
Staff Report PC22-032-ZA 
Ellis Acres PUD Rezone 

 
 Meeting Date: June 13, 2022 

Docket PC22-032-ZA – Zone Amendment – Ellis Acres Planned Unit Development 
The petitioner is requesting review of a Zoning Map Amendment to rezone the described area from the General 
Agriculture (AG) and General Business (GB) Zones to the Planned Unit Development (PUD) Zone. The site in 
question is approximately 9.97 acres, composed of two parcels, and zoned with the I-65 Overlay Zoning district. 
The site in question is located on the southwest corner of the intersection of Indianapolis Road and CR 750 S in 
Whitestown. The applicant is Platinum Properties Management Company, LLC and owner is Ellis Acres, LLC.   

 

Location 
The site in question is located on the west side of Indianapolis Road. Zionsville Rural jurisdiction is located north 
and east of the site. Eagles Nest subdivision is located south of the site and Westwood Landing subdivision is 
located northwest of the site. The surrounding area is characterized by low-density and medium-density 
residential uses. There are existing structures on site that will be removed and the western portion of the site is 
wooded.   

 

 
 
 

Zoning 
The map below shows the subject site with existing and surrounding zoning. 

- North: Zionsville Rural I-2  
- East: Zionsville Rural I-1  
- South: Medium-density Single-family and Two-family Residential (R-3) and General Business (GB) 
- West: General Agriculture (AG) 



 
 

 
 
The site in question is currently zoned General Agriculture (AG) and General Business (GB). The AG Zone is 
“established for all types of agricultural uses and to conserve significant farm land and open space in the 
community through the creation of contiguous parcels of non-residential acreage and maximizing the clustering of 
rural residential lots.” Permitted uses include farms, plant nurseries, government buildings, and schools, amongst 
other uses.  
 
The General Business (GB) Zoning district “is designed to include central business districts in established urban 
places. This district would be used for most types of business and service uses.” Permitted uses include 
restaurants, parking lots, offices, and government buildings, amongst other uses.  
 
A majority of the site is zoned with the I-65 Overlay. The Overlay is “established to provide consistent and 
coordinated treatment of the properties bordering I-65 within Whitestown. The I-65 Corridor is a premier office 
and industrial business location and employment center whose vitality, quality, and character are important to 
adjacent residents, employees, business owners, taxing districts, and the community as a whole.” 
 
The applicant is proposing to rezone the site in question to the Ellis Acres- Planned Unit Development (PUD). The 
full ordinance is described in Exhibit A. “The project proposes to build 70 townhomes on approximately 10 acres of 
land located at the southwest quadrant of the intersection of East 750 South and Indianapolis Road… The 
Comprehensive Plan notes “Medium Density Residential” as including residential development between 3.5 and 7 
units per acre and intended for small lot subdivisions with single-family detached houses, duplexes, Townhomes, 
small apartment complexes, or similar density residential. In that regard, the proposed Project is compatible with 
the surrounding area and provides an appropriate transition between densities and land uses in this area while 
utilizing exhibit roads and utility networks to capitalize on undeveloped land.” 
 
Proposed Concept Plan and Ordinance 
The proposed PUD is located on approximately 9.97 acres. The Ellis Acres PUD Ordinance is attached as Exhibit A 
and associated Concept Plan shown below.  



 
The submitted ordinance and concept plan indicate the following: 
- A maximum of 70 dwelling units townhome style; 

• Proposed density of 7.02 du/na 
- Two access points, one on Indianapolis Road and the other on CR 750 S; 

• A stub street to the western parcel; 
- Sidewalk along both sides of the internal street and a pedestrian path along the northwest perimeter of the 

site; 
- Additional landscaping between the site in question and the Eagles Nest subdivision; 

• Referenced in PUD Section 2.6 and Exhibits 5A and 5B. 
- Retention basin for stormwater on site; 
- Architectural requirements for the housing styles; 

• Referenced in PUD Exhibit 4. 
 

The applicant hosted two public meetings for adjacent property owners.  
 

 
 



Comprehensive Plan 
The 2015 Comprehensive Plan Land Use map identified the subject site as Low-density Residential. This 
classification “includes single-family residential development between two and three and a half (2 to 3.5) units per 
acre. These areas are intended for medium to small-sized lot subdivisions with single-family detached houses.” 
 
