
STAFF REPORT 
 

Department of Metropolitan Development 
Division of Planning 

Current Planning Section 
 
Case Number: 2023-ZON-094 
Address: 6729 Westfield Boulevard (Approximate Address) 
Location: Washington Township, Council District #2 
Petitioner: J.C. Hart Company, Inc., Chase Development, Inc. and Evergreen, LLC, 

by Michael Rabinowitch 
Requests: Rezoning of 21.44 acres from the SU-34 (FF) and D-P (FF) district to the 

D-P (FF) district to provide for a multi-family and townhome 
development. 
Modification of Commitments, related to 2003-ZON-100, to allow 
development in accordance the DP Statement, Site Plan, Landscape 
Plan, Elevations and Renderings filed with this petition. 

 
The Metropolitan Development Commission acknowledged a timely automatic continuance filed by a 
registered neighborhood organization that continued these petitions from the November 15, 2023 
hearing, to the December 20, 2023 hearing. 
 
RECOMMENDATIONS 
 
Staff recommends approval of this request, subject to the D-P Statement, site plan, landscaping 
plan, sign program, pedestrian plan, green infrastructure plan, elevations, TIS recommendations and 
proposed commitments. 
 
SUMMARY OF ISSUES 
 
The following issues were considered in formulating the recommendation: 
 
LAND USE 
 
◊ This 21.44-acre site, zoned SU-34 (FF) and D-P (FF), is developed with an event center and 

associated parking lots.  It is surrounded by an entrance drive to the north, zoned D-P (FF); 
single-family dwellings to the south, zoned D-P (FF); multi-family dwellings to the east, zoned D-P 
(FF); and townhomes to the west, across Westfield Boulevard, zoned D-6 (FF). 

 
◊ Petition 2021-ZON-149 requested rezoning from the SU-34 (FF) and D-P(FF) Districts to the D-P 

classification to provide for multi-family and townhome development.  This petition was withdrawn. 
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REZONING 
 
◊ This request would rezone the site from the SU-34 (FF) and D-P (FF) Districts to the D-P 

classification to provide for multi-family and townhome development. 
 
◊ 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. 

 
◊ 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.” 

 
◊ The Comprehensive Plan recommends Suburban Neighborhood.  “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.” 

 
(Continued) 
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◊ This site is also located within an overlay, specifically the Environmentally Sensitive Areas (ES) 

Overlay.  “Overlays are used in places where the land uses that are allowed in a typology need to 
be adjusted. They may be needed because an area is environmentally sensitive, near an airport, 
or because a certain type of development should be promoted. Overlays can add uses, remove 
uses, or modify the conditions that are applied to uses in a typology.” 

 
◊ The Environmentally Sensitive Areas (ES) Overlay is intended for areas containing high quality 

woodlands, wetlands, or other natural resources that should be protected.  The purpose of this 
overlay is to prevent or mitigate potential damage to these resources caused by development. 
This overlay is also appropriate for areas that present an opportunity to create a new 
environmental asset.  This overlay is not intended for the preservation of open space. 

 
◊ The entire site is located within the 100-year floodplain of the White River.  
 
◊ The Pattern Book serves as a policy guide as development occurs.  Below are the relevant 

policies related to this request: 
 
Conditions for All Land Use Types  
 

▪ All land use types except small-scale parks and community farms/gardens in this typology 
must have adequate municipal water and sanitary sewer.  
▪ All development should include sidewalks along the street frontage.  
▪ Hydrological patterns should be preserved wherever possible.  
▪ Curvilinear streets should be used with discretion and should maintain the same general 
direction.  
▪ In master-planned developments, block lengths of less than 500 feet, or pedestrian cut-
throughs for longer blocks, are encouraged.  

 
Conditions for All Housing  

 
▪ A mix of housing types is encouraged.  
▪ Developments of more than 30 housing units must have access to at least one arterial street 
of three or more continuous travel lanes between the intersections of two intersecting arterial 
streets.  

 ▪ 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. 
▪ 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.  

 ▪ Developments with densities higher than five 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. 
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Attached Housing  
 

▪ Duplexes should be located on corner lots, with entrances located on different sides of the lot 
or otherwise interspersed with detached housing.  
▪ Duplexes should be architecturally harmonious with adjacent housing.  

