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                    August 13, 2019
Department of Planning and Building

Town of McCordsville


Project:

PC-19-009, Underwood Rezone
Petitioner: 

Tracy Underwood
Request:
The petitioner is seeking approval of a rezone from Residential-1 (R-1) to the Underwood PUD for approximately 10 acres.  The property is generally located along the southside of CR 750N, approximately a 1/10 of a mile east of CR 700W (Carroll Rd).  The property is addressed 6773 W CR 750N, McCordsville, IN 46055.
Staff Review:
The petitioner proposes a mixed use Planned-Unit Development.  The property is bisected by a drainage ditch, which makes for a natural transition of uses.  Generally speaking, the portion of the property east of the ditch would allow some limited commercial uses, while the portion of the property west of the ditch would allow residential uses, along with agricultural-related uses.  Land use specifics are detailed in the Staff Comments portion of this report and in the proposed PUD Ordinance.

General Size & Location


The subject property approximately 10 acres.  The subject property is located at 6773 W CR 750N, McCordsville, IN 46055.

Existing Land Use & Zoning

The subject parcel is zoned either Residential – 1 (R-1) PUD.  Adjacent properties are zoned as follows:
· North: Across CR 750N, undeveloped agricultural property zoned R-1   
· East: Un-platted estate lot featuring one single-family home zoned R-1  
· South: Immediately south is the CSX railroad tracks, further south is W. Broadway
· West: Geist Ridge subdivision (single-family residences) zoned R-1
Infrastructure


The subject properties are located within the Town’s sanitary sewer territory.  Sanitary service is not currently within a reasonable distance, and the petitioner intends to seek approval from the County Health Dept. for a septic system.  Water service is provided by Citizens Energy Group.  The Town cannot speak to any requirements of Citizens Energy Group. Vehicular site access will be provided via one entrance (on CR 750N) for the commercial uses east of the ditch and one entrance (on CR 750N) for the future residential uses west of the ditch.  The petitioner has committed to installing a perimeter sidewalk if and when an adjacent property installs a sidewalk.  

Development Proposal


The petitioner is proposing a mixed-use PUD which allows the following use:


        Permitted by Right

Agricultural crop production
Animal Clinic or Hospital

Animal Grooming

Animal Kennel, Indoor

Animal Pet Store

Doggy Daycare

Nature Center

Nature Reserve or Preserve

Park

Pet-treat Bakery

Pet Training

Single-family dwelling

Special Exceptions

Greenhouse, commercial

Religious Place of Worship

Vineyard or Orchard

The above noted uses are further defined and in some cases restricted by the proposed PUD.  Staff will be prepared to expand upon those restrictions at the meeting.  The general lot standards, including but not limited to, lot size, setbacks, building height are per the Town’s Zoning Ordinance.  The area east of the ditch meeting will meet the CO District, and the area west of the ditch will meet the R-1 District.  The only exceptions to these standards will be some increased setbacks along the west, south, and east property lines as described in the PUD.  

The PUD does propose a number of its own standards for architecture, landscaping, parking, and screening.  In regards to architecture the petitioner is seeking to re-use the existing barn and make an addition to it.  The petitioner would like to do a barn style building, and therefore, specific architectural standards that allow for such a style have been proposed.  The PUD also includes some Illustrative Architectural Exhibits.  Due to the large size of the lot, lengthy setbacks, and low intensity of the site the petitioner has proposed some alternative landscape standards.  The petitioner will not have the traditional perimeter or interior parking lot plantings or building foundation plantings.  The petitioner will be adding street trees (outside of the ROW) along CR 750N to help define the property and add to the streetscape.  The petitioner’s parking plan will allow gravel parking and drive aisles for a period of three (3) years from the date of commercial occupancy.  At the expiration of the time period, the petitioner will be required to asphalt the parking and drive aisles.  Finally, in regards to screening, the petitioner is committed to keeping the existing tree standards along the west, south, and east property lines, as described in the PUD.  This means a conservation easement will be provided to ensure the long-term protection of those trees.     
Staff Comments:
Staff has worked with the petitioner on this petition for the last couple months.  It is a unique request in that it seeks a mixed-use development with a more rural feel.  The petitioner intends to re-use the existing barn, which is approximately 1,800 square feet, and add-on another 3,000-4,200 square feet for a total building size between 4,800 and 6,000 square feet.  The maximum size of any non-residential building would be 8,000 square feet, so the PUD does allow for some future expansion.  With the expanded building, the petitioner plans doggy daycare, dog grooming, lobby/entry, and a kitchen.  Directly south of the existing barn will be the outside dog runs (enclosed).  These runs will only be used for bathroom breaks and playtime.  Dogs in the outside dog runs, will always be accompanied by a human.  The remainder of the improvements on the eastside of the site will be the access drive, parking, and landscaping.  


For the westside of the site, the petitioner has no initial development plans.  Long-term, the petitioner is interested in developing a few lots for single-family homes.  The underlining zoning of the PUD, for this side of the site is R-1, and the area is about seven (7) acres in size.  If multiple homes were to be constructed, they would be required to share one entrance/exit onto CR 750N.    

Plan Commission Remonstrance

This petition did receive remonstrance, staff has paraphrased those comments below.

Comment/Concern: Who picks up waste?

Response: Solid waste is placed in trash containers and emptied by the trash service weekly.

Comment/Concern: If the economy drops, will you be able to maintain this site at the current 30 dogs per day?

Response:  The petitioner indicated they could.

Comment/Concern: If rezoned, what happens if you no longer need this property?

