
 

Westfield City Council Report 
 

Ordinance Number:  15-41  

APC Petition Number: 1512-PUD-26 

Petitioner: Riverview Health by Nelson & Frankenberger 

Requested Action: An amendment to The Junction Planned Unit Development (PUD) 
District Ordinance. 

Current Zoning: The Junction PUD District (Ord. 14-22) 

Current Land Use: Undeveloped  

Exhibits:    
1. Location Map  
2. Concept Plan 
3. Illustrative Character Exhibit 
4. The Junction PUD Ord. 14-22 
5. Amendment Ord. 15-41 
6. GJTG Letter of Support 
7. APC Certification 

Prepared by:    Jesse M. Pohlman, Senior Planner 

 

PETITION HISTORY 

This petition was introduced at the November 9, 2015, City Council meeting.   The petition was 
presented to the Grand Junction Task Group (the “GJTG”) on November 10, 2015.  The petition 
received a public hearing at the December 7, 2015, Advisory Plan Commission (the “APC”) 
meeting.   

 

PROJECT OVERVIEW 

Project Location:  The petitioner is requesting an amendment to The Junction Planned Unit 
Development (PUD) District Ordinance No. 14-22 (the “Original PUD Ordinance”) (see Exhibit 4) 
for the 8.49-acres located on the northeast corner of U.S. Highway 31 and State Highway 32, 
west of Shamrock Boulevard (see Exhibit 1). 

Property History:  The Original PUD Ordinance was adopted by the Council in July 2014.  In July 
2015, the Plan Commission approved a primary plat that included this property.  A secondary 
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plat was subsequently filed and is currently pending.  This property is identified as Lot 1 of the 
Gateway Northeast Quadrant Subdivision. 

 

AMENDMENT REQUEST 

The petitioner requests this amendment to the Original PUD Ordinance to update the concept 
plan and illustrative character exhibits, and corresponding development standards, to 
accommodate the petitioner’s proposed development.  

Concept Plan and Illustrative Character Exhibit:  The Original PUD Ordinance required the 
development of the real in substantial compliance with the preliminary concept plan and 
character exhibits incorporated within the ordinance.  The petitioner’s vision for the 
development of the real estate is depicted with the proposed Concept Plan (see Exhibit 2) and 
Illustrative Character Exhibit (see Exhibit 3). 

Development Standards:  The proposed development continues to default to the Original PUD 
Ordinance and underlying GB: General Business District of the Unified Development Ordinance; 
however, the proposed amendment addresses a handful of nuances specific to the proposed 
development as summarized below:   

Building Height:  The proposed amendment: (i) establishes a minimum building height of 
five (5) stories for the proposed “primary building”; (ii) acknowledges the primary 
building’s “wing” may be a minimum of two (2) stories; (iii) requires the remaining two 
proposed “outlot” buildings to be a minimum of eighteen (18) feet.  The Original PUD 
Ordinance established a minimum of three (3) stories along US31 and two (2) stories for 
the other buildings on the property.  

Parking Standards:  The petitioner has master planned the development as a single 
campus with shared parking for complementary uses that are anticipated to have off-set 
peak hours.  As a result, this is reflected in the proposed amendment. 

Landscaping Standards:  The petitioner’s design team anticipates that due to the more 
urbanized design and site constraints with utility easements, that the UDO’s 
detention/retention and landscaping requirements may not be feasible.  As a result, the 
amendment contemplates a hardscaped design and permissive adjustment to required 
plantings at the time of the development plan review and approval. 

