
 

 

Staff Report – Plan Commission 
 

Docket #:  PC2026-014 Grove at Stones Crossing Lot 1 Hearing Date: April 27, 2026 

Applicant: Justen Hochstetler, Crossroad Engineers, 115 N 17th Ave., Beech Grove, IN 46107 

Owner: Franciscan Alliance, Inc., 8111 S Emerson Ave., Indianapolis, IN 46237 

Subject Property:  SE Corner of SR 135 and Grove Crossing Blvd. 

Staff Contact: Gabe Nelson, nelsong@greenwood.in.gov, 317.887.5230 

 
Request: 
Petitioner is requesting the following waivers from the Unified Development Ordinance: 

1. Section 10-03-06(G) Commercial properties under 25,000 sf of GFA and institutional properties require 
a planting strip with minimum width of 10 feet along the full length of the foundation facing a street. 

 

Staff Comment: The Board of Zoning Appeals previously approved variance increased the front yard 
setback along SR‑135 from 80 ft to 105 ft, which provides adequate space for required landscaping. The 

proposed sidewalk corridor measures approximately 20–25 ft in places and can accommodate planting 
through planters, tree grates, or other integrated planting treatments to meet the 10‑ft planting strip 

requirement. 

 

2. Section 10-03-06(J)(2)(a) A minimum 5-feet wide, landscaped area with a continuous row of shrubs 
must be provided at the perimeter of the parking lot; (e) Drive aisles must also have perimeter 
plantings. 

 

Staff Comment: Perimeter landscaping is required for all parking lots. The building is under construction 
with associated parking and drive aisles; therefore parking lot perimeter plantings and perimeter plantings 
adjacent to drive aisles must be provided in accordance with the UDO. 

 

3. Section 10-03-06(H) Street trees shall be planted at a rate of one tree per 40 linear feet of frontage.  

 

Staff Comment: Streets include thoroughfares that afford vehicle access to abutting property. The 
frontage should include street trees at a rate of 1 tree per 40 feet.  

 

4. Section 10-06-09(C) Sidewalks and other pathways identified in the Comprehensive Plan shall take 
precedent over standard sidewalk widths and specifications. Where identified in the Plan, pathways 
shall be minimum ten (10) feet in width. 

 

Staff Comment: Regional trails and pathways identified in the Comprehensive Plan must be constructed 
to the plan’s standards. Where the Plan requires a 10‑ft pathway, that width takes precedence over 
standard sidewalk widths; the City Engineer may reduce width only for field constraints (slope, grade, 
topography, etc.). Reducing the pathway width would conflict with the petitioner’s stated goal of providing 
generous, safe pedestrian areas. In order to uphold the Comprehensive Plan, trials should be required.  

  
Location:  

This parcel is located at the Southeast corner of State Road 135 and Grove Crossing Blvd. 

Parcel # 41-04-12-033-024.000-041 
 
Existing & Surrounding Land Use: 

Existing: Commercial Medium (CM), Vacant Land  



North: Commercial Medium (CM), Residential Care Facility  

South: Commercial Small (CS), Animal Hospital 

East: Commercial Medium (CM), Vacant Land  

West: Johnson County Zoning (MR), Church 

 
Recommendations:  

Staff recommends denial of all waiver requests. 

 
Attachments:  
Waiver Request 
Waiver Justification 
Zoning Map 
Site Plat 
Landscape Plan 
Future Trail Network  
 
 



City of Greenwood Plan Commission  

Attachment P: Subdivision, Parking and/or 
Landscape Waiver Request 

 

Project and Docket Number:___________________________________________________________ 
 

Applicant on Behalf of:______________________________________________________________ 
 
Waivers from these Regulations. 
Where the Plan Commission finds that extraordinary hardships or practical difficulties may result from 
strict compliance with these regulations and/or the purposes and intent of these regulations may be 
served to a greater extent by an alternative proposal, it may approve waivers to subdivision (Sec. 10-
06-01), parking (Sec. 10-03-02), landscaping (Sec. 10-03-06) regulations so that substantial justice 
may be done and the public interest secured, provided that such waivers shall not have the effect of 
nullifying the intent and purpose of these regulations. Such waivers may be granted upon written 
request of the applicant stating the reasons for each waiver and may be waived by two-thirds (2/3) of 
the regular membership of the Plan Commission.   
 
I respectfully request consideration by the Greenwood Plan Commission to waive the requirements 
established by the following Section(s) of the Greenwood Municipal Code for the Subdivision Control 
Ordinance (UDO) as it relates to subdivision, parking, or landscaping requirements for the City of 
Greenwood: 
 
Section 10- ___-___: ______________________________________________________________ 
 
Section 10- ___-___: ______________________________________________________________ 
 
Section 10- ___-___: ______________________________________________________________ 
 
The Plan Commission may, in its discretion, authorize and approve waivers from the requirements 
and standards of these regulations upon finding that the four criteria, described on the following 
page(s) titled “Attachment P: Waiver Justification” have been justified. 
 
