
PLAN COMMISSION 
STAFF REPORT

Petition No: 2024-APC-28 

Location: 
8425 Jeff Gordon Boulevard, Pittsboro, Indiana 46167, East side 
of Jeff Gordon Boulevard, approximately 1/4-mile north of I-74 
interchange 

Project Name: PUD Amendment for Hidden Hills 

Petitioner: Taylor Morrison of Indiana, LLC (formerly Pyatt Builders, LLC) 

Representative Paul Claire 

Property Owners Taylor Morrison of Indiana, LLC 

Engineer: N/A 

Request: 

This amendment is to clarify that Section 7.20.C of the Town’s UDO 
does not apply to Area C, Sections 2, 3, & 5 on the south sides of 
Hidden Hills. The original intent was that all homes would be 
detailed in the written standards of the PUD and those of the Town’s 
UDO would not apply.  Areas A & B had specific rear elevation 
standards including for perimeter lots written into the PUD, but Area 
C (Hidden Hills Sections 2, 3 & 5) intentionally had no specific rear 
elevation requirements, nor would the Town’s UDO rear elevation 
standards apply. 

Current Land Use: Residential 

Approximate Parcel Size: 127.2 ± acres  

Related Petitions: None 

Existing Zoning: Planned Unit Development 

Exhibits 

1. Staff Report
2. Ordinance Modification / Town Ordinance
3. Application
4. Location Map
5. Recorded PUD Ordinance
6. Concept Plan
7. Site Pictures
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Prepared By: 
Cynthia A. Bowen, FAICP 
cbowen@reasite.com 
317-263-0127

Exhibit 1:  Staff Report 

A. Procedure
Proposed text amendments are considered by the Plan Commission and ultimately approved or
rejected by the Town Council.  Before making a recommendation to the Town Council, the Plan
Commission must hold an advertised public hearing.  The public hearing is advertised in The
Republican newspaper one time, at least 10 days before the hearing.  Public notice must be mailed
to surrounding property owners to a depth of 660 feet or two ownerships, whichever is less.  After
the Plan Commission conducts the hearing and makes a recommendation, the proposed text
amendment is placed on the agenda for the next Town Council meeting.  If the Town Council
approves the proposal, it immediately becomes effective.  If the Town Council rejects the proposal,
the proposal cannot be reconsidered within a period of one year from the date of such disapproval,
unless the Commission finds that there is a substantial change in the petition or circumstances affecting
the petition.

Indiana Code 36-7-4-603 requires that in the consideration of zoning map amendments, reasonable
regard shall be paid to:

1. Whether the proposed amendment is consistent with the goals, objectives, and policies of
the Comprehensive Plan, as adopted and amended from time to time by the Town Council;

2. Whether the proposed amendment is compatible with current conditions and the overall
character of existing development in the immediate vicinity of the subject property;

3. Whether the proposed amendment is the most desirable use for which the land in the subject
property is adapted;

4. Whether the proposed amendment will have an adverse effect on the value of properties
throughout the jurisdiction; and

5. Whether the proposed amendment reflects responsible standards for development and
growth.

B. Petition History
The property was annexed into the Town after petition by the property owner and adoption of a
fiscal plan and annexation ordinance by the Town Council in February 2021. Pyatt Builders applied
for rezone to and approval of a Planned Unit Development (PUD) district ordinance and concept
plan in late June. It was approved by the Town Council on August 17, 2021.

The primary plat petition was filed on September 1, 2021. The primary plat was approved on
September 28, 2021 by the Plan Commission.

Pyatt Builders submitted the application for the secondary plat on June 1, 2022. There was a Technical
Advisory Committee meeting on June 8, 2022. Meeting notes are attached. Pyatt Builders provided
revised drawings by June 17, 2022.  The secondary plat was approved by the Plan Commission on June
28, 2022.

When undergoing construction on Section 1, it was determined that a gas main was buried too shallowly,
and the driveway could not be located as it was shown in the primary and secondary plats. A replat
was filed to relocate the driveway and was approved at the August 18, 2022 Plan Commission Meeting.
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Pyatt submitted Section 3 plans for plan approval on November 15, 2023.  Changes were resubmitted 
on December 12, 2023.  The Technical Advisory Committee met again on January 10, 2024. Revised 
plans were submitted on January 17, 2024.  The plans for Section 3 were approved by the Technical 
Advisory Committee on February 2, 2024.  