Comprehensive Plan:   The Future Land Use Plan in the Westfield-Washington Township 
Comprehensive Plan (the “Comprehensive Plan”) identifies the Property as the “Gateway Sub-
District” within the “Downtown” land use classification.  The Downtown area was further 
studied in 2008 after the formation of the Grand Junction Task Group (the “GJTG”).  The study 
resulted in an amendment to the Comprehensive Plan know as the Grand Junction Master Plan 
and Addendum, adopted in 2009.  Subsequently, amendments to the Comprehensive Plan were 
adopted in 2013, for the Grand Junction Implementation Plan (the “Implementation Plan”), and 
in 2015 with the adoption of the Grand Junction Sub-District Addendum (collectively, the 
“Grand Junction Plan”).   
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The Comprehensive Plan is not law; rather, it is intended to serve as a guide in making land use 
decisions; however, below is a broad summary of the goals and objectives of the Gateway Sub-
District (as recently adopted by the Grand Junction Sub-District Addendum):   

Vision:  “[r]edevelop in such a manner that provides signature, multi-story, landmark-
quality buildings to Westfield’s front door. The buildings and spaces should be 
memorable, leaving lasting and favorable impressions on those that see and use them. 
The massing and height of the buildings should be dynamic and define the skyline, and 
they should be highly visible in all directions (ideally, visible from at least a mile away). 
The vision is to create quality, architecturally-significant urban development at a key 
focal point of the community (the interchange of U.S. Highway 31 and State Road 32) 
which demonstrates that this is an important, interesting, and vibrant place.” 

Land Use:  “Professional, medical, or general office uses (including a visitor’s center) are 
also desirable within this sub-district. These could be developed as standalone buildings 
or as part of a multi-story, mixed-use building.” 

Design Requirements: “All designs should pay special attention to the street-level of the 
building by providing elements that are pedestrian scaled. Building details, transparent 
windows, awnings, benches, outdoor cafes, planters, pedestrian-scale signage, 
streetlights, fountains, and street trees are examples of urban design details that can 
help make a development friendly and inviting for pedestrians.” 

Amenities:  “It is highly desirable that each quadrant of this sub-district be designed 
with at least one great public space and include as many characteristics listed above as 
possible.” 

Site Access & Circulation:  “Direct vehicular access from State Road 32 will not be 
allowed… safe and efficient pedestrian connectivity into and within a Gateway Sub- 
District site is very important.” 

Architectural Design: “[t]he buildings…need to be designed and finished in a manner 
that is of the highest quality and visual appeal. These buildings will be landmarks in 
Westfield and should be given special care and attention when being designed. The 
buildings need to be impressive. It is anticipated that desirable buildings would utilize 
multiple materials, textures, colors, and architectural breaks. Symmetrical architecture 
may not be the most desirable design approach. Box-shaped buildings are not desirable. 
Architectural variation is strongly encouraged, and franchise or formula business 
architecture is not welcome within this sub-district.” 

As noted in the Grand Junction Sub-District Addendum, prior to the City’s approval of a project 
within the Grand Junction District, it is desirable that each proposed project be reviewed by the 
GJTG (or its designees, successors, or assigns).  As a result, the petitioner met with the GJTG on 
November 10, 2015, to present the proposed amendment.  Attached at Exhibit 6 is the GJTG’s 
letter of support. 

  

http://bit.ly/1GFNF7o
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PROCEDURAL 

Public Hearing:  Amendments to a Planned Unit Development (PUD) District are required to be 
considered at a public hearing by the Plan Commission.  The public hearing for this petition was 
held on December 7, 2015, Plan Commission meeting.  Notice of the public hearing was 
provided in accordance with Indiana law and the Plan Commission’s Rules of Procedure.   

Statutory Considerations:   

Indiana Code 36-7-4-603 states that in the consideration of zoning ordinance amendments and 
zone map changes 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. 

 

RECOMMENDATIONS / ACTIONS 

Plan Commission Recommendation  

At its December 7, 2015, meeting, the Plan Commission forwarded a unanimous favorable 
recommendation of this petition to the Council (Vote: 8 in favor, 0 opposed) (see Exhibit 7).  

City Council  

Introduction:   November 9, 2015 

Eligible for Adoption:  December 14, 2015 

 

Submitted by:   Jesse M. Pohlman, Senior Planner 
   Economic and Community Development Department 
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ORDINANCE NUMBER 15-41 

AN ORDINANCE OF THE CITY OF WESTFIELD AND WASHINGTON 
TOWNSHIP, HAMILTON COUNTY, INDIANA CONCERNING AMENDMENTS TO 
THE JUNCTION PLANNED UNIT DEVELOPMENT DISTRICT AND THE UNIFIED 

DEVELOPMENT ORDINANCE 

This is an Ordinance to amend the Unified Development Ordinance of the City of Westfield 
and Washington Township, Hamilton County, Indiana (the "Unified Development Ordinance"), 
enacted by the City of Westfield pursuant to its authority under the laws of the State of Indiana, 
Ind. Code § 36-7-4 et seq., as amended. 

