
CITY OF WESTFIELD, IN
AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017

Monday, May 15, 2017 at 07:00 PM

BOARD OR COMMISSION: Advisory Plan Commission (APC)

MEETING DATE: Monday, May 15, 2017 at 07:00 PM

MEETING PLACE: Westfield City Hall- Assembly Room

THE FOLLOWING AGENDA IS SUBJECT TO CHANGE AT THE DISCRETION OF THE
WESTFIELD-WASHINGTON TOWNSHIP ADVISORY PLAN COMMISSION

OPENING OF MEETING

Note the Presence of a Quorum

Approval of Minutes
APC Minutes - May 1, 2017
Documents: APC Minutes - May 1, 2017

Review APC Rules & Procedures

ITEMS OF BUSINESS

1704-DDP-04
Field Brewing
Southeast Corner of SR 32 and Cherry Street; Lot 13(R2) of Westfield Original Plat
(Amendment pending)
Custom Living, Inc. requests Detailed Development Plan review of a new 5,537 square
foot brewery on 0.625 acres± in the Field Brewing in the Junction Planned Unit
Development (PUD) District.
Documents: Exhibit 1: Staff Report | Exhibit 2: Location Map | Exhibit 3: Detailed
Development Plan | Exhibit 4: Elevations | Exhibit 5: Landscape Plan

1705-PUD-06
Dartown Crossing Planned Unit Development (PUD) District
Northwest Corner of State Road 32 and Dartown Road
Edgerock Development, LLC by Onpointe Land Matters, LLC requests a change of
zoning of 39 acres± from the EI-PD: Enclosed Industrial/Planned Development District
and AG-SF1: Agriculture / Single-Family Rural District to the Dartown Crossing

file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494534881_97596.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507494_55418.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507519_98252.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507542_0256.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507542_0256.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507648_15375.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494507724_45421.pdf


Planned Unit Development (PUD) District.
Documents: Exhibit 1: Staff Report | Exhibit 2: Location Map | Exhibit 3: Concept Plan |
Exhibit 4: Ordinance 17-13 | Exhibit 5: Neighbor Meeting Summary | Exhibit 6: Family
Sports Capital of America Addendum

PUBLIC HEARINGS

1705-PUD-07 [PUBLIC HEARING]
Oak Ridge Pointe PUD Amendment
632 E. State Road 32
Ted Gelov by Pyramid Architecture & Engineering requests an amendment to the Oak
Ridge Pointe Planned Unit Development (PUD) District to allow a Commercial
Recreational Facility.
Documents: Exhibit 1: Staff Report | Exhibit 2: Location Map | Exhibit 3: Concept Plan
(1705-PUD-07) | Exhibit 4: Ordinance 17-14 | Exhibit 5: Character Exhibit Powerpoint
(1705-PUD-07)

CONTINUED ITEMS

1704-PUD-05 [CONTINUED]
Haworth Business Park PUD
Southest Corner of 169th Street & Oak Ridge Road
Wilcox Development, LLC by Keeler-Webb Associates requests a change of zoning of
37.76 acres± from the AG-SF1: Agriculture / Single-Family Rural District to the Haworth
Business Park Planned Unit Development (PUD) District.

1703-DDP-03 [CONTINUED]
Shelby Gravel, Inc.
17710 Mule Barn Road
Shelby Gravel, Inc. by Zentz Consulting, LLC requests review of a Detailed
Development Plan for a concrete mixing plant on 10 acres± in the OI: Open
Industrial District.

REPORTS/COMMENTS

Advisory Plan Commission Members

City Council Liaison

Board of Zoning Appeals Liaison

Economic and Community Development Department

ADJOURNMENT

file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508752_74152.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508777_96705.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508799_52646.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508908_93072.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508844_00269.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508862_34853.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494508862_34853.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494591680_61629.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494509702_87171.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494509722_43436.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494509722_43436.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494535612_89206.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494509744_44624.pdf
file:///D:/Westfield,%20IN/Meetings/AdvisoryPlanningCommission_Meeting_Agenda_05_15_2017/1494509744_44624.pdf
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Petition Number:  1704-DDP-04 

Subject Site Address: Southeast Corner of SR 32 and Cherry Street, Lots 13R, 14R, and 
east half of Lot 13 in Westfield Original Subdivision 

Petitioner: Custom Living, Inc. 

Representative: Tom Lazzara 

Request: Detailed Development Plan approval for a new 5,537 square foot 
brewery on 0.625 acres +/- in the Fields Brewery in the Junction 
Planned Unit Development (PUD) District. 

Current Zoning: LB-H: Local Business / Historical District 
 Field Brewing in the Junction PUD (Ord. 17-14) 
 GB: General Business District (underlying zoning) 

Current Land Use: Vacant / Commercial 

Approximate Acreage: 0.625 acres+/- 

Exhibits:   1. Staff Report 
    2. Location Map 
 3. Detailed Development Plan 
 4. Elevations 
 5. Landscape Plan  

Property History: 1308-SFP-21 (Secondary Plat Amendment, Replat of Lot 14 and 
west half of Lot 13 Westfield Original Subdivision, recorded 
11/21/13) 

1704-PUD-04 (Ord. 17-04, Field Brewing in the Junction PUD, 
adopted 5/8/17) 

1704-SFP-16 (Secondary Plat Amendment, Replat of lots 13R, 14R, 
and east half of lot 13, pending) 

Staff Reviewer:  Pam Howard, Associate Planner 
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PROCEDURAL 

Approval of a Detailed Development Plan must be granted if the submitted plans demonstrate 
compliance with the terms of the underlying zoning district, subdivision control ordinance and/or 
applicable PUD District Ordinance, any variances associated with the site, and any commitments 
associated with the site. 

 

PROJECT OVERVIEW 

The 0.625-acre site is located on the Southeast Corner of SR 32 / Main Street and Cherry Street 
(see Exhibit 2).    The request is for approval of a Detailed Development Plan for a new restaurant 
brewery on Lot 13(R2) of the pending Secondary Plat Amendment of the Westfield Original Plat. 

The petition was reviewed by the Technical Advisory Committee at its March 21, 2017, meeting.  
A public hearing was held for this petition at the Plan Commission’s April 3, 2017, meeting. 

The applicable zoning district is the Field Brewing in the Junction PUD District (the “PUD”).   To 
the extent provisions established within the UDO conflict with the provisions of the PUD, then 
the provisions of the PUD shall supersede and apply.

 

DEVELOPMENT PLAN (ARTICLE 10.7(G) OF THE UDO): 

The plans comply. 

1) Area map insert showing the general location of the site referenced to Streets, section lines 
and alternative transportation plan system, as well as the Zoning District and use of adjacent 
property.  

2) Address and legal description of the property. 

3) Boundary lines of the property including all dimensions. 

4) Location, name, centerline and width of all Streets, Private Streets, Alleys, access easements 
and alternative transportation plan system improvements that are existing or proposed to be 
located within or adjacent to the property. 
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5) Location, centerline and width (at the Lot Line) measurements of any proposed or existing 
Driveways within two hundred (200) feet of the property, and any connection to an Alley 
must be indicated. 

6) Location and dimensions of primary vehicular ways in and around the proposed 
development, including depictions of all travel lanes, turning movements, vehicle storage 
areas and tapers.  

7) All proposed Street and Driveway improvements, both on and offsite, including measurement 
of curb radius and/or taper.  

8) Location and dimensions of existing and proposed sidewalks, pathways, trails or other 
alternate transportation plan improvements. 

9) Layout, number, dimension and area (in square feet and acres) of all Lots and Outlots with 
Building Setback Lines. 

10) Location and dimensions of all existing structures and paved areas.  

11) Location and dimensions of all proposed structures and paved areas (indicated by cross-
hatching). 

12) Location of all Floodplain areas within the boundaries of the property. 

13) Names of legal ditches and streams on or adjacent to the site. 

14) Location and feasibility statement of all existing and proposed utility facilities and easements, 
including, but not limited to: sanitary sewer, water, storm water management, electric, gas, 
telephone and cable. 

15) Identify buildings proposed for demolition. 

16) Areas of the property reserved for Development Amenities, Open Space and other similar 
uses. 

17) Use of each Lot and/or building by labeling, including approximate density or size of proposed 
uses and buildings (e.g., number of parking spaces, Dwelling Units, Gross Floor Area, Living 
Area). 
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DEVELOPMENT PLAN REVIEW (ARTICLE 10.7(E) OF THE UDO):  

Development Plans shall comply with and be reviewed by the Plan Commission upon finding that 
the Development Plan is in compliance with the following requirements: 

18) Compliance with all applicable development and design standards of the Zoning District in 
which the real estate is located. 

