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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: Vernon Back - Lauth Construction, LLC 

FROM: Todd A. Barker, AICP 

DATE: August 20, 2012 

RE: CASE # PCMA-7-12-1108 I Eaglepoint NW Corner 

GENERAL INFORMATION: 

APPLICANT:    Lauth Construction, LLC (Vernon Back) 

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

REQUESTED ACTION:   Zoning Map Amendment 

DATE OF APPLICATION:   July 13, 2012 

PURPOSE: To amend the zoning on the subject parcel from C-3 to I-4 

PROPERTY ADDRESS: n/a 

PARCEL ID:    32-07-12-100-001.000-016 

EXISTING ZONING:     C-3 (North) and I-4 (South) 

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

EXISTING SURROUNDING ZONING: 
NORTH:  I-1, C-2 and R-4A 
SOUTH:  I-4 and M-1 
EAST:  I-4 
WEST:  R-2 and R-3 

EXISTING USES: 
NORTH:  Retail, Office and Multi-Family Residential 
SOUTH:  Warehouse, Distribution Center and Motorsports 
EAST:  Warehouse, Distribution Center 
WEST:  Single-Family Residential 

NEIGHBORHOOD CHARACTERISTICS: The area immediately adjacent to and surrounding the subject property 
includes a cornucopia of uses, and the intersection of Northfield Drive & 
56th Street serves as the transition between residential uses to the west, 
heavier industrial/warehouse uses to the east, and the commercial uses 
to the north. 
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TOTAL PARCEL SIZE:    65.67 Acres 

COMPREHENSIVE PLAN DESIGNATION: The Town Council recently adopted the Town of Brownsburg 2012 
Comprehensive Plan, which became effective on August 1, 2012. This 
project was filed prior to the adoption of the Town of Brownsburg 2012 
Comprehensive Plan. As a result we will provide analysis for this petition 
based on both The Town of Brownsburg 2020 Comprehensive Plan and 
the Town of Brownsburg 2012 Comprehensive Plan.  

Town of Brownsburg 2020 Comprehensive Plan:  
The Future Land Use map within the Brownsburg 2020 Comprehensive 
Plan identifies this area as “Office”.  

Town of Brownsburg 2012 Comprehensive Plan:  
The Business Areas Plan within the Town of Brownsburg 2012 
Comprehensive Plan identifies this area as a combination of “Research 
& Development / Motorsports”, with “Neighborhood Commercial” at 
the northwest corner of the subject property.  

THOROUGHFARE PLAN: The 2020 Thoroughfare Plan identifies both East Northfield Drive & 
56th Street as Primary Arterials; it identifies Eastpoint Circle as a Local 
Street. 

GREENWAYS MASTER PLAN: The 2008 Greenways Master Plan recommends for both East Northfield 
Drive & 56th Street a Multi-Use Paths, which recommends a twelve (12) 
foot path. 

PUBLIC NOTICE: Appeared in the August 8, 2012 Hendricks County Flyer 

PUBLIC HEARING DATES: Scheduled for August 27, 2012 

PUBLIC COMMENTS: As of August 21, 2012 no written comments have been submitted to 
staff. 

STATUTORY REQUIREMENTS/ FACTORS TO BE CONSIDERED: 

§155.038 (D) Standards for Amendments: 
The wisdom of amending the text of the Zoning Ordinance or the zoning map is a matter committed to the sound legislative discretion of 
the Town Council and is not controlled by any one standard. In making their determination, however, the Town Council should, in 
determining whether to adopt or deny, or to adopt some modification of the Plan Commission's recommendation, consider, among 
other factors, the following: 

(1) Whether the proposed amendment is consistent with the goals, objectives, and policies of the Comprehensive Plan, 
as adopted and amended from time to time by the Town Council; 

(2) Whether the proposed amendment is compatible with current conditions and the overall character of existing 
development in the immediate vicinity of the subject property; 

(3) Whether the proposed amendment is the most desirable use for which the land in the subject property is adapted; 
(4) Whether the proposed amendment will have an adverse effect on the value of properties throughout the 

jurisdiction; and 
(5) Whether the proposed amendment reflects responsible standards for development and growth. 

