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            June 21, 2022
Department of Planning and Building

Town of McCordsville


Project:

Crew Carwash  
Petitioner: 

Crew Carwash  
Request:
Petitioner is seeking approval of their Development Plan (DPR) and Re-plat of Lots 4 & 5 of the Meijer subdivision.
Staff Review:
The petition proposes a +/- 5,000 square feet carwash.  The site also includes vacuum stations and stacking/queuing lanes.  The full plan set is included in the petitioner’s packet.


Subject Property Zoning & Location

The property is zoned Commercial Regional (CR) and is located at the southeast corner of W Broadway and CR 700W.     

Surrounding Land-uses & Zoning


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

· North: Across W Broadway, a residentially zoned property  

· East: Valvoline Instant Oil Change    

· South: Living Streams Church    

· West: Across CR 700W, single-family homes in Marion County    


Infrastructure


As proposed this site will be accessed from the internal drive servicing the main store and other out-lots.  From a drainage perspective, the site is part of the Meijer master-planned stormwater management system.  Sanitary sewer service is provided by the Town and water service is provided by Citizens Energy.  All utilities are provided to the site. 
Development Standards


Setbacks: The minimum front-yard setback is 50’ (along Broadway) and 28’ along (700W per approved variance), with two 15’ side-yard setbacks.  This project is in compliance.
Lot Coverage: Lot coverage shall not exceed 75%.  This project is in compliance.
Building Height:  Primary structures are restricted to 55’.  The proposed building is 27’ 9”. This project is in compliance.
Min. Lot Size: The minimum lot is 1 acre (via variance), and this project features one lot that is approximately 2.4 acres.  This project is in compliance.
Landscaping:  Landscaping is required in conformance with the Zoning Ordinance.  The landscaping requirements include perimeter landscaping, parking lot landscaping, and foundation plantings. Staff is still working with the petitioner to finalize some aspects of the landscape plan.
Parking:  This site is required to provide a minimum of four (4) parking spaces per the approved variance.  This project is in compliance.
Architecture: The requirements of the CR Zoning District apply.  The proposed building elevations include brick and stone, and include design elements such as, but not limited to canopies, fenestration, and wall plane articulation.  The ARC will review the building plans.
Exterior Lighting:  Street lighting along W Broadway was installed during the original Development Plan for the overall site.  This leaves only requirements for adequate site lighting and decorative wall sconce lighting at the building entrance.  Staff is still working with the petitioner to finalize some aspects of the landscape plan.
Open Space:  25% Open Space is required.  This project is in compliance.
Pedestrian Accessibility:  The perimeter sidewalk along W Broadway and perimeter path along CR 700W were installed during the original Development Plan for the overall site.  The site received a variance from the required connector sidewalk from the perimeter sidewalk to the foundation sidewalk and from the foundation sidewalk requirement.   This project is in compliance.    
Signage:  Signage is not being reviewed via this process.  The petitioner has filed a signage packet which will be seeking multiple variances from the BZA.  

Technical Advisory Committee (TAC)


The project went to TAC on April 7th and received a number of comments.  All comments applicable to the Plan Commission’s review have been addressed with the exception of finalization of the landscaping and exterior lighting.  Staff is working with the petitioner and we hope to have this addressed prior to the meeting.  
Staff Comments:
This facility is obviously an auto-oriented land use.  A parcel zoned CR and located along a major thoroughfare is an appropriate location for such a land use.  The size of this parcel is suitable for the proposed land use.  In addition to the variances noted above in “Staff Review” a number of other variances were also granted, as highlighted below.  These notations are just for the Plan Commission’s reference.  
· Service Bay Orientation 

· Accessory Structure Location 

· Wall Plane Articulation

· Wall Plane Fenestration

Additionally, drive-thrus are only permitted in the CR Zoning District through a Special Exception.  The BZA granted a Special Exception with the condition that a low brick and wrought iron fence is installed and the “tower feature” is no taller than 8’ from the main roof line.  The fence is shown on the plans and the building design will be reviewed by the ARC.
Recommendation:
Assuming the petitioner submits revised landscaping and lighting plans which are found in conformance with Town standards, staff would recommend approval of the Development Plan and Re-plat.  
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