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TAB 1 



MI HOMES – BENDING BRANCH   
PROJECT DESCRIPTION  

 
The applicant, MI Homes of Indiana, L.P., (“MI Homes”), is seeking rezone approval and 

preliminary development plan approval (collectively the “Request”) for two (2) parcels of real estate that 
consists of approximately 99 acres located north and adjacent to 191st Street and east and adjacent to 
Moontown Road (the “Real Estate”).  The Real Estate is shown on the Site Location Map included 
behind Tab 2. 

The Real Estate is currently zoned R1 Residential District, and the Request seeks to rezone the 
Real Estate to the “Bending Branch Planned Development Ordinance” which will have R3/PD as the 
underlying zoning classification in order to develop a for-sale residential community to be known as 
“Bending Branch”. 

Uses that surround the Real Estate include: (i) to the west is the Scofield Farms community 
located in Westfield; (ii) to the south is the Pebble Brook Crossing community and individual homesites 
and to the southeast is the Pebble Brook Golf Course; (iii) the Albany Ridge at Conner Crossing 
community is further to the east; and, (iv) to the north are individual homesites.    

The Bending Branch community will consist of approximately one hundred ninety (190)  for-
sale, ranch and 2-story homes as depicted on the Concept Plan included behind Tab 3.  The community 
will also include an amenity area, as well as open space areas, common areas and ponds as detailed on 
the Preliminary Development Plan included behind Tab 5.  Access to the community will be from 
Moontown Road to the west and 191st Street to the south.   

Character imagery of the proposed home architecture is included behind Tab 4.  The ranch homes 
will start at 1,900 square feet and the 2-story homes will start at 2,200 square feet.  MI anticipates price 
ranges of $450,000 to $ 700,000.  The Bending Branch PD Ordinance includes development and 
architecture standards and all common areas, ponds and any community gathering spaces will be 
maintained in perpetuity by the Homeowner’s Association. 

Also associated with the request is the rezone Ordinance and Bending Branch PD Ordinance PD 
Ordinance (See Tab 7 and Tab 8, respectively). 

We look forward to presenting this request at City Council Hearing on April 15, 2025. 

Respectfully submitted, 
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Noblesville Comprehensive Plan Map
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Bending Branch PUD
Moontown LLC, Property
MI Homes Indy Division

Noblesville Architectural Presentation
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Ainsley II Elevations

Elevation D Opt. Brick - Stone Elevation F Opt. Brick - Stone

Elevation F Elevation G



4

Ainsley II Elevations
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Berkeley Elevations
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Cheswicke II Elevations

Elevation A Elevation B

Elevation C Elevation E



8
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Columbia Elevations
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Kensington Elevations
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Kensington Elevations
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Kensington Elevations
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Kentmore Elevations
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Kentmore Elevations
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SITE MAP

BENDING BRANCH
PRELIMINARY DEVELOPMENT PLAN SET

LOCATION MAP

SOILS MAP SOILS LEGEND

DEVELOPER:
M/I Homes of Indiana, L.P.
ATTN: Jonathan Isaacs
Director of Land Acquistion
8425 Woodfield Crossing Blvd.
Suite 100 W
Indianapolis, IN  46240
(317) 475-3629
jisaacs@mihomes.com

AGENT/ENGINEER:
HWC Engineering
R. Jason Coyle
Sr. Project Manager
135 N. Pennsylvania,
Suite 2800
Indianapolis, IN 46204
(317) 347-3663
jcoyle@hwcengineering.com

PREPARED BY:
HWC Engineering
135 N. Pennsylvania, Suite 2800
Indianapolis, IN 46204
(317) 347-3663

PROPERTY ADDRESS:
NE. CORNER OF E. 191ST STREET & MOONTOWN ROAD, NOBLESVILLE, IN  46062

PARCEL #:  10-06-28-00-00-001.000 & 10-06-28-00-00-003.000

CITY OF NOBLESVILLE:
Planning Department
16 S. 10th Street
Noblesville, IN  46060

FLOOD HAZARD STATEMENT:

Call 811 or 800-382-5544 Before you Dig!

