
Memo
61NorthGreenStreetPlanningandBuildingDepartment BrownsburgIN 46112

3178521128
To PlanCommission
Cc TriciaLeminger JonBlake DawnBrown

From ToddA Barker AICP DirectorofPlanning Building TownofBrownsburg
Date February23 2011
Re PCCA11101056WestWynneFarmsPUDCommitmentAmendment

ProjectSummaryandAnalysis

Thisproject WestWynneFarms wasoriginallyapprovedthroughtheHendricksCountyAreaPlan
Commissionin2007asZA36606andlaterannexedintotheTownviaOrdinance200825 To
whichtheTownadoptedforthisprojectallofthedevelopmentstandardsasapprovedinZA36606
byHendricksCounty

PaulF Rioux ofPlatinumProperties LLC haspetitiontheTowntoamendtwosectionsoftheWest
WynneFarmsPUDdevelopmentstandardsfor ParcelO 205A 7 and205B Asoriginally
approvedeachsectionsreadsasfollows

205A 7 MinimumFrontYardSetback 10feetfromtheROW ofSubdivisionstreets

503J DesignStandards
Alloperablewindowsonthefrontofthehomeshallhaveshutters

503N DesignStandards
Thegaragedooronatwocargarageshallbeamaximumofforty 40 percentof
thelinealfrontfaçadewhenthegaragedoorisevenwithorinfrontofthelineal
frontfaçade Thegaragedooronathreecargarageshallbeamaximumoffifty
50 percentofthelinealfrontfaçadewhenthegaragedoorisevenwithorin

frontofthefrontfaçade Garagesexceedingforty 40 ofthefrontfaçademust
providedecorativewindowsinthegaragedoor

Thepetitionersproposedlanguagereadsasfollows thechangedlanguageisinred
205A 7 MinimumFrontYardSetback 25feetfromtheROW onsubdivisionstreets

503J DesignStandards
Alloperablewindowsonthefrontofthehomeshallhaveshuttersunlessotherwise
enhancedwithsix 6 inchwoodtrimdetailorthewindowsareinsetinbrick stone
orothermasonrymaterial
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PCCA11101056WestWynneFarmsPUDAmendmentcontinued

503N DesignStandards
Thegaragedooronatwocargarageshallbeamaximumofforty 40 percentof
thelinealfrontfaçadewhenthegaragedoorisevenwithorinfrontofthelineal
frontfaçade Thegaragedooronathreecargarageshallbeamaximumoffifty
50 percentofthelinealfrontfaçadewhenthegaragedoorisevenwithorin

frontofthefrontfaçade Garagesexceedingforty 40 ofthefrontfaçademust
providedecorativewindowsinthegaragedoor Garagedoorsmustbeatorbehind
thefrontfaçadeofthehome Ifgaragedoorsexceedforty 40 ofthefrontfaçade
decorativewindowsmustbeadded

REMOVE
205B AlleyAccess

Privatealleyways tobesituatedalongtherearfaceoftheproposedbuilding shallbe
utilizedtoaccessresidenceswithin ParcelO Saidalleywaysshallbeprivately
maintained ReferenceSection1002A11 forspecifications Thetravellaneshallbe
oneway andparkingwillnotbepermittedinalleys Developeragreestopost

restrictivesigns
1002K DesignStandards

Alleywayswithin ParcelO shallbeconstructedpursuanttothefollowing

1 Pavementshallbeaninvertedcrown measuringeighteen twenty 18 20
feetinwidth

2 Pavementsectionshallbe1 AsphaltSurface placedupon3 AsphaltBinder
placedupon9 53Aggregate placeduponpreparedsubgrade

3 Minimumpavementcrossslopeshallbe inchperfoot
4 Underdrain withrespecttosize material andbackfill shallbeplacedbelow

thepavementflowlineincompliancewiththespecificationsandstandardsof
thegoverningjurisdictionatthetimeofplatting

5 Alleywaysshallbeplacedwithina 20footIngress EgressEasementorPublic
RightofWay

Parcel O ofWestWynneFarmshasthefollowinglotandbuildingdevelopmentstandards
1 MinimumLotArea 5000sqft

2 MinimumLotWidth 50ft measuredatthebuildingsetback
3 MinimumLotFrontage 30ft
4 MaximumLotCoverage 50 Accessoryuse5 or600sqft whicheverisgreater

