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Members Present

Bill Carson Secretary

Norm Gabehart President

John Kempski Member

Matt McElroy Member

Irene Nalley Member

Michael Spongberg Member

Michelle Stringer Member

Others Present

Lynn Gray Legal Counsel
Joanna Tennell Planning Director
Members Not Present

Georganna Haltom Vice President
Suzanne Findley Member

Call to Order
President Norm Gabehart called the meeting to order at 6:00 p.m.

Roll Call & Determination of Quorum
Pledge of Allegiance

Approval of Minutes
July 15,2025 — Ms. Nalley made a motion to approve the minutes. Mr. Carson seconded. Passed unanimously, 7-0.

Swearing In
City Attorney Lynn Gray swore en masse all intending to speak during the proceedings.

Report of Officers and Committees: Joanna Tennell reported on items from the past 2 Technical Review Committee
meetings.
o July 24" meeting- One item on the agenda:

1. Regarding a site development plan for 695 Industrial Drive (this is an industrial building located on the far
east end of Industrial Drive where the road ends). They would like to expand the hard surface on the
southside of the building which would include some detention area.

e September 25" meeting- 3 items on the agenda:

1. Indiana American Water- Bulk Fill Station: was initially proposed to be located at the northeast corner of
Nineveh Street and Dunn Street. They are now proposing to have this located where their pump house is off
of Sloan Drive. This new proposed location will be on the next Technical Review Committee agenda.

2. Marlarkey Roofing located at 3540 Essex Drive: they modified their existing site plan to include more
storage for their product on the north side of the lot. The modified site plan has been resubmitted and is
pending approval for construction.

3. Innovation Park at Franklin College: the PUD concept plan was reviewed and this will also be covered at
tonight’s PC meeting.
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Old Business

None.

New Business
PC-25-27 (PUD Concept Plan): Innovation Park at Franklin College — 2025

Ms. Tennell updated the Board and guests in attendance. Background on this project is that it came before the Plan
Commission in 2024 for a concept plan. Per our zoning ordinance, any concept plan approval is valid for 1 year to
submit for a detailed plan. The detail plan was not submitted within the year time therefore the original approval has
expired. They have now resubmitted for a PUD (planned unit development) for approximately 250 acres. The subject
property is located on the north side of Park Avenue/Greensburg Road and west of Umbarger Lane/CR 450 E. The
property is currently zoned RS-1 (Residential: Suburban One) and RT-1 (Residential: Traditional One). The first of
step of multiple steps for a PUD is the concept plan. The reason to bring the concept plan to the Plan Commission is
to start discussing this project prior to too much work being done and making sure the development is in line with the
City’s Comprehensive Plan. The next stage if the Board approves step 1, is for them to file for a detailed plan to come
before the Plan Commission (this plan details items such as lot size, setbacks, coverage, landscapes, parking
requirements, signage, etc.). The PC can make a recommendation of favorable, unfavorable, or no recommendation
forwarded to City Council which has the authority of approving or denying the ordinance for the rezoning (there will
be 2 meetings, an introduction meeting and then a public meeting).
Tim Ochs, Attorney with Ice Miller spoke on behalf of the Petitioner, Franklin College. He touched on the original
concept plan that had expired and the reason on the expiration which was due to not being a recipient of a $25,000,000
grant from the Eli Lilly Foundation which would have been used towards the project. Franklin College put a hold on
the project for a time. They are reapproaching this project and will be working with Patch Development in the
development in the revised project. This will be funded now completely privately. The PUD project will be a mixed-
use project; containing single family homes, attached homes, multi-family homes, office space, and college-based
uses. A couple changes from the previous concept plan include:

o  On the northside, the office innovation area on the west side (shown in orange on the plan) was previously to

be college expansion.
o The new area for the college expansion area will be larger and mixed-use area (shown in purple on the plan)
decreased a little in size.