Comment:  Please see District Standards comments herein. 

19) Compliance with all applicable provisions of any Overlay District in which the real estate is 
located. 

20) Management of traffic will be in a manner that creates conditions favorable to health, safety, 
convenience, and the harmonious development of the community such that: 

a) The design and location of proposed street and highway access points shall minimize 
safety hazards and congestion. 

b) The capacity of adjacent streets and highways is sufficient to safely and efficiently accept 
traffic that will be generated by the new development. 

c) The entrances, streets and internal traffic circulation facilities in the proposed 
development are compatible with existing and planned streets and adjacent 
development. 

21) The applicable utilities have sufficient capacity to provide potable water, sanitary sewer 
facilities, electricity, telephone, natural gas, and cable service at a satisfactory level of service 
to meet the needs of the proposed development. 

DISTRICT STANDARDS (CHAPTER 4 OF UDO AND ORD. 17-04) 

The plans comply with Chapter 4 of the UDO and Ordinance 17-14: Field Brewing in the Junction 
PUD except for those items identified as outstanding below: 

22) Permitted Uses (Sec. 6 of PUD) 

23) General Regulations (Sec. 7 of PUD and Article 4.16 of UDO) 

a) Minimum Lot Frontage: 80’ 
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b) Minimum BSL: 

i) Front: 0’ 

ii) Side: 5’ 

iii) Rear: 5’ 

c) Maximum Building Height: 60’ 

OVERLAY DISTRICT STANDARDS (CHAPTER 5 OF UDO AND ORD. 17-04) 

24) State Highway 32 Overlay (Sec. 8 of PUD Article 5.3 of UDO) 

a) The standards of Article 5.3 State Highway 32 Overlay District shall not apply to the 
development of the Real Estate in accordance with Article 5.3(C)(1) Exceptions; 
Downtown. 

Comment: Overlay does not apply. 

DEVELOPMENT STANDARDS (CHAPTER 6 OF UDO and Ordinance 17-04) 

The plans comply, as applicable to a Detailed Development Plan. 

25) Accessory Use and Building Standards (Section 9.1 of PUD and Article 6.1 of UDO) 

a) Screening of Receptacles and Loading Areas (Section 9.1(A) of PUD and Article 6.1(H) of 
UDO) 

i) Article 6.1(H)(2) shall be amended to require that enclosures shall not be located in 
an Established Front Yard and shall have a minimum setback of two (2) feet from a 
Side or Rear Lot Line. 

ii) Article 6.1(H)(3) shall be amended to permit materials for an enclosure that matches 
and complements the materials of the Principal Building, as depicted in the 
Illustrative Character Exhibit. 

iii) Article 6.1(H)(6) shall not apply. Dumpster enclosures shall not be required to have 
pedestrian access openings (dumpster man-doors). 

26) Architectural Standards (Section 9.2 of PUD and Article 6.3(F) of UDO)   
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a) Character Exhibit (Section 9.2(A) of PUD): Building constructed on the Real Estate shall 
be substantially similar in quality and character with the Illustrative Character Exhibit. If 
a provision of Article 6.3 Architectural Standards is in conflict with the Illustrative 
Character Exhibit, then the Illustrative Character Exhibit shall control. 

b) Franchise and Prototype Architecture (Article 9.2 (B) of PUD): Buildings that are stylized 
in an attempt to use the building itself as advertising or is contractually required as a 
standardized or prototype building by a use as a formula from or for another location 
shall be prohibited, particularly where the proposed architecture is the result of 
corporate or franchise architecture. 

c) Mechanical Screening 

d) Building Materials  

i) Section 9.1(C) of PUD: Article 6.3(F)(2) Building Materials Shall not apply; rather, 
Buildings shall be faced with authentic natural materials such as wood or Masonry 
materials. Highly reflective materials, exterior insulation finishing systems (EFIS), 
vinyl siding, and concrete block shall be prohibited. 

e) Architectural Theme 

f) Four-Sided Architecture 

g) Building Elevations 

i) Section 9.2(D) of PUD: Article 6.3(F)(5) Building Elevations Shall not apply. 

h) Gutters and Downspouts 

i) Roof Design 

j) Main Entrances 

k) Windows 

l) Awnings 

27) Building Standards (Article 6.4) 

28) Fence Standards (Section 9.3 of PUD and Article 6.5 of UDO) 
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a) The design of fencing, sound walls, enclosures and similar site elements should replicate 
the architecture of the Principal Building in construction material and detailing. 

b) Low, wrought iron fences and stone or brick walls no taller than thirty (30) inches shall 
be permitted in the Established Front Yard to further define the streetscape. 

c) Wrought iron, wood fences, or other approved fence, or brick or stone walls up to six (6) 
feet tall shall only be permitted in Side and Rear Yards. 

d) Chain link fencing shall be prohibited. 

29) Height Standards (Article 6.6) 

30) Landscaping Standards (Section 9.4 of PUD and Article 6.8 of UDO):  

a) The Minimum Lot Landscaping Requirements (Article 6.8(K)), Foundation Plantings 
(Article 6.8(L)), External Street Frontage Landscaping Requirements (Article 6.8(M)), 
Buffer Yard Requirements (Article 6.8(N)), and Parking Area Landscaping (Article 6.8(O)) 
shall not apply; rather, the following shall apply. 

i) Landscape Plan: Landscaping shall be required and installed in substantial 
compliance with the Landscape Plan, attached hereto as Exhibit D. 

ii) Landscape Plan Modifications: The Landscape Plan implements the 
recommendations of the Sub-District Addendum; however, it is contemplated that 
alternatives that accomplish the design intent of the Sub-District Addendum and 
intended character of the Main Street corridor may be appropriate. As a result, 
modifications to the Landscape Plan may be approved by the Department if the 
modifications further the following objectives: 

(1) The primary focus for landscaping is within the area immediately abutting Main 
Street, where the highest pedestrian activity will occur. This area shall be 
landscaped with vegetation and/or hardscaped. 

(2) If hardscaping is proposed, then window or ground planters shall be considered 
to enhance the Building Facade and soften the streetscape. 

(3) The density of trees and flowers or shrubs will depend on the setback of the 
building from the street. Spaces abutting the right-of-way enhanced with natural 
vegetation to the reasonable extent possible to ensure best practices for the 
plantings health, while also maximizing the “curb appeal” and streetscape 
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character. The building placement will dictate whether a lawn or hardscape is 
more appropriate. 

31) Lighting Standards (Section 9.5 of PUD and Article 6.9 of UDO) 

a) PUD Standards 

i) Lighting shall be designed so that light is not directed off the Real Estate and the 
light source is shielded from direct offsite viewing. 

ii) Exterior lighting may overflow to adjacent properties and rights-of-way; however, 
for any use abutting a Single-family District, illumination levels shall not exceed 0.5 
foot candles at the Lot Line. The minimum amount of light possible for lighting 
sidewalks shall be used to not wash out Building Facades but still maintain a safe 
environment. 

iii) All exterior architectural, display, decorative and sign lighting shall be generated 
from concealed, low level fixtures. 

b) General lighting standards 

c) Business standards 

32) Lot Standards (Article 6.10) 

33) Outside Storage and Display (Article 6.12) 

34) Outdoor Café and Eating Areas (Article 6.13 of UDO) 

35) Parking and Loading Standards (Section 9.6 of PUD and Article 6.14) 

a) Off-Street Parking: Shall apply, except as otherwise modified below. 

i) Article 6.14(G)(7) Off-Street Parking; Surfacing and Curbs: Shall apply; however, 
Parking Area surfaces may consist of decomposed granite and shall not be required 
to be curbed and guttered. 

ii) Article 6.14(G)(11) Off-street Parking; Required Spaces: Off-street Parking Spaces 
shall be required in accordance with the Concept Plan. 

b) Bicycle Parking 
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36) Setback Standards (Article 6.16) 

37) Sign Standards (Article 6.17) 

Comment:  Any proposed sign(s) will require a sign permit and will be reviewed by the 
Department for compliance at that time.   

38) Vision Clearance Standards (Article 6.19) 

39) Yard Standards (Article 6.21) 

DESIGN STANDARDS (CHAPTER 8 OF UDO and Ordinance 17-04) 

The plans comply. 