 ▪ Townhomes should be organized around intersections of neighborhood collector streets, 
greenways, parks or public squares, or neighborhood-serving retail. 

 
Multi-family Housing  

 
▪ Should be located along arterial or collector streets, parks, or greenways.  

 ▪ Parking should be either behind or interior to the development.  
 ▪ Individual building height, massing, and footprint should gradually transition from adjacent 

developments.  Specifically, buildings located adjacent to existing residential developments 
should be no more than one and a half times the height and no more than twice the average 
footprint of the existing adjacent residential buildings. 

 
Floodway Fringe 
 
◊ This site has a secondary zoning classification of a Floodway Fringe (FF), which is the portion of 

the regulatory floodplain that is not required to convey the 100-year frequency flood peak 
discharge and lies outside of the floodway. 
 

◊ The designation of the FF District is to guide development in areas subject to potential flood 
damage, but outside the Floodway (FW) District.  Unless otherwise prohibited, all uses permitted 
in the primary zoning district (D-P in this request) are permitted, subject to certain development 
standards of the Flood Control Secondary Zoning Districts Ordinance. 

 
◊ The site and surrounding properties are all within the floodway fringe.  This is the area where 

water is likely to sit during a flood of such intensity that there is a 1% chance of it occurring in any 
given year.  This compares to the floodway where floodwater would flow during a flood of the 
same intensity.  Generally, buildings are not permitted in the floodway, while, with exception of 
certain land uses, they are permitted in the floodway fringe, but must be constructed at least two 
feet above the base flood elevation. 

 
Stream Protection Corridor  
 
◊ A stream protection corridor consists of a strip of land, extending along both sides of all streams, 

with measurements taken from the top of the bank on either side.  The width of the corridor is 
based upon whether the stream is designated as a Category One or Category Two.  Category 
One streams have a corridor width of 60 feet in the compact context area and 100 feet in the 
metro context area.  Category Two streams have a corridor width of 25 feet in the compact 
context area and 50 feet in the metro context area. 
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◊ The vegetative target for the Stream Protection Corridor is a variety of mature, native riparian tree 

and shrub species that can provide shade, leaf litter, woody debris, and erosion protection to the 
stream, along with appropriate plantings necessary for effective stream bank stabilization.  

 
◊ The Stream Protection Corridor is defined as: 

 
 “A vegetated area, including trees, shrubs, and herbaceous vegetation, that exists or is 

established to protect a stream system, lake, or reservoir, and where alteration is strictly 
limited. Functionally, stream protection corridors provide erosion control, improve water quality 
(lower sedimentation and contaminant removal) offer flood water storage, provide habitat, and 
improve aesthetic value.” 

 
◊ Stream is defined as “a surface watercourse with a well-defined bed and bank, either natural or 

artificial that confines and conducts continuous or periodic flowing water.” 
 

◊ Stream Bank is defined as “the sloping land that contains the stream channel and the normal 
flows of the stream.” 

 
◊ Stream Channel is defined as “part of a watercourse that contains an intermittent or perennial 

base flow of groundwater origin.” 
 
◊ There are two types of categories of Streams: Category One Streams and Category Two Streams.  

White River is listed as a Category One Stream, which is defined as:  “A perennial stream that 
flows in a well-defined channel throughout most of the year under normal climatic conditions.  
Some may dry up during drought periods or due to excessive upstream uses.  Aquatic organism 
such as some fish are normally present and easily found in these streams.  The Category One 
Streams are listed in Table 744-205-2: Category One Streams.” 

 
◊ Category Two Stream is defined as:  “An intermittent stream that flows in a well-defined channel during 

wet seasons of the year but not necessarily for the entire year. These streams generally exhibit signs of 
water velocity sufficient to move soil, material, litter, and fine debris. Aquatic organisms, such as fish, are 
often difficult to find or not present at all in these streams. These streams are identified on the United 
States Geological Survey (USGS) topographic maps and on the Department of Natural Resources 
Conservation Service (NRCS) soils maps.” 