Mr. Ochs advised this is a large project and they consider to be an extension of what is considered City of Franklin
proper. They are planning to match the residential standards of the neighborhood to the north. They also spent more
time this “go-around” with Planning Department staff on this concept plan to help ensure it is done well for the City.
Quite a bit of time was spent on the residential area knowing this would be very important to current and future
residents. Any lot located within 100” of the northern boundary has a specific set of development standards. The
minimum lot sizes for the residential area are 12,500 sq ft, which puts it in between zoning of RS-1 and RS-2. There
is automatically a 25” buffer around the entire perimeter of the PUD. In the gold area on the plan this is adjusted due
to setbacks. Minimum living area of dwelling units, 1600 sq ft for a ranch and 1800 sq ft for a 2-story dwelling. The
reason for relocating the Franklin College area was to provide flexibility and uncertain of the need for this area. The
area at the far southeast corner along Umbarger which is wooded will remain (this is shown in green on the plan).
They are unsure which area will be developed first, that decision will be driven by market demand.
Glenn Carlstrand and Andy Kinsey, both Franklin residents spoke on the project, sharing their concerns and concerns
they know some neighbors have shared with them and wanted them to discuss. They provided their full presentation
on paper so full details are available at the end of these minutes for anyone who would like to review.
Dave Shelley a Franklin resident spoke on concerns of flooding off of Milford Drive and DeCourcy Lane and the field
behind this area when there is a lot of rain. His concern is where the water is going to go as they have enough of a
flooding problem already. )
Rene Olibo a Franklin resident spoke on his concern of high traffic on Milford Lane and also trying to leave the
neighborhood and trying to get out at King Street and Milford. He also stated he is concerned about the flooding as
well and wanted to know who the detention ponds belong to.
Jade and Phillip Norris who live off of DeCourcy Lane spoke as well. They said they wanted to speak being a
younger and newer couple in the neighborhood. Their concerns are Franklin is going to be overdeveloped like they
feel the Carmel and Noblesville area has been. They are concerned the development will bring in residents from the
Indianapolis area, crime, housing that falls under “assistance or public” housing, and want to ensure this continues to
be a “nicer” neighborhood. They want quality control or the new homes to be top priority and to match the style of
homes that currently exist around DeCourcy Lane, and safety to be a top priority. They want to support the project
but want it to be done well for the residents who already live here not just be done for getting more residents to the
area.
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e Mia Merrick who has an invested interest in 1664 DeCourcy Court added that she wants whoever the builder will be
of the homes are not “cookie cutter” homes, but more custom-type homes that are different from each other.

e  Mr. Ochs returned to the podium to address some of the residents’ immediate concerns and questions. He wanted to
clarify again that at this time, we are only covering the concept plan and this is not the detailed plan. He shared he
appreciates the comments and suggestions brought forth in this meeting, but many of them are areas to be addressed
during the detail plan, and are not areas to touch on at this time during the concept plan. He added that Franklin
College’s primary objection is teaching young people to be productive members of our society, not real estate
development. It would be easier for Franklin College to sell the land to a developer and make the money. However,
they want to stay in this because they are vested in this community and they are a neighbor as well and want to see
this project be successful; they share a lot of the same goals as the residents and look forward to that dialog during the
detailed plan if this concept plan passes approval of the Plan Commission.

e President of Franklin College, Dr. Kerry Prather added that as an institution they have been strategic about what to do
with this land and they recognize the importance of how this land is developed. The industries they are pursing are
ones that lend themselves to collaboration with what Franklin College is doing academically. These are high-tech
industries where the school’s chemistry, math, biology majors, and computer science majors are able to work at the
elbows of these industry partners and gain an experience they could not really get at another smaller college in the
state. Initial commitments they have are life-sciences and other high-tech businesses aside from biology and
chemistry. Quality is very important to them. He added that Patch Development was chosen as their partner for
developing this project because after talking to every major developer in the greater Indy area, Patch shares the same
vision of what most of us want for the City in regard to jobs and amenities.

There were no further comments or questions from the residents. Mr. Spongberg made a motion to close the public hearing,
Mr. Kempski seconded. Passed unanimously, 7-0.

Ms. Tennell discussed that the concerns and questions brought forth by the public is why the City has this process, why we
have the concept plan. The developer, the property owner, and the homeowners hear the dialogue; everyone’s voice can be
heard. This helps the developer and property owner take information back as they complete the detailed plan. Ms. Gray
added that just because a step, or step 1 may be approved, doesn’t mean that the PC is locked in to approving the next step and
that sometimes questions can’t be answered until in the proper step. Then if this eventually goes past PC ultimately it is
approved or denied by the City Council.

Ms. Gray asked Ms. Tennell if this is approved by PC what would be the time frame to expect to have this back again. Ms.
Tennell stated Mr. Ochs would be the best person to answer this question. Mr. Ochs did confirm the design plan would have
to be within 1 year as required by the ordinance. He estimates within 5 months, possibly the 1 quarter of 2026. Mr. Gabehart
asked Mr. Ochs if they will be marketing the residential work to home developers now. Mr. Ochs stated they want to first get
standards set, and then to go builders and give them the standards they have to follow and find a developer then, not now and
let the developer set the standards.

