to gain approval of these access points.   

Water and Sewer: 

A Technical Advisory Committee was held on January 23, 2020.  Based on that meeting, Staff is unaware of any 
concerns regarding capacity of utilities which would service the area. 

Findings of Fact: 

The Plan Commission may approve a Primary Plat upon finding that: 

(a) Adequate provisions have been made for regulation of minimum lot depth and minimum lot area 

(b) Adequate provisions have been made for the widths, grades, curves and coordination of subdivision 
public ways with current and planned public ways; and 

(c) Adequate provisions have been made for the extension of water, sewer, and other municipal services. 

Findings as submitted by the Petitioner are attached as a part of this report. 
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STAFF COMMENTS 
 
Staff recommends approval of the petition 2020-01-PP subject to the Petitioner addressing all comments 
noted within the Town Engineer’s Comment Memo (Exhibit 5).  
 
RECOMMENDED MOTION - PRIMARY PLAT 
 
I move that Docket 2020-01-PP Petition for Primary Plat Petition approval to establish 12 lots, 2 blocks, and 4 
common areas within the Rural General Business Zoning District (GB), the Rural Professional Business District 
(PB), and the Low Density Single-family and Two-family Residential District (R2), and also being within the 
Michigan Road Overlay, be (Approved based on the findings of fact / Denied / Continued) as presented, 
provided that the Secondary Plat shall not be approved unless and until all comments noted within the Town 
Engineer’s Comment Memo (Exhibit 5) are satisfied.  
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Petition Number: 2020-03-DP 

Project Address: Approximately 10901 E. CR 300 South (146th Street) and U.S. Highway 421 

Project Name:  Appaloosa Crossing - Development Plan for “Shops” 

Petitioner:  Harris FLP 

Representative: Matthew Price, Attorney for Petitioner 
  Dentons Bingham Greenebaum LLP 

Request: Petition for Development Plan Approval of a 23,000± square foot, multi-tenant, retail 
building on 3.40± acres within the Rural General Business Zoning District (GB) and the 
Rural Michigan Road Overlay (MRO).  Waivers of Building Materials and Architectural 
Design requirements requested. 

Current Zoning: Rural General Business Zoning District (GB) and the Rural Michigan Road Overlay 
(MRO). 

Current Land Use: Unimproved - farmed field 

Approximate Acreage: 3.40± Acres (identified as “Shops” Lot on pending Plat) within the 57.53± Acres of the 
to-be-platted integrated center, Appaloosa Crossing.   

Related Petitions: 2020-01-PP Primary Plat of Appaloosa Crossing (Pending Plan Commission Hearing) 
 2020-02-SP Secondary Plat of Appaloosa Crossing (Administrative Approval - Hearing 

not required) 
 2020-04-CA Commitment Amendment to relocate a pond/water feature along U.S. 

Highway 421 frontage (Pending Plan Commission Hearing) 
  

 Exhibits: Exhibit 1 – Staff Report 
 Exhibit 2 – Aerial Location Map 

 Exhibit 3 – Petitioner’s Narrative  
 Exhibit 4 – Development Plan Drawings (includes Site Plan, Utility Plan, Landscaping  
  Plan, Site Photometric, Lighting Fixture Cut Sheets, Building Elevations,  
  Building Rendering, and First Floor Construction Plan) 

 Exhibit 5 – Town Engineer’s Comments 
 Exhibit 6A & 6B – Petitioner’s Findings regarding Waivers 
 Exhibit 7 – Petitioner’s Findings of Fact regarding Development Plan Approval 
 
Staff Presenter: Wayne DeLong, AICP, CPM 
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PETITION HISTORY  

This petition will receive a public hearing at the February 18, 2020, Plan Commission Meeting.  On February 5, 
2020, the Zionsville Board of Zoning Appeals continued two Development Standard Variances (2020-03-DSV) to 
the March 4, 2020, Hearing.  Information about these two variances and how they relate to the proposed 
improvement is presented in the Landscaping section below. 
 
PROPERTY LOCATION, ZONING CLASSIFICATION & PROJECT DESCRIPTION 
 
The subject site is generally located 250 feet south of CR 300 South (aka 146th Street) on the east side of U.S. 
HIGHWAY 421.  The subject site is 3.40± acres and is a portion of the 57.53± acres to be developed as the 
Appaloosa Crossing integrated center.  The subject site is bordered on the north by another undeveloped 
outlot of Appaloosa Crossing; on the east by an internal street of Appaloosa Crossing; on the south by a 
primary entry into Appaloosa Crossing; and on the west by U.S. Highway 421.  The site is zoned Rural General 
Business Zoning District (GB) and is within the Rural Michigan Road Overlay (MRO). 

