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Board of Zoning Appeals Staff Report




    
          December 7, 2022
Department of Planning and Building

Town of McCordsville


Project:


Ameristor
Petitioner: 

Aspen Self Storage    
Location:
8789 N 600W 
Request:
The petitioner’s request seeks a Special Exception and multiple Development Standard Variances to allow a self-storage use in the Commercial Regional Zoning District and the extension of a temporary outdoor storage area.
Staff Review: 
Background: The existing self-storage business was approved by the BZA in 2007.  That approval included an approval for outdoor storage on a temporary basis, until build-out of the full self-storage facility.    

Existing Conditions: The site which the use would be expanded upon is currently undeveloped.  The existing site features offices, self-storage facility, and outdoor storage.    
Surrounding Land Use & Zoning:  The surrounding land uses are as follows: 

· North: undeveloped land zoned CR
· East: undeveloped land zoned CR
· South: single-family home zoned R-1
· West: Across, CR 600W is an office building zoned CO, and undeveloped land zoned I-1
A list of the Special Exception and Development Standards Variance requests are denoted below: 
· Special Exception – Self-storage & temporary outdoor storage 
· Variance – Foundation Plantings
· Variance – Buffer-yard

· Variance – Perimeter & Interior Parking Lot Plantings
· Variance – Exterior Materials

· Variance – Façade Articulation
· Variance – Architectural/Detail Features 

· Variance – Outdoor Storage Screening 
· Variance – Building Colors

· Variance – Mt. Comfort Road Perimeter Landscaping 

Staff Comments:
There are two main components to the Special Exception request: (1) the expansion of the office and self-storage business onto the adjacent 3-acre parcel.  (2) The extension and expansion of the outdoor storage on the existing Ameristor parcel.  More detailed staff comments related to the Special Exception and each variance request are denoted below.  
Special Exception 
Staff is in support of the expansion of the office and self-storage onto the 3-acre parcel.  The 3-acre property has limited options for land uses due to access limitations.  The proposal represents a good land use for this property and the expansion makes sense from a land use perspective.  We are also in support of a continuation of the temporary outdoor storage, with some recommended conditions of approval which are denoted below.  Additionally, staff has recommended to the petitioner that the Town’s commercial architectural building standards apply to the office portions of the proposed building and the Town’s industrial architectural standards apply to the self-storage (aka industrial) portions of the proposed buildings.  This staff report’s recommended conditions of approval have also been drafted with that methodology in mind.  

Variance Request #1 – Foundation Plantings 
The petitioner is requesting relief from the foundation plantings for all building facades with the exception of the west and north façades of Building Z.  It is very typical to not have foundation plantings on facades of buildings within a self-storage compound.  The petitioner is also requesting relief for the front facades of the new office buildings, which is not typical.  However, in this case the petitioner is matching the existing two office buildings and therefore staff is in support. 
Variance Request #2 – Buffer-yard 
Any industrial use (self-storage is considered an industrial use) when adjacent to commercial is required to provide a small buffer-yard.  A small buffer-yard (per code) includes 10 shrub and 5 tree plantings per one hundred (100) lineal feet, along with minimum 3’ tall mounding.  The petitioner proposes a modified buffer-yard which replaces the mounding requirement with an eight (8) foot tall fence.  Staff is in agreeance that a fence is more appropriate for this application and is in support of altering the tree and shrub planting requirements, as detailed in staff’s recommended conditions. 

Variance Request #3 – Interior & Perimeter Parking Lot Plantings 

Per Ordinance all parking lots visible from an existing or planned public right-of-way, existing or planned private street easement, and/or abut any side or rear property line shall have a solid perimeter landscape screen of shrubbery and a tree every 50’ O.C.  There is an argument to make that this might not apply to the parking areas within the compound due to the fencing; however, it would be an interpretation by staff.  Since this project is already coming before the BZA, it makes sense to include this request and eliminate any future questions regarding this standard.  The same goes for the Town’s interior parking lot planting requirements. Staff is in support. 
Variance Request #4 – Exterior Materials

The Town’s exterior material standards for industrial buildings do not permit metal siding.  The petitioner has done a good job of screening the metal sided buildings from view from the perimeter and have agreed to use brick on the west, north, east, and a portion of the south façade of Building Z.  Staff is in support contingent upon our recommended conditions. 