Response: The proposed PUD is written fairly tightly.  Another business meeting the requirements of the PUD could operate without additional zoning approval.  Any needed changes to the approved PUD, would require a public process before another use could operate.  

Comment/Concern: Concern about increase in noise & traffic.

Response:  750N currently has a very low traffic level and the additional traffic will not cause a traffic issue.  The petitioner is taking steps to ensure noise doesn’t become an issue.  The petitioner can further expand upon their measures at the meeting. 

Comment/Concern: How many times will the dogs be taken outside for bathroom breaks?

Response: Approximately 3 times a day for 10-15 minutes, always supervised.

Comment/Concern: What is the size of the training classes? How many nights per week?

Response: Maximum of 12 dogs per session, 3 times a week.  

Comment/Concern: Will all activity occur within the confines of the barn?

Response: All dog-related activities will occur within the barn and/or barn expansion with the exception of the outdoor dog runs.

Comment/Concern: Concern about deliveries.

Response: Petitioner does not expect deliveries to be any different than a residence. 

Comment/Concern: is there a guarantee the portion of the site west of ditch will never be expanded to commercial uses?

Response: The proposed PUD limits that area to single-family residential, park, nature center, nature preserve or reserve, and agricultural crop production.  Any other land use would require a rezone. 
Comment/Concern: Believes area should stay residential.

Response:  Staff feels the ditch is a natural transition point, between the mixed use uses (to the east) envisioned by the Comprehensive Plan and the existing single-family uses to the west. 

Comment/Concern: Why does the petitioner want such a large parcel of land?

Response:  Staff has no response; the petitioner may address this at the meeting. 

Comment/Concern: Will the amount of urine contaminate the septic or wells?

Response:  Petitioner responded that the urine will be directed into drains that will drain into their septic system. 

Comment/Concern: Is municipal water being brought to the site and will Cindy Dr. residents be forced to hook-up?

Response: The Town has no current plans to extend water or sewer service to this property.

Comment/Concern: Concern that the railroad and coyotes will agitate the dogs and increase barking.

Response:  The petitioner responded that they are closer to the railroad tracks in their current location than the proposed location.  They currently don’t have any issues with the trains. In regards to coyotes, the dogs will only be outside only for bathroom breaks and will be attended.

Comment/Concern: Concern about child safety out playing with the increase in traffic.
Response:  Traffic will be increasing on 750N regardless of this development.  This development is not anticipated to produce a significantly larger number of trips than if the property was developed as a residential subdivision. 
Comment/Concern: What happens if a dog is not picked-up by its owner at the end of the day?

Response:  Petitioner responded that this happens very infrequently and they typically either take the dog to the owner’s home or take it home with them.

In addition to those comments at the Public hearing, staff did receive one letter of remonstrance prior to the Plan Commission meeting. Staff believes we have worked with the petitioner to address the concerns noted in the letter as best we can.  Commentary below is paraphrased. 

Comment/Concern:  24/7 barking inside and out disturbing peace and quiet.

Staff Response: There will be no dogs outside between 7pm and 6am.  Dogs barking inside are not expected to be heard 565 feet away, which is the nearest home in Geist Ridge.  

Comment/Concern: Traffic increases.

Staff Response: This use is not expected to be a major traffic generator.  

Comment/Concern: Retail uses in addition to dog uses?

Staff Response: The only retail use occurring on-site will be retail sales of pet-treats baked on-site.  These baked goods products will be sold on-site and over the internet.  There will be no on-site advertising and the vast majority of on-site sales is expected to go to customers already on-site for another service. 

Comment/Concern:  Property values will decrease.

Staff Response: The commercial portion of this site is very low intensity and is a commercial that is a neighborhood service.  This is not a regional commercial, nor a use that produces significant traffic.  Effects on property values are difficult to predict, because it is subjective and property values are usually affected by more than just one thing.  Generally, petitioners and remonstrators can each find a real estate professional with competing opinions on the effect on property value.  Staff is of the opinion that development, when done correctly, raises the property value of the area. 

Comment/Concern:  Visibility of backside of business and dumpsters facing near the backyards in Geist Ridge

Staff Response:  Based upon the proposed Preliminary Plan this is not an issue.   

For all rezones, Indiana Code Section 36-7-4-603 states that reasonable regard shall be paid to the following items:
1. The Comprehensive Plan

2. Current conditions and the character of the current structures and uses

3. The most desirable use for which the land is adapted

4. The conservation of property values throughout the jurisdiction

5. Responsible growth and development

The Future Land Use Map envisions this area to be developed as Low Density Residential.  The Comprehensive Plan intends for Low Density Residential to be low density single-family residential uses.  Other uses in this classification should be limited to public and semi-public uses which are normally associated with residential neighborhoods, such as a community center, daycare, golf course or school, wherein no use detracts from the residential character of the immediate area.  The purpose of this classification is to create an attractive, stable, and orderly residential environment for citizens who desire large lots.  Developments in this classification is often such that there are less than two dwelling units per acre.  While a dog grooming and doggy daycare use is not specifically listed in this classification, staff believes the proposal is in keeping with the intent of the Future Land Use Map classification.  The initial build-out of the commercial side of the site will be 5,000-6,000 square feet on approximately 3 acres.  The full allowable build-out is 16,000 square feet.  Average commercial intensity is around 10,000 square feet per acre.  This low intensity, along with the petitioner’s plan to keep the natural feel of the property intact, and the fact this is a neighborhood service type of commercial use is in keeping with the Future Land Use Map’s classification.
Staff is supportive of this petition and recommends approval by the Town Council.     
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