40) Block Standards (Article 8.1) 

41) Easement Standards (Article 8.3) 

42) Monument and Marker Standards (Article 8.5) 

43) Pedestrian Network Standards (Sec. 11.1 of PUD and Article 8.7) 

a) No new sidewalk shall be required within an adjacent Right-of-way. Connector sidewalks 
within the Real Estate shall be provided in substantial compliance with the Concept Plan 
and may consist of decomposed granite. 

44) Storm Water Standards (Article 8.8) 

45) Street and Right-of-Way Standards (Article 8.9) 

46) Street Light Standards (Article 8.10) 

47) Street Sign Standards (Article 8.11) 

48) Surety Standards (Article 8.12) 

49) Utility Standards (Article 8.13) 
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DEPARTMENT COMMENTS 

1) The plans as presented comply with the applicable zoning ordinances. 

2) Action:  Approve detailed development plan (1704-DDP-04) with the following conditions: 

1. That the Secondary Plat for the property shall be recorded prior to the issuance of an 
Improvement Location Permit; and 

2. All necessary approvals be obtained from the Westfield Public Works Department and 
Hamilton County Surveyor’s Office prior to the issuance of an Improvement Location 
Permit. 

3) If any Plan Commission member has questions prior to the public hearing, then please contact 
Pam Howard at 317-531-3751 or phoward@westfield.in.gov. 

 

mailto:phoward@westfield.in.gov
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Docket Number: 1705-PUD-06 (Ordinance No. 17-13) 

Petitioner:  Edgerock Development, LLC (the “Petitioner”) 

Request: A change of zoning of thirty-nine (39) acres +/- from the EI-PD: Enclosed 
Industrial / Planned Development District and AG-SF1: Agriculture / Single-
Family Rural District to the Dartown Crossing Planned Unit Development 
(PUD) District. 

Current Zoning: EI-PD: Enclosed Industrial / Planned Development District 

   AG-SF1: Agriculture / Single-Family Rural District 

Current Land Use: Agricultural / Residential  

Acreage:  39 acres +/- 

Exhibits:  
1. Staff Report 
2. Location Map  
3. Concept Plan 
4. Proposed Ord. 17-13 (Dartown Crossing PUD) 
5. Neighbor Meeting Summary 
6. Family Sports Capital of America Addendum 

Staff Reviewer: Pam Howard, Associate Planner 

 

PETITION HISTORY 

This petition was introduced at the April 10, 2017, City Council meeting.   A public hearing for this 
petition at the May 1, 2017, Advisory Plan Commission (the “Plan Commission”) meeting.   

The petitioner hosted an informational meeting on April 19, 2017, at the Westfield Library for 
neighbors and other interested parties. A summary of that meeting was provided by the 
petitioner and is included as Exhibit 5. 

 

PROJECT OVERVIEW 

Location:  This subject properties (collectively, the “Property”) encompass thirty-nine (39) acres 
+/- and is located on the northwest corner of SR 32 and Dartown Road (see Exhibit 2). The 
property is currently zoned the EI-PD: Enclosed Industrial / Planned Development District and 
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AG-SF1: Agriculture / Single-Family Rural District and has been previously used for agricultural 
and residential purposes. Additionally, the Property is located within the State Highway 32 
Overlay District. Adjacent properties to the south, east, and west are zoned EI: Enclosed 
Industrial. Adjacent properties to the north are zoned AG-SF1. Additionally, the Property is 
located within the State Highway 32 Overlay District.

 

Property Description:  The petitioner is requesting a change of zoning to a Planned Unit 
Development (PUD) District to be known as “Dartown Crossing”, that would allow for  
commercial development.  The proposed ordinance defaults to the GB: General Business District 
as the underlying zoning district, and the State Highway 32 Overlay District applies.  

Permitted Uses:  The proposed ordinance modifies the uses permitted by the Underlying Zoning 
by permitting Gasoline Service Stations, and prohibiting uses that would have been permitted by 
Special Exception.  

General Regulations:  The proposed ordinance modifies the Minimum Building Setback Lines, as 
outlined in the chart below: 

 Current Zoning (EI-PD) Proposed Underlying 
Zoning (GB) 

Proposed in PUD 

Front One Hundred (100) feet Sixty (60) feet Thirty (30) feet 

Side Forty (40) feet Twenty (20) feet Zero (0) feet internal to district 

Twenty (20) feet along perimeter 

Rear Forty (40) feet Twenty (20) feet Twenty (20) feet 

  

Development Standards: As proposed, the PUD Ordinance establishes alternative development 
standards from the Underlying Zoning District. The development standards of note are briefly 
highlighted below: 

Accessory Building Standards (Screening of Receptacles and Loading Areas:  The proposed 
ordinance permits enclosures in Area 1 to be within the Established Front Yard of the Access 
Road. 

Architectural Standards:  The proposed ordinance defaults to the standards of the State 
Highway 32 Overlay District. 
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Landscaping Standards:  The proposed ordinance does not require Perimeter Parking Area 
Landscaping along shared Lot Lines if the lots have vehicular cross-access and/or shared 
parking. 

 

PETITION UPDATE 

Since the May 1, 2017, public hearing, the petitioner has revised the proposed ordinance to 
clarify that the zero (0) foot side yard setback would only apply internally to the district. The side 
yard setback along perimeter lines would be twenty (20) feet. 

 

COMPREHENSIVE PLAN    

The Westfield-Washington Township Comprehensive Plan identifies this Property within the 
“Employment Corridor” land use classification.  This Property is also included in an area that was 
further studied in the Family Sports Capital of America Addendum.  

As a part of The Family Sports Capital of America Vision, as stated in the Addendum, “…it is 
anticipated that other related and supporting land uses will be located within, adjacent to and 
nearby the Sports Campus.” It then goes on to list a variety of contemplated uses which include 
retail, office, and hospitality uses.   

Three goals are listed within the Addendum: 1) Provide intergeneration health, recreation and 
sporting opportunities within the City and provide facilities for state regional and national 
tournaments; 2) Cooperate with the Hamilton County Convention and Visitor’s Bureau to make 
Westfield the “Family Sports Capital of America”—a regional and national destination for 
sporting events and tournaments for all ages; and 3) Pursue economic development 
opportunities to capitalize on Westfield’s already developing intergenerational sports niche. 

The complete Sports Capital Addendum has been included with this report for reference (see 
Exhibit 6).  

 

PROCEDURAL 

Public Hearing:  A change of zoning request is required to be considered at a public hearing by 
the Plan Commission.  The public hearing for this petition was held at the May 1, 2017, 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: 
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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. 

Council Introduction:  The petition was introduced at the April 10, 2017, Council meeting.  

 

DEPARTMENT COMMENTS 

1. Action:  Forward a recommendation to the City Council.    

2. Recommendation:  If the Plan Commission is otherwise satisfied with the proposed 
Dartown Crossing PUD District (Docket No. 1705-PUD-06, Ordinance 17-13), then the 
Department recommends forwarding the ordinance to the City Council with a favorable 
recommendation. 

3. If any Plan Commission member has questions prior to the public hearing, then please 
contact Pam Howard at (317) 531-3751 or phoward@westfield.in.gov.  

mailto:phoward@westfield.in.gov
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Jesse M. Pohlman 
Consultant + Planner 

+1 317 696 9254 
jpohlman@onpointeland.com 

 
 

Memorandum 
Date: April 21, 2017 
To:  Pam Howard, Associate Planner 

Economic and Community Development Department 
From: Jesse Pohlman 
  
Re:   Dartown Crossing Planned Unit Development (1705-PUD-06) 

Summary of Open House for Neighbors  

In accordance with Article 10.9(C)(1)(f) Planned Unit Development Districts; PUD District 
Ordinance; Application Procedures; Neighbor Meeting, Edgerock Development, LLC hosted an 
open house for adjoining property owners on Wednesday, April 19, 2017, in the Community 
Room at the Westfield Washington Public Library.  Below please find a brief written report of the 
open house. 

Open house began at 6:05 p.m.   

Petitioner representatives included Birch Dalton (Edgerock Development, LLC), Jesse Pohlman 
(Onpointe Land Matters, LLC) and Gary Murray (Woolpert).   

Attendees included four (4) neighbors representing two businesses in the Alpha Tau Business 
Park, three (3) Council members, and one (1) representative from the Economic and Community 
Development Department.   

B. Dalton provided an introduction of the requested change of zoning from industrial to 
commercial.  J. Pohlman explained the Comprehensive Plan and applicable State Highway 32 
standards that influence the concept plan and site design. 