Variance Request #5 – Wall Plane Articulation

The Town’s architectural standards include different wall plane articulation requirements for both commercial and industrial buildings.  The proposed industrial portion of the project is in compliance, but the office portions are seeking relief from the standard in order to be consistent with the existing offices.  Staff is in support, since the office portions are 100% brick and stone and feature a front entry feature which gives the impression of articulation.  
Variance Request #6 – Architectural/Detail Features 

The Town’s architectural standards for commercial buildings require at least 5 features on front facades and 3 features on all other facades, from a list of features included in Section 5.04(D)(4)(b)(6) (which overrides the requirements in Section 5.02(F)(5)(e)) of the Zoning Ordinance.    Again, the petitioner is seeking the variance in order to be consistent with the existing office buildings. 
Variance Request #7 – Building Colors

The Town’s Mt. Comfort Road Overlay requires industrial buildings to feature a minimum of two (2) colors on all facades of industrial buildings.  The petitioner is proposing one neutral color which matches the existing industrial buildings.  In this case, because the buildings are being screened from view, staff prefers one (1) neutral color over multiple colors. 
Variance Request #8 – Outdoor Storage Screening 
The Town’s Mt. Comfort Road Overlay requires outdoor storage areas to be screened with a solid enclosure constructed of materials matching those on the primary structure.  Landscaping covering at least 50% of the linear perimeter of the enclosure is also required. The petitioner is requesting relief from this because their outdoor storage is temporary.  
Variance Request #9 – Mt. Comfort Rd Perimeter Landscaping
The Town’s Mt. Comfort Road Overlay requires tree plantings along the Mt. Comfort Road frontage, in addition to perimeter parking lot plantings.  For commercial uses 1 tree per 50’ O.C. is required.  Due to the limited visibility of the site staff is in support of not requiring these additional plantings.


In summary, staff is in support of the proposed Special Exception and variances.   however, we do believe a number of conditions should be applied to ensure we are upholding the quality and character of development in the community.  

Staff Recommended Conditions of Approval: 

· The Special Exception for the temporary outdoor storage is extended (and area expanded as shown on the Concept Plan) for a period of up to 5 years, or until adjacent property has had a Development Plan approved by the Town, whichever occurs first.  The Town shall be responsible for notification of an approved Development Plan.  However, regardless of which occurs first, the Town shall not be allowed to require it to cease before 2 years, unless the petitioner or property owner has violated any terms of this approval.  Once a trigger for ceasing the outdoor storage operation has been made, the property owner shall have six (6) months to transition down the outdoor storage.  Additionally, the property owner may file for an extension of the outdoor storage.  This extension shall be filed before the 5-year deadline and shall come before the Board for consideration.  This action shall not require a public hearing. As long as the outdoor storage Special Exception is in good standing, the parking area may remain gravel, unless otherwise directed by the BZA following the initial time period, described above. 
· An eight (8) foot tall wood or composite fence shall be installed as denoted on the site plan.  This shall be constructed either with the next approved permit for any addition to the site or within 6 months, whichever occurs first.  This fence may be removed as “perimeter buildings” are installed which take place of the fence and provide the screening afforded by a “compound self-storage facility”.  This fence shall be maintained in a manner that ensures its structural integrity and maintains the screening purpose by replacing boards that are damaged, warped, or missing.  Upon notification by the Town of a fence issue the property owner shall have thirty (30) days, subject to extreme conditions, to make the repair. 
· Buffer-yard plantings along the north and east perimeter of the project shall include tree and shrub plantings as detailed below: 

· Along Building Z: 5 trees per 100 lineal feet, 50/50 mix of deciduous and evergreen 

· Along fencing: 7 trees and 5 shrubs per 100 lineal feet, 50/50 mix of deciduous and evergreen

This buffer-yard shall be installed at the same time the fence is installed. 

· Overhang/eave depth shall be consistent with the existing buildings, this includes both the commercial and industrial portions of the buildings.
· Foundation plantings shall be required along the west, north, and east facades of Building Z.
· There shall be a minimum of two (2) parking lot peninsulas (as shown on the Concept Plan) immediately adjacent to the foundation sidewalk of the two new office buildings and those peninsulas shall feature landscaping.

· Perimeter and interior parking lot plantings shall be required for any parking areas and drive aisles outside of the fenced in area.

· The west, north, and east facades of Building Z shall be brick (matching the office buildings), feature a dimensional cap/cornice, and shall be taller than the ridge height of the roof.

· The south façade of Building Z shall be brick (matching the office buildings) back to a depth matching the depth of the adjacent office building.
· Openings between the buildings along the west perimeter of the fenced in area shall be fenced in with an ornamental black metal fence with a wrought-iron appearance/style. 

· The architectural of the office buildings shall be consistent with the quality, character, design, and materials as shown in the petitioner’s packet. 

Staff will prepare ballots for the Board and will pre-populate the ballots with these recommended conditions of approval.  These 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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