I submit that this request is not in conflict with the Plan Commission guidelines for review of waiver 
requests outlined above.   
 
________________________________________________________________________________ 
Signature of Applicant    Printed Name     Date 
 
 
 

Section 10-03-06: Requesting relief from the current required street trees along the access drive.

Franciscan Alliance, Inc.

03 06 Requesting relief from the current foundation plantings width in order to maximize safe pedestrian travel

03 06 Requesting relief from the current drive aisle landscaping on the south side of the property. 

06 09 Requesting relief from the current required trail per the Comprehensive Plan

CrossRoad Engineers, PC 3/27/26

Lot 1-1 of Grove at Stones Crossing Commercial Subdivision PC2026-014



 
   

City of Greenwood Plan Commission  
Attachment P: Waiver Justification 
Provide a unique “Attachment P: Waiver Justification” for each waiver request. 

 
 
 
Section 10- ___-___: ______________________________________________________________ 
 
Describe why this waiver request is necessary: 
 
 
 
 
 
Explain and justify how this Waiver Request meets each of the criteria outlined below: 
(1) The approval of the waiver request will not be detrimental to the public safety, health, and 

welfare, or injurious to property within a reasonable proximity to the subject property involved in 
the waiver request.  
 
 
 
 
 
 

(2) The strict application of the applicable ordinance standard will result in practical difficulties in the 
development due to the particular physical surroundings, unique constraints, or topographical 
conditions of the subject property. These conditions will not substantially alter the character of the 
subject district or neighborhood.   
 
 
 
 
 
 
 

(3) The practical difficulties were not self-imposed and cannot be overcome by reasonable design 
alternatives.  Financial hardship does not constitute grounds for a waiver.    

 
 
 
 
 
 
 
(4) The waiver request is necessary and represents a minimal deviation from explicit ordinance 

standards.  
 

03 06 Requesting relief from the current foundation plantings width in order to maximize safe pedestrian travel.

This is necessary due to the size constraints of the site and to provide safe pedestriant travel 
throughout the site. 

The landscaping areas are still being provided in different locations near the building footprint 
where safe pedestrian travel is still feasible. 

In order to provide proper pedestrian, fire department, and vehicle access throughout the site 
the required foundation landscaping could not be installed in all areas. The width and length 
were maximized in feasible areas and plantings were made up in other areas. 

The site has been maximized to accommodate safe pedestrian routes and feasible fire 
department access, which cannot be maintained if this requirement was met. 

The request still includes foundation landscaping, but deviates in some locations to 
accommodate safe pedestrian access, vehicle access, and fire department access. 



 
   

City of Greenwood Plan Commission  
Attachment P: Waiver Justification 
Provide a unique “Attachment P: Waiver Justification” for each waiver request. 

 
 
 
Section 10- ___-___: ______________________________________________________________ 
 
Describe why this waiver request is necessary: 
 
 
 
 
 
Explain and justify how this Waiver Request meets each of the criteria outlined below: 
(1) The approval of the waiver request will not be detrimental to the public safety, health, and 

welfare, or injurious to property within a reasonable proximity to the subject property involved in 
the waiver request.  
 
 
 
 
 
 

(2) The strict application of the applicable ordinance standard will result in practical difficulties in the 
development due to the particular physical surroundings, unique constraints, or topographical 
conditions of the subject property. These conditions will not substantially alter the character of the 
subject district or neighborhood.   
 
 
 
 
 
 
 

(3) The practical difficulties were not self-imposed and cannot be overcome by reasonable design 
alternatives.  Financial hardship does not constitute grounds for a waiver.    

 
 
 
 
 
 
 
(4) The waiver request is necessary and represents a minimal deviation from explicit ordinance 

standards.  
 

03 06 Requesting relief from the current drive aisle landscaping on the south side of the property. 

This request reflects anticipated development that may affect infrastructure and landscaping on the
south side. Addressing it with the adjacent property’s development will improve overall
constructability.

This will not result in the issues described above, as the requirements will be satisfied by
anticipated future development to the south.

Construction of the development to the south of the subject property would damage, alter, or
require removal of any landscaping and associated plantings if installed with Lot 1-1 of the
Grove at Stones Crossing development.

The current design already includes additional plantings in other areas to satisfy prior waivers,
limiting the ability to add more to the subject property without overplanting. The site has been
maximized to accommodate safe pedestrian routes and feasible fire department access.

The required landscaping area and associated plantings will be installed in conjunction with
anticipated future development to the south of the subject property.