WHEREAS, the City of Westfield, Indiana (the "City") and the Township of Washington, 
both of Hamilton County, Indiana are subject to the Unified Development Ordinance; 

WHEREAS, the Common Council enacted Ordinance No. 14-22, The Junction Planned 
Unit Development District (the “The Junction PUD Ordinance”) on July 14, 2014; 

WHEREAS, the Westfield-Washington Advisory Plan Commission (the "Commission") 
considered a petition (Petition No. 1512-PUD-26), requesting an amendment to The Junction 
PUD Ordinance with regard to the subject real estate more particularly described in Exhibit A 
attached hereto (the "Real Estate"); 

WHEREAS, the Commission forwarded Petition No.  1512-PUD-26  to the Common 
Council of the City of Westfield, Hamilton County, Indiana (the "Common Council") with a 
___________ recommendation in accordance with Indiana Code § 36-7-4-608, as required by 
Indiana Code § 36-7-4-1505; 

WHEREAS, the Secretary of the Commission certified the action of the Commission to 
the Common Council on __________, 2015;  

WHEREAS, the Common Council is subject to the provisions of the Indiana Code §36- 
7-4-1507 and Indiana Code § 36-7-4-1512 concerning any action on this request; and 

NOW, THEREFORE, BE IT ORDAINED by the Common Council of the City of 
Westfield, Hamilton County, Indiana, meeting in regular session, that The Junction PUD 
Ordinance and Unified Development Ordinance are hereby amended as follows: 

Section 1. Applicability of Ordinance. 

1.1 This Ordinance shall amend The Junction PUD Ordinance, as applicable to the 
Real Estate.  Development of the Real Estate shall be governed by (i) the 
provisions of this Ordinance and its exhibits, (ii) The Junction PUD Ordinance; 
and (iii) the provisions of the Unified Development Ordinance, as amended and 
applicable to the Underlying Zoning District or a Planned Unit Development 
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District, except as modified, revised, supplemented or expressly made 
inapplicable by this Ordinance or The Junction PUD Ordinance, as amended. 

1.2 Chapter (“Chapter”) and Article (“Article”) cross-references of this Ordinance 
shall hereafter refer to the section as specified and referenced in the Unified 
Development Ordinance. 

1.3 All provisions and representations of (i) the Unified Development Ordinance or 
(ii) The Junction PUD Ordinance that conflict with the provisions of this 
Ordinance are hereby made inapplicable to the Real Estate and shall be 
superseded by the terms of this Ordinance. 

Section 2. Definitions. Capitalized terms not otherwise defined in this Ordinance or the 
Junction PUD Ordinance shall have the meanings ascribed to them in the Unified 
Development Ordinance. 

2.1 Illustrative Character Exhibit:  The Illustrative Character Exhibit, as set forth in The 
Junction PUD Ordinance, shall be supplemented by the Illustrative Character 
Exhibit, attached hereto as Exhibit C. 

2.2 Net Floor Area:  The Gross Floor Area deducting for interior walls and common 
areas not directly devoted to the use (i.e. hallways, restrooms, elevators, stairs, 
closets, storage, waiting rooms, and maintenance areas). 

2.3 Pedestrian & Vehicular Accessibility Plan:  The Pedestrian Accessibility Plan and 
Vehicular Accessibility Plan, as set forth in The Junction PUD Ordinance, shall be 
replaced and superseded with the Concept Plan. 

2.4 Site Concept Design Plan (the “Concept Plan”):  The Site Concept Design Plan, as 
set forth in The Junction PUD Ordinance, shall be replaced and superseded with 
the Concept Plan, attached hereto as Exhibit B. 