Attendee questions and discussion included:  potential uses and businesses; proposed circulation 
and impact on traffic; status of commercial development in the corridor and impact from Grand 
Park; potential impact on business park by rezoning this property from industrial; general market 
conditions for retail and office; existing crime concerns in business park outside business hours; 
timeline and approval processes. 

Open house concluded around 6:40 p.m. 

 



 

 

 

Family Sports Capital 

Addendum II 

to the Westfield – Washington 
Township Comprehensive Plan 

 
December 2010 

 

 



Introduction 

This addendum (the “Addendum”) to the Westfield‐Washington Township Comprehensive Plan (the 
“Comprehensive Plan”) is designed to support and facilitate implementation of the recommendations of 
the Westfield Sports Commission (the “Sports Commission”).  The Commission has extensively studied 
possible locations for a regional/national intergenerational sports facility within the City of Westfield.  
The Commission has completed its analysis and recommends the location identified in Exhibit A.  To the 
extent that the policies and recommendations set forth in this Addendum conflict with the 
recommendations of the Comprehensive Plan, this Addendum shall supersede the Comprehensive Plan 
and previously adopted addenda. 

 

The Family Sports Capital of America Vision 

The City of Westfield (the “City”) wishes to provide for the development of a regional/national 
championship quality sports facility within the Westfield community with a multigenerational focus.  As 
a result, the City desires to amend its comprehensive plan to include guidance, as included below, for 
the Sports Campus. 

• The Sports Campus should be designed to at least support Westfield youth and family sports 

• The Sports Campus should be designed to accommodate at least the following: (1) field sports 
(including, but not limited to, soccer, lacrosse and rugby); (2) diamond sports (including, but not 
limited to, baseball and softball); and (3) and indoor winter sports facility (including, but not 
limited to, basketball, volleyball and gymnastics). 

• The Sports Campus should include facilities to support the hosting of championship level 
amateur sports tournaments.   

• In addition to the sports‐related uses within the Sports Campus, it is anticipated that other 
related and supporting land uses will be located within, adjacent to and nearby the Sports 
Campus.  Such land uses will likely include hotels, restaurants, healthcare and sports medicine 
facilities, professional offices, retail uses, higher density residential uses and other supporting 
commercial uses.   It is contemplated that such other uses will be proposed and approved either 
in conjunction with the Sports Campus or after development of the Sports Campus has been 
initiated.  The total additional land area to be utilized for such purposes will be many times the 
size of the Sports Campus as shown in Exhibit A attached hereto and made a part hereof.  This 
area shall be referred to as the Family Sports Capital of America (the “Sports Capital”). 

 

The Family Sports Capital of America Goals 

The Sports Commission, in its report to the Mayor titled “Westfield Family Sports Complex, Phase I 
Report,” July 24, 2009 (the “Report I”), identifies the following goals for the Westfield community: 



• Provide intergenerational health, recreation and sporting opportunities within the City and 
provide facilities for state, regional and national tournaments; 

• Cooperate with the Hamilton County Convention and Visitor’s Bureau (the “HCCVB”) to make 
Westfield the “Family Sports Capital of America” – a regional and national destination for 
sporting events and tournaments for all ages; and 

• Pursue economic development opportunities to capitalize on Westfield’s already‐developing 
intergenerational sports niche.  Examples include: (1) multiple championship quality sports 
facilities; (2) complementary health, recreation and technology related land uses; (3) supporting 
entertainment, dining, lodging land uses; and (4) other uses which would support and 
compliment the Westfield intergenerational sports initiative. 

 

Sports Commission Phase I Report 

As the Sports Commission concludes in its Report I, creation and development of the Sports Campus is a 
viable endeavor for the City.  The Sports Commission recommends that the City and HCCVB continue 
with planning efforts for such facilities.  The Sports Commission plans to perform additional analyses as 
prompted by the City to further this effort as well. 

Sports Commission Findings 

• The City has a responsibility to provide appropriate facilities for Westfield youth and family 
sports.  Currently, several youth sports are lacking adequate facilities, either because of growth 
or because currently utilized facilities may not be available in the long term.  The City is 
collaborating with these youth programs to provide needed facilities. 

• There is a market demand for championship level facilities to host amateur tournaments and 
championships and the Sports Campus can serve as a family sports destination.  These 
tournaments and related revenue can help the City and Hamilton County fund youth sports in 
the community.  If done in a fiscally responsible way, the City has an opportunity to turn what is 
traditionally regarded as a fixed City cost (youth sports facilities) into a revenue‐generating 
economic development initiative. 

• The City’s central geographic location (accessibility by visitors), availability of land and existing 
athletics and sports focus complement the City’s multigenerational sports concept.  This concept 
aligns well with the economic development goals and objectives of the City as well. 
 
 
 
 
 
 
 



Sports Commission Phase II Report 

The Sports Commission, in its report  titled “Westfield Family Sports Complex, Phase II Report,” 
September 28, 2010 (the “Report II”), further defines the scope of initial sports to be offered at the 
Sports Campus, and identifies the Commission’s preferred location for the Sports Capital. 

 

Sports Commission Findings 

• The Scope of Sports Subcommittee of the Sports Commission determined that the sports to be 
initially offered within the Sports Campus should be selected based on demand, mission, 
stakeholders, cost and the ability of the Sports Campus to conduct multiple sports on fields 
designed to accommodate a variety of sport uses. 

• The Sports Commission identified that the following field sports meet the requirements 
identified in the paragraph above soccer, football, lacrosse, rugby, field hockey, baseball, and 
softball; and, the following indoor training facility sports: all field and diamond sports with an 
emphasis on soccer, baseball and soccer league, travel and personal training use.  

• The Location Subcommittee of the Sports Commission met with and exchanged information 
with developers several times during the Sports Capital siting process.  The following primary 
criteria were used to identify the most appropriate location: 

o Site Access; 
o Suitability for contemplated sports; 
o Proximity to other city investment; and  
o Potential for economic development. 

• The Sports Commission has recommended, unanimously, that the area identified in Exhibit A 
should be selected for the Sports Capital.  This area is generally described as the land south of 
196th Street, east of Spring Mill Road, north of State Road 32 and west of US Highway 31 
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DISCLAIMER: The Town of Westfield, Indiana has created this map in an attempt to inc rease the availability of public
information and enhance public knowledge. The Town is continually collecting, maintaining and updat ing data. Information
for the map themes was obtained from existing, and many times historical documentation.  Because of this, the information
displayed on this map is not guaranteed to be completely accurate or all inclusive. The Town of Westfield retains the right
to change the content of this map without prior notice.  The Town of Westfield assumes no liability for any actions or
occurrences that may result  from persons viewing the information contained on this map. This  map is  not meant to take the
place of any existing guidelines, rules , regulat ions or legal procedures. No information displayed on this map should be
used in place of legal documentation. Field investigations are still necessary for locat ing underground fac ilities,  and contact
with appropriate departmental staff is still required for determining location-based fees/designations. 
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ORDINANCE NUMBER 17-13 

AN ORDINANCE OF THE CITY OF WESTFIELD AND WASHINGTON 

TOWNSHIP, HAMILTON COUNTY, INDIANA CONCERNING AMENDMENT TO 

THE UNIFIED DEVELOPMENT ORDINANCE 

This is a Planned Unit Development District Ordinance (to be known as the DARTOWN 

CROSSING PUD DISTRICT) 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 Westfield-Washington Advisory Plan Commission (the "Commission") 
considered a petition (Petition No. 1705-PUD-06), requesting an amendment to the Unified 
Development Ordinance and to the Zoning Map with regard to the subject real estate more 
particularly described in Exhibit A attached hereto (the "Real Estate"); 

WHEREAS, the Commission forwarded Petition No.  1705-PUD-06 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 _________, 2017;  

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 Unified Development 
Ordinance and Zoning Map are hereby amended as follows: 
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Section 1. Applicability of Ordinance. 

1.1 The Unified Development Ordinance and Zoning Map are hereby changed to 
designate the Real Estate as a Planned Unit Development District to be known 
as the "Dartown Crossing PUD District" (the “District”).    

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

1.3 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. 

1.4 All provisions and representations of the Unified Development 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 shall 
have the meanings ascribed to them in the Unified Development Ordinance. 

2.1 Architectural Insulated Panels: An insulated metal panel with an insulated core 
and an exterior face finished to simulate stucco, or other high quality exterior 
material.  May also be referred to as “sandwich panels”. 