 
   

City of Greenwood Plan Commission  
Attachment P: Waiver Justification 
Provide a unique “Attachment P: Waiver Justification” for each waiver request. 

 
 
 
Section 10- ___-___: ______________________________________________________________ 
 
Describe why this waiver request is necessary: 
 
 
 
 
 
Explain and justify how this Waiver Request meets each of the criteria outlined below: 
(1) The approval of the waiver request will not be detrimental to the public safety, health, and 

welfare, or injurious to property within a reasonable proximity to the subject property involved in 
the waiver request.  
 
 
 
 
 
 

(2) The strict application of the applicable ordinance standard will result in practical difficulties in the 
development due to the particular physical surroundings, unique constraints, or topographical 
conditions of the subject property. These conditions will not substantially alter the character of the 
subject district or neighborhood.   
 
 
 
 
 
 
 

(3) The practical difficulties were not self-imposed and cannot be overcome by reasonable design 
alternatives.  Financial hardship does not constitute grounds for a waiver.    

 
 
 
 
 
 
 
(4) The waiver request is necessary and represents a minimal deviation from explicit ordinance 

standards.  
 

03 06 Requesting relief from the current required street trees along the access drive.

This is necessary due to the water main that runs north to south along the access drive. The water 
utility requires maintaining the current location of the water main and typically does not allow trees 
to be planted on top of its facilities to allow for protection of the water main and for future repairs. 

The elimination of trees along the proposed driveway/drive aisle has no bearing on public 
safety, health, and welfare.  The exclusion of these trees will provide for greater site lines for 
vehicles maneuvering internally to the developed Block.  The adjacent properties will benefit 
from the safer travel, but will still be required to provide their respective perimeter landscaping.

The request for street trees applies to an internal access driveway/drive aisle proposed to 
provide integrated access within a Block of a commercial subdivision. While the driveway/drive 
aisle is designed to meet local street standards to withstand anticipated traffic, it is not a street 
in practical application or definition, and its distinction as a driveway/drive aisle should be 
recognized. The intent of the ordinance for trees along this driveway/drive aisle will be met 
through required perimeter landscaping of adjacent developments as they come online.

For development of the Block, there are required tie in locations for stormwater, installation of 
both water and sanitary utilities, and the request for a sidewalk all about this driveway/drive 
aisle.  These infrastructures do not allow for additional landscaping adjacent to the perimeter 
landscaping already required of each lot as it is developed.

The necessity of this waiver is because the expectation for additional trees to be planted 
adjacent to a driveway/drive aisle greatly restricts the development of the Block in an integrated 
fashion.  This is a minimal deviation from the intent of the ordinance in that the site will still 
include the required landscaping and planting in areas as the internal areas are developed and 
where the proposed infrastructure can be proected.



 
   

City of Greenwood Plan Commission  
Attachment P: Waiver Justification 
Provide a unique “Attachment P: Waiver Justification” for each waiver request. 

 
 
 
Section 10- ___-___: ______________________________________________________________ 
 
Describe why this waiver request is necessary: 
 
 
 
 
 
Explain and justify how this Waiver Request meets each of the criteria outlined below: 
(1) The approval of the waiver request will not be detrimental to the public safety, health, and 

welfare, or injurious to property within a reasonable proximity to the subject property involved in 
the waiver request.  
 
 
 
 
 
 

(2) The strict application of the applicable ordinance standard will result in practical difficulties in the 
development due to the particular physical surroundings, unique constraints, or topographical 
conditions of the subject property. These conditions will not substantially alter the character of the 
subject district or neighborhood.   
 
 
 
 
 
 
 

(3) The practical difficulties were not self-imposed and cannot be overcome by reasonable design 
alternatives.  Financial hardship does not constitute grounds for a waiver.    

 
 
 
 
 
 
 
(4) The waiver request is necessary and represents a minimal deviation from explicit ordinance 

standards.  
 

06 09 Requesting relief from the current required trail per the Comprehensive Plan

This is necessary because the subject trail is located within INDOT right-of-way. A Joint Use and 
Maintenance Agreement (JUMA) is required and is beyond the control of the developer. The 
developer does not have the authority to engage with INDOT to accommodate this request.

The existing sidewalk that would be replaced meets ADA standards and provides a safe route 
to the proposed development. 

The location of the requested path is within the INDOT right-of-way requiring a JUMA which is 
outside the authority of the developer to obtain.

The requirement of a JUMA is not within the developers authority to obtain.

This request is necessary due to the requirement for a JUMA, which is not within the 
developer’s authority to obtain. There is an existing sidewalk network that provides pedestrian 
access to the subject property while maintaining consistency with the overall sidewalk layout of 
the surrounding properties.
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FIGURE 7.1: FUTURE TRAIL NETWORK MAP