Section 3. Development Standards. The standards of The Junction PUD Ordinance shall 
apply to the development of the Real Estate, except as otherwise modified 
below. 

3.1 Building Height: Section 4.1(B) of The Junction PUD Ordinance shall be replaced 
and superseded by the following:   

A. One (1) building on the Real Estate shall have a minimum Building Height 
of five (5) stories (the “Primary Building”).  Ancillary extensions of the 
Primary Building, as generally depicted on the Illustrative Character Exhibit 
attached hereto as Exhibit C, shall have a minimum Building Height of two 
(2) stories. 

B. All other buildings on the Real Estate shall have a minimum Building 
Height of eighteen (18) feet. 

3.2 Off-Street Loading and Parking: Article 6.14 Parking and Loading Standards of the 
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UDO (as referenced by Section 4.2 of The Junction PUD Ordinance) shall apply to 
the Real Estate, except as otherwise modified below. 

A. Maximum Number of Off-street Parking Spaces:  The maximum number of 
Parking Spaces for the Real Estate shall not exceed four (4) Parking Spaces 
per one thousand (1,000) square feet of Net Floor Area for the aggregate of 
all Buildings on the Real Estate.  Shared parking shall be provided for the 
Real Estate. 

3.3 Landscaping Standards:  Article 6.8 Landscaping Standards of the UDO, as 
referenced and modified by Section 4.3 of The Junction PUD Ordinance, shall 
apply to the Real Estate, except as otherwise modified below. 

A. Article 6.8(I)(1) Detention Area Natural Appearance: Shall not apply.  A 
wall and hardscape areas are planned as illustrated on the Concept Plan and 
plantings shall be provided around the wet perimeter of ponds where 
adjacent to lawn areas.  Subject to review and approval by the Public Works 
Department as part of a Detailed Development Plan, side slopes shall not 
exceed 3:1 above normal pool and may be 2:1 below the safety shelf to 
provide more depth in the pond. 

B. Article 6.8.L(4) Foundation Plantings: Shall apply, except that planting 
beds of less than eight (8) feet in width shall be permitted where equivalent 
planting area is provided around the building perimeter. 

C. Article 6.8.M(3) Easements: shall apply, however if easements restrict the 
placement of plantings, then the required number of plantings may be 
relocated elsewhere on the Real Estate.  If the relocation of plantings results 
in planting congestion or is otherwise contrary to landscaping best 
management practices, then the Director or Plan Commission may approve 
a landscape plan with fewer plantings than otherwise required. 

Section 4. Architectural and Design Standards.  The standards of The Junction PUD 
Ordinance shall apply to the development of the Real Estate, except as otherwise 
modified below. 

4.1 Concept Plan:  The Concept Plan is hereby incorporated in accordance with 
Article 10.9(F)(2) Planned Unit Development Districts; PUD District 
Ordinance Requirements; Concept Plan.   The Real Estate shall be developed 
in substantial compliance with the Concept Plan.  

4.2 Illustrative Character Exhibit:  The Illustrative Character Exhibit is hereby 
incorporated as a compilation of images designed to capture the intended quality of 
structures to be constructed on the Real Estate.    
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ALL OF WHICH IS ORDAINED/RESOLVED THIS __ DAY OF ________, 2015. 

 
WESTFIELD CITY COUNCIL 

 
Voting For        Voting Against  Abstain  
 
 
______________________  ___________________ __________________ 
Jim Ake    Jim Ake   Jim Ake 
 
 
______________________  ___________________ __________________ 
Steven Hoover    Steven Hoover   Steven Hoover 
 
 
______________________  ___________________ __________________ 
Robert L. Horkay   Robert L. Horkay  Robert L. Horkay 
 
 
______________________  ___________________ __________________ 
Charles Lehman   Charles Lehman  Charles Lehman 
 
 
______________________  ___________________ __________________ 
Robert J. Smith   Robert J. Smith  Robert J. Smith 
 
 
______________________  ___________________ __________________ 
Cindy L. Spoljaric   Cindy L. Spoljaric  Cindy L. Spoljaric 
 
 
______________________  ___________________ __________________ 
Robert W. Stokes   Robert W. Stokes  Robert W. Stokes 
 
 
 
ATTEST: 
 
 
__________________________ 
Cindy Gossard, Clerk Treasurer 
 
 
I affirm, under the penalties for perjury, that I have taken reasonable care to redact each Social 
Security Number in this document, unless required by law:  Jon C. Dobosiewicz 
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I hereby certify that ORDINANCE 15-__ was delivered to the Mayor of Westfield  
 
on the _______ day of _________, 2015, at _______ ____ m. 
 