Section 3. Concept Plan. The Concept Plan, attached hereto as Exhibit B, is hereby 
incorporated in accordance with Article 10.9(F)(2) Planned Unit Development 
Districts; PUD District Ordinance Requirements; Concept Plan.   The District 
is hereby divided into three (3) subareas, as depicted on the Concept Plan and 
labeled as Area I, Area II and Area III (individually or collectively, “Area”).   
Development of each Area shall be regulated as set forth in this Ordinance.  

Section 4. Underlying Zoning District(s).  The Underlying Zoning District of this 
District shall be the GB: General Business District (the “Underlying Zoning 
District”).   

Section 5. Permitted Uses.   All uses permitted in the Underlying Zoning District shall 
be permitted, except as otherwise modified below: 

5.1 Additional Uses: The following additional uses shall be permitted:  

A. Gasoline Service Station. 

5.2 Prohibited Uses:  The following uses shall be explicitly prohibited: 

A. Special Exception Uses, except as otherwise permitted herein.  
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Section 6. General Regulations.  The standards of Chapter 4 Zoning Districts, as 
applicable to the Underlying Zoning District, shall apply to the development 
of the Real Estate, except as otherwise modified below. 

6.1 Minimum Building Setback Lines: 

A. Front Yard: 30 feet 

B. Side Yard (internal to District): 0 feet 

C. Side Yard (abutting District perimeter): 20 feet 

Section 7. Overlay Districts.   The standards of Article 5.3 State Highway 32 Overlay 
District (the “32 Overlay”) shall apply to the development of the Real Estate.  

Section 8. Development Standards. The standards of Chapter 6 Development Standards 
shall apply to the development of the Real Estate, except as otherwise 
modified below. 

8.1 Article 6.1 Accessory Buildings:  Shall apply; however, Article 6.1(H)(2) 
Screening of Receptacles and Loading Areas shall be modified to permit 
enclosures within Area I to be located within the Established Front Yard along the 
Access Road, as depicted on the Concept Plan.  

8.2 Article 6.3 Architectural Standards:  Shall not apply; rather the Architectural 
Design Requirements of the 32 Overlay shall apply.   

8.3 Article 6.8 Landscaping Standards:  Shall apply, except as modified below.   

A. Parking Area Landscaping (Article 6.8(O)).  If adjacent Lots have 
vehicular cross-access and/or shared parking, then the shared Lot Line 
shall not require Perimeter Parking Area Landscaping (Article 6.8(O)(2)); 
rather, the combined Parking Area shall be designed as a single Parking 
Area and landscaped in accordance with the Interior Parking Area 
Landscaping (Article 6.8(O)(1)) requirements. 

Section 9. Infrastructure Standards.  The District’s infrastructure shall comply with the 
Unified Development Ordinance and the City’s Construction Standards (see 
Chapter 7 Subdivision Regulations), unless otherwise approved by the Plan 
Commission or Department of Public Works. 

Section 10. Design Standards.  The standards of Chapter 8 Design Standards shall apply to 
the development of the Real Estate.   

  



Dartown Crossing PUD District  
Ordinance 17-13 

  Page 4 of 8 
 

ALL OF WHICH IS ORDAINED/RESOLVED THIS ## DAY OF ________, 2017. 

 

WESTFIELD CITY COUNCIL 

 
Voting For        Voting Against  Abstain  

 
 
______________________  ___________________ __________________ 
Jim Ake    Jim Ake   Jim Ake 
 
 
______________________  ___________________ __________________ 
James J. Edwards   James J. Edwards  James J. Edwards 
 
 
______________________  ___________________ __________________ 
Steven Hoover    Steven Hoover   Steven Hoover 
 
 
______________________  ___________________ __________________ 
Robert L. Horkay   Robert L. Horkay  Robert L. Horkay 
 
 
______________________  ___________________ __________________ 
Mark F. Keen    Mark F. Keen   Mark F. Keen 
 
 
______________________  ___________________ __________________ 
Charles Lehman   Charles Lehman  Charles Lehman 
 
 
______________________  ___________________ __________________ 
Cindy L. Spoljaric   Cindy L. Spoljaric  Cindy L. Spoljaric 
 
 
 
ATTEST: 
 
 
__________________________ 
Cindy Gossard, Clerk Treasurer 
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I hereby certify that ORDINANCE 17-13 was delivered to the Mayor of Westfield  
 
on the _______ day of _________, 2016, at _______ ____ m. 
 
__________________________  
Cindy Gossard, Clerk-Treasurer 
 
 
 
 
 
I hereby APPROVE ORDINANCE 17-13 
 
this ______ day of ___________, 2017. 
 
 
 
__________________________ 
J. Andrew Cook, Mayor 

I hereby VETO ORDINANCE 17-13 
 
this ______ day of _________, 2017. 
 
 
 
__________________________ 
J. Andrew Cook, Mayor 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This document prepared by:  Jesse M. Pohlman, Onpointe Land Matters, LLC 
    Birch Dalton, Edgerock Development, LLC  
    555 East Main Street, Westfield, Indiana 46074 
 
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:  Jesse M. Pohlman 
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EXHIBIT A 

REAL ESTATE 
 

This description includes six (6) parcels of land: 
 

PARCEL I (Parcel No: 09-05-35-00-00-019.000): 

The Southwest Quarter of the Southeast Quarter of Section 35, Township 19 North, Range 3 East, in Hamilton 
County, Indiana. 
 
EXCEPT: 
A part of the Southwest Quarter of the Southeast Quarter of Section 35, Township 19 North, Range 3 East in 
Hamilton County, Indiana and being more particularly described as follows: Beginning on the East line of the 
said Quarter Quarter, 372.00 feet due South (assumed bearing) of the Northeast Corner of the said Quarter, 
Quarter; thence continuing along the said East line, due South 178.00 feet; thence leaving the said East line, 
South 89 degrees 17 minutes 34 seconds West 326.50 feet; thence due North 178.00 feet; thence North 89 
degrees 17 minutes 34 seconds East 326.50 feet to the point of beginning. 
 
ALSO EXCEPT: 
A part of the Southwest Quarter of the Southeast Quarter of Section 35, Township 19 North, Range 3 East in 
Hamilton County, Indiana and being more particularly described as follows: 
Beginning at the Northeast corner of the Southwest Quarter of the Southeast Quarter of the said Section; 
thence on and along the East line of the said Quarter, Quarter due South (assumed bearing) 372.00 feet; thence 
leaving the said East line, South 89 degrees 17 minutes 34 seconds West 326.50 feet; thence due North 372.00 
feet to the North line of the said Quarter, Quarter; thence on and along the said North line, North 89 degrees 17 
minutes 34 seconds East 326.50 feet to the point of beginning. 
 
ALSO EXCEPT that part appropriated by the State of Indiana under Cause No. 29D01-0706-PL-728 in 
Judgment filed June 23, 2008 in the Hamilton County Superior Court No. 1 and recorded July 3, 2008 as 
Instrument No. 2008035083, July 30, 2008 as Instrument No. 2008039340 and August 14, 2008 as Instrument 
No. 2008041993, described as follows: A part of the Southwest Quarter of the Southeast Quarter of Section 35, 
Township 19 North, Range 3 East, Hamilton County, Indiana, and being that part of the grantor's land lying 
within the right-of-way depicted on the Right-Of-Way Parcel Plat marked Exhibit "B", described as follows: 
Commencing at the southeast corner of said quarter-quarter section; thence North 0 degrees 31 minutes 48 
seconds East 300.00 feet along the east line of said quarter-quarter section; thence North 89 degrees 28 
minutes 12 seconds West 16.50 feet to the point designated 2045 on said Exhibit "B" on the west boundary of 
Dartown Road and the point of beginning of this description: thence South 0 degrees 31 minutes 48 seconds 
West 150.00 feet along the boundary of said Dartown Road; thence North 89 degrees 28 minutes 12 seconds 
West 23.50 feet along said boundary; thence South 0 degrees 31 minutes 48 seconds West 90.39 feet along 
said boundary to the north boundary of S.R. 32; thence South 89 degrees 57 minutes 47 seconds West 460.59 
feet along the north boundary of said S.R. 32; thence South 0 degrees 02 minutes 13 seconds East 35.00 feet 
along said boundary; thence South 89 degrees 57 minutes 47 seconds West 821.50 feet along said boundary to 
the west line of said quarter section; thence North 0 degrees 24 minutes 28 seconds East 63.01 feet along said 
west line to the point designated 2046 on said Exhibit "B"; thence South 89 degrees 59 minutes 48 seconds 
East 6.17 feet to the point designated 2039 on said Exhibit "B"; thence South 0 degrees 02 minutes 13 seconds 
East 5.00 feet to the point designated 2037 on said Exhibit "B"; thence South 69 degrees 56 minutes 31 
seconds East 43.66 feet to the point designated 2038 on said Exhibit "B"; thence North 89 degrees 57 minutes 
47 seconds East 800.00 feet to the point designated 2040 on said Exhibit "B"; thence North 0 degrees 02 
minutes 13 seconds West 5.00 feet to the point designated 2041 on said Exhibit "B"; thence North 88 degrees 
43 minutes 09 seconds East 350.08 feet to the point designated 2042 on said "Exhibit "B"; thence North 48 
degrees 19 minutes 01 seconds East 78.63 feet to the point designated 2043 on said "Exhibit "B"; thence North 
9 degrees 28 minutes 16 seconds east 169.86 feet to the point designated 2044 on said "Exhibit "B"; thence 
South 89 degrees 28 minutes 12 seconds East 23.50 feet to the point of beginning and containing 1.199 acres, 
more or less. 
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PARCEL II (Parcel No: 08-05-35-00-00-021.000): 