The proposed zone amendment is in agreeance with the following components of the Whitestown 
Comprehensive Plan: 
 
Land Use Goals 

10.   Coordinate future land use with transportation, utilities, and facilities.   
 

The proposed zone amendment is not in agreeance with the following components of the Whitestown 
Comprehensive Plan: 
 
Goals and Objectives 

4.  Continue and enhance focus on the development of a sustainable quality of place in Whitestown to serve 
all people.  
b. Work to promote the continued development of quality residential product while being sensitive to 

the heritage of the community.    
Land Use Goals 

7.    The community needs to grow and develop, but such activities need to be sensitive to how they relate to 
existing uses and agricultural areas.   

Land Use Sub-Goals 
1. Manage community growth and mitigate conflicting land uses. 
6.    Manage density and intensity.  

I.    Adopt standards that require higher density development to use higher quality building materials, 
landscaping, and architectural standards; also require best practices for development layout (including 
subdivisions). 



 
 
 

Thoroughfare Plan 
The 2020 Thoroughfare Plan identifies CR 750 S is identified as a Major Arterial. “Major Arterials carry high 
volumes of regional traffic. They serve major cities from multiple directions and provide connectivity between 
cities in rural areas. Arterials provide direct access to adjacent land, but may limit the number of intersections and 
driveway to give generally higher priority to through traffic.” 
 
Indianapolis Road is identified as a Minor Arterial. “Minor Arterials are similar to principal arterials, but are spaced 
more frequently and serve trips of moderate length. Spacing of minor arterials is one to three miles in suburban 
areas and further apart in rural areas.” 
 
The Thoroughfare Plan identifies an intersection improvement at the intersection of CR 750 S and Indianapolis 
Road.  
 



 
 

Staff Recommendation 
Staff is providing an unfavorable recommendation for the Ellis Acres PUD Rezone Docket PC22-032-ZA. The 
applicant is proposing to rezone the described area from the General Agriculture (AG) and General Business (GB) 
Zones to the Planned Unit Development (PUD) Zone. 
 
The Whitestown Plan Commission and Town Council shall pay reasonable regard to the five decision criteria when 
taking action on all rezoning acts. Because this is a legislative act, the Plan Commission can require that certain 
commitments be made as part of the Rezone action. Staff’s recommendation to the Plan Commission finds the 
Rezone does not comply with all of the following requirements in accordance with UDO Section 11.16 I.  
 

1. The proposed rezone is not in compliance with the Comprehensive Plan; 
2. The proposed rezone is not appropriate given the current conditions and the character of current 

structures and uses in each district; 
3. The proposed rezone proposes the most desirable use(s) for which the land in each district is adapted; 
4. The proposed rezone does not conserve property values throughout the Jurisdictional Area; and, 
5. The proposed rezone demonstrates responsible development and growth. 

 
Although staff finds the use of the site for townhomes is in line with the Town’s vision, the density is too high for 
the site in question and the proposed architectural requirements do not meet the level of standards the Town 
would prefer.  

 



The applicant is proposing a minimum 30% exterior masonry wall on the front and rear wall elevations, and 30% 
masonry on side elevations except for sides that face a perimeter street, neighbor, or common area shall have a 
minimum 50% masonry. Staff’s recommendation is that front, rear, and end unit side facades shall have a 
minimum 50% masonry. The Bridle Oaks PUD, a previously approved Planned Unit Development within the Town, 
requires the exposed exterior wall area of multi-family structures to have a minimum of 50% masonry material.  
 
The applicant is proposing 70 dwelling units at a density of 7.02 dwelling units per net acre. The Low-Density 
Residential land use classification calls for this site to have a density between 2 to 3.5 dwelling units per net acre. 
The Medium-Density Residential land use classification proposes a density of 3.5 to 7.0 dwelling units per net acre.  
The adjacent Eagles Nest subdivision has a density of approximately 2.6 dwelling units per net acre. Staff’s 
recommendation is that an appropriate density for Ellis Acres is in the range of 2 – 2.25 times higher than Eagles 
Nest resulting in a proposed density of 5.2 to 5.85 units per net acre. Staff’s recommendation attempts to follow 
the logic of the density range in Medium Density Residential which permits a doubling of the density from 3.5 to 7. 
Staff suggests that a doubling of the Eagles Nest density is within a reasonable expectation as a density transition. 
Suggesting a slightly higher range of 2.25 is an attempt to acknowledge that some give and take may have to 
happen to make a project economically viable.  