5 Min GroundFloorLivingArea 1500sqft singlestory 900sqft multistory 2000sqfttotal
6 MaximumHeight 40ft principlestructure 18ft accessorystructure
7 Min FrontYardSetback 10feetfromtheROW ofSubdivisionstreets

8 Min SideYardSetback 0ft
9 Min RearYardSetback 10ft
10 Min Dis BetweenPrinc Blds 10ft
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PCCA11101056WestWynneFarmsPUDAmendmentcontinued

TheParcel O developmentstandardsresultincompactdevelopmentcommonlycalled
walkable traditional pedestrianfriendlyneighborhoods Thesetypesofresidentialstandards
inconjunctionwithpedestrianfriendlycommercialcentersareelementsoftraditional
neighborhooddesign
Allowinggarageaccessviathefrontoftheresidencesversesanalleysubstantiallychanges
severalfactorsthatmakenarrowlotalleyloadeddevelopmentsappealinginthecontextona
planneddevelopmentlikeWestWynneFarms ThefollowingareconcernsthatIhaveregarding
thischange

Thechangeinstreetscapegoingfromalleyloadedgaragestofrontloadedgarages
Architectureofhomesdominatedbygaragesdoors

Offstreetparking min 10 frontsetbackdoesnotallowforoffstreetparkingifthe
garageisbuilttothefrontsetback

Buildingsetbackvs Garagesetback inmyopinionthemin 10 frontsetbackshould
bea buildtoline fortheresidence andthegarageshouldhaveamin 25 setback
ThePUDSiteDevelopmentPlanshowsthattheprimarynorthsouthroadthroughWest
WynneFarmsbisectsParcel O asaresultofchangingtofrontloadedgaragesthe
likelihoodofmorevehiclesbeingparkedalongthisroadwayisgreater andtherewill
nowbevehiclesbackingoutontothisprimaryroadway and
Roaddesignontheprimarynorthsouthroad

Lanewidthso
OnStreetparking ando
Preservationofawalkableenvironmento

Thereareseveraldesignsolutionsfornarrowlotfrontloadeddevelopmentsthatwouldreducethe
dominanceofthevehicleswithinthestreetscapeandthatcontinuetoencouragethewalkable
environmentasWestWynneFarmswasoriginallyapprovedafewexamplesareasfollows

GarageOffSet min 10 behindthefrontfaçade

Garagewallarea max 40 ofthefrontfaçade
CoveredPorches min 50 ofthefrontfaçade and

TandemGarages Wherethesecondorthirdgaragebayisbehindinsteadofbesidethe
othergaragebays

Recommendations

IunderstandthemarketforcesexplainedbyMr Riouxwhichaffectsthedemandsforthisstyleof
housingwithintheoverallconceptoftheWestWynneFarmsproject However theTownhasissued
five 5 buildingpermitswithinthelastyearforalleyloadedhomeswithinWhittingtonEstates This
factindicatestomethatthereissomemarketforalleyloadedhomesinBrownsburgcombinethat
withdiscussionsIhavehadwithlocalexpertsthathavedeveloped NewUrbanism styleprojects
walkable traditional pedestrianfriendlyneighborhoods theexecutionofthedevelopment mix

ofproduct amenities lotsizes architecture isascriticalasthecurrentmarketforces Itismy
opinionthattheexecutionofthedevelopmentisjustascriticalinafifty 50 footfrontloadproject
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PCCA11101056WestWynneFarmsPUDAmendmentcontinued

Ialsounderstandthatthereisadesireofthepetitionerdevelopertobeginconstructionwithinthis
areaoftheprojecttofostertheconstructionofNorthfieldDrive allofwhichwillbenefittheTown
However IamnotabletosupporttheconversionofthissectionoftheWestWynneFarmsproject
toafifty 50 footwidelotsfrontloadproject Withtheunderstandingthatmarketforceshave
depressedmostsinglefamilyresidentialproducttypes IwouldliketorecommendthatthePlanning
Departmentcontinuetoworkwiththepetitionertodevelopasolutionthatwillfitwellintothe
contextoftheWestWynneFarmsproject thatwillresultinhigh quality development andthatwill
bereasonablyabsorbedbythemarket

Basedontheevidenceprovidedbythepetitioners theinformationinthisreportandthe
commitmentslistaboveIrecommendthatthePlanCommissionCONTINUEthisproject
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