Part of the Southwest Quarter of the Southeast Quarter of Section 35, Township 19 North, Range 3 East, 
Hamilton County, Indiana, and more particularly described as follows: 
 
Beginning on the East line of said Quarter Quarter 372.00 feet due South (assumed bearing) of the Northeast 
corner of said Quarter Quarter; thence continuing along the said East line due South 178.00 feet; thence 
leaving the said East line, South 89 degrees 17 minutes 34 seconds West 326.50 feet; thence due North 178.00 
feet; thence North 89 degrees 17 minutes 34 
seconds East 326.50 feet to the point of beginning. 
 
PARCEL III (Parcel No: 08-05-35-00-00-020.003): 

Lot 1 and a part of Lot 4 in Dartown Heights Subdivision, the plat of which is recorded in Plat Book 5, page 
204, in the Office of the Recorder of Hamilton County, Indiana, and being more particularly described as 
follows: Beginning at the Southeast corner of said Lot 1; thence South 89 degrees 17 minutes 34 seconds West 
301.50 feet along the North (sic South) line and South line prolonged of said Lot 1 to the West line of said Lot 
4; thence North 00 degrees 00 minutes 00 seconds East 137.33 feet along said West line to the North line of 
said Lot 4; thence North 89 degrees 17 minutes 34 seconds East 301.50 feet along said North line to the 
Northeast corner of said Lot 4; thence South 00 degrees 00 minutes 00 seconds West 137.33 feet along the 
East line of said Lots 1 and 4 to the Point of Beginning, and containing 0.951 acres, more or less. 
 
PARCEL IV (Parcel No: 08-05-35-00-00-018.000): 

Part of the Northwest Quarter of the Southeast Quarter of Section 35, Township 19 North, Range 3 East, 
Hamilton County, Indiana, described as follows:  Begin at the Southeast corner of said Northwest Quarter of 
said Southeast Quarter and run thence North 165.00 feet; thence West 264.00 feet; thence South 165.00 feet; 
thence East 264.00 feet to the place of beginning. 
 
PARCEL V (Parcel No: 08-05-35-00-00-020.002): 

Lot 2 and a part of Lot 4 in Dartown Heights Subdivision, the plat of which is recorded in Plat Book 5, page 
204 in the Office of the Recorder of Hamilton County, Indiana, and being more particularly described as 
follows: Beginning at the Southeast corner of said Lot 2; thence South 89 degrees 17 minutes 34 seconds West 
301.50 feet along the South line and South line prolonged of said Lot 2 to the West line of said Lot 4; thence 
North 00 degrees 00 minutes 00 seconds East 117.33 feet along said West line; thence North 89 degrees 17 
minutes 34 seconds East 301.50 feet along the North line and North line prolonged of said Lot 2 to the 
Northeast corner thereof; thence South 00 degrees 00 minutes 00 seconds West 117.33 feet along the East line 
of said Lot 2 to the Point of Beginning. 
 
PARCEL VI (Parcel No: 08-05-35-00-00-020.000): 

Lot 3 and a part of Lot 4 in Dartown Heights Subdivision, the plat of which is recorded in Plat Book 5, page 
204, in the Office of the Recorder of Hamilton County, Indiana, and being more particularly described as 
follows: Beginning at the southeast corner of said Lot 3; thence south 89 degrees 17 minutes 34 seconds west 
301.50 feet along the south line of said Lots 3 and 4 to the west line of said Lot 4; thence north 0 degrees 00 
minutes 00 seconds east 117.34 feet along said west line; thence north 89 degrees 17 minutes 34 seconds east 
301.50 feet along the north line and north line prolonged of said Lot 3 to the northeast corner thereof; thence 
south 00 degrees 00 minutes 00 seconds west 117.34 feet along the east line of said Lot 3 to the point of 
beginning. 
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DELINEATION OF SCOPES OF WORK
It is not the function nor the purpose of these drawings to define the full
scopes of work of the various contractors, subcontractors, vendors, or
suppliers necessary to carry out the work of this project.  The system of sheet
numbers and names used in these drawings is for convenient delineation of
information and is not intended to define the work of various trades or
disciplines.  Items of work within a bid package may be detailed, described,
and/or indicated anywhere throughout these drawings, as well as in
accompanying specifications, addenda, and/or other components of the
bidding or contract documents.  No consideration shall be given to requests
for change orders resulting  from failure to obtain and review the complete set
of bidding or contract documents.
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Phone: 317-448-8997

SR 32
Westfield, IN





Miniature Golf Course

• Natural Landscaped 
Course

• Some Theme Features 
such as windmill, bridges,  
rock tunnels, etc.

• Course wrapped around 
restaurant

• Use as much of floodplain 
as possible

• 36 Holes
• Many Water Features
• High Elevation
• Last Hole Incorporated 

into the Restaurant





The Last Hole- Happy Gilmore

• https://www.youtube.com/watch?v=F9VeQid
aLw0

• Incorporate into restaurant

https://www.youtube.com/watch?v=F9VeQidaLw0


Golf/Restaurant Sketch



Birdies Restaurant Theme



• 7,000 sq ft
• Natural Light
• Family-Oriented
• Gift Shop
• Party Rooms
• Full Liquor License
• TVs 
• Sports theme 

elements example: 
Hockey Stick wall

• Picnic Tables
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Opening of Meeting: 7:00 p.m. 

 

Roll Call:  Noted presence of a quorum. 

 

Members Present: Randy Graham, Steve Hoover, Robert Horkay, Ginny Kelleher, Andre Maue, David 

Schmitz, Robert Smith, and Chris Woodard. 

 

City Staff Present: Matt Skelton, Director; Kevin Todd, Senior Planner; Pam Howard, Associate Planner; 

Daine Crabtree, Associate Planner; and Brian Zaiger, City Attorney.  

 

Approval of Minutes: April 17, 2017 Meeting Minutes. 

 

Motion:  Approve April 17, 2017 Meeting Minutes  

 

Motion:  Hoover; Second: Kelleher. Vote: 8-0. 

 

Todd reviewed the meeting rules and procedures. 

 

ITEMS OF BUSINESS 

 

1704-PUD-04 Field Brewing in the Junction Planned Unit Development (PUD) 

District  
Southeast Corner of SR 32 and Cherry Street  

Custom Living, Inc. requests a change of zoning of 0.625 acres± from LB-

H: Local Business / Historical District to the Field Brewing Planned Unit 

Development (PUD) District to allow for the development of a brewery. 

 

Howard presented an overview of the request for a change of zoning of 0.625 acres± from LB-H: Local 

Business / Historical District to the Field Brewing Planned Unit Development (PUD) District to allow for 

the development of a brewery. 

 

Kelleher asked about maximum heights in the LB-H and GB districts.  

 

Skelton added that height was a not an issue in this district. 

 

Hoover inquired about the location, screening and size of the dumpster area.  

 

Jesse Pohlman with Onpointe Land Matters, on behalf of the petitioners, explained that the dumpster is 

located where it is depicted due to site constraints.  He also confirmed that the dumpster area would have 

gated doors per ordinance requirements. 

 

Motion: Forward 1704-PUD-04 to City Council with a positive recommendation. 

 

Motion: Woodard; Second: Schmitz. Vote: Approved 8-0  

 

 

 

 

Westfield-Washington Advisory Plan Commission (APC) held a meeting on Monday, May 1, 2017, 

scheduled for 7:00 p.m. at the Westfield City Hall. 