SHEET LIST TABLE
Sheet Number Sheet Description

C0.00 COVER

C0.10-C0.15 EXISTING CONDITIONS PLAN

C0.20-0.25 PRIMARY PLAT

C1.00-C1.05 DEVELOPMENT PLAN

C1.20 LIGHT AND SIGNAGE PLAN

C1.30 CLUSTER MAILBOX PLAN

C1.40 OPEN SPACE PLAN

C1.5 PHASING PLAN

BY OTHERS LANDSCAPE PLANS

UTILITY CONTACT INFORMATION:
NOBLESVILLE ENGINEERING
JIM HELLMANN
16 SOUTH STREET
NOBLESVILLE, IN 46060
JHELLMANN@NOBLESVILLE.IN.US
P: (317) 776-6330

ODISE ADAMS
OADAMS@NOBLESVILLE.IN.US

NOBLESVILLE POSTMASTER
NAOMI CARLTON
1900 PLEASANT ST
NOBLESVILLE, INDIANA 46060
NAOMI.K.CARLTON@USPS.GOV
P: (317) 773-9775

HAMILTON COUNTY SURVEYORS OFFICE
STEVE CASH
1 N 8TH STREET, SUITE 188
NOBLESVILLE, INDIANA 46060
P: (317) 776-8495
STEVE.CASH@HAMILTONCOUNTY.IN.GOV

HAMILTON COUNTY
HIGHWAY DEPARTMENT
DAVID LUCAS
1700 S 10TH STREET
NOBLESVILLE, INDIANA 46060
P: (317) 773-7770
DAVID.LUCAS@HAMILTONCOUNTY.IN.GOV

DUKE ENERGY (TRANSMISSION)
DAVID MESZAROS
139 E 4TH ST
CINCINNATI, OH  45202
DAVID.MESZAROS@DUKE-ENERGY.COM
P: (740) 891-7566

RYAN DAUGHERTY
2727 CENTRAL AVE
COLUMBUS, IN
RYAN.DAUGHERTY@DUKE-ENERGY.COM
P: (812) 375-2021

CENTERPOINT ENERGY (GAS)
KIM KELLY
16000 ALLISONVILLE ROAD
NOBLESVILLE, INDIANA  46061
KIM.KELLY@CENTERPOINTENERGY.COM
P: (317) 736-2915 CHAD MILLER
CHAD.R.MILLER@CENTERPOINTENERGY.COM

DUKE ENERGY (ELECTRIC)
MARC DILLER
100 S MILL CREEK RD
NOBLESVILLE, IN 46062
MARC.DILLER@DUKE-ENERGY.COM
P: (317) 349-1144

CITIZENS WATER
BRAD HOSTETLER
2150 DR. MARTIN LUTHER KING JR. ST.
INDIANAPOLIS, IN 46202
P: (317) 927-4351
BHOSTETLER@CITIZENSENERGYGROUP.COM

COMCAST CABLE
EARL SMALL JR
5330 E 65TH STREET
INDIANAPOLIS, IN  46220
EARL_SMALL@CABLE.COMCAST.COM
P: (317) 982-1161

METRONET
MARC HILL
12415 OLD MERIDIAN STREET
CARMEL, IN 46032
MARC.HILL@METRONETINC.COM
P: (317) 670-7995

CHRIS THORN
CHRIS.THORN@METRONET.COM
P: (812) 213-1292

AT&T
ROOSEVELT SOLOMON
5870 N COLLEGE
AVE INDIANAPOLIS, INDIANA 46220
RS3865@ATT.COM
P: (317) 525-1499

DEVELOPMENT STANDARDS
BENDING BRANCH
ZONING DISTRICT:  PLANNED UNIT DEVELOPMENT
UNDERLYING ZONING DISTRICT: R3 RESIDENTIAL
TOTAL LOTS:  184

SECTION 1:  51
SECTION 2:  57
SECTION 3:  40
SECTION 4:  36

MIN. LOT AREA 8,450 S.F.
MIN. LOT WIDTH 65'
MIN. LOT FRONTAGE 45'
MIN. FRONT YARD SETBACK 25'
MIN. REAR YARD SETBACK 15' (MIN.)
MIN. SIDE YARD SETBACK 5'
MIN. LIVING AREA:   1,500 S.F.
MAX. LOT COVERAGE 55%
MAX. BUILDING HEIGHT 35'

DEVELOPMENT SITE PLAN SUMMARY
TOTAL AREA: 100.224 Ac. ±
TOTAL NUMBER OF LOTS: 184
DENSITY (GROSS - UNITS PER ACRE):  1.84
DENSITY (NET - UNITS PER ACRE):  4.29
TOTAL LOT AREA: 42.898 Ac. ± (42.8%)
TOTAL COMMON AREA: 40.284 Ac. ± (40.2%)
TOTAL RIGHT-OF-WAY AREA: 17.042 Ac. ± (17.0%)

SUBDIVISION STREET WIDTH: 32'
SUBDIVISION STREET R/W WIDTH: 54'
TOTAL LENGTH OF STREETS: 9,206'

THOROUGHFARE ROAD CLASSIFICATIONS
EAST 191ST STREET & MOONTOWN ROAD =
SECONDARY ARTERIAL (100' TOTAL / 50' HALF)

POND AREA AT NORMAL POOL: 7.8 Ac. ±

LAND DESCRIPTION:

A part of the Northwest Quarter of Section 28, Township 19 North, Range 4 East, Hamilton County, Indiana, and being
more particularly described as follows:

Beginning at the Southwest corner of said Northwest Quarter of Section 28; thence North 00 degrees 04 minutes 10
seconds West along the West line of said Quarter for a distance of 2,398.09 feet; thence North 89 degrees 54 minutes 26
seconds East for a distance of 25.00 feet; thence North 00 degrees 04 minutes 11 seconds West, parallel with the said West
line, for a distance of 100.01 feet; thence North 16 degrees 37 minutes 46 seconds East for a distance of 52.50 feet; thence
North 00 degrees 04 minutes 11 seconds West, parallel with said West line, for a distance of 100.39 feet; thence North 88
degrees 57 minutes 04 seconds East, along the North line of said Quarter, for a distance of 1,288.08 feet to the Northeast
corner of the West Half of said Quarter; thence  South 00 degrees 03 minutes 09 seconds East, along the East line of said
West Half, for a distance of 1,324.65 feet to a point on the North line of the South Half of said Quarter;  thence North 88
degrees 58 minutes 37 seconds East for a distance of 663.89 feet;  thence South 00 degrees 02 minutes 38 seconds East for
a distance of 1,324.96 feet to the point on the South line of said Quarter; thence South 89 degrees 00 minutes 09 seconds
West, along the said South line, for a distance of 1,991.05 feet to the point of beginning, containing 100.712 acres of land,
more or less.

Excepting:

A part of the Northwest Quarter of Section 28, Township 19 North, Range 4 East, Hamilton County, Indiana, and being
that part of the Grantor's Land described in Instrument 200300070352, more particularly described as follows:
Commencing at the Southwest corner of the said Quarter Section and the Grantor's Land; thence on and along the West
line of said Quarter Section and Grantor's Land North 00 degrees 04 minutes 10 seconds West (Basis of Bearing being the
Location Control Route Survey Plat recorded as Instrument Number 2018052014 in the Office of the Recorder of said
County) 62.93 feet; thence North 89 degrees 00 minutes 09 seconds East 409.67 feet to the Point of Beginning, designated
“652” on said Plat; thence North 00 degrees 59 minutes 51 seconds West 101.00 feet to point designated “653” on said
Plat; thence North 89 degrees 00 minutes 09 seconds East 215.00 feet on point designated “654” on said Plat; thence South
00 degrees 59 minutes 51 seconds East 101.00 feet to point designated “655” on said Plat; thence South 89 degrees 00
minutes 09 seconds West 215.00 feet to the point of beginning, containing 0.499 Acres (21,715.00 Square Feet), more or
less.
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Buffer planting requirements

required planned

Moontown rd - per 100'

2,100' frontage length

3 canopy or evergreen trees 63 trees

693 shrubs

63 trees

693 shrubs33 shrubs per 100' 

Plant schedule

Symbol key Common name Scientific Name size quant

Shade trees

HL
Honeylocust

'shademaster'

gleditsia tricanthos

'shademaster'
2-1/2" 25

sg
sweet gum

'happidaze'

liquidambar styraciflua

'happidaze'
22

Evergreen trees

ns norway spruce picea abies 6' 19

shrubs

ch
brilliant red

chokeberry

aronia arbutifolia

'brilliantissima'
18" 406

hs kodiak honeysuckle diervilla x 'kodiak' 18" 222

l dwarf korean lilac syringa meyeri 'palibin' 18" 281

v leatherleaf viburnum
viburnum x rhytid.

'allegheny'
18" 302

og

ro red oak quercus rubra

october glory

maple

acer rubrum

'october glory'

20

262-1/2"

2-1/2"

2-1/2"

191st - per 100' 

1,585' frontage length

3 canopy or evergreen trees 48 trees

524 shrubs

48 trees

528 shrubs33 shrubs per 100' 

ornamental trees

wk winter king hawthorn
crataegus viridis 'winter

king'
1-1/2"" 19

** not counting existing
treeline or easement

** not counting existing

treeline or easement

IS ivory silk lilac
syringa reticulata

'ivory silk'
1-1/2" 17

sb
serviceberry 'autumn

brilliance'

amelanchier x

grandiflora 'autumn

brill.'