 

Exhibit A 
 

 



Ellis Acres Planned Unit Development Ordinance 
ARTICLE 1 

ELLIS ACRES PUD 

SECTION 1.1. LEGISLATIVE INTENT.  

Having given reasonable regard to (i) the comprehensive plan, (ii) current conditions and the character of 
current structures and uses in the Real Estate, (iii)the most desirable use for which the Real Estate is adapted, 
(iv) conservation of property values throughout the Town of Whitestown, and (v) responsible development
and growth, it is the intent of the WPC in recommending, and the Town Council in adopting, to:

A. Encourage improved land development and building site design;

B. Encourage and allow a variety of innovative uses, building types, and arrangements;

C. Allow development of land areas so planned, located, or situated as to merit and justify
consideration as a PUD district.

SECTION 1.2. PROJECT NARRATIVE.  

The Project proposes to build 70 townhomes on approximately 10 acres of land located at the southwest 
quadrant of the intersection of East 750 South and Indianapolis Road.  The site is surrounded to the 
immediately south and west by the Eagles Nest Community, to the north by single family homes and the 
Westwood Landing Community and to the east by the I-65 and I-865 interchange.  While the site and 
surrounding real estate are shown as “Low Density Residential” in the Comprehensive Plan, the adjoining 
Eagles Nest Community and nearby Westwood Landing Community are zoned R-3 “Medium Density 
Single-Family and Two-Family Residential”. The Comprehensive Plan notes “Medium Density 
Residential” as including residential development between 3.5 and 7 units per acre and intended for small 
lot subdivisions with single-family detached houses, duplexes, Townhomes, small apartment complexes, 
or similar density residential.  In that regard, the proposed Project is compatible with the surrounding 
area and provides an appropriate transition between densities and land uses in this area while utilizing 
existing roads and utility networks to capitalize on undeveloped land. 

SECTION 1.3. EFFECT. 

This Ordinance shall be in full force and effect in accordance with the laws of the State of Indiana and shall 
be applicable to the real estate described in Exhibit 1 (the “Real Estate”). Unless specifically stated in the 
terms of this Ordinance, all terms of the UDO, as may be amended, shall apply. Nothing in this Ordinance 
shall be interpreted to alter, change, exclude, delete or modify any rules or regulations beyond those 
contained in this Ordinance, unless specifically provided herein. To the extent that this Ordinance conflicts 
with the terms of the UDO, the terms of this Ordinance shall prevail.  



SECTION 1.4. DEFINITIONS. 

Unless otherwise specified in (i) this Ordinance or (ii) what is attached hereto and incorporated herein by 
reference as Exhibit 2, the definitions of the UDO, as may be amended, shall apply to the words and terms 
used in this Ordinance.  

ARTICLE II. 

               PUD STANDARDS 

SECTION 2.1. ZONING CLASSIFICATION.   

The Real Estate is reclassified on Town of Whitestown Zoning Map (the “Zone Map”) from the District 
Classifications to the Planned Unit Development District (PUD) Classification. The underlying base zoning 
shall be the UDO's MU-COR District. 

SECTION 2.2. LOCATION.  

The Real Estate is located as shown on the Concept Plan (Exhibit 3). 

SECTION 2.3.  CONCEPT PLAN. 

The Development is depicted on the Concept Plan, which shall serve as the illustrative concept plan (Exhibit 
3).  

SECTION 2.4. USES. 

The permitted uses shall include all permitted uses in the MU-COR District, as set forth in the UDO, and 
in addition, Townhome shall be a permitted use. 

SECTION 2.5. DEVELOPMENT STANDARDS. 

1. Development of Townhomes shall be in accordance with the MU-COR standards in the UDO 
except where otherwise indicated by the Development Standards noted below by the addition or 
modification of the provisions and text thereof.

2. Development of Townhomes in the MU-COR shall be generally in accordance with the Concept 
Plan and in accordance with the Townhome Architectural Building Requirements in Exhibit 4.

3. Grounds and lawn maintenance in the Area shall be the responsibility of an association of the owner 
of the lots within the Area.