 

http://www.westfield.in.gov/
mailto:community@westfield.in.gov
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1704-ZOA-01   Unified Development Ordinance Amendment  
City of Westfield requests various text amendments to the Unified 

Development Ordinance generally pertaining to Article 6.3(F)(A) 

Business District Mechanical Screening; Article 6.8 Landscaping 

Standards; Article 6.17 Sign Standards; Article 7.4(B) Subdivision Plat 

Certificates; Article 8.3 Easement Standards; Article 8.7(D)(1) 

Pedestrian Network Standards; Chapter 9 Nonconforming Regulations; 

Article 10.7 Development Plan Review; Article 12.1 Definitions; and 

Article 13.2 Use Table.   

  

Jesse Pohlman with Onpointe Land Matters, on behalf of the Economic and Community Department, 

overviewed the revisions made to the ordinance amendment.  

 

R. Smith asked about definition of the wording “substantially consistent”.  

 

Pohlman responded that in application, the minor and major amendment definitions would apply. 

 

Skelton stated that a project would not be docketed and forward to APC unless deemed substantially 

compliant. 

 

Discussion took place regarding acceptable locations for self-storage facilities within the State Road 32 

corridor. 

 

Motion: Forward a favorable recommendation with the that no self-storage unit be permitted to locate, 

either: 1) within three-hundred (300) feet of State Highway 32 right-of-way line, or 2) between State 

Highway 32 right-of-way line and the access road required by Article 5.3(F) Access Control Requirements, 

whichever is greater. 

  

Motion: Hoover; Second: R. Smith.  Vote: Approved 8-0 

 

PUBLIC HEARINGS 

 

1704-PUD-05   Haworth Business Park PUD  
[PUBLIC HEARING]  Southeast Corner of 169th Street & Oak Ridge Road  

Wilcox Development, LLC by Keeler-Webb Associates requests a change 

of zoning of 37.76 acres± from the AG-SF1: Agriculture / Single-Family 

Rural District to the Haworth Business Park Planned Unit Development 

(PUD) District. 

 

Crabtree presented an overview of this request for change of zoning of 37.76 acres± from the AG-SF1: 

Agriculture / Single-Family Rural District to the Haworth Business Park Planned Unit Development (PUD) 

District. 

 

Michael Peek, with The Peek Law Firm, representing the petitioner, Michael Wilcox, introduced the 

project.  

 

Wilcox provided a brief overview of the property’s history. 

 

http://www.westfield.in.gov/
mailto:community@westfield.in.gov
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Adam DeHart, with Keeler-Webb, representing the petitioner, presented a detailed overview of the project.  

He stated that there is a need for a business park that offers entrepreneurial and incubator business a smaller 

footprint to conduct business. He highlighted the proposed architectural requirements. 

 

Public Hearing for 1704-PUD-05 opened at 7:50 p.m. 

 

Carolyn Sears, 16643 Brownstone Court, on behalf of the Villas at Oak Ridge; addressed the existing 

traffic on Oak Ridge and suggested moving the Oak Ridge Road entrance to a location that was not 

directly across from the Villas at Oak Ridge. 

 

Linda Naas, 1122 East 161st street, on behalf of the 161st Street Neighbors; submitted comments and also 

addressed that it might be better to have GO and/or LB along the perimeter of the business park, instead 

of industrial.  She suggested adding buffering along the property near the day care.  She also stated that 

outside storage is not desirable. 

 

Public Hearing for 1704-PUD-05 closed at 7:56 p.m. 

 

DeHart responded that the project was designed with existing traffic and the adjacent neighborhoods in 

mind.  He said that the project would install the required buffer yards, per the UDO.  He also stated that 

outdoor storage is needed by certain uses but that restrictions and screening requirements would be in 

place.  

 

Kelleher suggested limiting truck traffic on Oak Ridge by allowing only less-intense uses along Oak 

Ridge.  She said that outside storage be limited to internal to the project and it should be screened.  She 

added that parking lots should be limited along Oak Ridge or buffered and fenced from neighbor’s view. 

 

DeHart stated the petitioner will speak with staff about the entrance and traffic direction. He also addressed 

that the parking lots would meet landscaping requirements.  He further added that the project would 

incorporate a common design fencing throughout the business park. 

 

Woodard encouraged the petitioner to limit truck traffic on Oak Ridge Road and encouraged the use of the 

South Park Drive connection for trucks.  

 

1705-PUD-06   Dartown Crossing Planned Unit Development (PUD) District  
[PUBLIC HEARING]  Northwest Corner of State Road 32 and Dartown Road 

Edgerock Development, LLC by Onpointe Land Matters, LLC requests a 

change of zoning of 39 acres± from the EI-PD: Enclosed 

Industrial/Planned Development District and AG-SF1: Agriculture / 

Single-Family Rural District to the Dartown Crossing Planned Unit 

Development (PUD) District. 

 

Howard presented the request for a change of zoning of 39 acres± from the EI-PD: Enclosed 

Industrial/Planned Development District and AG-SF1: Agriculture / Single-Family Rural District to the 

Dartown Crossing Planned Unit Development (PUD) District. 

 

Jesse Pohlman with Onpointe Land Matters, accompanied by Birch Daltron, petitioner and Steve Ward, 

landowner, overviewed this project and its request for a change of zoning. 

 

Public Hearing for 1705-PUD-06 opened at 8:12 p.m. 

 

http://www.westfield.in.gov/
mailto:community@westfield.in.gov
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Linda Naas, 1122 East 161st street, on behalf of the 161st Street Neighbors; asked how many gas stations 

are envisioned and where they would be located. 

 

Public Hearing for 1705-PUD-06 closed at 8:13 p.m. 

 

Woodward asked for clarification about the definition of side yard setback. 

 

Pohlman addressed the setback and stated the wording would be clarified. 

 

CONTINUED ITEMS 

 

1703-DDP-03   Shelby Gravel, Inc. 

[CONTINUED]   17710 Mule Barn Road 

Shelby Gravel, Inc. by Zentz Consulting, LLC requests review of a 

Detailed Development Plan for a concrete mixing plant on 10 acres± in 

the OI: Open Industrial District. 

 

1704-DDP-04   Field Brewing    
[CONTINUED] Southeast Corner of SR 32 and Cherry Street; Lot 13(R2) of Westfield 

Original Plat (Amendment pending)  

Custom Living, Inc. requests Detailed Development Plan review of a new 

5,537 square foot brewery on 0.625 acres± in the pending Field Brewing 

in the Junction Planned Unit Development (PUD) District. 

 

REPORTS/COMMENTS 

 

Plan Commission Members. 

 

City Council Liaison. 

 

Board of Zoning Appeals Liaison. 

 

Economic and Community Development Department. 

 

Motion:  Adjourn meeting. 

 

Motion: Kelleher; second, Horkay.  Vote: 8-0. 

 

The meeting adjourned at 8:17 p.m.  

 

 

                               

Randell Graham, President  

  

        

Andre Maue, Vice President 

 

       

Matthew S. Skelton, Esq., Secretary 

http://www.westfield.in.gov/
mailto:community@westfield.in.gov


  

 

 

 

 

ORDINANCE NUMBER 17-14 

AN ORDINANCE OF THE CITY OF WESTFIELD AND WASHINGTON 

TOWNSHIP, HAMILTON COUNTY, INDIANA CONCERNING AMENDMENT TO 

THE UNIFIED DEVELOPMENT ORDINANCE AND THE OAK RIDGE POINTE 

PLANNED UNIT DEVELOPMENT DISTRICT 

This is an Ordinance (this “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; and 

WHEREAS, the City of Westfield, Indiana and the Township of Washington, both of 

Hamilton County, Indiana are subject to the Unified Development Ordinance; and 

WHEREAS, the Council previously adopted Ordinance No. 08-48, which established 

the Oak Ridge Pointe Planned Unit Development District, on December 8, 2008 (the “Original 

Ordinance”); and 

WHEREAS, the Council subsequently adopted Ordinance No. 11-09, the Oak Ridge 

Pointe Planned Unit Development District on May 23, 2011 (the “First Amendment”), which 

amended and restated the Original Ordinance; and 

WHEREAS, the Westfield-Washington Advisory Plan Commission (the "Plan 

Commission") considered Petition No. 1705-PUD-07 (the “Petition”), proposing this Ordinance 

No. 17-14, an amendment to the First Amendment (the “Second Amendment”), pertaining to the 

use and development of the real estate more particularly described in Exhibit A, attached 

hereto and made a apart hereof (the “Real Estate”); and 

WHEREAS, the Commission forwarded the Petition 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; and 

WHEREAS, the Secretary of the Commission certified the action of the Commission to 

the Common Council on _________, 2017; and 

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; 

NOW, THEREFORE, BE IT ORDAINED by the Common Council of the City of 

Westfield, Hamilton County, Indiana, meeting in regular session, that the Unified Development 

Ordinance and Zoning Map are hereby amended as follows: 
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Section 1. Applicability of Ordinance. 