141-1/2"

bt riverbirch betula nigra 10' cl 16

cy bald cypress taxodium distichum 182-1/2"

bh black hills spruce picea glauca 6' 18
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191st entry - Plant schedule

Symbol key Common name Scientific Name size quant

shrubs

gm
GOLDMOP CYPRESS

'KING'S GOLD'

Chamaecyparis pisifera

'Golden Mop'
18

kf

y hicks yews Taxus x media 'Hicksii'

karl foerster grass

Calamagrostis x

acutiflora 'Karl

Foerster'

18

53G

5G

perennials

cm
russian sage 'little

spire'

Perovskia atriplicifolia

Little Spire
1G 14

vl variegated liriope
liriope MUSCARI X

variegata
391G

dr DRIFT ROSE RED Rosa 'Meigalpio' 23

fc FIRECHIEF ARBORVITAE
Thuja occidentalis

'Congabe'
19

3G

3G

3G

lighting schedule

Symbol key fixture quant

ww Wall wash 2

up uplight 6

t transformer 2

p path light 3
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MOONTOWN entry - Plant schedule

Symbol key Common name Scientific Name size quant

shrubs

gm
GOLDMOP CYPRESS

'KING'S GOLD'

Chamaecyparis pisifera

'Golden Mop'
17

kf

y hicks yews Taxus x media 'Hicksii'

karl foerster grass

Calamagrostis x

acutiflora 'Karl

Foerster'

15

33G

5G

perennials

cm
russian sage 'little

spire'

Perovskia atriplicifolia

Little Spire
1G 18

vl variegated liriope
liriope MUSCARI X

variegata
401G

dr DRIFT ROSE RED Rosa 'Meigalpio' 23

fc FIRECHIEF ARBORVITAE
Thuja occidentalis

'Congabe'
19

3G

3G

3G

lighting schedule

Symbol key fixture quant

ww Wall wash 2

up uplight 5

t transformer 2

p path light 3
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Ordinance #__-__-25   Page 1 of 5 
 

 
 
 
 
 

 
 

ORDINANCE NO. __-__-25 
 

AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT ORDINANCE AND 
OFFICIAL ZONING MAP, ALL PART OF THE COMPREHENSIVE PLAN OF THE 

CITY OF NOBLESVILLE, HAMILTON COUNTY, INDIANA 
 

Document Cross Reference Nos.  200300070352 
 

 This Ordinance amends the Unified Development Ordinance for the City of Noblesville, 
Hamilton County, Indiana (the “UDO”), enacted by the City of Noblesville (the “City”) under 
authority of Indiana Code § 36-7-4-600, et seq., as amended. 
 

WHEREAS, the Plan Commission of the City of Noblesville (the “Plan Commission”) 
conducted a public hearing on docket number LEGP-00__-2025 at its _____ __, 2025 meeting as 
required by law concerning a change of zoning of certain property described in Exhibit A attached 
hereto (the “Real Estate”) containing approximately 99.3 acres, and depicted in Exhibit B attached 
hereto; and, 

 
WHEREAS, the Plan Commission has sent a Favorable Recommendation for adoption of 

said amendment with a vote of ___ (__) AYES and ___ (_) NAYS to the Common Council;  
 
NOW, THEREFORE, BE IT ORDAINED by the Common Council of the City of 

Noblesville, Hamilton County, Indiana, meeting in regular session, that the Unified Development 
Ordinance and Official Zoning Map, are hereby amended as follows: 

  
Section 1. The Official Zone Map is hereby amended to change the zoning of the parcel legally 

described in Exhibit A and depicted in Exhibit B from the R1 Residential District 
to the R3 Residential District; 

 
Section 2. That the Zoning map shall be updated concurrently to reflect the changes referred 

to in Section 1. 
 
Section 3. This Ordinance shall be in full force and effect from and upon its adoption and 

publication in accordance with the law. 
 
 

[The remainder of this page intentionally left blank; signature page follows.] 
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Approved on this _______ day of ________________, 2025 by the Common Council of the City 
of Noblesville, Indiana: 
 

AYE  NAY ABSTAIN 
 Mark Boice   

 Michael J. Davis   

 Evan Elliott   

 David M. Johnson   

 Darren Peterson   

 Pete Schwartz   

 Aaron Smith   

 Todd Thurston   

 Megan G. Wiles   

 
ATTEST: ______________________ 
      Evelyn L. Lees, City Clerk 
 
Presented by me to the Mayor of the City of Noblesville, Indiana, this _____ day of 
_____________, 2025 at _____ __.M. 

____________________________________ 
       Evelyn L. Lees, City Clerk 
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MAYOR’S APPROVAL 
 

___________________________    _________________ 
Chris Jensen, Mayor      Date 
 

MAYOR’S VETO 
 

___________________________    _________________ 
Chris Jensen, Mayor      Date 
 
 
ATTEST: ______________________       

     Evelyn L. Lees, City Clerk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
  
 
 
 
 
 
 
I affirm, under the penalties for perjury, that I have taken reasonable care to redact each Social Security Number in 
this document, unless required by law:  Jon C. Dobosiewicz 
 
Prepared by:  James E. Shinaver, attorney at law, NELSON & FRANKENBERGER and Jon C. Dobosiewicz, land 
use professional, NELSON & FRANKENBERGER. 550 Congressional Blvd, Suite 210, Carmel, IN  46032 (317) 
844-0106. 
Bending Branch - Rezone Ordinance  010725 
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EXHIBIT A 
 

