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Project:


Star Financial ITM, BZA-20-002
Petitioner: 

Star Financial  
Location:
Southside of W. Broadway, approximately 1/10 mile east of CR 600W
Request:
The petitioner’s request seeks multiple Variances and Special Exceptions to allow the installation and operation of an Interactive Teller Machine (ITM). 
Staff Review: 
Background: This site has been owned and considered for a bank branch for Star Financial for many years.  Star Financial received approvals from the BZA a number of years ago related to a bank branch.  They subsequently sought multiple extensions for those which were granted by the BZA.  In 2014, the BZA denied the latest extension request as they felt the continued requests, without a clearly identified and committed timeline from Star, had exceeded the BZA’s comfort level.     

Existing Conditions: The site is undeveloped, but access points have been created through the McCordsville Commons development.  Additionally, there is some gas utility infrastructure on-site.  
Surrounding Land Use & Zoning:  The surrounding land uses are as follows: 

· North: Across W. Broadway is developed property zoned R-3

· East: Undeveloped land zoned CR via the McCord Square development proposal 

· South: Developed as McCordsville Commons, zoned CN

· West: Developed as McCordsville Commons, zoned CN
The petitioner is requesting approval of two Special Exceptions and four Development Standards Variances from the Sections listed below.   
Special Exception #1 – Section 4.08
Any business seeking to permit a drive-thru is required to obtain a Special Exception.
Special Exception #2 – Section 4.09
Any business seeking to allow a 24-hour business is required to obtain a Special Exception.

Variance #1 – Section 4.01(C)
This section requires a primary structure to be constructed on a lot prior to the construction of an accessory structure.  The proposed ITM would be considered an accessory structure, and at this time the petitioner is not proposed a bank branch (primary structure).   
Variance #2 – Section 4.01(D)(2)(a)
This section requires kiosks to be located so as to minimize visibility from the street.  An ITM is considered a kiosk by the Zoning Ordinance’s definition, and the proposed location does not minimize visibility.    
Variance #3 – Section 6.05(B)(1)

This section prohibits buildings or parking from encroaching upon a front-yard setback.    

Variance #4 – Section 7.03(H)

This section prohibits signage on any parcel that does not feature a primary structure.    

Staff Comments:
Special Exceptions
By their nature, ATMs or ITMS, are 24-hour, drive-thru businesses.  The site location, along W. Broadway, is one of our most heavily traveled roadways.  A significant portion of the surrounding land is zoned CR, our highest intensity commercial zoning designation, and there are very limited residential uses nearby.  Staff feels this location is appropriate for both a drive-thru and 24-hour business.  

Variances

Staff has concerns with both variance requests.  

Variance Request #1

Staff has generally not supported requests seeking to allow accessory structures prior to the establishment of primary structures.  The petitioner has not provided Town staff with any commitments regarding a timeline for the construction of the primary structure.  The addition of an accessory structure without a primary structure could essentially create a situation where the Town has highly valuable piece of property with little to no assessed value growth for a significant period of time.  This property is in a prime location in Town, along W. Broadway and adjacent to our proposed Town Center.  Increasing the likelihood of such a property sitting undeveloped, except for an ITM, by approving this variance request is not in the Town’s best interests.  Staff has requested some time limits on this approval to increase the likelihood of a bank branch being built.  We look forward to further discussions on this topic at the meeting.  


Variance Request #2


The proposed ITM has been located to increase, instead of minimize visibility.  Staff understands the petitioner feels the need to do this in order to increase the likelihood customers will see, and then use the ITM.  Staff would like to see the ITM be successful, as that increases the likelihood of a future bank branch.  Staff has requested that the petitioner plant low-level landscaping around 3 sides of the structure.  This would allow the structure to maximize visibility while also providing some additional aesthetic qualities and ensure the structure is more in keeping with the Town’s developments standards.  
Variance Request #3
The proposal requests that parking be allowed to encroach into the front-yard setback along W. Broadway (SR 67).  This request is necessary due to the Town’s request for cross-access between this parcel and the neighboring parcels.  Town staff feel strongly that cross access is necessary, and in fact our Zoning Ordinance would require the cross-access upon development of this site.  Staff is requesting this cross-access be dedicated now with this petition in case the development of the site does not occur for an extended period of time.  It should be noted this encroachment is in keeping with the parking design of the adjacent McCordsville Commons.  Staff is in support of this variance request so long as the cross-access easement is required along with this petition.  

Variance Request #4
Since, the ITM is considered an accessory structure, any signage for the structure would require a variance.  Staff is in support of allowing signage but would like to place a reasonable limit on the amount of signage.  Staff is still in discussions with the petitioner regarding the size of the signage.  We anticipate further discussion at the meeting. 


In summary, staff is supportive of the Special Exceptions.  We have concerns with some of the Variance requests as detailed above.  We look forward to further discussing this petition at the meeting and seeing further investment by Star Financial in the Town.  If the BZA is inclined to approve this request, staff has included our recommended conditions of approval below:
· If a bank branch is not constructed within 5 years, the Special Exception shall expire and the ITM shall be removed from the site.  If a bank branch is constructed within 5 years, the ITM shall be incorporated into the primary structure.  The petitioner shall have the right to seek an extension; however, the Board shall not be obligated to approve such a request.
· A cross access easement shall be granted prior to the issuance of building permits for the ITM construction. 

· The petitioner commits to entering into good faith negotiations with interested parties wishing to acquire the “triangle” portion of the property for development, only after it has been determined this area is not needed for development of the subject parcel.

· Petitioner is required to construct the required 10’ asphalt multi-use perimeter path along W. Broadway with the construction and installation of the ITM.

· Landscaping is provided along the north, west, and south foundation walls of the ITM structure.  This landscaping should be located so as to not prevent access to service doors.  The landscaping shall include, but not be limited to shrubs, annuals, and perennials, and shall be not less than 3 square feet of surface area for every 1 square foot of structure footprint.  

· Parking shall be no closer than twenty-eight (28) feet to the future right-of-way line.

· Signage on the ITM shall be limited to the “canopy” feature of the ITM and an additional 2 square feet of signage on each of the east, north, and west elevations.
The BZA may include conditions of approval, and if so those conditions should be incorporated into the ballots.  They may be amended, added to, or removed by the BZA.  The petitioner also has the right to request them to be amended, added to, or removed until the time the BZA has made a motion on the conditions.
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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