4. Development Standards:

SECTION 2.6. LANDSCAPING STANDARDS. 

The applicable standards for landscaping shall be as set forth in the UDO, except that there shall be: 

1. A tree preservation easement shall be established between the proposed Townhomes and the
common boundary with Eagles Nest subdivision as generally depicted in Exhibit 5A.  The
length of the easement running west to east may vary to accommodate stormwater, sanitary,
and/or other utilities that may be required to meet design standards.

2. Mounding having a minimum height of four feet (4’) and accompanying evergreen trees having
a minimum installation height of six feet (6’) shall be established in the common area south of
the Indianapolis Road entrance as generally depicted in Exhibit 5B.  The minimum total of
planted evergreen trees shall be thirty-five (35).  The configuration of mounding and trees may
vary to accommodate stormwater, sanitary, and/or other utilities that may be required to meet
design standards.

Standard Townhomes 

Minimum Lot Size 1,000 sq. ft 

Minimum Street Frontage 18’ 

Minimum Building Setback 

Front Yard 5’ 

Garage Along Street 20’ 

Side Yard 

             Sharing a Common Wall with another building 0’ 

        The end unit of a building 5’ 

             Rear Yard 5’ 

Minimum Distance Between Buildings 10’ 

Minimum Street Side Setback 5’ 

Maximum Lot Coverage 90% 

Minimum Lot Width 20’ 

Maximum Attached Dwelling Units Per Building 6 

Maximum Building Height 3 Stories 



SECTION 2.7. SIGNAGE.  

The applicable standards for signage shall be as set forth in the UDO. 

SECTION 2.8. LIGHTING.  

The applicable standards for lighting shall be as set forth in the UDO.  

SECTION 2.9. PARKING.  

In lieu of the standards under Chapter 7 – Parking and Loading Standards, the Development shall provide: 

1. A minimum of 4.0 vehicle parking spaces per Townhome to be satisfied by the combination 
of the garage and driveway for each Townhome unit.   

2. No bicycle parking is required. 
 

SECTION 2.10.  I-65 CORRIDOR OVERLAY. 

Provided the Real Estate develops in compliance with the Concept Plan, the I-65 Corridor Overlay 
standards shall not apply to the Real Estate as the I-65 Corridor Overlay has a primary focus to address 
commercial, industrial and retail development.  However, in the event the Real Estate develops in a 
manner outside the scope of the Concept Plan, the standards applicable under the I-65 Corridor Overlay 
shall be applicable. 

 
SECTION 2.11. SUBDIVSION REGULATIONS. 

The applicable Subdivision Regulations set forth in Chapter 9 of the UDO shall apply except what is 
amended by the Townhome Architectural Building Requirements referenced in Exhibit 4 and the following: 

1. No amenities shall be required within the Development. 
2. Open space shall be calculated as any area not encumbered by a lot or an area within 

the public right-of-way. 
3. For the purposes of a pedestrian network, the sidewalks along the internal and perimeter 

streets shall satisfy the required standards. 
4. The length of a dead ended street adjacent to a boulevard shall be measured from the 

centerline of the travel lane adjacent to the dead-end street. 
5. Any performance sureties will be provided in accordance with the provisions of Indiana 

House Bill 1128, as shown and referenced in Exhibit 6 attached hereto. 
 

 

 

 

 

 

 

 



Exhibit 1. Land Description 

Exhibit 2. Definitions  

Exhibit 3. Concept Plan 

Exhibit 4. Townhome Architectural Building Requirements and Character Exhibits 

Exhibit 5A. 

Exhibit 5B. 

Exhibit 6. 

Tree Preservation Detail

Landscape Buffer Detail

House Enrolled Act No. 1128 



Exhibit 1 

LAND DESCRIPTION 

 

  



Exhibit 2 

DEFINITIONS 

The following words and terms, not defined elsewhere in the Ellis Acres PUD, its Exhibits or the UDO, 
shall have the following meanings: 

1. Area. The Real Estate depicted on the Concept Plan.  

2. Concept Plan. The depiction of the illustrative concept plan for the Development set forth in 
Exhibit 3. 

3. Development. The project depicted on the Concept Plan set forth in Exhibit 3. 

4. Director. The Director of Development Services for the Town of Whitestown.  

5. Plan Commission. The Town of Whitestown Plan Commission.  

6. Real Estate.  The real estate, as described in Exhibit 1. 

7. Townhome.  Two or more Single-family dwellings arranged side by side, separated by common 
walls between living areas, each having more than one story on individually deeded lots.  

8. Townhome Architectural Building Requirements. The architectural guidelines set forth in 
Exhibit 4 applicable to the development of the Townhome. 

9. Unified Development Ordinance (UDO).  The Town of Whitestown Unified Development 
Ordinance as may be amended.  

 

  



Exhibit 4 

TOWNHOME ARCHITECTURAL BUILDING REQUIREMENTS 

A.  Building Materials: Permitted exterior building materials are: masonry (brick or cultured stone), 
composite trim, composite veneer panels, vinyl shutters, aluminum facia, aluminum soffits, 
aluminum downspouts/gutters. 

 1.  To improve the architectural diversity along a streetscape, units of the same color scheme 
are not permitted next to or directly across the street from each other. 

 2.  All Townhomes shall have 30-year dimensional shingles. 

B.  Minimum Overhang: The primary/main roof overhang or eaves shall be a minimum of eleven 
inches (11”) on all facades of each Townhome, as measured prior to the installation of any masonry 
materials. 

C. Garages: All Townhomes shall have a two (2) car garage. 

D. Roof Pitch:  

1. The minimum primary/main and secondary roof pitches of all Townhomes shall be no less 
than 6:12.  

2. Shed roof dormer accents shall be no less than 3:12. 

E. Front Building Façade Requirements: At a minimum, each Townhome shall utilize the following 
architectural elements on the front building façade unless specifically noted otherwise: 

1. Shall consist of masonry material and two (2) of the following materials:, composite 
veneer panels, horizontal siding, shake siding or board and batten siding. 

2. A minimum of thirty percent (30%) masonry shall apply to the front façade. 

3. Shutters or a six-inch (6”) nominal trim board on all operable windows shall apply 
unless wrapped in masonry. 

4. A minimum of one (1) offset at least one-foot (1’) deep by a minimum height 
equivalent to one-story (exclusive of relief for doors, windows and other openings). Said 
relief could be either on the first floor or second floor. 

5. A minimum of five (5) windows.  

6. Front door entranceways shall be covered by a porch not less than three feet (3’) 
deep by five feet (5’) wide (prior to installation of any masonry material). 

7. The roof design shall consist of at least one (1) of the following features:  dormer, 
jerkinhead roof, shed roof accent, cornice returns, gables, or two (2) or more roof planes. 



8. Gable ends shall include a minimum of one of the following architectural 
treatments:  brackets, trim detail, change in material pattern, sub-rake board not less than 
four-inch (4”) nominal width or composite veneer panels. 

F. Side Building Façade Requirements: At a minimum, the side elevation for each end unit on each 
Townhome building shall utilize the following architectural elements (exclusive of common 
firewalls separating units contained in same building structure): 

1. A minimum of two (2) windows. 

2. All windows shall have a minimum four-inch (4”) nominal width trim. 

3. A minimum of thirty percent (30%) masonry shall apply to the side elevations, 
except for all side elevations that are exposes to a perimeter street, neighbor or 
common area shall have at least fifty percent (50%) masonry. 

4. Architectural treatment (shake siding and louvered fypons above the second floor 
for three story units and horizontal trim boards at the height of the first floor and 
louvered fypons for two story units) shall be utilized on gable ends and shall be 
required on the corresponding end unit’s garage side elevation. 

5. A masonry knee wall (at a minimum to the bottom of the first floor window) shall 
apply to façade(s) abutting a common area or public street.  

G. Rear Building Façade Requirements: At a minimum, each Townhome shall utilize the following 
architectural elements on the rear façade: 

1.  A minimum of three (3) windows and a patio door. 

2. All windows shall have a minimum four-inch (4”) nominal width trim. 

3. A minimum of thirty percent (30%) masonry shall apply to the rear elevations. 
 

 

  



TOWNHOME ARCHITECTURAL BUILDING CHARACTER EXHIBITS 

 

* Area outlined in red intended area of masonry 



 

 



 

* Area outlined in red intended area of masonry 

  



Exhibit 5A

Tree Preservation Detail 



Exhibit 5B 

Landscape Detail



Exhibit 6
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