Legal Description 
(Page 1 of 1) 
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EXHIBIT B 
 

Depiction of Legal Description 
(Page 1 of 1) 
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ORDINANCE NO. __-__-25 
 

AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT ORDINANCE, 
A PART OF THE COMPREHENSIVE PLAN OF THE CITY OF NOBLESVILLE, 

HAMILTON COUNTY, INDIANA 
 

 Document Cross Reference Nos.  200300070352 
 

 This Ordinance (the “Bending Branch PD Ordinance” or “PD Ordinance”) amends the 
Unified Development Ordinance for the City of Noblesville, Hamilton County, Indiana (the 
“UDO”), enacted by the City of Noblesville (the “City”) under authority of Indiana Code § 36-7-
4-600, et seq., as amended. 
 
WHEREAS, the Plan Commission of the City of Noblesville (the “Plan Commission”) conducted 
a public hearing on docket number LEGP 00__-2025 at its _____ __, 2025 meeting, as required 
by law, in regard to the application (the “Petition”) filed by MI Homes of Indiana, an Indiana 
limited partnership (the “Developer”) concerning a change of zoning of certain property described 
in Exhibit A attached hereto (the “Real Estate” which is also referred to herein as the “District”)  
and the adoption of a preliminary development plan to be known, collectively with attached 
Exhibits, as the “Bending Branch Preliminary Development Plan”, as further described in Section 
4 below (the “Preliminary Development Plan”); and, 

 
WHEREAS, the Plan Commission has sent a _________ Recommendation for adoption of said 
amendment with a vote of ___ (__) AYES and ____ (__) NAYS to the Common Council of the 
City of Noblesville Hamilton County, Indiana (the “Common Council”);  

 
 NOW, THEREFORE, BE IT ORDAINED by the Common Council, meeting in regular 
session, that it hereby adopts this Bending Branch PD Ordinance as an amendment to the UDO 
and the Official City of Noblesville Zoning Map (the “Zoning Map”) to establish this Planned 
Development Overlay District (the "District") to read as follows: 
 
Section 1. Applicability of Ordinance. 

   
A. The Zoning Map is hereby amended to change the zoning of the Real Estate from 

“R3” Residential to “R3/PD” Residential Planned Development, which is to be 
known as the Bending Branch Planned Development (the "District"). 

 
B. The District's underlying zoning district shall be R3 Residential (the "Underlying 

District"). Development in this District shall be governed entirely by (i) the 
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provisions of this Bending Branch PD Ordinance and its exhibits, and (ii) those 
provisions of the UDO in effect as of the date of adoption of this Ordinance, and 
applicable to the Underlying District, except as modified, revised, supplemented or 
expressly made inapplicable by this Ordinance. Cross-references to “Article”, 
“Part”, “Section” and “Subsection” in this Ordinance shall refer to the 
corresponding Article, Part, Section and Subsection as specified and referenced in 
the UDO. 

 
C. All provisions and representations of the UDO that conflict with the provisions of 

this Bending Branch PD Ordinance and its exhibits are hereby rescinded as applied 
to the Real Estate and shall be superseded by the terms of this Bending Branch PD 
Ordinance. 

 
Section 2. Definitions.  The general rules of construction set forth in Article 2 of the UDO 

and the definitions set forth in this Ordinance shall apply to the regulations of 
this Ordinance.  Words not defined herein but defined in the UDO shall be 
interpreted in accordance with the UDO definition. 

 
Section 3. Permitted Uses.  
 

A. All uses permitted in the Underlying District shall be permitted within the District; 
however, the maximum number of Dwelling Units shall not exceed one hundred 
and ninety (190). 

 
B. Accessory Uses and Accessory Structures customarily incidental to any permitted 

use shall be permitted. 
 
Section 4. Preliminary Development Plan. 

   
A. Full sized, scaled development plans are on file with the City’s Planning and 

Development Department with a revision date of ________ __, 2025.  What is 
attached hereto as Exhibit B is a general representation of the full-sized plans and 
Exhibit B, together with the full-sized plans, shall be collectively referred to as the 
“Preliminary Development Plan”. 

 
B. The Preliminary Development Plan is hereby incorporated herein and approved.  

Pursuant to Article 8 of the UDO, the Preliminary Development Plan is intended to 
establish the basic goals and policies, bulk standards, variations/waivers from the 
Underlying District and layout of the District.   