On June 6, 2024, the Planning Department received an application for PUD amendment from 
Taylor Morrison of Indiana, LLC. 

An ad was place in the June 13th Republican for a Planned Unit Development amendment to the 
Hidden Hills Planned Unit Development (PUD).  Mailings to the surrounding property owners went 
out certified mail on June 12th. 

No technical advisory hearing was held on this matter. 

A draft marked up copy of the ordinance was prepared by staff for the Town. 

C. Project Location and Current Zoning
The subject property is approximately 172.2 acres and is located at 589 Hidden Hills Way, or
approximately 6/10th of a mile west of the intersection of E Wall Street and Baldauff Drive. The
petitioner is seeking to add additional language to the PUD Ordinance to clarify the standards to
state that Section 7.20.C, Rear Elevation Standards for Perimeter Lots, in the Town’s Unified
Development Ordinance, does not apply to Area C (Sections 2, 3 &5) on the south sides of Hidden
Hills. See image for current zoning map.

Current Pittsboro Zoning Map (Partial) 
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D. Comprehensive Plan
The future land use map shows the petition area as medium density residential. The Medium Density
Residential district was established to promote the development of traditional single-family
detached subdivisions. Small amounts of single-family attached dwellings or duplexes may be
included as a component of a larger development where overall density reflects adjacent
development. Limited public and institutional uses are also appropriate. These neighborhoods should
include coordinated open spaces and amenities, have adequate access to transportation systems,
and must be served by public utilities. Gross densities will generally be between three and six units
per acre.  See map below.

The current character of the area is residential.  The subdivision is adjacent to Jefferson Park, which 
is east of the Hidden Hills development and is also Medium Density Residential.  The property to the 
west is Deer Meadows subdivision.  The property to the south is Brixton Woods—a Mixed Density 
Residential neighborhood, which has a higher density than Hidden Hills.  Eliminating the roof 
requirements for those few parcels that would be adjacent to Jefferson Park would not be injurious 
to property values or the character of the surrounding homes. 

E. Standards for Evaluating Zoning Amendments
1. The proposed amendment is consistent with the goals, objectives, and policies of the Comprehensive

Plan, as adopted and amended from time to time by the Town Council:

The current comprehensive plan, adopted in 2021, recommends “Medium Density Residential” 
development for the subject property. There is no change in the density requirements of the PUD 

Current Comprehensive Plan: Future Land Use Map
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Ordinance therefore the PUD Ordinance will remain in compliance with the comprehensive plan. 
Changing the roof elevation standards will not impact orderly growth of the Town and will not 
impact the subdivision from providing homes to potential residents wanting to locate in Pittsboro. 

2. The proposed amendment is compatible with current conditions and the overall character of existing
development in the immediate vicinity of the subject property:

Hidden Hills is surrounded by other subdivisions—some with higher densities.  There is a transition 
of density between adjacent subdivisions to Hidden Hills. The changing of roof elevation 
standards in Section C for the perimeter lots will not change the character of the residential 
buildings compared to the adjacent residential buildings.  The adjacent residential buildings do 
not have rear roof elevation changes. 

3. The proposed amendment is the most desirable use for which the land in the subject property is
adapted because:

The proposed amendment would apply to roof elevation changes.  The use is not changing and 
remains the most desirable use – residential – which is consistent with the surrounding area 
character. 

4. The proposed amendment will not have an adverse effect on the value of properties throughout the
jurisdiction because:

These houses back up to other subdivisions, which do not have changes in roof elevations 
themselves. Additionally, these houses in Hidden Hills are built at a lower density and on larger 
lots which helps to maintain property values in the area. 

5. The proposed amendment reflects responsible standards for development and growth:

The site is a master planned site and has been well-thought-out and well-planned.  The omission 
of the roof elevation change for Area C was an unintentional oversight.  Implementing this 
change would not negatively impact the development.  The changes are consistent with housing 
development surrounding Hidden Hills and reflect responsible standards for thoughtful and well-
planned growth and development. 

F. Recommendation
Staff recommends the Plan Commission forward a favorable recommendation to the Town Council
to approve the amendment to the Hidden Hills PUD Ordinance.

