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Board of Zoning Appeals Staff Report




    
                    June 5, 2019
Department of Planning and Building

Town of McCordsville


Project:


Robert Tedder, BZA-19-003
Petitioner: 

Robert Tedder
Location:
7670 N 600W (Parcel ID# 30-01-26-102-022.000-018), which is located at the southwest corner of CR 600W and Second St.
Request:
The petitioner is seeking a Special Exception from Appendix A the Town of McCordsville Zoning Ordinance No. 121410, as amended, to allow a retail sales land use in the Old Town (OT) Zoning District.  
Staff Review: 

Existing Land Use & Zoning


The property is zoned OT.  Adjacent properties are zoned as follows:

· North: Across Second St., property developed as single-family zoned OT 

· East: Across 600W, property developed as single-family zoned CR 
· South: Undeveloped property zoned OT
· West: Property developed as single-family zoned OT
Existing Conditions

The site features a converted residential to commercial structure.  Parking is located along Second St.  The existing building is approximately 1,900 square feet.
Zoning History

The zoning history of this site is difficult to trace, but to our knowledge this site has been operated as an office since at least 2008 when a rezone to Neighborhood Commercial (CN) was approved, with the use being limited to administrative/professional offices (Exhibit A).  In 2010 the McCordsville Division of the Hancock County BZA approved a sign variance for the site.  In 2011 it was rezoned to Old Town (OT), and existing rights to administrative/professional offices would have been extended from the previous approval.  These commitments would have to be revised by recommendation of Plan Commission and approval of Town Council, if the BZA approves this Special Exception.
Special Exception Request

A small scale, retail land use is listed as a Special Exception for the Old Town (OT) Zoning District in the Town’s Zoning Ordinance.  The use is defined as retail uses that tend to serve a local area and include establishments such as video stores, delicatessens, bakeries, gift shops, and ice cream shops.  We believe a CBD Oil business would meet the criteria for a small-scale retail business.    
Staff Comments:
Staff has reviewed the site to determine if the site can handle the requirements of the proposed use.  The site is constructed for a residential use, but has housed an office for a number of year.  Therefore, it has appropriate access to utilities.  The existing parking offers approximately 6 parking spaces, all of which are partially in Town right-of-way (Exhibit B).  The required parking ratios for commercial and small-scale retail are the same.  Therefore, 1,900 square foot building would require 6.3 parking spaces, plus an additional space for each employee (on the largest shift).  Assuming there is only 1 employee on the largest shift, this site would need to provide a minimum of 8 (rounding up) parking spaces.  The current parking is not adequate.  The current spaces are also considered grandfathered as 4 of the 6 do not meet our current standards.  Therefore, since retail typically generates more trips, and more trips means more parking activity, staff would prefer not to see more use of these grandfathered spaces.  Additionally, staff would have concerns with additional spaces be located along the petitioner’s driveway and be accessed via the alley.  This alley, like most in Old Town is gravel and/or grass, and is 16’ wide.  The typical drive aisle used to access commercial parking spaces is 24’ wide, and is paved.  This alley would not meet either of these conditions.    
Staff is also concerned with the ability for this building to be altered to adequately house a retail use.  Staff has requested additional detail from the petitioner on how the retail sales space will fit into the structure.  

Finally, staff is concerned that adding retail sales on this site will not fit into the character of the Old Town area.  The area is predominately residential.  While the Town would like to see commercial uses in appropriate locations along the perimeter of Old Town, staff does not feel retail sales at this location aligns with the vision.  We feel retail uses in Old Town should be limited to the W. Broadway (SR 67) frontage, and office uses are best suited along CR 600W.  Retail sales generally generated more traffic than office uses.  That increase in traffic could cause turning movement issues on CR 600W which would restrict traffic flow.  Additionally, the use could cause an increase in “cut-through” traffic through Old Town.  The increased activity a retail use would provide also increases the likelihood of other potential nuisances like noise.  With the proximity of this property to neighboring properties this is a real concern.    
In closing, while the Town would like to see more investment in Old Town, we feel this property is best maintained as an office use.  Therefore, staff recommends the petition be denied.  If the BZA is inclined to approve this petition, staff would recommend the following conditions of approval:

1. A minimum of 8 parking spaces shall be provided.  All spaces shall be asphalt, and be striped.  
2. There shall no signage on the building, with the exception of window signage on the front door. 
3. The approval is conditioned upon receiving approval from the Town Council for an amendment to the existing commitments.  

Decision Criteria:
The BZA has four (4) options in considering this request; the Board may approve, approve with modifications, deny, or continue this petition.  
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Exhibit A – Zoning Commitments 
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Exhibit B – Parking Exhibit
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Plan view
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View from northwest
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