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ESTD 1988

Architectural Review Committee Staff Report
Meeting Date: June 17, 2025

PETITIONER:

PETITION:

REQUEST:

LOCATION:

STAFF REVIEW:

MAP McCord, LLC

Starbucks’ Architectural Design

Petitioner requests approval of their design for a new drive-thru coffee shop.
The site is located at 6078 W Broadway, McCordsville, Vernon Township.

The petitioner is developing approximately 0.63 acres at 6078 W Broadway, directly
adjoining the west property line of the Culver’s site, for the purpose of constructing a
Starbucks restaurant. Earlier this year, the petitioner sought and received a Special
Exception for a drive-thru, along with several variances related to the building design, from
the Board of Zoning Appeals (BZA). The petitioner is also on this evening’s Plan Commission
agenda for both the replat of the parcel and development plan approval.

The proposed Starbucks building follows a typical format for the brand, with a rectangular
footprint and nearly half of the interior space reserved for back-of-house functions, such as
prep, storage, and service. This interior layout informs the building’s exterior design. The
main customer entrance is located along the east fagade, facing the parking lot; however,
additional customer access is also provided on the north fagade, next to the outdoor seating
area. No customer access is provided on the south or west fagades, which are primarily
oriented towards the drive-thru and service operations.

The property is zoned Neighborhood Commercial (CN) and falls within the Highway Corridor
Overlay. Therefore, architectural standards for both the base zoning and the Overlay apply
to the site.

The BZA approved variance from several architectural standards:

Section 154.091(F)(5) requires front fagade architectural elements and customer entrances
facing a public street:
e To accommodate traffic flow, additional parking, and a sufficient stacking
queue, the drive-thru window is located on the south elevation, facing W
Broadway. As a result, this elevation cannot meet the front fagade entrance and
architectural requirements.
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e The west elevation, which faced Indiana Street (recently vacated), functions as
the user’s back-of-house, containing an employee entrance, as well as electric
and plumbing equipment, which will be screened from public view.

Staff finds this acceptable, as the building’s orientation is shaped by site access and
operational needs. The functional nature of these fagades, along with appropriate screening
and internal circulation, supports the deviation from front facade requirements.

Section 154.113(D) requires all front fagades and facades along pedestrian walkways have
display windows, faux windows, or decorative windows for no less than 60% of the
horizontal length:

e The west elevation serves as the user’s back of house, requiring solid walls.
However, at staff’'s recommendation, the petitioner incorporated faux windows
using herringbone masonry infilled and decorative lighting, improving the
architectural quality of the elevation.

e The north elevation includes 12 feet of transparent storefront windows and an
additional 8 feet of herringbone faux windows, leaving it approximately 5 feet
short of the 60% transparency requirement.

Staff finds this acceptable, as the combination of transparency and high-quality decorative
treatment creates a consistent and visually engaging pedestrian environment, especially
given the building’s interior constraints.

Section 154.113(C) requires that elevations greater than 50 feet in length must incorporate
at least one projection or recess of at least three feet and extending a width of at least
20% of the length of any elevation:

e The east elevation includes a projection of only 1.6 feet, rather than the
required 3 feet. However, this side accommodates the primary customer
entrance, ADA-compliant access routes, and sidewalk infrastructure.

Staff finds this acceptable due to the need to prioritize accessible design and safe pedestrian
movement at the main entry point. The site constraints and functional demands justify the
reduced projection depth.

e The west elevation exceeds 50 feet in length and includes four one-foot
projections, two of which were added at staff’s suggestion prior to the BZA
hearing. Though these projections also fall short of the required depth and
percentage, they visually break up the facade and improve overall articulation.

Staff finds this acceptable, as the design enhancements provide noticeable facade variation
and a marked improvement in appearance, especially considering the utilitarian nature of
the west elevation.

STAFF RECOMMENDATION:

Staff supports the overall architectural design of the building. It is primarily brick and features well-integrated
fenestration with large storefront windows on the north, south, and east elevations. The design incorporates
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both vertical and horizontal articulation through the use of pilasters, material changes, and parapet height
variations. A canopy defines the patio entrance, and a three-dimensional cornice — created through a
projecting parapet cap — adds visual interest at the roofline.

The site layout limits the ability to fully screen the dumpster enclosure. The BZA approved a variance for its
location in the “front yard” (Railroad Street), with the condition that the petitioner construct the enclosure of
brick to match the building and install a metal, opaque gate painted to complement the brick color.

The proposed elevations generally align with the intent of the Town’s design standards. Previously approved
variances address functional deviations necessitated by site constraints and operational needs. The petitioner
has worked collaboratively with staff to ensure that all facades — including those serving functional or service
roles — contribute to the building’s overall visual interest. Therefore, staff recommends approval of the
architectural design as presented. However, staff encourages the ARC to consider whether additional facade
could further strengthen the overall design.
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Screen wall on west elevation — will be white to match building trim

SKU 2008 - Preassembled Screen Panel

72in

dim

69in
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