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61 North Green Street 
Brownsburg IN  46112 

317.852.1128 Town of Brownsburg 
Advisory Plan Commission 
Project Synopsis 
TO: Advisory Plan Commission; and Tricia Leminger 

CC: Mario Guerra; and Eric Wojak 

FROM: Todd A. Barker, AICP 

DATE: July 18, 2011 

RE: CASE # ASDP 7-11-1080 IHOP Family Restaurant 

GENERAL INFORMATION: 

APPLICANT:    Mario Guerra, MGS Group LLC. 

STATUS OF APPLICATION:   Pending a Public Hearing at the Plan Commission 

REQUESTED ACTION:   Approval of a Site Development Plan Review for an IHOP Family Restaurant 

DATE OF APPLICATION:   July 15, 2011 

PURPOSE: Proposed IHOP Family Restaurant 

PROPERTY ADDRESS:   395 W. Northfield Dr. - Lot 1 Northfield Commons 

PARCEL ID:    32-07-02-328-001.000-016 

EXISTING ZONING:     C-3 

UTILITIES: 
WATER:  Town of Brownsburg 
SANITARY: Town of Brownsburg 
STORMWATER: Town of Brownsburg 

EXISTING SURROUNDING ZONING: 
NORTH:  C-3 
SOUTH:  C-3 
EAST:  C-3 
WEST:  C-3 

EXISTING USES: 
NORTH:  Commercial 
SOUTH:  Vacant Commercial & Single Family Residential 
EAST:  Commercial 
WEST:  Vacant 

NEIGHBORHOOD CHARACTERISTICS: The West Northfield Drive corridor is a mix of high quality commercial, 
institutional, and residential uses from big-box retailers, restaurants, 
and banks, to single-family dwelling. The Town has made substantial 
investments in the West Northfield Drive corridor to eliminate traffic 
congestion and enhance the corridor character. 
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TOTAL PARCEL SIZE:    1.49 Acres 

COMPREHENSIVE PLAN DESIGNATION: The Future Land Use Plan within the Brownsburg 2020 Comprehensive 
Plan designates this area as Commercial and Open Space. 

THOROUGHFARE PLAN: The 2020 Thoroughfare Plan identifies West Northfield Drive as a 
Primary Arterial. 

GREENWAYS MASTER PLAN: The 2008 Greenways Master Plan identifies the West Northfield Drive 
corridor as a Multi-Use Trail, which recommends a twelve (12) foot 
path. 

PUBLIC NOTICE: Appeared in the August 11, 2011 Indianapolis Star 

PUBLIC HEARING DATES: Scheduled for August 22, 2011 

PUBLIC COMMENTS: As of August 16, 2011 no written comments have been submitted to 
staff. 

STATUTORY REQUIREMENTS/ FACTORS TO BE CONSIDERED: 

Indiana Code: 36-7-4-1405 

(a) The Plan Commission shall review a development plan to determine if the development plan: 

     (1) is consistent with the comprehensive plan; and 

     (2) satisfies the development requirements specified in the zoning ordinance under sections 1402 and 1403 of this chapter. 

(b) The Plan Commission may do the following: 

     (1) Impose conditions on the approval of a development plan if the conditions are reasonably necessary to satisfy the development 
requirements specified in the zoning ordinance for approval of the development plan. 

     (2) Provide that approval of a development plan is conditioned on the furnishing to the Plan Commission of a bond or written 
assurance that: 

          (A) guarantees the timely completion of a proposed public improvement in the proposed development; and 

          (B) is satisfactory to the Plan Commission. 

     (3) Permit or require the owner of real property to make a written commitment under section 1015 of this chapter.  

 

Town of Brownsburg Zoning Ordinance: § 155.050 

Site development plan review is required to promote orderly development and redevelopment in the town and to ensure that such 
development is in harmony with surrounding properties and consistent with the general welfare and the policies in the Comprehensive 
Plan. The procedures set forth in this subchapter are used for determining whether new development or redevelopment is in 
compliance with the standards of the Town of Brownsburg Zoning and Subdivision Ordinances. This subchapter provides standards by 
which submission and approval of site plans, for access control, lighting, signage, and landscaping of a lot or parcel of land in order to 
achieve the following purposes: 

 (A) Compatibility of land uses, buildings and structures; 

 (B) Protection and enhancement of property values; 

 (C) Efficient use of land; 

 (D) Minimization of traffic, safety and use of land; and 

 (E) Minimization of environmental problems. 
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PREVIOUS ACTIONS ON-SITE: 
1. 2008-10P Sonic @ Northfield Commons Site Development Plan, this project was withdrawn upon the request of Plan 
Commission for a traffic study to determine the necessity of a full access or restricted access at the West Northfield 
Commons entrance. 