G. Motions

Page 70 of 137



Exhibit 2: Ordinance Modification / Town Ordinance 
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STATE OF INDIANA 
COUNTY OF HENDRICKS 

PITTSBORO, INDIANA 

ORDINANCE NO. ________________ 

AN AMENDMENT TO THE PLANNED UNIT DEVELOPMENT ORDINANCE FOR 
HIDDEN HILLS PLANNED UNIT DEVELOPMENT (PUD) DISTRICT 

BE IT ORDAINED by the Civil Town of Pittsboro, Hendricks County, Indiana, that: 

An Ordinance amending the Unified Development Ordinance of the Town of 
Pittsboro, Hendricks County, Indiana, adopted by the Town of Pittsboro as Ordinance 
2022-04, as amended. 

WHEREAS, Taylor Morrison of Indiana, LLC (formerly Pyatt Builders, LLC) the 
owner(s) of certain real estate located in the Town of Pittsboro, Middle Township, 
Hendricks County, Indiana, which real estate is more particularly described on the 
attached Exhibit “A”, which is incorporated by reference herein (the “Real Estate”), for 
which Taylor Morrison of Indiana, LLC (the “Developer”) intends to develop. 

WHEREAS, Ordinance Number 2021-28 was passed by the Town Council 
establishing An Ordinance Amending the Pittsboro Unified Development Ordinance, a 
Part of The Master Plan of the Town of Pittsboro, Indiana Approving the Preliminary Plan 
for Hidden Hills Planned Unit Development (PUD) District. 

WHEREAS, such Ordinance was recorded on August 1, 2023 with the Office of the 
Henricks County Recorder. 

WHEREAS, the Plan Commission of the Town of Pittsboro has conducted a public 
hearing on such amendment application to the original PUD of Hidden Hills and has sent a 
recommendation relating to such application to the Town Council dated _____________. 

NOW THEREFORE, by the powers vested in the Town Council of the Town of 
Pittsboro, Hendricks County, Indiana, it is hereby ORDERED AND ORDAINED that the 
Planned Unit Development Ordinance for Hidden Hills is hereby amended as follows: 
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Section 9. Area C – Development Standards. The purpose of the Area C section is to provide a 
maximum of 145 lots in the eastern portion of the project. The Legacy Homes series elevations 
have been attached as “Exhibit F” and shall be considered in compliance with the architectural 
standards listed below. 
 

Lot Development Standards – Area C 

Minimum Lot Size 9,000 square feet 

Minimum Lot Width 70 feet 

Minimum Front Yard Setback 30 feet 

Minimum Side Yard Setback 10 feet minimum, 20 feet minimum between homes 

Minimum Rear Yard Setback 20 feet 
Maximum Principal Building 
Height 35 feet 

Maximum Accessory Structure 
Height 25 feet 

Minimum Primary Structure 
Living Area (Home Size) 

1,500 square feet – single story 
1,800 square feet – 2-story 

Architectural Standards 

Front Elevation 

• Except as provided herein, all homes shall have masonry 
on at least 100% of the First Floor (exclusive of windows, 
doors or garage doors). Homes with a historical 
architectural style1 that lends itself to the use of less of the 
above stated materials may have less than the required 
100% of the First Floor. However, it no case shall the 
amount of masonry be less than Wainscot up to the Bottom 
of the First Floor Windows. 

(1Historical architectural styles are styles such as Craftsmen, 
Italianate, Farmhouse, Coastal, Cottage, etc. or homes with 
various architectural elements taken from the foregoing to create 
more recent and modern versions of the foregoing. These styles 
are as identified by "A Field Guide to American Houses".) 

• Covered Porch (minimum 25 square feet) 

• Decorative Front Porch Column(s) per Elevation Style 

• 1" x 4" Minimum Wood Trim Around Front Windows (except 
when window is surrounded by masonry or shutters) and 
Decorative Headers per Elevation Style 

• Decorative Gable Trim, Brackets, Vent per Elevation Style 

Rear Elevation 
The Town’s rear elevation standards in Section 7.20.C of the 
Town of Pittsboro’s Unified Development Ordinance, 2022-04, 
as amended shall not apply to Area C, Sections 2, 3, & 5. 