Mr. McElroy addressed some comments in regard to traffic and drainage concerns. He advised a traffic study will be required
prior to any development after the detailed stage and before the primary plat. In terms of drainage, each site will be reviewed,
rules are more stringent today than they were in the 70s, 80s, and 90s when the other nearby neighborhoods were developed;
post-developed has to be better than pre-developed. The County will also be involved with the legal drain that splits the entire
property and they will be even more stringent on drainage.

Ms. Tennell then gave a final overview/clarification of the City’s rezoning process which is what this project is in (steps listed
below). After the rezoning process, they will need to come back to submit for primary plat review, and then the process
continues to move back through the Plan Commission. More information regarding the process can be seen in the Staff Report
on the City’s website with the agenda for this meeting.
e Rezoning Process (this is where this project currently falls):

1. Concept Plan comes to PC with official action

2. Detailed Plan comes to PC with a recommendation

3. Goes to City Council for introduction

4, Goes to City Council for public hearing and official action
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Mr. Gabehart asked a final question of Mr. Ochs, wanting to know if the ownership of Innovation Park will be maintained and
owned by Franklin College or private outside of the college. Mr. Ochs answered it could be either, which means it really has
yet to be determined.

Ms. Nalley made a motion to approve the case PC-25-27 (PUD Concept Plan): Innovation Park at Franklin College — 2025.
Mr Kempski seconded. Passed unanimously, 7-0.

Ms. Gray noted that sometime after the first of the new year, the neighbors will be notified of a detailed plan meeting and
documents will be filed online to see ahead of time Ms. Tennell confirmed this and showed how to access meeting agendas and
any links to attachments as these are posted prior to the meeting.

Other Business

Ms. Tennell discussed the proposed 2026 Plan Commission calendar dates and advised this is ready for the Board’s
consideration and approval. Ms. Gray added if approved, then Ms. Tennell will advertise the dates with the Daily Journal
which is required for public meetings. Ms. Nalley made a motion to approve the 2026 PC calendar dates, Mr. Kempski
seconded. Passed unanimously 7-0.

Adjournment
There being no further business, 2 motion for adjournment was made by Ms. Stringer with a second by Mr. Carson. Passed

unanimously, 7-0.

Respectfully submitted this 16® day of December, 2025.

Norm Gabehart, President Bill Carson, Secretary
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Glen Carlstrand and Andy Kinsey discussion for
Plan Commission meeting 10/21/25

Good evening Planning Commission members,

My name is Glenn Carlstrand, a Franklin resident; I speak today as a representative of many of
our Franklin homeowners. We have had over forty neighbors show up for this meeting. We do
support Franklin College and their effort to make Franklin a better community and we want to be
a part of this PUD development plan.

We are here to respond to the plan to develop the 249 acres of farm land. We are very interested
in this plan; we would like to voice our concerns and hear your answers; Hopefully, together we
can solve these issues and improve on the plan, in the best interest of the future of Franklin.

We want commitments that this project will not greatly adversely impact our neighborhood!

o We have a concern regarding the type and quality of the homes to be built in the PUD.
Who will be the developer and which builders have you talked to? Itis zoned RS 1 for
custom detached dwellings for residential. In the plan it is stated that homes in the PUD
on the northern perimeter will match the existing homes on Decourcy Ct and Decourcy
Lane and Williamsburg Lane.  With the plan stating the minimum lot size of 12000 sq.
ft. and 1800 sq. fi for the dwelling minimum living area, this is not a match. Our
existing lots sizes are 15,000 to 20,000 sq & with homes as much as 2600-3000 sq ft in
living area.  Ours are much bigger. Also, the second part Section 1A says lot size of
10,000 sq ft with dwelling minimum living area of 1200 sq £t.

Is the College bringing the best homes to be built in Franklin? Again, who are the
builders? Who are the developers and builders you are talking t0?  There are plenty of
entry level homes in this area. We need housing that will match the existing
neighborhood homes. This is the RS 1 zone and the Franklin College land is the last
area of zoned RS 1 for this kind of home, These are the people who move to Franklin
to make Franklin their home, raise a family and stay. They are the ones who are our
leaders, contribute, donate and volunteer their time in the community. They will still be
here in one, two, three decades. With other homes we are seeing more of a turn over and
people inand cut. 'We want to establish a strong community for the future.

e Are you going to build the Tech Center first? I it going to be built next to the college?
If the Tech Center is built first, then there will be the new employees, students and
researchers as candidates for the new housing development to start up later. Is this the
plan and can we know what the order of implementing building/development will be?