The Petitioner proposes to construct a multi-tenant, retail building of 23,000± square feet with related parking 
areas.  This will be the first building within the Appaloosa Crossing integrated center.  The building consists of 
two tenant areas, each having five tenant bays, with two vehicular drive-through lanes separating the two 
tenant areas.  The two tenant areas are connected by a roof which spans over the vehicular drive-through 
lanes.  Drive-through facilities (i.e. service windows) are located on the ends of each tenant area and on each 
side of the vehicular drive-through for a total of four service windows. 

Vehicular access to the subject site will be from U.S. Highway 421 and CR 300 South via internal private streets; 
no curb cut directly onto the subject site from U.S. Highway 421 is proposed.  Pedestrian maneuverability on 
site will include sidewalks along the front façade of the proposed building.  A 12-foot-wide recreation path 
along U.S. Highway 421 will parallel the building, but no connectivity from the building directly to the 
recreation path is shown on the submitted site plan.  A sidewalk connecting to the recreation path is proposed 
along the southern portion of the Shops lot which then follows the internal access drive behind the building. 
 
ANALYSIS  

The Petitioner requests approval for the development of a single story, 23,000± square foot multi-tenant, 
retail building, with related parking areas.  This is the first building to be considered for the integrated center, 
Appaloosa Crossing.  Each future building within Appaloosa Crossing will be required to receive Development 
Plan Approval by the Plan Commission. 
 
DEVELOPMENT PLAN REVIEW 

Zoning Ordinance: 
Approval of a Development Plan by the Plan Commission is required for “…new development or major 
additions…” within the Rural General Business Zoning District and the Rural Michigan Road Overlay (GB & 
MRO). 

Architectural Design Requirements: 
The subject site is within the Michigan Road Overlay and is therefore subject to Architectural Design 
Requirements (§194.079(C)(10)(a - k))”  The Zoning Ordinance does provide that the Plan Commission may 
grant waivers of Building Materials and Architectural Design requirements and approve the proposed design 
provided the following findings are met for the respective categories: 

Building Materials Findings. The town may grant a waiver of the building materials development 
requirements and approve the use of alternate exterior building materials on any facade of a building 
upon finding that: 
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            1.   The building materials utilized represent an innovative use of said materials which enhance the 
overall aesthetic exterior character of the building and will not be detrimental to the use or 
value of area properties; 

            2.   The building materials utilized are appropriate when compared to the building materials utilized 
on other buildings on the site and surrounding sites; 

            3.   The building materials utilized are consistent with and compatible with other building materials 
utilized on, and with the overall exterior character of, other buildings and development located 
along the street; and 

            4.   The building materials utilized are consistent with the intent and purpose of this chapter. 

Architectural Design Findings. The town may grant a waiver of the architectural design requirements of 
section of this chapter and approve an architectural design which does not incorporate the overall 
theme or incorporate the architecture, design and overall aesthetic exterior character of a building 
consistent with the Georgian, Federal, Greek Revival or Victorian architectural styles upon finding that: 

            1.   The Architectural design represents an innovative use of building materials or design, or site 
design features which will not be detrimental to the use or value of area properties; 

            2.   The proposed building is appropriate when compared to the architecture, design and overall 
exterior character of other buildings on the site and surrounding sites; 

            3.   The building design is consistent with and compatible with other development located along the 
street; and 

            4.   The proposed building is consistent with the intent and purpose of this chapter. 

Staff’s opinion is that the waivers of the Building Materials and Architectural Design requirements are 
necessary for the proposed design and that the findings for both waivers (noted above) are met.  The 
Petitioner has provided a Project Narrative (Exhibit 3) which details certain architectural features and the 
design inspiration of the proposed building. 

The proposed building utilizes a variety of materials (stone, EIFS, composite/cement board, and glass) and 
colors which will establish a standard for future buildings within the integrated center.  Renderings are 
attached to this report with additional supporting documents within the Petitioner’s materials (Exhibit 4).  As 
filed, staff is supportive of the proposed architecture and color palette. 

Landscaping: 
As proposed, the site would be improved with a combination of deciduous and evergreen trees and shrubs as 
well as a variety of other types of plantings.    As mentioned above, two Development Standard Variances have 
been requested for this project and have been continued by the Board of Zoning Appeals to its March 4, 2020, 
Hearing.  Details of the two variances are: 

Variance #1:  Variance of Foundation Plantings - Development Standards Variance for the removal of 
the required foundation plantings along the front of the building, with the building to be constructed 
substantially in the manor of the building renderings presented, with the landscaping to be allocated to 
the eastern portion of the subject site along the interior access drive as depicted on the Landscape Plan 
filed in Docket #2020-03-DP. 