 
Section 5. Bulk Standards.  The bulk requirements applicable to the Underlying District shall 

be replaced, modified and superseded by the below: 
  

A. The Minimum Lot Area: Eight thousand, four hundred and fifty (8,450) Square 
Feet 
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B. Minimum Lot Width measured at the front building setback line:  
Sixty-five (65) feet 

 
C. Minimum Street Frontage:  forty-four (44) feet 

 
D. Maximum Building Height: Thirty-five (35) feet 

 
E. Minimum Front Yard Setback: Twenty-five (25) feet 

 
F. Minimum Side yard Setback:  Five (5) feet 

 
G. Minimum Rear yard Setback:  Fifteen (15) feet 

 
H. Minimum Living Area:  Fifteen Hundred (1,500) Square Feet 

 
I. Maximum Lot Coverage: Fifty-five (55) percent 

 
Section 6. Architectural Standards.  The requirements included in Article 8, shall not apply, 

instead the following shall apply to the District: 
 

A. The approved elevations shall be the set of elevations on file with the City’s 
Planning and Development Department as submitted on _____ __, 2025, as 
reviewed and approved by the City’s Architectural Review Board / PUD/Plat 
Committee (the “Committee”), a its _______ __, 2025 meeting (the “Approved 
Elevations”). 

 
B. The Approved Elevations are hereby incorporated and approved. All home 

elevations shall be substantially consistent with the Approved Elevations.  The 
Director of Planning and Development, including his or her designees, shall review 
and approve elevations at the time of filing of the Detailed Development Plan 
and/or Building Permit for compliance and consistency with the Approved 
Elevations. 

 
C. The elevations of any dwelling that substantially varies from an Approved 

Elevations shall be submitted for review and approval by the Director of Planning 
and Development if in compliance with the Architectural Standards hereby 
incorporated under Exhibit C or require approval by the Committee, if not found 
in compliance with the standards included in Exhibit C.  The Committee’s review 
of said elevation(s) shall be performed in order to determine its compatibility and 
consistency with the intended quality and character of the District and the Approved 
Elevations. 

 
D. Elevations (Dwelling Character Exhibits) are included under Exhibit D which are 

representative of the Approved Elevations. 
 
E. Corner Breaks shall be a minimum of 2’ by 6’ creating an additional roof line.  A 

corner lot street side is required to have the same number of corner breaks as the 



    
Ordinance #__-__-24   Page 4 of 9 

2 011425 

front elevations of the home.  An additional corner break is required on homes that 
back to 191st Street and Moontown Road (lots within one hundred (100) feet of the 
subject road right-of-way). 

 
Section 7. Landscaping and Open Space Standards.  The standards of Article 12, Landscaping 

and Screening, of the UDO shall apply, except as modified below: 
 

A. Lot Landscaping.  All Lots shall be landscaped with building base and yard 
plantings as required below:  

 
1. Front yard: A minimum of two (2) trees and ten (10) shrubs. 

 
2. Side yard: 2’ wide planting bed, 6’ extension from front corner, and four (4) 

shrubs. 
 

3. Rear Yard: One (1) shade or deciduous trees. 
 

4. All Dwellings shall have sod installed in the front yard.  
 

B. Street Trees.  Street Trees shall be installed per the planting standards of the UDO.  
 
1. Street Trees in front of lots shall be installed by the builder of the home on 

the subject lot at the time of home construction.  
 

2. Street Trees along common area frontages shall be installed by the 
Developer at the time to installation of Buffer Yard plantings. 

 
C. Landscape Buffer Yards.  The establishment of a Peripheral Yard, as set forth in 

Article 8, Part H, Section 3.F.2 of the UDO shall not be applied to the Real Estate. 
Instead, landscape buffer yards shall be provided as illustrated on the Preliminary 
Development Plan subject to the following: 

 
1. East Peripheral Yard (east perimeter of the Real Estate including the north 

segment between the two east segments):  No landscape buffer yard shall 
be required along the east perimeter of the Real Estate.  The continuation of 
a residential subdivision is anticipated east of the subject Real Estate as 
illustrated on the Preliminary Development Plan. 

 
2. North Peripheral Yard: A minimum three- hundred fifty (350) foot common 

area including the preservation of existing trees as shown on the Preliminary 
Development Plan shall be required. 

 
3. 191st Peripheral Yard:   

 
a. The 191st Street Peripheral Yard shall be a minimum of forty (40) feet 

of common area.   
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b. Three trees, at least two (2) of which shall be shade trees, and thirty-
three (33) shrubs, shall be provided per one-hundred (100) linear feet of 
road frontage west of the subdivision entrance and within one-hundred 
and fifty feet east of the subdivision entrance. 

 
c. East of the subdivision entrance between a distance of one-hundred and 

fifty feet and the east perimeter of the Real Estate the preservation of 
existing trees as shown on the Preliminary Development Plan shall be 
required. 

 
d. No buffer yard shall be required where the real estate is adjacent to the 

parcel recorded as Hamilton County Instrument Number 201915838. 
 
e. Moontown Road Peripheral Yard:  The west Peripheral Yard shall be a 

minimum of forty (40) feet of common area.  Three trees, at least two (2) of 
which shall be shade trees, and thirty-three (33) shrubs, shall be provided 
per one-hundred (100) linear feet of road frontage.  The preservation of trees 
in the North Peripheral Yard shall supersede this Moontown Road 
Peripheral Road standard. 