 
◊ There are 32 Category One streams listed in the Ordinance.  The stream protection corridor is a 

strip of land on both sides of the stream whose width varies according to whether it is within the 
Compact or Metro Context Area and whether it is a Category One or Category Two Stream.   

 
◊ As a Category One Stream within the Compact Context Area, White River is required to have a 

60-foot stream protection corridor on both sides of the stream, as measured parallel from the top 
of the bank.  Top of the bank is not defined by the Ordinance, other than by Diagram UU, Stream 
Protection Corridor Cross-section, as shown below. 
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◊ The site property boundary that is adjacent to the Stream Protection Corridor is approximately 55 

feet from the required 60-foot Corridor, with the nearest proposed buildings approximately 64 feet 
from the Corridor.  Consequently, the proposed development would not affect or negatively impact 
the Stream Protection Corridor. 

 
Environmental Assessment 
 
◊ The petitioner engaged the services of consultant to conduct an environmental assessment of the 

impact of the proposed development on management of stormwater runoff.  See Exhibit A. 
 
◊ The study concluded that reduction of the impervious surface footprint would increase stormwater 

infiltration, provide additional green space, and improve water quality of stormwater runoff.  The 
planned green infrastructure (bioswales / vegetative stormwater filters) would provide passive 
water quality treatment of runoff, along with selectively placed mechanical separators would 
improve water quality.  Additionally, removal of invasive ornamental pear trees and use of deep-
rooted native landscaping would further reduce stormwater runoff and improve stormwater quality 
entering the lake. 

 
◊ “The proposed development will vastly improve the current ability of this site to manage and treat 

stormwater runoff.  As a result, redevelopment will benefit to the overall health and quality of the 
lake and ultimately the White River.”   
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Traffic Impact Study (TIS) - Updated 
 
◊ A TIS was prepared for petition (2021-ZON-149) and concluded that the proposed development 

would not have a significant negative effect on vehicular traffic, with certain improvements to 
include ingress and egress lanes at each of the site access drives and trim vegetation along the 
western side of Westfield Boulevard, south of the proposed development to provide adequate 
sight distance looking left from the proposed site driveway.  See Exhibit B. 

 
◊ An updated TIS, file-dated September 8, 2023, that “redevelopment of the existing Willows Event 

Center will have a negligible impact on the adjacent intersections” and would not require the 
installation of traffic signal controls or the construction of a northbound lane at the intersection of 
Westfield Boulevard and the existing Willows Event Center. 

 
◊ The TIS, however, recommends the following: 
 

●· Trim the existing vegetation within the right-of-way on the western side of Westfield 
Boulevard, south of the proposed Willows redevelopment driveway, in order to provide 
adequate sight distance looking left from the proposed site driveway. 
●· Construct the proposed site driveway to Westfield Boulevard to provide one (1) lane for 
ingress traffic and one (1) lane for egress traffic only. The site egress should be controlled 

  by a Stop sign. 
 
D-P Statement 
 
◊ The D-P Statement, file-dated September 8, 2023, describes the project as an apartment 

community offering 192 residential units in four buildings and “for sale” townhomes consisting of 
eight buildings with two residential units per building for a total of 16 units.   

 
◊ The two different housing types would have a similar material palette to include earth tone siding 

in dark blues and greens, combined with brick and wood tones. 
 
◊ The Statement also addresses development standards / setback, drainage / storm water 

management, signage, and landscaping. 
 
◊ Amenities would include a wildflower garden, outdoor gathering spaces, pool, fitness center and a 

walking path around the perimeter of the lake. 
 
◊ Parking would consist of 124 garage parking spaces and 140 surface parking spaces for the multi-

family portion of the site.  Each townhome would have a two-car garage, with two additional 
parking spaces on the drive for a total of 32 parking spaces.  Additionally, 30 bicycles parking 
spaces, 18 of which would be located within the garage, would be provided. 

 
◊ A pedestrian plan supporting connectivity would include internal sidewalks and installation of 

sidewalks along Westfield Boulevard right-of-way that would provide crosswalks and ultimately 
connectivity to the Monon Trail to the west. 