Corner Lot Elevation • Masonry Wainscot up to Bottom of First Floor Windows 
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• One (1) window Per Floor on Street Side (minimum 8 square 
feet) 

Roof Pitch 
• Minimum 6:12 (does not include ancillary roofs such as 

porches, garage extensions, sunrooms, or other extensions 
with separate roof structures) 

Roof Overhangs • 12” Overhangs on All Sides 

Windows 

• Shutters on Front Elevation (except on Elevations defined as 
Historic Architectural Style) 

• Grids in All Windows 
• Minimum One (1) Window per Side (except for Corner Lots, 

see above) 

Siding  
• Masonry, Wood, Fiber Cement, Stucco, Shake, Board & 

Batten, E.I.F.S., Heavy Gauge Vinyl (Minimum 0.044 
thickness) 

Anti-monotony 
• No Same Elevation on Adjacent Lots or Directly Across 

Street 
• No Same Color on Adjacent Lots or Directly Across Street 

Garages • Minimum Two (2) Car 

Driveways • Shall be Concrete 

Lighting • Minimum Two (2) Dusk-to-Dawn Coach Lights 

Mailboxes • Uniform Mailboxes Installed by Builder 
 
  

Page 74 of 137



PASSED this _____day of __________________, 2024, by the TOWN COUNCIL of 
PITTSBORO, INDIANA, by a vote of _____ayes and ____nays. 
 
 
______________________________   ______________________________ 
Jarod Baker, President    William Majeske 
 
______________________________   ______________________________ 
Randy Price      Larry Compton 
 
______________________________ 
Terry Northern 
 
 
ATTEST: 
_____________________ 
Shari L. Ping, Clerk Treasurer 
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EXHIBIT A 
 

AREA EXHIBIT 
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EXHIBIT B 
 

CONCEPT PLAN 
 
 

 
 

Page 77 of 137



Exhibit 3: Application 
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Exhibit 4: Location Map 
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Hendricks County, IN

Developed by

Date created: 6/10/2024 

Last Data Uploaded: 6/9/2024 10:29:24 PM

1,175 ft

Overview

Legend 

Parcels

Road Centerlines
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Exhibit 5: Recorded PUD Ordinance 
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Application No: 

Meeting Dote: 

Subject: 

Summary: 

Petitioner: 

Location: 

Parcel Size: 

Existing Zoning: 

Recommendation: 

Prepared By: 

Resolution No. 2021 - APC - � 

ADVISORY PLAN COMMISSION 

FINDINGS OF FACT & DECISION 

2021-APC-05 

September 28, 2021 

Primary Plot 

Petitioner requests primary plot approval for the subdivision of 
approximately l 28.4 acres into 220 lots, associated common 
areas, rights-of-way, and o future Town pork. 

Pyatt Builders 

l l O l E Woll Street, Pittsboro, IN 46167

128.4 (approximate) 

Hidden Hills Planned Unit Development District 

Approve contingent upon Hendricks County Drainage Boord 
approval, or continue until October 26, 2021 APC meeting 

Adam Peoper 
opeaper@reosite.com 
317-263-0127
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Findings of Fact 
Under IC 36-7-4-707, the Plan Commission, after the public hearing, shall make written findings and a 

decision approving or denying that the plat complies with the standards in the Unified Development 

Ordinance. This decision must also specify any condition imposed or waiver granted under IC 36-7-4-702. 

The Plan Commission, after a public hearing held on September 28, 2021 , has determined that the proposed 

primary plat complies with all terms and provisions of the Town of Pittsboro Unified Development Ordinance, 

the Hidden Hills Planned Unit Development District, and that: 

1. Adequate provisions have been made for minimum width, depth, and area of lots in the subdivision;

2. Adequate provisions have been made for public way widths, grades, curves, and the coordination

of subdivision public ways with current and planned public ways; and

3. Adequate provisions have been made for the extension of water, sewer, and other municipal

services.

Waivers: 

1. Section 10.9 I.: On-Street parking width: 8 feet (inclusive of 2-foot curb and gutter) shall be waived

and 6 feet (inclusive of 2-foot curb and gutter) shall be used.

Conditions: 

1. The applicant, Pyatt Builders, shall furnish evidence in the form of a written letter from the Hendricks

County Drainage Board, stating the Board's approval of the proposed plans and drainage report.

3. 
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Decision 

Based on the findings described above, the Advisory Plan Commission does now approve this proposed
primary plat, subject to any conditions as stated above or stated in the minutes (which conditions are
incorporated herein as by reference and made part of this decision).

Dated this 2ft'� day of c;E!"I:. . 2021 by a vote of __k__ yeas and __!2_ nays.

President

M mber

/ / 

�(/�r
Member

Member

Member

Attest
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Exhibit 6: Concept Plan 
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Exhibit 7: Site Pictures 
Site photos taken by Steve Maple on 6/17/2024. 
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