PREVIOUS ACTIONS ON-SITE: 
1996-08P Annexation 
1997-17P Annexation 
1997-18P Zoning Map Amendment 
1997-19P Zoning Map Amendment 
1997-26P Primary Plat 
1999-04P Primary Plat 
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PREVIOUS ACTION- SURROUNDING AREA: 
1994-03P Annexation Austin Meadows 
1994-11P Rezone to R-3 Austin Meadows 
1994-23P Primary Plat Austin Meadows 
1996-26P Primary Plat Brownsburg Crossing 
1996-27P Site Development Plan Brownsburg Crossing 
1997-28P Site Development Plan Brownsburg Crossing Self Storage 
1999-09P Replat Austin Meadows, Sec. 4 & 5 
2001-24P Secondary Plat Eaglepoint Business Park, Lot 12 
2001-25P Secondary Plat Eaglepoint Business Park, Lot 14 
2002-19P Secondary Plat Eaglepoint Business Park, Lot 20 
2002-20P Primary Plat Eaglepoint Business Park, Phase 2 
2003-02P Replat Brownsburg Crossing 
2003-09P Secondary Plat Eaglepoint Business Park, Lot 15 
2003-10P Replat Eaglepoint Business Park, Lot 18 & 19 
2004-05P Site Development Plan Watkins Motor Lines 
2004-30P Secondary Plat Eaglepoint Business Park, Lot 13 
2004-39P Secondary Plat Eaglepoint Business Park, Phase 2 
2005-19P Replat Eaglepoint Business Park, Lot 3 
2006-07P Replat Eaglepoint Business Park, Lot 19 
2006-16P Secondary Plat Eaglepoint Business Park, Lot 5 
2006-17P Secondary Plat Eaglepoint Business Park, Lot 9 
2007-12P Rezone to M-1 John Force Racing 
2008-17P Replat Eaglepoint Business Park, Lot 16 & 17 
2008-20P Site Development Plan John Force Racing, Building 3 
2008-25P Secondary Plat Eaglepoint Business Park, Lot 10 
2008-26P Site Development Plan Vance & Hines, Building 1 
2008-27P Site Development Plan Eaglepoint Business Park, Lot 5 
2008-28P Site Development Plan Indy Performance Composites 
2010-16P Site Development Plan Eaglepoint Business Park, Lot 5 
2010-23P Site Development Plan Eaglepoint Business Park, Lot 5 
2011-10P Secondary Plat Eaglepoint Business Park, Lot 21 

SUPPLEMENTARY DOCUMENTATION INSERT: 

 APPLICATION        EXHIBIT - A 
 PRESENTATION MATERIAL       EXHIBIT - B 
 PROPOSED ZONING COMMITMENTS      EXHIBIT - C 
 ZONING MAP        EXHIBIT - D 
 AERIAL INSERTS        EXHIBIT - E 
 SITE PHOTOS        EXHIBIT - F 
 TECH REVIEW MEETING NOTES       EXHIBIT - G 
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EXHIBIT – A 
APPLICATION 
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EXHIBIT – A 
APPLICATION continued 
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EXHIBIT – A 
APPLICATION continued 
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EXHIBIT – A 
APPLICATION continued 
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EXHIBIT – B 
PRESENTATION MATERIAL 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 

 

  



Project Synopsis 2011        Page 11 of 35 

EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – B 
PRESENTATION MATERIAL continued  
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EXHIBIT – B 
PRESENTATION MATERIAL continued  
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EXHIBIT – B 
PRESENTATION MATERIAL continued 
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EXHIBIT – C 
PROPOSED ZONING COMMITMENTS 
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EXHIBIT – C 
PROPOSED ZONING COMMITMENTS continued 
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EXHIBIT – C 
PROPOSED ZONING COMMITMENTS continued 
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EXHIBIT – D 
ZONING MAP 
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EXHIBIT – E 
AERIAL INSERT 
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EXHIBIT – F 
SITE PHOTOS 

 

 
Brownsburg Crossing Apartments – On the north side of 56th Street north of the subject property 

 
Retail and Office Uses – On the north side of 56th Street north of the subject property 

Commercial Uses – On the north side of 56th Street northwest of the subject property  
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EXHIBIT – F 
SITE PHOTOS continued 

 

 
Austin Meadows (Single Family Residential Uses) – On the west side of East Northfield Drive west of the subject property 

 
Logistics / Distribution Uses – On the east side of Eastpoint Circle east and southeast of the subject property 

Motorsports Uses – On the south side of East Northfield Drive south of the subject property  



Project Synopsis 2011        Page 26 of 35 

EXHIBIT – F 
SITE PHOTOS continued 

 

 
This photo is look southeast on to the subject site. 

