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PLAN COMMISSION STAFF REPORT 

 

ITEM NO: 3 
 

APPLICATION NO: 0140-2023 
 

MEETING DATE: November 20, 2023 
 

SUBJECT: Special Consideration  

 Amendment to Allegro Planned Development Ordinance 

 Landscaping waivers 

 

PETITIONER(S): Boden Road Properties LLC, Owner 

 Alhuda Foundation, Inc., Applicant 

 

SUMMARY: Approval of a school use on approximately 17.9 acres within 

31-acre site 
 

LOCATION: 14600 – 14800 block of Boden Road  
 

RECOMMENDATION: Approval 
 

PREPARED BY: Amy Steffens, AICP 

 Senior Planner 

asteffens@noblesville.in.us 

317-776-6325 
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Planning Terms 
 
Special Consideration – A use requiring specific approval by the Plan Commission and the 

Common Council because of its unique or unusual nature accompanied with special conditions. 

Procedure 
 

The application was filed for a public hearing at the November 20, 2023 Plan Commission 

meeting.  Prior to the public hearing before the Commission, a published legal notice was 

advertised in the newspapers and notice of the meeting sent to the surrounding property 

owners.  The Plan Commission will conduct the public hearing and either recommend 

approval, denial, or approval with modifications or conditions of the application to the Common 

Council.  

Correspondence 

None. 
 

Background Information 

The subject site is 17.9 acres, zoned in the Corporate Campus Planned Development District.  On 

February 22, 2022, the Common Council adopted the Allegro Planned Development Ordinance (08-

02-22) to permit only townhouses and single-family detached dwellings on a 31-acre site.  To date, 

no permits have been issued for development of the site.   

Summary 
 

The vacant site is located on the north west side of the intersection of Greenfield Avenue and 

Boden Road.  Autumn Breeze apartments abut to the north, Meadows of Shelborne at Deer 

Path subdivision abuts to the west, an agricultural field abuts to the south across Greenfield 

Avenue, and Ruoff Music Center abuts to the east across Boden Road.  The portion of the site 

proposed for a school use fronts onto Greenfield Avenue to the south, Boden Road to the east, 

and Dry Creek Road to the west in the Meadows of Shelborne subdivision.   

 

Proposed for the 17.9-acre subject site is a school for grades pre-kindergarten through high 

school.  It is anticipated that construction will commence in approximately three years.  Full 

enrollment would be approximately 800 students.  No details have been provided regarding 

phasing of grades, hours, or number of employees, nor have plans been submitted for the 

remainder of the overall 31 acres.   

 

The property is located within the Corporate Campus Planned Development District with a 

designated land use of “single-family residential” and a subdistrict overlay of “mixed 

residential.”  The purpose of the Corporate Campus is to encourage economic development 

activity and high quality, well-integrated developments expanding employment opportunities 

for the city of Noblesville.  The mixed residential subdistrict is intended to address areas 
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where a diversity of residential development is appropriate within the CCPD.  A mix of 

residential and complementary institutional uses shall be permitted in the Mixed Residential 

Subdistrict, in accordance with the approved Land Use and Subdistricts map (UDO §8.E.).   

 

In the single-family residential land use of the CCPD district, nursery school/preschools, and 

primary and secondary schools, colleges and universities are special consideration uses.  If the 

special consideration use is approved, the Allegro Planned Development Ordinance would 

further be amended to permit a school use on the subject site. 

 

The future land use map in the Comprehensive Plan designates commercial/regional/highway 

uses in the central southern portion of the 31-acre site, and mixed residential for the 

northwestern portion of the site.  A school would be a use compatible with residential 

development both existing and planned residential development in the vicinity. 

 

The applicant requests a waiver to allow a 25-foot landscape buffer yard along the south, west, 

and east property boundaries instead of the 50-foot landscape buffer per Ordinance 

requirements; a 50-foot buffer along the north property boundary is provided.  Additionally, the 

applicant requests the elimination of building base landscaping as required by UDO §12.6, as 

well as the elimination of street trees.  Staff supports these waivers, as the reduced western 

buffer yard will be mitigated by the pond and undeveloped area along Dry Creek Road.  

Elimination of the building base landscaping promotes building security by allowing for clear 

visual access to the building’s exterior.  Because there are no mixed residential landscaping 

standards in the CCPD district ordinance, additional landscaping per Article 12 of the UDO 

would be required.   

 

Additionally, this amendment should address the timeline of the start of construction so that 

the Ordinance approvals do not expire prior to construction commencement. 

 

If approved, the project would go through review by the Technical Advisory Committee to 

address engineering, site design, and infrastructure, as well as zoning review for landscaping, 

trash receptacle enclosure, street trees, parking, lighting, and architectural requirements per 

the UDO.  Additionally, a secondary plat shall be required. 
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History 

 

Item Description 
Surrounding Land Uses North – Multi-family residential zoned CCPD, mixed residential 

subdistrict 

South – Agricultural zoned CCPD, secondary corridor subdistrict 

East – Remainder of parcel zoned CCPD, mixed residential subdistrict; 

Ruoff Music Center to the east across Boden zoned CCPD, regional 

recreation/entertainment subdistrict 

West – Deer Path subdivision zoned R5/PD 

Comprehensive Master 

Plan and Future Land 

Use 

The future land use map in the Comprehensive Plan designates 
commercial/regional/highway uses in the central southern portion of 
the 31-acre site, and mixed residential for the northwestern portion of 
the site.   

Traffic Circulations 

and Thoroughfare 

Plan 

Boden Road, 146th Street, and Greenfield Avenue are 

primary arterials 

Environmental and 

Utility 

Considerations 

None 

Technical Advisory 

Committee 

None at this time.  If approved by the Commission and 
Council, application for TAC review will be required prior to 
commencement of site improvements.. 
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Attachments 

Exhibit 1 Aerial photograph 

Exhibit 2 Applicant’s preliminary site plan 

 

Recommendation 

A school use would be compatible with the adjacent residential uses and with the 

commercial/regional/highway uses designated for the central southern portion of the site.  The 

landscape waivers are an acceptable deviation from the UDO requirements and would enhance the 

overall security of the site.  Staff supports a favorable recommendation of application 0140-2023. 

Motions 

1. Motion to approve LEGP-000141-2023 to permit a school use as a special 

consideration as per the presentation and staff report, including the waivers listed 

below, and with the condition that the school use has received Technical Advisory 

Committee approval no later than three years after the Ordinance is adopted and 

recorded as per law. 

1. Elimination of building base landscaping; 

2. Reduction of the peripheral landscape buffer to 25 feet along the west, south, 

and east property lines; and 

3. Elimination of street trees. 

2. Motion to deny application 0140-2023 based on staff report and presentation 

(support with reasons). 

3. Motion to continue application 0140-2023 until (December 11, 2023 or January 16, 

2023). 