PREVIOUS ACTION- SURROUNDING AREA: 

1. West Northfield Drive intersections and road improvements (realignment of the Wal-Mart East entrance, elimination of 
three problematic driveway cuts, added travel lanes, and a traffic signal at McNees Way [Wal-Mart East entrance] and West 
Northfield Drive) 

2. 2009-08P Firestone Service Center @ Northfield Commons Site Development Plan Approval in 2009 

3. 2009-07P Northfield Commons Secondary Plat 

4. 2008-36P Northfield Commons Primary Plat 

5. 2005-16P Northfield Commons (RTF Realty) Site Plan Development Plan Approval in 2005 

SUPPLEMENTARY DOCUMENTATION INSERT: 

 APPLICATION        EXHIBIT - A 
 SITE PLAN         EXHIBIT - B 
 LANDSCAPE PLAN        EXHIBIT - C 
 LIGHTING PLAN        EXHIBIT - D 
 ARCHITECTURAL PLANS       EXHIBIT - E 
 APPLICANT / ENGINEERING RESPONSE LETTERS     EXHIBIT - F 
 DUMPSTER ENCLOSURE       EXHIBIT - G 
 SIGN EXHIBIT        EXHIBIT - H 
 ZONING MAP        EXHIBIT - I 
 AERIAL INSERTS        EXHIBIT - J 
 SITE PHOTOS (PROPERTY AS WELL AS SURROUNDING PROPERTIES)   EXHIBIT - K 
 TECH REVIEW        EXHIBIT - L 

 STORMWATER REVIEW & EROSION CONTROL / RULE 5 REVIEW 
 FIRE TERRITORY 
 PLANNING DIRECTOR’S SITE DEVELOPMENT PLAN REVIEW 
 PLANNING DIRECTOR’S LANDSCAPE PLAN REVIEW 
 PLANNING TECHNICIAN’S ARCHITECTURAL REVIEW 

 TRAFFIC IMPACT STUDY (SEPARATE DOCUMENT)    EXHIBIT - M 
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EXHIBIT – A 
APPLICATION 

 

  
  

PSDP 
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EXHIBIT – A 
APPLICATION continued 
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EXHIBIT – B 
SITE PLAN 
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EXHIBIT – C 
LANDSCAPE PLAN 
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EXHIBIT – D 
LIGHTING PLAN  
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EXHIBIT – E 
ARCHITECTURAL PLANS  
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EXHIBIT – E 
ARCHITECTURAL PLANS continued 
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EXHIBIT – F 
APPLICANT / ENGINEERING RESPONSE LETTERS 
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EXHIBIT – F 
APPLICANT / ENGINEERING RESPONSE LETTERS continued 
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EXHIBIT – F 
APPLICANT / ENGINEERING RESPONSE LETTERS continued 
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EXHIBIT – F 
APPLICANT / ENGINEERING RESPONSE LETTERS continued 
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EXHIBIT – F 
APPLICANT / ENGINEERING RESPONSE LETTERS continued 
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EXHIBIT – G 
DUMPSTER ENCLOSURE 
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EXHIBIT – G 
DUMPSTER ENCLOSURE continued 
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EXHIBIT – H 
SIGN EXHIBITS 
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EXHIBIT – H 
SIGN EXHIBITS continued 
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EXHIBIT – I 
ZONING MAP 
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EXHIBIT – J 
AERIAL INSERT 
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EXHIBIT – K 
SITE PHOTOS 

 

  
Lot 1 Northfield Commons - Proposed IHOP location A view of the southern property line 

 

  
An additional view of the southern property line A view of the western Northfield Commons entrance onto W. Northfield Dr. 

 

  
An view of Lot -5 Northfield Commons directly west of Lot - 1 A view of the western property line 
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EXHIBIT – K 
SITE PHOTOS continued 

 

  
Architecture of buildings within the Northfield Commons retail center Architecture of buildings within the Northfield Commons retail center 

 

 
Architecture of buildings within the Northfield Commons retail center 
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EXHIBIT – L 
TECH REVIEW 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – L 
TECH REVIEW continued 
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EXHIBIT – M 
TRAFFIC IMPACT STUDY 

 
Traffic Impact Study is enclosed as a separate document.  
 
