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Board of Zoning Appeals Staff Report




    
        September 5, 2021
Department of Planning and Building

Town of McCordsville


Project:


McCordsville Family Dentistry, BZA-21-004
Petitioner: 

CCH+A, representing Revel & Underwood 
Location:
7473 N 600W, McCordsville, IN 46055
Request:
The petitioner’s request seeks three (3) Development Standard Variances to allow a reduction in sidewalk width, reduction in front-yard setback, and increase in parking between the street and building.   
Staff Review: 
Existing Conditions: The subject lot is currently undeveloped, but is part of the McCordsville Corner Shoppes development, which currently features a multi-tenant retail center and a Greenfield Banking Company branch.  The subject lot will be accessed from an internal drive and will not have direct access to Mt. Comfort Road.    
Surrounding Land Use & Zoning:  The surrounding land uses are as follows: 

· North: Across CR 750N, a cemetery 
· East: Undeveloped commercial lot, also part of McCordsville Corner Shoppes   
· South: Undeveloped commercial lot, also part of McCordsville Corner Shoppes   
· West: Across Mt. Comfort Road, a single-family residence zoned Neighborhood Commercial (CN)  
The petitioner is requesting approval of three (3) Development Standards Variance as detailed below.     
Variance #1 - Section 5.02(F)(4)(c)
This section requires the amount of off-street parking located between the street and the front façade of the building to not exceed 80% of the total number of spaces required by Ordinance. 
Variance #2 - Section 5.02(F)(6)(a)(ii)
This section requires sidewalks no less than 8’ wide to be provided along the full length of a building along any façade that features a customer entrance. 

Variance #3 - Section 6.02(A)
This section requires a 50’ wide front-yard setback.    

Staff Comments:
The petitioner is proposing a 2-story, 4,749 square foot office building on the site.  This is a permitted land use and staff is in favor of the 2-story building as we are seeking some height and building massing in and around the Town Center.  


Variance #1 – Parking 


The Town has generally preferred to limit the visibility of parking along Mt. Comfort Road, thus the limitation in the Zoning Overlay.  This preference was based in the fact that the Town didn’t want to see “seas” of parking lots all along the corridor.  While that is still the general consensus, the difference between what the code would allow (80%) and the petitioner’s proposal is 4 parking spaces.  That minimal increase will not have a substantial effect and therefore staff is comfortable with the petitioner’s request.  

Variance #2 – Sidewalk Width 
The reduction in the sidewalk width from 8’ to 6’ is not a concern for staff.  That language was originally written to address sites or buildings with more pedestrian activity, ie. retail and/or multi-tenant buildings.  While nothing precludes this building from being retail and/or multi-tenant in the future, staff feels comfortable that a 6’ wide sidewalk is sufficient for this site.    

Variance #3 – Setback 
In recent years the Town has been very protective of its front yard setback requirements, especially along major thoroughfares such as Mt. Comfort Road.  These large setbacks are intended to ensure that following roadway expansions and any future right-of-way acquisitions there is still enough greenspace between the street and buildings/parking to provide for a quality, visually appealing streetscape, as well as orderly development.  McCordsville Corner Shoppes was originally developed prior to the Town’s Zoning Ordinance being adopted.  Additionally, the Greenfield Banking Company (GBC) branch was allowed to develop with a front-yard setback of approximately 2’ setback. In light of the extremely reduced setback allowed for GBC staff communicated to the petitioner that we would support a reduced front-yard setback as small as 20’.  This provides a bit of “transition” from the shorter front-yard setback at GBC to other development which the Town will continue to seek 50’ front-yard setbacks.  Staff also felt the reduction should be supported for two other reasons: (a) this is close to Town Center, which will also feature reduced front-yard setbacks and (b) we anticipate Mt. Comfort Road widening, but the widening is more likely to shift west than east, due to the cemetery. This anticipated road shift to the west, increases the chances than this 20’ front-yard will not be impacted by road construction in the future.  
Therefore, staff is supportive of this request, but does have some suggested condition of approval:
1. The parking placed between the streets and the building shall not be more than what is shown on the site plan.
2. The building remains a 2-story building.   
3. There shall be landscaped areas between the internal sidewalks and the building as shown on the site plan. 
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 during the course of discussions.  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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