 
D. Open Space.  Open Space shall be a provided substantially in the size, configuration 

and locations depicted on the Preliminary Development Plan. 
 

E. Tree Preservation.  The requirements of Article 12, Section 13.B (Tree 
Preservation) of the UDO shall be applicable to the Real Estate in areas specified 
as Tree Preservation Easements on the Preliminary Development Plan and notice 
of the regulation of such standards shall be included in the Declaration of Covenants 
and Restriction that will be applicable to the Real Estate. 

 
Section 8. Parking and Loading Standards.  The standards of Article 10, Off-Street Parking 

and Loading, of the UDO shall apply except as noted below: 
 

A. The minimum distance between the street centerline and the driveway for lots 
which front more than one public street shall be seventy (70) feet and driveways 
are not required to be placed 7.5’ from the lot line furthest from the intersection. 

 
Section 9. Lighting Standards.   The standards of Article 13, Environmental Performance 

Standards, of the UDO, shall apply, except as modified below: 
 

A. Photocell controlled light fixtures shall be required on either side of garage doors. 
 
Section 10. Sign Standards.  The District’s signs shall comply with Article 11 of the UDO, 

except as modified below: 
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A. Two (2) signs shall be permitted at each of the two entrances to the subdivision 
which flank the entrance and the sign design is as depicted in Exhibit E.   

 
Section 11. Site Design and Infrastructure Standards.  Unless otherwise stated within this 

Bending Branch PD Ordinance, all public infrastructure within the District shall 
adhere to the City’s standards and design criteria, subject to the following specific 
waivers that are hereby approved: 

 
A. The minimum right-of-way radius for a cul-de-sac shall be fifty-three (53) feet. 
 
B. Corner lots shall be permitted at the minimum Lot Size applicable to the Real Estate 

but accommodate the required twenty-five foot front setback on both street 
frontages.  

 
C. The Centerline Radii for Residential Minor Collectors shall be 150 feet. 

 
Section 12.  Procedures: 
 

A. Detailed Development Plan: Approval of any Detailed Development Plan (“DDP”) 
shall follow the procedures set out in Article 8 of the UDO, subject to the following 
clarification: 

 
1. The Director of Planning and Zoning shall approve a Minor Change; and 

 
2. If a DDP includes a Major Change from the approved Preliminary 

Development Plan, then, prior to approval of the DDP, The Major Change 
shall be reviewed and approved by the Technical Advisory Committee and 
the Plan Commission based upon compliance with the Governing Standards 
set forth herein and shall be compatible and consistent with the intended 
quality and character of the District. 

 
B. Secondary Plat: A Secondary Plat shall be submitted for review and approval 

as part of any approved DDP. 
 

C. Major Change. For purposes of this PD Ordinance, a “Major Change” shall mean: 
(i) a substantial change to the location of a perimeter entrance as shown on 
the Preliminary Development Plan; and (ii) significant changes to the 
drainage management systems, including, but not limited to, BMP’s and legal 
drains. 

D. Minor Change. For purposes of this PD Ordinance, a “Minor Change” shall 
mean any change that: (i) is not a Major Change; and (ii) is consistent with the 
intent of this Ordinance and consistent with the quality and character 
represented in this Bending Branch Ordinance for the District. 

Section 13.  Effective Date. This Bending Branch PD Ordinance shall be in full force and 
effect from and upon its adoption and publication in accordance with the law. 
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[The remainder of this page intentionally left blank; signature page follows.] 
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Approved on this _______ day of ________________, 2025 by the Common Council of the City 
of Noblesville, Indiana: 
 

AYE  NAY ABSTAIN 
 Mark Boice   

 Michael J. Davis   

 Evan Elliott   

 David M. Johnson   

 Darren Peterson   

 Pete Schwartz   

 Aaron Smith   

 Todd Thurston   

 Megan G. Wiles   

 
ATTEST: ______________________ 
      Evelyn L. Lees, City Clerk 
 
Presented by me to the Mayor of the City of Noblesville, Indiana, this _____ day of 
_____________, 2025 at _____ __.M. 