Variance #2:  Variance of Parking Lot Perimeter Plantings - Development Standards Variance for the 
removal of the requirement of a six-foot wide Parking Lot Perimeter Planting area with the landscaping 
to be allocated to the eastern portion of the subject site along the interior access drive as depicted on 
the Landscape Plan filed in Docket #2020-03-DP. 
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Petitioner proposes to utilize landscaping rock rather than mulch in the planting beds.  The landscaping plan 
does not identify the color or type of rock to be used.  This site is within the Rural classification of Zionsville 
and the Michigan Road Overlay does not address ground cover within required landscaping.  For sites within 
the Urban classification of Zionsville, the amount of landscaping rock is limited to no more than 20% of the 
required area to be landscaped. 

Should the two requested Variances be approved by the Board of Zoning Appeals, Staff is supportive of 
submitted Landscape Plan (Exhibit 4).  

Lighting: 
The proposed lighting on the site includes twenty (20) pole-mounted lights in the parking areas.  Per the 
submitted lighting plan, the pole lights would be mounted at 16 feet in height and be appropriately located 
within the parking areas in front of and behind the building. A photometric plan has been submitted and is 
compliant with the Ordinance requirements.  Cut sheets of the proposed lighting fixtures have been filed 
(Exhibit 4).  As filed, Staff is supportive of the lighting plan.   

Signage: 
Signage is not included with this request for Development Plan Approval.  The Petitioner will file a signage plan 
for the entire Appaloosa Crossing integrated center at a future time.  Petitioner is aware this will require a 
separate public hearing.  Petitioner has indicated that the signage for this multi-tenant, retail building will only 
consist of wall signs for the individual tenants.  No ground sign is anticipated for this building. 

Storm Water / Drainage: 
The Town’s Street / Storm Water Department and Town Engineer have reviewed the proposed storm water 
drainage plan (review comments are contained in Exhibit 5).  While certain items regarding the drainage plan 
are still needing to be finalized with labeling, no substantial items remain to be resolved specific to the site’s 
drainage or management of storm water.  

Utility Access: 
Adequate access to utilities is available to facilitate the project.  No issues are known at this time. 

Vehicle and Bicycle Parking:  
The site layout provides compliant vehicle parking for the proposed multi-tenant retail building.  The Petitioner 
has provided bicycle parking in two locations on the west side of the building.  This bicycle parking may be 
utilized by employees and patrons. 

FINDINGS 

The Plan Commission shall hear, and approve or deny, Development Plans based on Findings of the Building 
Commissioner or Plan Commission.  Per Section 194.127 of the Ordinance the Plan Commission finds:  
 
1.  The Development Plan is compatible with surrounding land uses because: 
 
2.  The Development Plan does demonstrate availability and coordination of water, sanitary sewers, storm 

water drainage, and other utilities because: 
 
3.  The Development Plan does demonstrate the management of traffic in a manner that creates conditions 

favorable to health, safety, convenience and the harmonious development of the community because: 
 
4.  The Development Plan does utilize building materials and building style compatible with the Zionsville 

theme because: 
 
5.  The Development Plan does provide for the calculation of storm water runoff because: 
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6.  The Development Plan does provide for current and future right-of-way dedications because: 
 
7.  The Development Plan does provide for building setback lines, coverage, and separation; vehicle and 

pedestrian circulation; parking; landscaping; recreation area or green space; outdoor lighting because: 
 
The Petitioner’s Proposed Findings are attached as Exhibit 6 for the Plan Commission’s consideration. 
 
STAFF RECOMMENDATION 

Staff recommends approval of the requested Architectural Building Design waiver and the Building Materials 
waiver.   

Staff recommends approval of the Development Plan Petition as filed, subject to resolution of outstanding 
review items identified by the Town Engineer (Exhibit 5). 
 
RECOMMENDED MOTIONS 

I move that the waiver of Architectural Building Design Requirements be (Approved based on the findings in 
the staff report / Denied) as presented.  

I move that the waiver of Building Materials be (Approved based on the findings in the staff report / Denied) as 
presented.   

I move that Docket #2020-03-DP to allow for a single story, 23,000± square foot multi-tenant, retail building, 
with related parking areas, in the Rural General Business Zoning District (GB) and the Rural Michigan Road 
(MRO) be Approved based on the findings in the staff report, staff recommendation, and submitted findings of 
fact / Denied/ Continued) as presented.  
 