 
◊ Site access would be provided via one entrance along Westfield Boulevard and an emergency 

barrier-controlled access at the southern end of the site.   
(Continued) 
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MODIFICATION 
 
◊ This request would modify commitments related to 2003-ZON-100, to allow development in 

accordance with the D-P Statement, Site Plan, Landscape Plan, Elevations and Renderings.  See 
Exhibit C. 

 
◊ The 2003 commitments also included petitions 2000-ZON-001 / 2000-DP-001 that rezoned the 

Spirit Lake site (east of this site) to the D-P district to provide for condominium development. 
 
◊ Staff supports the modification because the commitments are no longer applicable since the 

condominium community has been constructed and occupied for nearly 20 years. 
 
◊ This modification would permit redevelopment of this site for residential development. 
 
Planning Analysis 
 
◊ The previous petition (2021-ZON-149) initially proposed 238 apartment units within three multi-

family buildings consisting of three and four stories over a floor of parking.  Eight, three- and four-
story buildings provided for 18 townhomes, resulting in a total of 256 dwelling units.  Ultimately, 
plans were amended that reduced the total number of dwelling units to 225, consisting of 209 
apartments and 16 townhomes, thereby reducing the overall density. 

 
◊ Following withdrawal of the 2021 petition, this petition was filed to provide for 192 apartment units 

and 16 townhomes for a total of 208 dwelling units.  Four buildings consisting of four stories over a 
level of parking would be provided for the apartments.  Eight two-family dwellings would provide 
for sixteen townhomes. 

 
◊ Housing density on the site would be 9.7 units per acre.  If the eight-acre lake would be removed 

from the equation, the density would by 13.48 units per acre.  This compares to six units per acre 
for the multi-family structures to the east and four units per acre for the townhomes to the west.  
Staff would note that the Ordinance provides that “densities and development of a D-P are 
regulated and reviewed by the Metropolitan Development Commission.” 

 
◊ As proposed, 328 parking spaces would be available, consisting of 124 garage parking spaces 

and 140 surface parking spaces for the apartments.  The townhomes would have 32 garage 
parking spaces and 32 surface parking spaces.  The Ordinance requires 0.75 parking space per 
dwelling unit if the building is over three stories and one parking space per townhome for a total of 
160 minimum required parking spaces. 

 
◊ The request would be generally consistent with the Comprehensive Plan recommendation of 

suburban neighborhood typology and comply with the guidelines outlined in the Pattern Book 
including but not limited to a mixture of housing types, permitted uses, compatible design 
character (building height / massing / footprint) with adjacent land uses, located along an arterial 
street, located near the Monon Trail (publicly accessible greenway) and pedestrian connectivity 
(both internal to the site and off-site connections to nearby amenities). 
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◊ As previously noted, the proposed redevelopment of the site would be more consistent with the 

Comprehensive Plan recommendation than the current use as an event center.  Event centers are 
more intense and considered to be a community regional use that serves a wide area, generates 
significant traffic peaks, and creates noise and activity. 

 
◊ The updated TIS concludes that the proposed development would not have a significant negative 

impact on adjacent intersections.   
 
◊ The Environmental Assessment concludes that the proposed development would vastly improve 

the current ability of the site to manage and treat stormwater runoff. 
 
◊ For all these reasons, staff supports the rezoning request, subject to the D-P Statement, site plan, 

landscaping plan, sign program, pedestrian plan, green infrastructure plan, elevations, TIS 
recommendations and proposed commitments. 

 
GENERAL INFORMATION 
 
EXISTING ZONING AND LAND USE 
 SU-34(FF) 

/ D-P (FF) 
 Event Center  

SURROUNDING ZONING AND LAND USE 

 North - D-P  Entrance drive to multi-family dwellings 
 South - D-P  Single-family dwellings 
 East - D-P  Multi-family dwelling 
 West - D-6  Multi-family dwellings (Townhomes) 

COMPREHENSIVE PLAN The Comprehensive Land Use Plan for Indianapolis and Marion 
County (2018) recommends suburban neighborhood typology.  
Marion County Land Use Pattern Book (2019). 

THOROUGHFARE PLAN This portion of Westfield Boulevard is designated in the Marion 
County Thoroughfare Plan as a secondary arterial, with an 
existing 65-257-foot right-of-way and a proposed 56-foot right-
of-way. 

