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                      July 6, 2022
Department of Planning and Building

Town of McCordsville


Project:


Coffee at the Crossing
Petitioner: 

Ja’Nene Gillam   
Location:
7745 N CR 600W (McCordsville barbershop)
Request:
The petitioner’s request seeks a Special Exception and multiple Development Standard Variances to allow a drive thru coffee shop to be operated on the property.
Staff Review: 
Background: This property has been operated as a barber shop for many years.  

Existing Conditions: The site currently features the barbershop structure, along with the iconic caboose.  
Surrounding Land Use & Zoning:  The surrounding land uses are as follows: 

· North: CVS pharmacy
· East: A commercial structure 
· South: Single-family home 
· West: Across, CR 600W is the Speedway gas station and a single-family home  
The petitioner is requesting approval of a Special Exception and four (4) Development Standards Variances from the Sections listed below.   
Special Exception

The petitioner seeks a Special Exception to allow a coffee shop with drive thru in the Neighborhood Commercial Zoning District. 
Variance #1 – Setbacks
The setbacks in the CN District are front-yard: 50’, side-yard: 10’, and rear-yard: 20’.  The existing building is considered legal, non-confirming; however, the petitioner wishes to demolish this structure and replace it.  Any new structure, per the Town’s Zoning Ordinance, must comply with the applicable setbacks or seek a variance.  
Variance #2 – Parking 
The Ordinance requires a minimum of 1 parking space per 3 seats in any restaurant.  The exact seating capacity of the proposed coffee shop is not known.  
Variance #3 – Foundation Sidewalk
Foundation sidewalks are required along any façade with a front entrance and/or facades with parking. 
Variance #4 – Foundation Plantings
Foundation plantings are required along all building facades.  
Staff Comments:
This parcel has been existence in its current configuration for decades, and is considered legal, non-conforming.  It is slightly under ¼ of an acre, making it a very small parcel under modern development standards.  More detailed staff comments related to each variance request are denoted below.  
Special Exception 
The proposed land use of a coffee station is an appropriate land use for this site.  The land use and drive thru do propose some challenges due to the size of the parcel and limitations in appropriate locations of ingress/egress and on-site circulation.  The petitioner’s plan shows a one-way drive around the south and east sides of the parcel.  It would also continue to share an access point with CVS.  It appears there is enough stacking for approximately 6-7 vehicles on-site.  Staff is in support of the coffee shop as a land use, but has some concerns over the drive-thru, due to the space it consumes on an already small site, and the potential for the stacking to back-up onto CR 600W.  

Variance Request #1 - Setbacks
The petitioner is requesting a 0’ setback on the north and west property lines, and 5’ setback on the south and east property lines.  Staff is in full support of the requests for the south and east property lines.  However, staff is concerned with a zero setback along CR 600W, the Town’s primary north-south thoroughfare.  Additionally, the Planning Dept. would like to have further discussions regarding the zero setback along the north property line with the Engineering Dept. prior to providing a recommendation.  
Variance Request #2 – Parking 
As proposed the site will feature five (5) parking spaces.  While the size of the coffee shop will be limited, the number of parking spaces shown is a concern of staff. Coffee shops typically require a significant number of parking spaces due to their high turn-over rate. Staff is concerned this land use needs more than 5 spaces. If the petitioner could secure a written shared parking agreement with CVS, it would alleviate our concerns.  
Variance Request #3 – Foundation Sidewalks 
The petitioner plan’s do not show the required foundation sidewalk along the north building façade.  While, this is not required to be shown on a conceptual site plan, this variance request has been added to the size limitations of the lot.  
Variance Request #4 – Foundation Plantings
The petitioner plan’s do not show the required foundation plantings along all building façades.  While, this is not required to be shown on a conceptual site plan, this variance request has been added to the size limitations of the lot.  


In summary, staff is in support of the land use of a coffee station for this site.  However, we are concerned that the parcel is simply not large enough for the proposal.  The site appears to support only five (5) parking spaces and would not likely be able to feature both the requires foundation sidewalk and foundation plantings.  When coupled with the significant setback variances requested, limited parking, and stacking concerns, this represents a concerning site plan for staff review.  It appears the site is simply not large enough for the proposal.  Staff will continue to analyze the proposal and provide more detailed comments at the BZA meeting.   
The BZA may include conditions of approval noted above, 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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