__________________________  
Cindy Gossard, Clerk-Treasurer 
 
 
 
 
 
I hereby APPROVE ORDINANCE 15-__ 
 
this ______ day of ___________, 2015. 
 
 
 
__________________________ 
J. Andrew Cook, Mayor 

I hereby VETO ORDINANCE 15-__ 
 
this ______ day of _________, 2015. 
 
 
 
__________________________ 
J. Andrew Cook, Mayor 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This document prepared by:  James E. Shinaver and Jon C. Dobosiewicz, Nelson & Frankenberger 

  550 Congressional Blvd, Suite 210, Carmel, IN  46032 (317) 844-0106 
 
The Junction PUD - 2015 Text Amendment 113015 
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SCHEDULE OF EXHIBITS 

Exhibit A Real Estate (Legal Description) 

Exhibit B Concept Plan 

Exhibit C Illustrative Character Exhibit 
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EXHIBIT A 
REAL ESTATE 

(Page 1 of 2) 
 
PART OF THE SOUTHEAST QUARTER OF SECTION 36, TOWNSHIP 19 NORTH, RANGE  3 EAST 
IN HAMILTON COUNTY, INDIANA BEING DESCRIBED AS FOLLOWS:  COMMENCING AT THE 
SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF  SECTION 36, TOWNSHIP 19 
NORTH, RANGE 3 EAST; THENCE ON THE SOUTH LINE  OF SAID SOUTHEAST QUARTER 
NORTH 89 DEGREES 26 MINUTES 12 SECONDS EAST  (ASSUMED BEARING) 856.74 FEET TO 
THE WEST LINE OF THE TRACT OF REAL  ESTATE DESCRIBED IN INSTRUMENT No. 
200400013188; THENCE ON SAID WEST  LINE THE FOLLOWING 3 COURSES: 1) NORTH 00 
DEGREES 24 MINUTES 03 SECONDS  WEST 36.10 FEET TO A 5/8 STEEL REBAR WITH A 
YELLOW CAP STAMPED "MILLER  SURVEYING" TO THE POINT OF BEGINNING OF THIS 
DESCRIPTION;  2) NORTH 00 DEGREES 24 MINUTES 03 SECONDS WEST 166.90 FEET TO A 5/8  
STEEL REBAR WITH A YELLOW CAP STAMPED "MILLER SURVEYING"; 3) THENCE  SOUTH 
89 DEGREES 26 MINUTES 12 SECONDS WEST 245.24 FEET TO A 5/8 STEEL  REBAR WITH A 
YELLOW CAP STAMPED "MILLER SURVEYING" ON THE EAST RIGHT OF  WAY LINE OF 
STATE ROAD No. 31; THENCE ON SAID EAST RIGHT OF WAY LINE  NORTH 60 DEGREES 12 
MINUTES 13 SECONDS WEST 26.57 FEET TO A 5/8 STEEL  REBAR WITH A YELLOW CAP 
STAMPED "MILLER SURVEYING"; THENCE ON SAID EAST  RIGHT OF WAY LINE NORTH 01 
DEGREES 17 MINUTES 53 SECONDS WEST 348.84  FEET TO A 5/8 STEEL REBAR WITH A 
YELLOW CAP STAMPED "MILLER SURVEYING";  THENCE ON SAID RIGHT OF WAY LINE 
NORTH 20 DEGREES 11 MINUTES 31 SECONDS  WEST 50.65 FEET TO A 5/8 STEEL REBAR 
WITH A YELLOW CAP STAMPED "MILLER  SURVEYING"; THENCE NORTH 87 DEGREES 00 
MINUTES 13 SECONDS EAST 55.72  FEET TO A 5/8 STEEL REBAR WITH A YELLOW CAP 
STAMPED "MILLER SURVEYING";  THENCE NORTH 00 DEGREES 49 MINUTES 59 SECONDS 
WEST 38.62 FEET TO A  5/8 STEEL REBAR WITH A YELLOW CAP STAMPED "MILLER 
SURVEYING"; THENCE  NORTH 88 DEGREES 18 MINUTES 37 SECONDS EAST 91.54 FEET TO 