 
Looking north at the intersection of 56th Street and East Northfield Drive- subject site is on the right side of the photo 

 
Looking east along 56th Street the subject site is on the right side of the photo  
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EXHIBIT – F 
SITE PHOTOS continued 

 

 
Looking southeast at the site from the entrance to Austin Meadows 

 
Looking northwest at the site from the intersection of East Northfield Drive and Eastpoint Circle. 

 
Looking north along Eastpoint Circle the site is on the left side of the photo 



Project Synopsis 2011        Page 28 of 35 

EXHIBIT – F 
SITE PHOTOS continued 

 

 
The above photo is of a distribution facility (similar to the two buildings proposed) taken at approximately 260 feet away from the 
building. 260 feet is equivalent to the distance the buildings are proposed to be setback from the south right of way of 56th Street. 
 

The above photo is of a distribution facility (similar to the two buildings proposed) taken at approximately 350 feet away from the 
building. 350 feet is equivalent to the distance the western most building is proposed to be setback from the east right of way of East 
Northfield Drive. 
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EXHIBIT – G 
TECH REVIEW MEETING NOTES 
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EXHIBIT – G 
TECH REVIEW MEETING NOTES continued 
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EXHIBIT – G 
TECH Review Meeting Notes continued 
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STAFF ANALYSIS: 

Staff has the following analysis based on the items to be considered in §155.038 (D) Standards for Amendments regarding a text or 
zoning map amendment: 

(1) Whether the proposed amendment is consistent with the goals, objectives, and policies of the Comprehensive Plan, as 
adopted and amended from time to time by the Town Council; 
a. 2020 Comp Plan identified the subject area as “Office”: 

i. The 2020 Comp Plan had an addition recommendation for this specific location: Northfield Drive, South 
of 56th Street (East Side) Located within Eagle Point Business Park, this area is a transition area between 
the residential uses to the west and the proposed industrial uses to the East. Because office uses are 
generally less disruptive than manufacturing and distribution/warehouse uses (no truck loading or 
graveyard shift parking, for example), such development is more compatible with the neighboring 
residential neighborhoods. Furthermore, office uses are very compatible with today’s light industrial uses 
which also include office space as a large component of their design. In fact, research and development, 
high-tech, and biomedical uses are often ambiguous as to whether they qualify as an office or an 
industrial use. 

b. 2012 Comp Plan identified the subject area as “Neighborhood Commercial” and “Research & Development / 
Motorsports”: 

i. The “Commercial Areas Plan and Policies” explains that An overall goal of the Comprehensive Plan is to 
improve the appearance and function of the existing commercial areas and attract new commercial 
development to under-performing or under utilized "opportunity" sites. The Plan also identifies areas 
where new commercial development will be appropriate in the future. These opportunity areas 
represent high-profile properties that are capable of attracting visitors to the area, and therefore, could 
play a significant role in defining the image of the community. Each new commercial development 
should be considered an opportunity to incrementally improve upon the appearance and character of 
the community, ensuring that new development provides an overall high-quality design and 
appearance. New commercial development should incorporate quality building materials and provide 
attractive architecture as viewed from all sides, and should be well-landscaped and integrate 
appropriate pedestrian amenities. 

The Plan also sets out various Commercial policy recommendations for decision making: 

» Promote the appropriate mix and intensity of commercial uses in the various districts throughout the 
Town. 

» Utilize a commercial "node" approach to locating commercial uses within the Town and its growth 
areas, rather than simply maintaining or creating linear commercial development along the major 
corridors. 

» Connect commercial areas to surrounding residential neighborhoods via adequate roadway linkages, 
pedestrian circulation, and sufficient and conveniently located parking. 

» Strive to create safe and attractive pedestrian environments on all commercial sites. 

» Buffer and screen commercial uses from adjacent residential areas. 

The 2012 Comprehensive Plan describes “Neighborhood Commercial” as: 

Neighborhood commercial uses should be located along major corridors and at key intersections, along 
the edges of residential neighborhoods. Neighborhood commercial uses are limited within the Town and 
the Land Use and Development Plan designates new neighborhood commercial nodes within areas 
currently underserved by retail as well as future growth area commercial nodes. Because neighborhood 
commercial areas are typically located adjacent to residential areas, buffering, screening, and setbacks 
should be used to protect nearby residential neighborhoods. Hours of operation and intensity of use 
may also become an important issue in some neighborhood commercial areas. 

Neighborhood commercial areas are intended for smaller-scale retail and service commercial areas 
geared toward meeting the daily shopping, service, and convenience needs of surrounding 
neighborhoods. 

