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JR Farmer Harmony, LLC

Change in zoning from the AG-SF1 District to the Harmony PUD District
AG-SF1

Agriculture/Vacant

277 acres

1. Staff Report

2. Aerial Location Map

3. Harmony PUD Ordinance, March 29, 2012
4. Neighbor Meeting Notes, March 13, 2012
5. Traffic Impact Study

Kevin M. Todd, AICP

Petition History

This petition was introduced at the April 9, 2012 City Council meeting. The proposal will receive a public

hearing at the May 7, 2012 Advisory Plan Commission (the “APC”) meeting.

Procedural

e Changes in zoning are required to be considered at a public hearing. The public hearing for this
petition will be held on May 7, 2012 at the APC meeting.
e Notice of the May 7, 2012 public hearing was provided in accordance with the APC Rules of

Procedure.

Project Overview

Location

The subject property is approximately 277 acres in size and is located on the west side of Ditch Road,

between 146" Street and 156" Street (the “Property”). The Property is primarily vacant/agricultural in

use.
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Project Description

The proposed Harmony PUD Ordinance allows for a maximum of 710 single-family detached dwellings,
270 multi-family dwellings, 110,000 square feet of retail space, and 40,000 square feet of office space
(the “Proposal”). The Harmony PUD Ordinance (the “PUD Ordinance”) establishes two (2) districts: a
Residential District, which accommodates the project’s single-family dwellings; and a Mixed-Use District,
which accommodates the project’s multi-family and commercial areas.

The Residential District defaults to the Single Family-4 District standards, and it includes multiple lot
sizes and lot types. The Proposal includes two (2) different sizes of alley-loaded lots (front of the home
oriented towards the street and garages oriented towards an alley in the rear); three (3) different sizes
of front-load lots (front of the home and garages oriented towards the street); and mew lots (front of
the home oriented towards a green space and garages oriented towards an alley in the rear). The
Proposal requires a minimum of twenty (20) percent open space in the Residential District. The
Harmony PUD Ordinance also includes residential architectural standards (located in Section 3.3 of the
PUD Ordinance). The petitioner will likely highlight these standards during the presentation at the
Public Hearing.

The Mixed-Use District defaults to the Local Business standards and includes development standards for
commercial uses and multi-family development. The Proposal also adopts the City’s State Highway 32
Overlay District’s architectural standards for its commercial area. The petitioner will likely highlight
these standards during the presentation at the Public Hearing.

Westfield Thoroughfare Plan (2007, as amended)

The Westfield Thoroughfare Plan (the “Thoroughfare Plan”) classifies Ditch Road as a Secondary Arterial.
The recommended right-of-way width for a Secondary Arterial is 120 feet. The Thoroughfare Plan
classifies the adjacent segments of 151" Street and 156" Street as Collectors, with a recommended
right-of-way of 100 feet. The Thoroughfare Plan classifies 146™ Street as a Primary Arterial, with a
recommended right-of-way of 150 feet. The petitioner has submitted a traffic impact study of the area,
which is included as Exhibit 5.

Hamilton County is planning an expansion of 146" Street to become a limited access thoroughfare from
Springmill Road to the county line (the “146™ Street Project”). The latest information provided by the
County is that construction of the segment between Springmill Road and Ditch Road (including the
round-about at Ditch) will begin in late 2013 and the segment will be completed sometime in 2015. The
Harmony PUD has been planned with the 146" Street Project in mind. The petitioner has been in
discussion with the County so that any planning issues between the Harmony PUD and the 146™ Street
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Project can be addressed. The petitioner will likely provide an update regarding this matter at the Public
Hearing.

Big Picture Discussion Iltem

Comprehensive Plan

According to the Westfield-Washington Township Comprehensive Plan (the “Comprehensive Plan”), the
Property is within the Suburban Residential land use classification. Detached and attached dwellings are
contemplated uses within this area. The Harmony PUD is proposing detached dwellings, attached
dwellings, and a commercial area. The commercial component of the Proposal would appear to be
more intense than what the Comprehensive Plan contemplates for this area of the community. The
Comprehensive Plan is not law, but it is, rather, intended to serve as a guide in making land use
decisions. There are some new factors at play since the 2007 adoption of the Comprehensive Plan (i.e.
the 146™ Street Project), which may or may not cause the community to look at the future development
of this area differently than it did five (5) years ago. The petitioner will likely discuss this matter during
the presentation at the Public Hearing.

Statutory Considerations

Indiana Code 36-7-4-603 states that reasonable regard shall be paid to:

1. The Comprehensive Plan.

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

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

4. The conservation of property values throughout the jurisdiction.

5. Responsible growth and development.
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Staff Comments
1. Hold a public hearing at the May 7, 2012 APC meeting. No action is required at this time.

2. Prior to the APC recommendation, the petitioner will make any necessary revisions to the proposal
based on APC and public comments.

3. If any APC member has questions prior to the public hearing, then please contact Kevin Todd at (317)
379.6467 or ktodd@westfield.in.gov.