A 5/8 STEEL  REBAR WITH A YELLOW CAP STAMPED "MILLER SURVEYING"; THENCE 
NORTH 00  DEGREES 03 MINUTES 54 SECONDS EAST 53.90 FEET TO A 5/8 STEEL REBAR  
WITH A YELLOW CAP STAMPED "MILLER SURVEYING"; THENCE NORTH 89 DEGREES  53 
MINUTES 15 SECONDS EAST 526.08 FEET TO A MAG NAIL; THENCE SOUTH 00  DEGREES 17 
MINUTES 53 SECONDS WEST 455.93 FEET TO A MAG NAIL; THENCE  NORTH 89 DEGREES 58 
MINUTES 28 SECONDS WEST 25.80 FEET TO A 5/8 STEEL  REBAR WITH A YELLOW CAP 
STAMPED "MILLER SURVEYING"; THENCE SOUTH 00  DEGREES 33 MINUTES 48 SECONDS 
EAST 99.00 FEET TO A 5/8 STEEL REBAR  WITH A YELLOW CAP STAMPED "MILLER 
SURVEYING"; THENCE SOUTH 06 DEGREES  04 MINUTES 09 SECONDS WEST 43.29 FEET TO 
A 5/8 STEEL REBAR WITH A  YELLOW CAP STAMPED "MILLER SURVEYING"; THENCE 
SOUTH 26 DEGREES 56  MINUTES 55 SECONDS WEST 54.12 FEET TO A 5/8 STEEL REBAR WITH 
A YELLOW  CAP STAMPED "MILLER SURVEYING"; THENCE SOUTH 58 DEGREES 28 
MINUTES 22  SECONDS WEST 46.65 FEET TO A 5/8 STEEL REBAR WITH A YELLOW CAP  
STAMPED "MILLER SURVEYING"; THENCE SOUTH 89 DEGREES 26 MINUTES 12  SECONDS 
WEST 373.99 FEET TO THE POINT OF BEGINNING, CONTAINING 8.63  ACRES MORE OR LESS.   
EXCEPTING THEREFORM EXISTING AND PROPOSED RIGHT-OF-WAY FOR MAIN STREET 
AND SHAMROCK BOULEVARD FOR A NET ACREAGE OF 8.49 ACRES MORE OR LESS. 
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EXHIBIT A 
REAL ESTATE 
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EXHIBIT B 
CONCEPT PLAN 
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EXHIBIT C 
ILLUSTRATIVE CHARACTER EXHIBIT 
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EXHIBIT C 
ILLUSTRATIVE CHARACTER EXHIBIT 
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EXHIBIT C 
ILLUSTRATIVE CHARACTER EXHIBIT 
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November 12, 2015 

Westfield Economic Development Staff: 

As President of the Downtown Westfield Association (DWA) I am writing this letter of support for 

Riverview Health’s proposal (Larry Christman), on behalf of the Grand Junction Task Group (GJTG). 

 

The GJTG met Tuesday November 10, 2015 at the DWA office, 211 South Union Street.  There were 19 

members present to review Mr. Christman’s proposal in building a new Health Center at State Road 32 

(Main Street) and U.S. 31. 

 

After review and some discussion the group was in support of the plans presented. There were no 

concerns or unanswered questions. 

 

I am happy to answer any questions you have and appreciate the opportunity to submit this letter on 

behalf of the GJTG. 

 

Teresa Otis Skelton, President 

Downtown Westfield Association 
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