1.1 Development of the Real Estate shall be governed by (i) the provisions of this 

Second Amendment and its exhibits, (ii) the First Amendment, and (iii) the 

provisions of the Unified Development Ordinance, as amended and applicable 

to the Underlying Zoning District or a Planned Unit Development District, 

except as modified, revised, supplemented or expressly made inapplicable by 

this Second Amendment.   

1.2 Chapter (“Chapter”) and Article (“Article”) cross-references of this Second 

Amendment shall hereafter refer to the section as specified and referenced in the 

Unified Development Ordinance. 

1.3 All provisions and representations of the Unified Development Ordinance that 

conflict with the provisions of this Second Amendment are hereby made 

inapplicable to the Real Estate and shall be superseded by the terms of this Second 

Amendment. 

Section 2. Concept Plan. The concept plan, attached hereto as Exhibit B (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. 

Section 3. Architectural Character Exhibits.  The architectural character exhibits, attached 

hereto as Exhibit C (the “Architectural Character Exhibits”), are hereby 

incorporated in this Second Amendment and made a part hereof.  The Architectural 

Character Exhibits represent a compilation of images designed to capture the 

intended quality of structures and improvements to be constructed on the Real 

Estate.  Although the Architectural Character Exhibits do not necessarily represent 

the final design or specify a required architectural style or element, they do hereby 

establish a benchmark for the quality and appearance of structures and 

improvements that are permitted to be constructed on the Real Estate. 

Section 4. Permitted Uses.  In addition to the uses permitted in the First Amendment, the 

following land use shall also be permitted on the Real Estate:  Commercial 

Recreational Facility. 

Section 5. Building Materials.   

a. Permitted Building Materials:  Masonry Material, concrete resembling natural 

materials (e.g. rock, stone, etc.), stone, wood, metal (for use as roof material 

only), Fiber Cement Siding (up to 25% of all materials). 

b. Prohibited Building Materials:  vinyl siding, fiberglass, E.I.F.S., polystyrene, 

polyethylene, and similar products. 
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ALL OF WHICH IS ORDAINED/RESOLVED THIS ## DAY OF ________, 2017. 

 

WESTFIELD CITY COUNCIL 

 

Voting For        Voting Against  Abstain  

 

 

______________________  ___________________ __________________ 

Jim Ake    Jim Ake   Jim Ake 

 

 

______________________  ___________________ __________________ 

James J. Edwards   James J. Edwards  James J. Edwards 

 

 

______________________  ___________________ __________________ 

Steven Hoover    Steven Hoover   Steven Hoover 

 

 

______________________  ___________________ __________________ 

Robert L. Horkay   Robert L. Horkay  Robert L. Horkay 

 

 

______________________  ___________________ __________________ 

Mark F. Keen    Mark F. Keen   Mark F. Keen 

 

 

______________________  ___________________ __________________ 

Charles Lehman   Charles Lehman  Charles Lehman 

 

 

______________________  ___________________ __________________ 

Cindy L. Spoljaric   Cindy L. Spoljaric  Cindy L. Spoljaric 

 

 

 

ATTEST: 

 

 

__________________________ 

Cindy Gossard, Clerk Treasurer 
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I hereby certify that ORDINANCE 17-14 was delivered to the Mayor of Westfield  

 

on the _______ day of _________, 2017, at _______ ____ m. 

 

__________________________  

Cindy Gossard, Clerk-Treasurer 
 

 

 

 

 

I hereby APPROVE ORDINANCE 17-14 

 

this ______ day of ___________, 2017. 

 

 

 

__________________________ 

J. Andrew Cook, Mayor 

I hereby VETO ORDINANCE 17-14 

 

this ______ day of _________, 2017. 

 

 

 

__________________________ 

J. Andrew Cook, Mayor 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
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: Don Flick  

 

This document prepared by:  

Don Flick, Pyramid Architecture & Engineering, 203 Good Avenue, Indianapolis, IN 46219
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SCHEDULE OF EXHIBITS 

Exhibit A Real Estate (Legal Description) 

Exhibit B Concept Plan 

Exhibit C Architectural Character Exhibits 
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EXHIBIT A 

REAL ESTATE 
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EXHIBIT B 

CONCEPT PLAN 
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EXHIBIT C 

CHARACTER EXHIBIT 
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Docket Number: 1705-PUD-07 (Ordinance No. 17-14) 

Petitioner: Ted Gelov by Pyramid Architecture & Engineering (the “Petitioner”) 

Request: An ordinance amendment (the “Amendment”) to allow a miniature golf 
course (“Commercial Recreational Facility”) in the ORP – Commercial 3 
District of the Oak Ridge Pointe Planned Unit Development (PUD). 

Current Zoning: Oak Ridge Pointe PUD (Ord. 11-09) 

Current Land Use: Residential 

Acreage:  5.338 acres +/- 

Exhibits:   

1. Staff Report 

   2. Location Map  

   3. Concept Plan 

   4. Proposed Ordinance 17-14 (Oak Ridge Pointe PUD Amendment) 

   5. Character Exhibit 

Staff Reviewer: Daine Crabtree, Associate Planner 

 

PETITION HISTORY 

This petition was presented before the Technical Advisory Committee (TAC) at their April 18, 
2017, meeting and before the City Council at their May 8, 2017, meeting.   The petition will 
receive a public hearing at the May 15, 2017, Advisory Plan Commission (the “Plan Commission”) 
meeting.   

 

PROJECT OVERVIEW 

Location: The subject property (the “Property) encompasses 5.338 acres +/- and is located at 632 
East State Road 32 near the intersection of Oak Ridge Road. (see Exhibit 2).  The property is 
currently zoned by the Oak Ridge Pointe PUD, specifically the ORP – Commercial 3 District (the 
“District”).  A Speedway gas station exists to the east of the Property while the land immediately 
to the south, north, and west are vacant. 
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Property Description:  A vacant single-family home currently sits on the Property and would be 
demolished prior to site development.  The watershed from Anna Kendall Drain exists on 
approximately the western third of the Property.   

Permitted Uses: The proposed PUD Ordinance would permit a miniature golf course 
(“Commercial Recreational Facility”) on the Property.  The current PUD Ordinance does not 
permit the use of “Miniature golf, batting range, rock climbing & other small recreation”.  A 
restaurant in conjunction with the miniature golf course use would be erected; restaurants are 
allowed by right in the PUD. 

Development Standards: 

Architectural Standards: The proposed ordinance incorporates an Illustrative Character 
(see Exhibit C of PUD Amendment) to establish the benchmark for the quality and 
character of the development. 

The Amendment also includes language permitting and prohibiting various building 
materials on the Property. 

 

COMPREHENSIVE PLAN 

The Westfield-Washington Township Comprehensive Plan identifies the “Employment Corridor” 
land use as the appropriate land use for the Property; the Employment Corridor land use is 
described in detail in the Highway Corridors section.  The Highway Corridors section proposes 
office and service uses, research and development, and retail and institutional uses that are 
subordinate to and supportive of the office and service uses. 

 

PROCEDURAL 

 

Public Hearing: A change of zoning request is required to be considered at a public hearing by 
the Plan Commission.  The public hearing for this petition is scheduled for the May 15, 2017, 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 36-7-603 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 development. 
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Council Introduction: The petition was introduced at the May 8, 2017, City Council meeting. 

 

 

 

 

 

DEPARTMENT COMMENTS 

1. Action: Hold a public hearing at the May 15, 2017, Plan Commission meeting.  If neither 
the public nor the Plan Commission have any concerns and are satisfied with the 
proposed Oak Ridge Pointe PUD Amendment (1705-PUD-07), the Department 
recommends forwarding the PUD Amendment to the City Council with a favorable 
recommendation.  

2. If any Plan Commission member has questions prior to the public hearing, then please 
contact Daine Crabtree at (317) 416-2586 or dcrabtree@westfield.in.gov.  

 

 

 

  

mailto:dcrabtree@westfield.in.gov

