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  September 21, 2021
Department of Planning and Building

Town of McCordsville


Project:

Al Neyer/Vail Industrial Development Plan 
Petitioner: 

Al Neyer  
Request:
Petitioner is seeking approval of their Development Plan (DPR) for an industrial development on +/- 65 acres 
Staff Review:
The petition proposes an industrial facility featuring approximately 1,000,000 square foot industrial spec building.  This site was annexed into the Town of McCordsville this year and has featured industrial zoning since at least 2007.  Town Council also recently approved an abatement request for the property.  This project also includes formal dedication of public right-of-way for a new street to be named Aurora Way.  

Subject Property Zoning & Location

The property is zoned Industrial – 2 (I-2) with Commitments, along with a small piece of I-1 zoned property and is located on the southside of CR 600N, approximately ¼ mile east of CR 600W.  

Surrounding Land-uses & Zoning


The subject parcel is currently undeveloped.  The surrounding land uses are as follows: 

· North: Across CR 600N, single-family home lots zoned Woodhaven  

· East: Undeveloped agricultural property zoned IBP by the County 
· South: Undeveloped agricultural property zoned I-2 

· West: A single-family home zoned I-1 and a property zoned I-2 currently under construction as a light manufacturing facility  


Infrastructure


The site will receive sanitary sewer service through Aqua Indiana.  Water service will be provided Citizens Energy Group.  The site has three (3) planned access points, one on CR 600N and two on Aurora Way.  The entrance on CR 600N is limited to passenger vehicles only.  This project includes the construction of the second segment of Aurora Way, which will extend Aurora Way across the entire southern boundary of the parcel.  

Development Standards


Setbacks: The site has two front-yards and therefore two front-yard setbacks and two side-yard setbacks.  Per the Zoning Commitments, the front-yard setback along CR 600N is to be a minimum of 330 feet.  The remaining front-yard setback, along Aurora Way is a minimum 45-foot setback, and both side-yard setbacks are to be a minimum of 25 feet.  This project is in compliance.
Lot Coverage: The maximum permitted lot coverage is 75%.    This project is in compliance.
Building Height:  Primary structures are restricted to 55’.  The proposed building is approximately 50 feet in height.  This project is in compliance.
Max # of Primary Structures: There is no maximum number of primary structures for commercially zoned lots.  This project is in compliance.
Min. Lot Size: The minimum lot size is 3 acres.  This project greatly exceeds that lot size.  This project is in compliance.
Landscaping:  Landscaping is required in conformance with the Town’s Zoning Ordinance.  The petitioner is required to provide the following, which they have done: 
· Perimeter landscaping along Aurora Way
· Perimeter & interior parking lot landscaping

· Foundation plantings along building facades

· Buffer-yard along the north property line (CR 600N) 
This project is in compliance.
Parking:  The Town’s Zoning Ordinance does not include a specific parking ratio for industrial uses.  Various industrial uses have very different parking needs dependent upon the type of industrial operation.  In such cases, per Section 6.05(G) the Zoning Administrator determines the applicable parking ratio.  The Zoning Administrator has determined the 363 spaces shown on the site plan are appropriate and will accommodate the needs of this facility.  This project is in compliance.
Architecture: Industrial buildings shall comply with the various architectural requirements applicable to industrial buildings, as detailed in the Town’s Zoning Ordinance.  The Architectural Review Committee (ARC) is scheduled to review the building design at 5:30pm on September 21st. 
Street Lighting:  The Town does not require streetlighting along CR 600N or Aurora Way; however, entrance lighting is required.  The petitioner has provided such lighting.  This project is in compliance.
Site Lighting: Lighting standards are included in the Town’s Zoning Ordinance and include requirements such as, but not limited to foot-candle limits, height, and fixture housing.  The petitioner’s site lighting, including both wall-mounted and free-standing lighting, complies with all requirements of the Town’s Zoning Ordinance.  There is an error in the mounting height listed on the photometric plan, the petitioner is working to get that sheet corrected.  
Open Space:  25% Open Space is required.  This project is in compliance.
Pedestrian Accessibility:  The Zoning Ordinance requires a perimeter sidewalk along CR 600N, a perimeter path along Aurora Way and sidewalks along building frontages.  The petitioner has provided the required sidewalks and paths.  This project is in compliance.    
Signage:  Signage has not been submitted and will be reviewed under the sign permit process.  

Technical Advisory Committee (TAC)


The project went to TAC on August 5th and received a number of comments.  All comments applicable to the Plan Commission’s review have been addressed.  The petitioner will continue to work with staff on addressing stormwater and utility comments.

Staff Comments:
As noted above the proposal features a large industrial building.  The building is currently anticipated to be built on spec with the intended user(s) a distribution/warehouse use.  The building has a 330-foot setback from CR 600N. The standard front-yard setback is 50 feet.  This larger setback was negotiated through the annexation/abatement process.  In addition to the building setback, all semi-trucks/trailers are also restricted from being parked/stored closer within that 330-foot area.  This area will feature standard vehicle parking, detention, and buffering.  The buffering includes 5-foot-tall mounds with landscaping.  

During the annexation/abatement process the Town also negotiated a restriction on ingress/egress for semi-trucks/trailers.  All such vehicles must enter and exit the site from Aurora Way.  This requirement was requested by the Town to reduce the number of semi-trucks travelling to this site on CR 600N.   To ensure semi-trucks do not use CR 600N, the petitioner will be installing a headache bar across the CR 600N entrance.   
Finally, it should be noted the petitioner is constructing the second segment of Aurora Way along with the construction of their project.  Therefore, the petitioner’s plan-set includes the Aurora Way construction plans. 
Recommendation:
Staff finds the proposed Development Plan meets the Town’s Zoning Ordinance and therefore we recommend approval.    

[image: image2.png]Existing Conditions

Subject Site





[image: image3.png]Subject Site