CONTEXT AREA This site in located within the compact context area. 

OVERLAY  This site is located within an environmentally sensitive area 
(100-year floodplain). 

D-P STATEMENT File-dated September 8, 2023 

SITE PLAN File-dated September 8, 2023 

ELEVATIONS / RENDERINGS File-dated September 8, 2023 
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ZONING HISTORY 
 
2021-ZON-149; 6729 Westfield Boulevard, requested Rezoning of 21.44 acres from the SU-34 (FF) 
and DP (FF) districts to the DP (FF) district to provide for a multifamily and townhome development, 
withdrawn. 
 
2003-ZON-100; 6720 Spirit Lake Drive, requested the rezoning of 29.7 acres from the D-P district to 
the D-P district to provide for a single-family dwelling and for condominium development, approved. 
 
2000-ZON-001 / 2000-DP-001; 6759 Westfield Boulevard, requested the rezoning of 26.28 acres 
from the SU-34 and D-P districts to the D-P district to provide for condominium development, 
approved. 
 
88-Z-196; 6591 Westfield Boulevard, requested the rezoning of 20.8 acres from the SU-34, SU-3 
and SU-16 districts to the SU-34 district, approved. 
 
 
87-Z-113; 6801 Westfield Boulevard, requested the rezoning of 26.2 acres from the SU-34, D-2, 
SU-3, and SU-15 districts to the D-9 district, withdrawn. 
 
60-Z-112; 6400-6600 Westfield Boulevard, requested the rezoning of 41.7 acres from the R-3 
district to the SU-16 and SU-3 districts to provide for a recreation and amusement park, approved. 
 
60-Z-111; 6600 Westfield Boulevard, requested the rezoning of 3.3 acres from the R-3 district to the 
B-2 district to provide for a restaurant, approved. 
 
VICINITY 
 
2003-ZON-818 / 2003-DP-10; 6720 Spirit Lake Drive north of site), requested the rezoning of 1.17 
acre form the D-P district to the D-P district to provide for a single-family dwelling, approved. 
 
2002-ZON-823; 6720 Spirit Lake Drive (north of site), requested the rezoning of 29.7 acres from 
the D-P district to the D-P district to provide for condominium development, approved. 
 
91-Z-52, DP-6; 6709 Westfield Boulevard (south of site), requested the rezoning of 70 acres from 
the D-5 and D-A districts to the D-P district to provide for single-family dwellings, approved. 
 
88-Z-195; 6891 Westfield Boulevard (north of site), requested the rezoning of three acres from the 
SU-34 district to the D-4 district, approved. 
 
87-UV1-53; 6801 Westfield Boulevard (north of site), requested a variance of use to provide for a 
residential garage in a SU-34 district, approved. 
 
86-UV3-76; 6702 Westfield Boulevard (west of site), requested a variance of use to provide for a 
residential accessory structure larger than the primary residential structure, approved. 
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85-Z-90; 6701 Westfield Boulevard (south of site), requested the rezoning of 40 acres from the C-
3, D-S, A-2, SU-3 and SU-16 districts to the D-2 district, approved. 
 
60-Z-110; 6600 Westfield Boulevard (west of site), requested the rezoning of 2.1 acres from the R-
3 district to the B-5 district to provide for lawnmower repair, approved. 
 
60-Z-109; 6600 Westfield Boulevard (west of site), requested the rezoning of 20.8 acres from the 
R-3 district to the SU-34 district to provide for a private fishing club, approved. 
 
 
kb ******* 
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Pedestrian Connection 



Proposed Commitments 



 



 



Updated Traffic Impact Study July 12, 2023 





 



 



EXHIBIT A 

 



 



 



 



  



EXHIBIT B 
(12.20.2021) 

 

 





 



 



EXHIBIT C 









 

















 



 
View looking south along Westfield Boulevard 

 
 

 
View looking north along Westfield Boulevard 



 
View of site looking south 

 
 

 
View of site looking east 



 
View of site looking northeast 

 
 

 
View of site looking north 



 
View from site looking west across Westfield Boulevard 
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