See the following document: 
 
Traffic Impact Study  
IHOP Restaurant  
Brownsburg, IN 
August 12, 2011 
 
Prepared by VS Engineering, Inc. 
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STAFF ANALYSIS: 

Staff has been working with representatives from Thompson Thrift regarding the proposed development of an IHOP Family Restaurant 
on Lot -1 of Northfield Commons for approximately 16 months; to which staff has stressed the importance of the traffic analysis and 
architecture of the building. IHOP did agree to complete the Traffic Impact Study that primarily analyzed full or restricted access to the 
western Northfield Commons entrance. As can be seen in the Traffic Impact Study, the recent improvements completed on West 
Northfield Drive by the Town have dramatically improved traffic flow within this segment of the Northfield Drive corridor. The analysis 
within the study has determined that full access is recommended at this location, there are several recommendations within the study 
that should be conditions of approval. 

The TECH Committee completed a review of the proposed IHOP Family Restaurant; the notes from the TECH Review are included with 
this Project Synopsis. The petitioner has responded to the TECH Review with response letters date August 7, 2011 from Stephen J. 
Alexander regarding the Architecture and August 10, 2011 from Mario Guerra regarding the general Site Development Plan, Stormwater, 
and Landscaping, and revised plans with a “Date Plotted” date of 8/9/2011, sign exhibits, and dumpster details. 

Staff has determined that the revised architecture complies with architectural requirements within the zoning ordinance (§155.289(B)) 
however the building architecture is not consistent in terms of the types of architectural materials within the Northfield Commons retail 
center and other developments within the W. Northfield Drive corridor. Section 155.289(A)(3) [see the section below] is the portion of 
the zoning ordinance that address compatibility of architectural character.  

Compatibility.  Where the character of an area is identifiable, new development should be designed to maintain that 
character. In areas where the character is not identifiable, new development should be designed to be 
complementary or consistent with the characteristics of the surrounding area in a way that contributes to the 
establishment of a positive character for the area. 

(a) Use similar or complementary materials, colors or design details. 

Upon reviewing the revised documentation a few items remain unresolved: 

1. Landscape Plan – the correct quantities of landscape material have not been provided in accordance with §§155.274 and 
155.277 of the zoning ordinance (as can be seen on page 3 of the Landscape Plan Review page 35 of this synopsis). 

2. Lighting Plan – locations along the W. Northfield Drive R/W line exceed the maximum 0.1 foot-candle requirement and 
locations along the east and west property lines exceed the maximum 0.25 foot-candle requirement within §155.310(O) of 
the zoning ordinance. All exterior building light fixtures must be included on the photometric plan, and exterior building light 
fixture cut-sheets must be provided. 

RECOMMENDATIONS: 

Upon reviewing all of the materials and responses provided by the petitioner, the TECH Committee Review, and subsequent Engineering 
Reviews I recommend the Plan Commission APPROVE this Site Development Plan for IHOP Family Restaurant subject to the following 
comments, commitments, and conditions: 

1. Similar to condition # 4 of the 2009-08P Firestone Report of Determination "that no pylon/pole sign be permitted on-site"; 

2. That all of the landscape plan issues identified in this synopsis be resolved and in compliance with §§155.274 and 155.277 of the 
zoning ordinance prior to staff stamping the final plans; 

3. That all exterior lighting issues identified in this synopsis be resolved and in compliance with §155.310(O) of the zoning ordinance prior 
to staff stamping the final plans; 

4. The final Stormwater and Erosion Control review by Wessler Engineering and the receipt of the full payment of the Stormwater and 
Erosion Control review fee prior to staff stamping the final plans; 

5. The completion and/or inclusion by the Petitioner of all the Recommendations within the Traffic Impact Study prepared by VS 
Engineering, Inc. (and the receipt of the remaining balance of the Traffic Impact Study review fee prior to staff stamping the final plans; 

6. The final STAFF Review and Stamped Plan; and 

7. That approval is subject to item number one being agreed upon and executed by the owner on the Town’s Standard Written 
Commitment Form and being properly filed with the Planning and Building Department and recorded in the Hendricks County 
Recorder’s Office prior to staff stamping the final plans.  
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STAFF CONTACT: 

NAME: Todd A. Barker, AICP    Jonathan K. Blake 

TITLE: Director of Planning     Planning Technician 

PHONE: 317-852-1128     317-852-1128 

EMAIL: tbarker@brownsburg.org    jblake@brownsburg.org 

mailto:tbarker@brownsburg.org�
mailto:jblake@brownsburg.org�

