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METROPOLITAN DEVELOPMENT COMMISSION                  February 19, 2025 
 

 

Case Number: 2024-ZON-098 

Property Address:  6200 and 6545 West Southport Road (Approximate Addresses) 

Location: Decatur Township, Council District #21 

Petitioner: Arbor Homes, by Domonic Dreyer 

Current Zoning: D-A 

Request: 

Rezoning of 104.8 acres from the D-A district to the D-P District to provide for 
a detached single-family residential development of a maximum of 323 
dwelling units, with amenities and accessory, temporary and special 
exception uses permitted in the D-4 district, except for two-family dwellings 
and group homes, which would be prohibited. 

Current Land Use: Agricultural Land 

Staff 
Recommendations: 

Approval with commitments. 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

Staff requested a continuance for cause from the December 18, 2024 hearing to the January 15, 2025 

hearing to allow additional time for discussions between the petitioner, staff and DPW in addition to 

allowing sufficient time for new legal notices to be mailed to all required parties since staff was made 

aware of a deficient mailing list provided to the petitioner.  

This petition was automatically continued from the January 15, 2025 hearing to the February 19, 2025 

hearing at the request of a registered neighborhood organization. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends approval of this request, subject to the following commitments being reduced to writing 

on the Commission's Exhibit "B" forms at least three days prior to the MDC hearing:  

1. Approval shall be subject to final infrastructure approval by DPW  prior to the issuance of any 
permit that either provides for the complete installation of the recommendations set forth in the 
Traffic Impact Study, but most importantly a separate left-turn and right-turn lane at the 
Southport Road and Mooresville Road westbound approach and the conversion of the 
Mooresville Road and Mills Road intersection into a single-lane roundabout, or that an 
agreement is made for partial development (50% or less) of the site with infrastructure 
improvements approved by DPW that would support the partial development. The complete 
development of the site would only occur if all recommendations of the Traffic Impact Study as 
approved by DPW are met.  
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2. A 40-foot half right-of-way shall be dedicated along the frontage of Southport Road, as per the 

request of the Department of Public Works (DPW), Engineering Division. Additional easements 
shall not be granted to third parties within the area to be dedicated as public right-of-way prior to 
the acceptance of all grants of right-of-way by the DPW. The right-of-way shall be granted within 
60 days of approval and prior to the issuance of an Improvement Location Permit (ILP). 

3. The Department of Public works request that an eastbound right-turn lane shall be installed at 
Southport Road and Proposed East Access Drive per the traffic impact study results. 

 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 104.8 -acre subject site is zoned D-A and is agricultural land with some wooded areas and Swamp 

Creek running along the northeast corner of the site. The property is in the West Newton neighborhood.  

REZONING 

The request would rezone the site from the D-A district to the D-P classification to provide for a detached 

single-family residential development of a maximum of 323 dwelling units.  

The established purpose of the D-P District follows: 

1. To encourage a more creative approach in land and building site planning. 

2. To encourage and efficient, aesthetic, and desirable use of open space. 

3. To encourage variety in physical development pattern. 

4. To promote street layout and design that increases connectivity in a neighborhood and improves 

the directness of routes for vehicles, bicycles, pedestrians, and transit on an open street and 

multi-modal network providing multiple routes to and from destinations. 

5. To achieve flexibility and incentives for residential, non-residential, and mixed-use developments 

which will create a wider range of housing types as well as amenities to meet the ever-changing 

needs of the community. 

6. To encourage renewal of older areas in the metropolitan region where new development and 

restoration are needed to revitalize areas. 

7. To permit special consideration of property with outstanding features, including but not limited to 

historical significance, unusual topography, environmentally sensitive areas and landscape 

amenities. 

8. To provide for a comprehensive review and processing of development proposals for developers 

and the Metropolitan Development Commission by providing for concurrent review of land use, 

subdivision, public improvements, and siting considerations. 

9. To accommodate new site treatments not contemplated in other kinds of districts. 

 

“Development plans should incorporate and promote environmental and aesthetic considerations, 

working within the constraints and advantages presented by existing site conditions, including vegetation, 

topography, drainage, and wildlife. 



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
Densities and development of a D-P are regulated and reviewed by the Metropolitan Development 

Commission. Creative site planning, variety in physical development, and imaginative uses of open space 

are objectives to be achieved in a D-P district. The D-P district is envisioned as a predominantly 

residential district, but it may include supportive commercial and/or industrial development.” 

DESIGN / LAYOUT 

The Subdivision Control Ordinance provides for a logical street layout in relation to topography, public 

convenience, safety, multi-modal use, and land use. For each approximately 40-acre area that is defined 

by a network of arterial and collector streets, at least one local street shall be provided to every perimeter 

street unless there is a physical obstacle. The site has one perimeter street which is Southport Road and 

will have two entrances.  

The trails, amenities, ponds and natural preservation areas would be evenly distributed throughout the 

development. Additionally, the two product types and lot sizes would be mixed within the northern half of 

the development.  

The Ordinance provides for a Stream Protection Corridor 100 feet in width as measured back from the 

top of each bank along Swamp Creek, which runs through the northeast corner of the site. Development 

is generally not permitted within these corridors and any tree or vegetation removal must be replaced 

with trees and shrubs at a rate of one shade tree and four large shrubs for 1000 square feet of disturbed 

area. Per the conceptual site plan, the stream protection corridor would be preserved for Indian Creek. 

TREE PRESERVATION 

There are areas on site where natural vegetation and trees are located and are planned to remain. Due 

to their inherent ecological, aesthetic, and buffering qualities, the maximum number of these existing 

trees should be preserved on the site. All development shall be in a manner that causes the least amount 

of disruption to the trees. 

The D-P Statement notes a Natural Preservation Area where the Development will preserve 

approximately eighteen (18) acres of existing vegetation area. The location of the Preservation Areas is 

depicted on Exhibit C. 

This area is predominantly comprised of the stream protection corridor of Swamp Creek that runs along 

the northeastern corner of the site, but also includes a wooded area that cuts through an east to west 

section that runs along the southern boundary at 6545 West Southport Road and continues east along 

an unnamed drainage ditch that feeds into Swamp Creek. The wooded area that runs along the southern 

half perimeter of 6200 West Southport Road is also included.  

If any of the trees are heritage trees that would be impacted, then the Ordinance requires that the 

Administrator, Urban Forester or Director of Public Works determine whether the tree(s) would be 

preserved or removed and replaced. 
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The Ordinance defines “heritage tree” as a tree over 18 inches Diameter at Breast Height (DBH) and one 

of the Heritage tree species. Heritage tree species include: Sugar Maple (Acer saccharum), Shagbark 

Hickory (Carya ovata), Hackberry (Celtis occidentalis), Yellowwood (Cladrastus kentukea), American 

Beech (Fagus grandifolia), Kentucky Coffeetree (Gymnocladus diocia), Walnut or Butternut (Juglans), 

Tulip Poplar (Liriodendron tulipifera), Sweet Gum (Liquidambar styraciflua), Black Gum (Nyssa sylvatica), 

American Sycamore (Platanus occidentalis), Eastern Cottonwood (Populus deltoides), American Elm 

(Ulmus americana), Red Elm (Ulmus rubra) and any oak species (Quercus, all spp.) 

The Ordinance also provides for replacement of heritage trees if a heritage tree is removed or dies within 

three years of the Improvement Location issuance date. See Staff Exhibit 1 for Table 744- 503-3: 

Replacement Trees. 

D-P STATEMENT 

The D-P Statement, file-dated January 24, 2025, describes the project as a residential neighborhood with 

a mixture of two lot types and home products within the Development. 

The Arbor Series would include detached single-family dwellings consisting of one- story and two-story 

homes on individual deeded lots. There would be no more than 217 homes within the Development and 

would generally adhere to the homesite placement as shown on Exhibit C. 

The Genesis Series would include detached single-family dwellings consisting of two-story and three-

story homes on individual deeded lots. There would be no more than 97 homes within the Development 

and generally adhere to the homesite placement as shown Exhibit C. 

The D-P Statement addresses development standards, an anti-monotony standard that would prevent 

the same front elevation or exact color scheme from being immediately adjacent and across the street, 

architectural standards, lighting, signage, and landscaping.  

Landscaping includes minimum open space, landscaping proposed at both entrances, buffer yards would 

be proposed adjacent to West Southport Road and along the west side of the development where natural 

vegetation and trees do not currently exist.  

Amenities would include a pool and pool house, three playgrounds, gazebo gathering area, bocce ball 

courts, a disc golf course within the stream protection corridor, approximately one mile of multipurpose 

path, three picnic/BBQ areas, and approximately 18 acres of preserved natural vegetation.  

The development also proposes covered school bus shelters to be placed throughout the neighborhood 

in common areas once direction from the school district on quantity and location is gathered.  

All permitted, accessory, temporary, and special exception uses permitted in the Dwelling District Four 

(D-4) zoning district shall be permitted except for two-family dwellings and group homes.  

If any development standard is not set forth in the Preliminary Plan and DP Statement, the D-4 zoning 

district standards shall apply. 
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TRAFFIC IMPACT STUDY 

The Department of Public Works reviewed the submitted the traffic impact study submitted on September 

3, 2024.  

The scope of work included the following intersections between the hours of 6:30 A.M to 9:00 A.M. and 

3:30 P.M. to 6:30 P.M.:  

• Southport Road & Mooresville Road 

• Southport Road & Mann Road 

• Mooresville Road & Camby Road 

• Mooresville Road & Mills Road 

The study estimated the 2029 background traffic volumes by applying a 1% per year growth rate to the 

existing traffic volumes, estimated the number of peak hour trips that will be generated by the proposed 

developments, assigned and distributed the generated traffic volumes from the proposed developments 

to the study intersections, and prepared a capacity analysis, level of service analysis, and turn lane 

analysis at the study intersections for the existing traffic volumes, year 2024 background traffic volumes, 

and year 2029 proposed development traffic volumes.  

The study area was defined to include the four intersections noted above and the following:  

• Southport Road & Proposed West Access Drive 

• Southport Road & Proposed East Access Drive 

DPW noted that although the study did not provide a passing blister analysis, two passing blisters are 

needed at the West Access, east bound and East Access, west bound. In addition, an eastbound right-

turn lane is warranted at the Southport Road and Proposed East Access Drive. The eastbound right-turn 

lane will be requested as a commitment for the approval since the installation of two passing blisters were 

agreed to as a commitment for another rezoning petition to the north, 2024-ZON-097.  

The Southport and Mooresville intersection results are concerning to DPW with a Level-of-Service (LOS) 

of F even when turn lanes are added, but the bridge proximity makes turn lanes difficult to construct. The 

report did not provide a suitable solution for this intersection.  

Mooresville and Mills intersection resulted in LOS F and recommendation of a roundabout.  It is unclear 

whether the petitioner is prepared to construct a roundabout at this location, but DPW is willing to discuss 

this further.  

DEPARTMENT OF PUBLIC WORKS 

The Department of Public Works, Traffic Engineering Section, has requested the dedication and 

conveyance of a 40-foot half right-of-way along Southport Road. This dedication would also be consistent 

with the Marion County Thoroughfare Plan. 
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STAFF ANALYSIS  

Based on the Concept Plan, the two lot types and home products would be integrated throughout the 

layout of the subdivision as recommended by staff instead of separated as originally proposed. Although 

the request notes a maximum of 323 dwelling units, the D-P Statement would limit the development of 

the site to no more than 314 dwelling units or a maximum approximate gross density of 3.0 units per 

acre.  

A significant number of changes were made by the petitioner in working with staff to address the 

expectations set for a D-P development, which were incorporated with the latest Concept Plan. This 

included more amenity features such as trail location, landscaping, increased amenities, and passive 

recreation opportunities. Heritage trees should be preserved in the amenity spaces, especially when 

determining the location of the proposed trails and disc golf course within the stream protection corridor.   

The greatest concern to be addressed will be the lack of infrastructure improvements and traffic impact 

to occur with the proposal. For this reason, staff is recommending that approval be subject to final 

infrastructure approval by DPW  prior to the issuance of any permit that either provides for the complete 

installation of the recommendations set forth in the Traffic Impact Study, but most importantly a separate 

left-turn and right-turn lane at the Southport Road and Mooresville Road westbound approach and the 

conversion of the Mooresville Road and Mills Road intersection into a single-lane roundabout, or that an 

agreement is made for partial development (50% or less) of the site with infrastructure improvements 

approved by DPW that would support the partial development. The complete development of the site 

would only occur if all recommendations of the Traffic Impact Study as approved by DPW are met.  

This commitment would allow for the rezoning of the site, while also ensuring that approval of the 

development would not create a disservice to the community. Ultimately, the development would not be 

able to be developed unless infrastructure improvements are made and approved by DPW.   

The proposed D-P district would promote a mix of single-family dwelling options, provide a variety of 

amenities for the residents, preserve existing wooded areas, and promote connectivity and accessibility 

within the subdivision and along Southport Road.  

For all these reasons, staff supports the rezoning request, subject to the D-P Statement, conceptual site 

plan, TIS recommendations and proposed staff commitments.  

GENERAL INFORMATION 

 

Existing Zoning D-A 

Existing Land Use Agricultural Land 

Comprehensive Plan Suburban Neighborhood and Rural or Estate Neighborhood 

Surrounding Context Zoning Land Use 
North:   D-4 / D-A Residential / Agricultural Land 

South:    D-A Agricultural Land 

East:    D-A Residential and Agricultural Land 

West:    D-A Residential and Agricultural Land 
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Thoroughfare Plan 

Southport Road  Primary Collector Street 
80-foot proposed right-of-way and 
40-foot existing right-of-way.  

Context Area  Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan August 11, 2024 

Site Plan (Amended) January 24, 2025 

Elevations January 24, 2025 

Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact N/A 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement January 24, 2025 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

Pattern Book / Land Use Plan 
 

• The Comprehensive Plan recommends suburban neighborhood development for most of the site 
and rural or estate neighborhood development east of Swamp Creek on the northeast corner of the 
site. 

• The Suburban Neighborhood typology is predominantly made up of single-family housing but is 
interspersed with attached and multifamily housing where appropriate. This typology should be 
supported by a variety of neighborhood-serving businesses, institutions, and amenities. Natural 
Corridors and natural features such as stream corridors, wetlands, and woodlands should be 
treated as focal points or organizing systems for development. Streets should be well-connected, 
and amenities should be treated as landmarks that enhance navigability of the development. This 
typology generally has a residential density of 1 to 5 dwelling units per acre, but a higher density is 
recommended if the development is within a quarter mile of a frequent transit line, greenway, or 
park. 

• Conditions for All Land Use Types  
o All land use types except small-scale parks and community farms/gardens in this 

typology must have adequate municipal water and sanitary sewer.  
o All development should include sidewalks along the street frontage. 
o Hydrological patterns should be preserved wherever possible.  
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o Curvilinear streets should be used with discretion and should maintain the same general 

direction.  
o In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-

throughs for longer blocks, are encouraged. 
 

• Conditions for All Housing  
o A mix of housing types is encouraged.  
o Developments of more than 30 housing units must have access to at least one arterial 

street of 3 or more continuous travel lanes between the intersections of two intersecting 
arterial streets.  

o Should be within a one-mile distance (using streets, sidewalks, and/or off-street paths) of 
a school, playground, library, public greenway, or similar publicly accessible recreational 
or cultural amenity that is available at no cost to the user. 

o Should be oriented towards the street with a pedestrian connection from the front door(s) 
to the sidewalk. Driveways/parking areas do not qualify as a pedestrian connection.  

o Developments with densities higher than 5 dwelling units per acre should have design 
character compatible with adjacent properties. Density intensification should be 
incremental with higher density housing types located closer to frequent transit lines, 
greenways or parks. 

• Detached Housing  
o The house should extend beyond the front of the garage.  
o Lots should be no more than 1.5 times the size (larger or smaller) of 

adjacent/surrounding lots, except in cases where lots abut existing residential lots of one 
acre or more in size. In those cases, lots should be no smaller than 10,000 square feet 
and no larger than 1.5 times the size of the abutting lot. 

• The Rural or Estate Neighborhood typology applies to both rural or agricultural areas and historic, 
urban areas with estate-style homes on large lots. In both forms, this typology prioritizes the 
exceptional natural features – such as rolling hills, high quality woodlands, and wetlands – that 
make these areas unique. Development in this typology should work with the existing topography 
as much as possible. Typically, this typology has a residential density of less than one dwelling unit 
per acre unless housing is clustered to preserve open space. 
 

• Detached Housing  
o Should preserve open space.  
o In older, established historic areas, lots should be deep and narrow with deep setbacks. 

This allows for city services such as streets and sewer lines to be used more efficiently. 
Mature trees should be preserved whenever possible.  

o In more rural areas, the protection of open space is even more critical. Lots should be 
both deep and wide.  

o Denser development is appropriate only if the houses are clustered together and public 
open space is provided.  

o “Flag lots” (lots that are behind other lots, buildings, or otherwise not visible from the 
road) should be avoided.  

o Lots should be no larger than one and a half times the adjacent lots. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
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• Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

• Not Applicable to the Site.  

  



 

Department of Metropolitan Development 
Division of Planning 

Current Planning 

 
 

ZONING HISTORY 
 
 

Zoning History - Vicinity  

2024-ZON-097; 6402 West Southport Road and 7300 South Mooresville Road (south of site), 

Rezoning of 48.4 acres from the D-A district to the D-4 district for a residential development, approved. 

2020-ZON-032; 6007 West Southport Road (east of site), Rezoning of 4.78 acres from the D-A district 

to the D-S district, withdrawn. 

2012-UV3-018; 5901 West Southport Road (east of site), Variance of use and development standards 

of the Dwelling Districts Zoning Ordinance to provide for a photovoltaic renewable project / Solar Farm 

with a 6.5-foot-tall perimeter fence topped with one-foot of security wire, granted.  

94-Z-51; 5630 West Southport Road (northeast of site), Rezoning of 80 acres, being in the D-A District, 

to the D-4 classification to provide for single-family residential subdivision, approved. 

90-Z-15; 6649 Milton Street (west of site), Rezoning of 9 acres, being in the A-2 District, to the SU-10 

classification, to permit the expansion of an existing cemetery, approved. 
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EXHIBITS 
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CONCEPT PLAN 

 
AMENDED CONCEPT PLAN 
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Looking west on Southport Road with the subject site on the left. 

 
Looking east on Southport Road with the subject site on the right at the northeast corner of the site. 
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Eastern boundary along Swamp Creek that falls within the stream protection corridor. 

 
Photo of the subject site looking southwest.  
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Looking west on Southport Road with the subject site on the left. 

 
Looking east on Southport Road with the subject site on the right. 
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Western property boundary of the subject site looking south.  

 
Photo of the single-family dwelling west of the subject site.  
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Single-family dwelling east of Swamp Creek at the northeast corner of the site. 

 

 