PROCEDURAL NOTES 

An Improvement Location Permit will be required to be obtained from the Town prior to the commencement 
of any site work and/or building construction.  
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Town of Zionsville 

MEMORANDUM  
 
TO:      Town of Zionsville Advisory Plan Commission 
FROM:  Wayne DeLong, AICP, CPM, Director of Planning and Economic Development 
RE: Docket #2020-04-CA - Appaloosa Crossing Integrated Center 

Petition for Commitment Amendment to provide for a revised Exhibit C, Concept Plan 
for the Real Estate, Ordinance #2008-13, in the Low Density Single-family and Two-
family Residential District (R2), Rural General Business Zoning District (GB) and Rural 
Professional Business District (PB).  The subject site is also within the Michigan Road 
Overlay (MRO). 

 
History 
 
Zoning Commitments for 57.53± acres, (which presently encompasses the proposed site submitted 
for this petition), were recorded in the Boone County Recorder’s office in 2008 (subsequent to 
approval by the Boone County Area Plan Commission).  As part of that approval: 

1) 44.25± acres were rezoned from the R1 Zoning Classification to the Rural General Business 
Zoning District (GB); 

2) 13.28± acres were rezoned from the R1 Zoning Classification to the Rural Professional 
Business District (PB); and 

3) Instrument 200800010861 identified a list of a) Prohibited Uses and b) specific development 
Commitments. 

 
In 2016, Petition #2016-45-CA sought and received approval from both the Zionsville Plan 
Commission and Zionsville Town Council to amend the Commitments, in order to allow for the use of 
a fuel station/service station (with a convenience store). Subsequent approval of the amendment was 
recorded in the Boone County Recorder’s Office as Instrument #201700000546. 
 
In 2019, Petition #2019-44-CA sought and received approval from both the Zionsville Plan 
Commission and Zionsville Town Council to amend the Commitments associated with Boone County 
Ordinance No. 2008-13, Recorded in the Office of the Recorder of Boone County, Indiana, as  
Instrument No. 2008-00010861, to allow for: a liquor store, single-family dwellings, major residential 
subdivision (including empty-nester homes), more than two (2) fast food restaurants, fast food 
restaurants to be adjacent to each other, a reduction in the side building setbacks to 30 feet 
(applicable only to the south property line of the southernmost outlot), a reduced number of water 
features along U.S. Highway 421 (referred to as Michigan Road in the filing) to one (1), modifications 
to the main access drive off U.S. Highway 421, increased number of outlots along U.S. Highway 421 
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and CR 300 South (146th Street) to eight (8), and five (5) respectively, placement of a monument sign 
on either the north or south side of the primary U.S. Highway 421 Entrance, a right-in only access 
from CR 300 South (146th Street) west of the main entrance off CR 300 South.  
 
Upon this approval, an “Amended and Restated Commitments Concerning the Use or Development 
of Real Estate” was recorded in the Boone County Recorder’s office on December 30, 2019, as 
Instrument #2019013490. 
 
Analysis of Current Request   
 
In the current filing, Petition #2020-04-CA seeks to amend the Amended and Restated Commitments, 
recorded in the Office of the Recorder of Boone County, Indiana, as Instrument #2019013490, by 
replacing Exhibit C, Concept Plan for the Real Estate, with a revised Concept Plan.  The recorded 
Amended and Restated Commitments, Exhibit B, III, includes a requirement “That a minimum of one 
(1) sizeable water feature be placed along U.S. Highway 421 as depicted in the concept plan.”  The 
recorded concept plan depicted the water feature midway along the overall site’s frontage of U.S. 
Highway 421.  The Petitioner has revised the concept plan and is seeking approval to relocate the 
water feature to the most southern portion of the subject property, while still being placed along U.S. 
Highway 421.  All other commitments within the recorded Amended and Restated Commitments are 
unchanged and remain in effect. 
 
Staff is in support of the petition to amend the prior Commitments.  Specifics as to the support are 
detailed as follows: 
 
Replacement of the recorded Exhibit C (attached as Exhibit 2), Concept Plan for the Real Estate, with a 
revised Concept Plan (attached as Exhibit 3):  the proposed relocation of the required water feature 
meets the intention and purpose of the original Concept Plan and allows for a more outlots within the 
proposed integrated center to have frontage on U.S. Highway 421. 
 
Please refer to Instrument #2019013490 for additional information.  
 
If there are any questions as to the content, please do not hesitate to contact our office. 
 
Respectfully submitted, 
Wayne DeLong, AICP, CPM 
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