» Are these dwellings going to be restricied to “Owner Occupied only? Or are you
planning to let Corporations buy lots and build houses to rent out?

e What kind of businesses are you planning to put into the PUD? It was said you are
talking to various companies. Who are they? What other developments according to
the standards is the College proposing for the Tech Park?

o Would the College agree to limit the businesses to only hi-tech computer programming
and/or scientific/medical research businesses? If not, Why not? Isn’t that the Vision the
college is trying to sell the city?
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We have a fire department right off of 44 near Umbarger Lane, near Milford. Is a second
fire department within a half mile really necessary?
What is going into the Innovation Center area?

Are there going to be restrictions on the Multi-family dwellings?
The community wants guarantees that someone is monitoring the construction and the
adherence 1o the required building standards, hopefully at a higher standard.
The people in the community want guarantees and promises that Franklin College is
bringing the best they can bring to our community. Franklin is a hot commodity. Itisa
popular destination. Why can’t we be selective and choose what businesses and housing
developers we want. We want to be sure that it is a high quality builder; that the
minimum standards will be raised and that we do not settle for just “good enough.”
What are the standards for the businesses? We want to know.

[ J

Pastor Andy: Buffer Zone and traffic

o We are also concerned about the buffer zone being proposed between the existing homes
and the new development buildings to be 25 feet. This is too close and we request 50 to
75 feet or more {o provide more privacy.

» What kind of homes will be built and what size, height? The Franklin City standard
building requirements will not match the current customs homes that line Decourcy
Court, Lane and Williamsburg Ct. Are you planning to build Arbor or Davis Homes in
this development? Are you bringing your best possible builders to Franklin to build the
best homes? We want to know!!

* Milford Drive opened up? It will increase the traffic pattern and volume in the area. Our
neighborhoods are filled with people walking dogs, young moms with strollers, kids on bikes and
older adults from Morning Pointe out in their walkers. Making Milford a busy through street is
unsafe and unwise. Umbarger Lane should continue o be the avenue between Greensburg Road
and SR 44. It is unsafe to make Milford a major route. People will use it as a cut through and
greatly increase the vehicle traffic. Much like the Links has hugely increased the traffic flow on
Jefferson Street. Question: What was the result from the Traffic Study plan that was supposed
to be presented to the Planning Commission on September 25, 2025? What is your overall
traffic plan? Someone has suggested that there should be a traffic light at Milford and SR 44 as
it is very difficult now to make a left or right turn onto S.R. 44. More traffic accidents will
occur.  We have several examples.

There should be a “No Trucks” sign.on the roads in the Innovation Park.

* Apother issue: We do not want Milford Drive to be opened up at the corn field and used
as the main thorough fare through the neighborhood for construction trucks. Use
Greensburg Road or Umberger Lane for construction traffic. It will be dangerous for our kids,
older adults and our children and adults with disabilities. It is unsafe.

* The last concern I will talk about is drainage. This development will impact the area
drainage and flood plane. This is a swamp and we have plenty of water now. We have Jefferson
Estates run off, Wind Rose Medical Center, Morming Pointe, and Reagon Circle duplexes all
draining into the retention pond and com field. The corn field has a higher elevation than our
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Jefferson Estates neighborhood. What is the drainage plan for this project? There was a study
done in 2015 that addresses the concern that there is a drainage problem in this area of Frankiin,
The Planning commission and the College have stated that this PUD will be very strict on
following current drainage requirements and standards. How can we be assured that this will
not further exacerbate the current drainage issues we have? What are the guarantees?

* We have given you lots of questions to be answered by the Plan proposers and the Plan
Commission before this PUD is moved forward. We want to support this project however, we
want the new buildings to be of high quality and match the existing neighborhoods. We would
hope that the Plan Commission will listen to our concerns and make decisions that will be in the
best interest of the community at large. We are hopeful that we will receive satisfactory answers
and detailed information to the many questions asked today. Thank you very much for your
attention.

Glenn Carlstrand
Sent from my iPhone

Carlstandgs @ gmall. crn
G
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