While they may attract customers from outside the Town, they are intended to provide residents with 
convenient access to goods and services. Appropriate uses for neighborhood commercial nodes include 
gasoline service stations, pharmacies, branch banks, small office uses, small restaurants and other 
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convenience uses. A larger neighborhood commercial node could develop more intensely, with a grocery 
store, other specialty retailers, and more intense office uses, but should still be cognizant of its impact on 
nearby residences. 

Commercial service uses can also have an appropriate place in this land use designation by providing 
necessary services for nearby residents. Commercial service uses within the neighborhood commercial 
areas must be compatible with adjacent and nearby residential areas and be located so as not to occupy 
prime retail locations. Any outdoor activity or outdoor storage associated with commercial service uses 
must be appropriately screened and buffered, so as to provide an attractive site and mitigate any 
negative impact on surrounding uses. 

       

The 2012 Comprehensive Plan describes “Industrial / Employment Areas Plan” as: 

The Industrial Areas Plan strives to ensure a variety of light industrial and business park uses within the 
Town that can provide employment opportunities and needed goods and services. These areas are not 
intended to accommodate heavy manufacturing or intense/"dirty" industrial users. Rather, these areas 
within the Town are intended to accommodate research and office uses, light assembly and "tech" 
industries, distribution and storage businesses, commercial service uses, and other "employment use" 
opportunities in the Town. An overall goal is to support existing industrial/employment areas while 
locating additional areas in strategic locations. 

The Plan also sets out various Industrial policy recommendations for decision making: 

» Strengthen and promote light industrial, business park, and other employment generating uses in 
designated areas. 

» To the extent possible, mitigate the negative effects of industrial uses on adjacent and nearby 
residential properties through use of setbacks, screening, buffers, orientation of activity, roadway and 
circulation improvements, and more. 

» Utilize development and improvement opportunities within the industrial/employment areas to 
strengthen and better establish a positive corporate/business image and identity for the Town. 
Attractive and prominent business park gateway signage and identification is encouraged. 

The 2012 Comprehensive Plan describes “Research & Development / Motorsports” as: 

Areas designated for Research & Development Motorsports are intended to accommodate a variety of 
uses ranging from light assembly and distribution facilities, low intensity fabrication operations, 
research and "tech" industry applications, intense commercial service uses, and more. These areas are 
generally located along or near arterial roadways and exist primarily in the eastern areas of the Town, 
with new areas designated along portions of the Ronald Reagan Parkway and Northfield Drive. 

As indicated on the Industrial/Employment Areas Plan, the Research & Development Motorsports land 
uses are designated primarily in the: (1) existing light industrial areas located along Northfield Drive and 
in the Eaglepoint Business Park, (2) newly designated areas near the Ronald Reagan Parkway 
interchange and along the corridor, and (3) areas adjacent the Lucas Oil Raceway. 
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Economic development efforts within the existing areas along Northfield Drive should focus on 
infrastructure improvements, image and signage, attracting appropriate uses, development of vacant 
sites, re-use and upgrade of existing facilities, and redevelopment of select sites. 

The larger industrial areas in and around Eaglepoint Business Park should be preserved for targeted 
employment uses such as motorsports or logistics/Warehousing, and should not be converted to 
athletic, institutional, or other non-employment, non-tax generating uses. Over time, the intrusion of 
non-industrial employment uses can reduce the desirability of an area as a new potential location or 
target for development. These other non-industrial/employment uses can have a home in some 
commercial areas, like those along the southern and western portions of the Northfield Drive corridor. 

(2) Whether the proposed amendment is compatible with current conditions and the overall character of existing development in 
the immediate vicinity of the subject property; 
a. All three of the other corners of 56th Street and East Northfield Drive and the 56th Street corridor have been previously 

developed with buildings and uses that are smaller in scale and lower intensity; the southwest corner is Single-Family 
Residential, the northwest corner is low intensity Commercial (Mathews Mortuary and a retail center), the northeast 
corner is medium intensity Commercial (Casey’s General Store gas station). The scale and character of the two proposed 
distribution facilities (500,000 sq.ft.) is out of proportion with the existing development. The two commercial properties 
at the intersection are low rise (one story) buildings that primarily utilize brick on their building façades, there are two 
two-story facilities (Strong Building, and Brownsburg Crossing Apartments). The west side is Single-Family homes; 
assuming the average home adjacent to the subject property is 2,500 sq.ft. the proposed buildings would be 200 times 
larger than the average home. 

b. To the south and east of the subject site are existing Logistic/Distribution Facilities and Motorsports uses that are 
comparable in character and scale to the proposed facilities. 