____________________________________ 
       Evelyn L. Lees, City Clerk 
 
  



    
Ordinance #__-__-24   Page 9 of 9 

2 011425 

MAYOR’S APPROVAL 
 

___________________________    _________________ 
Chris Jensen, Mayor      Date 
 

MAYOR’S VETO 
 

___________________________    _________________ 
Chris Jensen, Mayor      Date 
 
 
ATTEST: ______________________       

     Evelyn L. Lees, City Clerk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
I affirm, under the penalties for perjury, that I have taken reasonable care to redact each Social Security Number in 
this document, unless required by law: Jon C. Dobosiewicz 
 
Prepared by: James E. Shinaver, attorney at law, NELSON & FRANKENBERGER and Jon C. Dobosiewicz, land use 
professional, NELSON & FRANKENBERGER. 550 Congressional Blvd, Suite 210, Carmel, IN  46032 (317) 844-
0106. 
Bending Branch PD - PD Ordinance 2 0101425 
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EXHIBIT A 
 

Legal Description 
(Page 1 of 1) 
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EXHIBIT A 
 

Depiction of Legal Description 
(Page 2 of 2) 
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EXHIBIT B 
 

PRELIMINARY DEVELOPMENT PLAN 
 

 

 
 

(See following x pages which are a subset of the PDP plan set on file with Noblesville Planning) 
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EXHIBIT C 
 

ARCHITECTURAL STANDARDS 
 

(Page 1 of 2) 
 

Architectural	Standards	–	[Bending	Branch] 

G
en
er
al
/	
M
is
ce
ll
an
eo
u
s	 Floor Area/Dwelling Unit 

(Minimum) 
One-Story 1,800 sf 

Two-Story 2,000 sf 

Building Height (Maximum)  35 feet 

Corner Breaks (Minimum) 
Primary Architectural Plane 

Ranch = 3 
two-story = 4 

Secondary Architectural Plane 2 

Porch 
Required No,  

Area (Minimum) 
20 sf when 
provided 

M
at
er
ia
ls
	

Masonry Percentage (Minimum) 
Primary Architectural Plane 15% 

Secondary Architectural Plane  Not applicable 

Approved Materials 

Fiber Cement Board Permitted 

Masonry Permitted 

Wood Permitted 

Chimneys: Direct vent – non-masonry Permitted 

Vinyl and Aluminum siding Not permitted 
Soffits and Rake Boards Vinyl or 
aluminum 

Permitted 

R
oo
f	

Roof Pitch (Minimum) Primary Ridge unless architecture style 
suggests less.  

6/12 

Roof Ridgelines (Minimum) 
One-Story 3 

Two-Story 3 

Roof Overhang (Minimum) All Architectural Planes – from framing 12 inches 

Allowable Vent Location (Roof) 
Primary Architectural Plane Yes 

Secondary Architectural Plane Yes 

W
in
d
ow

s	

Window Size (Minimum) 
Standard Window 7 sf 
Accent Window (accent windows 
adding to 8 SF equals 1 window) 

4 sf 

Number of Windows (Minimum) 

Primary Architectural Plane Ranch = 3 
2-story = 3 

Secondary Architectural Plane  
Ranch = 2 
2-story = 2 

Total Aggregate (doors count as 
windows) 

Ranch = 14 
2-story = 14 

Window Treatment Required 
Primary Architectural Plane Yes 

Secondary Architectural Plane No 

G
ar
ag
e	

Garage Location 

Primary Architectural Plane Permitted 
Primary Architectural Plane (Corner 
Lot) 

Permitted 

Secondary Architectural Plane Permitted 
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Garage Door Percentage, Primary 
Architectural  

One-Story 50% 
Two-Story 50% 

Garage Windows Required  No 

 
Applicable Footnotes: 
 

(1) Window Treatment includes shutters, wood trim wrap, or brick detail surround. 
(2) Ridge vent not included in restricted vent type on primary architectural plane. 
(3) The minimum overhang shall be measured from framing and shall be 8” in masonry 

areas. 
(4) A group of accent windows with an aggerate window size greater than 7 SF count as a 

window. 
(5) Corner break projections shall be a minimum of 2 feet in depth from the architectural 

plane which it is attached on both sides of the dwelling. 
(6) For 3-car garages the maximum percentage shall not include the 3rd car garage. 
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EXHIBIT D 
 

DWELLING CHARACTER EXHIBITS  
 

(See the below and following page)  
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EXHIBIT E 

 
Entrance Signage Exhibit 

 
(Page 1 of 1) 
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EXHIBIT F 
 

Waivers 
 
The below is a list of Waivers (intended to summarize the text of the PD Ordinance) from the 
underlying UDO standards. 
  
A. Modification of Minimum lot area per lot, Minimum lot width per lot, street frontage, 

setback, floor area, living area, and lot coverage bulk standards (see Section 5). 
B. Reduction in the Buffer Yards and Peripheral Yards: See Section 7. 
C. Open space as illustrated on the Preliminary Development Plan. 
D. Amended sign standards to permit signs flanking entrances. 
E. Reduction of the minimum cur-de-sac radius and street centerline radius (see Section 

11). 
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