(3) Whether the proposed amendment is the most desirable use for which the land in the subject property is adapted; 
a. Based on the existing market condition for retail and the existing conditions within the Town we believe the existing 

zoning is not the most desirable use at this location. At least two other locations in Town are likely to be developed as a 
Regional Commercial uses prior to the subject site, those being Brownsburg Station (a partially developed center) and 
the area around the Ronald Reagan Parkway and I-74 interchange. 

b. Both the 2020 Comprehensive Plan and the 2012 Comprehensive Plan indicate that this area should serve as a transition 
between the lower intensity uses to the west and north to the similar uses to the south and east. 

c. As indicated in the petitioners’ presentation material approximately 2,600 jobs exist in the Eaglepoint Business Park and 
800 or more could be created with these two new facilities. Eaglepoint Business Park with its 2,600 to 3,400 jobs is the 
highest concentration of jobs within the Town. Providing those employees with access to smaller-scale retail and service 
commercial areas geared toward meeting the daily shopping, service, and convenience needs within Eaglepoint Business 
Park would be a benefit to the employees and to the Town. Accommodating Neighborhood Commercial at the southeast 
corner of the 56th Street and East Northfield Drive intersection as recommended in the 2012 Comprehensive Plan would 
help to address a couple concerns within the existing proposal: 1) the scale of the proposed develop in relation to the 
three other corners that area already developed, 2) Would still allow Industrial uses on the southern two-thirds and 
eastern portions of the property, it would thereby reduce the overall scale of the western most industrial facility and its 
impact on the neighboring Single-Family Residential properties to the west. 

(4) Whether the proposed amendment will have an adverse effect on the value of properties throughout the jurisdiction; 
a. It is our opinion that the greatest impact to the value of properties in the jurisdiction will be those of the neighboring 

residential properties (Austin Meadows and Brownsburg Crossing). Because of the disparity in scale of the Single-Family 
Residential properties to the west and proposed facilities we believe there would be an adverse effect on the value of 
existing properties.  

b. We do not believe there would be any adverse effect on the value of properties to the south or east. 
(5) Whether the proposed amendment reflects responsible standards for development and growth 

a. As has been stated, our greatest concern for responsible standards for development and growth is the disparity in scale 
(see paragraph (2)(a) above). 

If approved this project will be subject to the Buffer Yard Requirement section of the Zoning Ordinance; §155.275(C) states that any 
industrial district and any residential district are incompatible districts therefore an earthen mound or wall must separate the two 
districts. 

VS Engineering completed a Traffic Impact Study on this proposed project, their findings can be found in the Eaglepoint Business Park 
Traffic Impact Study August 20, 2012 (separate document). 

RECOMMENDATIONS: 
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Upon reviewing all of the materials provided by the petitioners, a review of the site, the applicable Town regulations I recommend the 
Plan Commission send an UNFAVORABLE RECOMMENDATION to the Town Council as the request stands at this point. 

If the Petitioners are able to satisfy Staff's concerns regarding the disparity in scale at the intersection of 56th and East Northfield Drive 
and between the western portion of the subject site and the Single-Family Residential properties to the west Staffs Recommendation is 
likely to change on this petition subject to the following comments, commitments, and conditions: 

1. The petitioners’ acceptance of the recommendations of the Traffic Impact Study. 

2. That the following commitments be executed by the owner on the Town’s standard written commitment form, and 
recorded in the Office of the Recorder of Hendricks County, and the same be binding upon the owner and all 
subsequent owners of the real estate subject to this petition: 

a. Architectural commitments (petitioner has provided language that is acceptable to staff) 

b. Detailed descriptions of the proposed landscaping and mounding proposed. 

c. The petitioners commit to providing an automotive barrier between East Northfield Drive and any pond 
developed on the subject site that is within seventy-five 75 feet of the R/W of East Northfield Drive. 

d. The petitioners commit to looping the water mains between 56th Street and East Northfield Drive to 
ensure adequate flow rates for fire protection. 

3. That the petitioners address the concerns of staff outlined in the July 26th TECH Review Minutes. 

4. Primary and Secondary Plat(s) will be required to subdivide the property pursuant to the Subdivision Control Ordinance 
of the Town. 

5. The approval of the Report of Determination by the Plan Commission. 

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 
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