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Department of Planning and Building

Town of McCordsville


Project:

Geist Montessori Academy
Petitioner: 

Geist Montessori Academy
Request:
Petitioner is seeking approval of Development Plan Review (DPR) and Secondary Plat for a new campus 
Staff Review:
Geist Montessori Academy (GMA) is proposing a new 44,000 square foot school housing students K-8.  The overall site will include the building, parking, detention, and a playground, on approximately 11.5 acres.  The Development Plan, Secondary Plat, and Building Elevations are all included in the petitioner’s packet.  

Subject Property Zoning & Location

The property is zoned Bay Creek PUD, and is located at the northwest corner of CR 600W and CR 900N.  A school is listed as a Special Exception by the Bay Creek PUD, and therefore the petitioner sought, and was granted a Special Exception, along with four (4) Development Standards Variances, in 2017.

Surrounding Land-uses & Zoning


Immediately north is the single-family residential portion of the Bay Creek development.  To the east, across 600W is one (1) un-platted residential lot, and the eastern portion of the Bay Creek residential development.  To the south, across 900N is commercial property zoned as part of the Villages at Brookside PUD, and immediately east is a single-family residential lot zoned as part of the Bay Creek PUD. 

Infrastructure


As proposed this site will have two (2) access points, both on 900N.  The eastern access point is an entrance-only access point.  The western access point will be full-access.  The Town required a traffic study for this development.  The Town Engineer will provide commentary regarding the study, as well the access points, on-site circulation, and drop-off/pick-up stacking at the meeting.  A sidewalk will be provided along the full frontage of CR 900N.  The Town has waived the requirement for a sidewalk along CR 600W as the path would dead-end at the creek and provide virtually zero service.  
In addition to transportation infrastructure, the petitioner will also be installing stormwater infrastructure in compliance with our Stormwater Management Ordinance, detention facilities, and sanitary sewer infrastructure.  All such facilities will be designed so that future development may connect to any appropriate systems.  

Development Standards


Setbacks: The minimum front-yard setback is 50’ along CR 600W and 35’ along CR 900N.  The remaining property lines will feature the required 15’ side-yard setbacks.  This project is in compliance.
Lot Coverage: Lot coverage shall not exceed 65%.  This project is in compliance.
Building Height:  Primary structures are restricted to 45’.  This project is in compliance.
Min. Lot Size: The minimum lot is 1 acre.  This project is in compliance.
Landscaping:  Landscaping is required in conformance with the Town’s Zoning Ordinance.  The landscaping requirements include buffer-yard landscaping, parking lot landscaping, and foundation plantings, among other requirements.  The petitioner has proposed installing its northern buffer-yard on the adjoining property.  The petitioner is currently working with that owner to get their final sign-off.  
Parking:  The Town’s Zoning Ordinance requires a minimum of 1 space per staff member, 1 space per classroom, and 1 space per 3 seats in the auditorium.  The compilation of those requirements is 157 spaces.  This project is in compliance.
Architecture: All commercial buildings within the Bay Creek PUD must comply with the Town’s Commercial Architectural standards. Additionally, this site is within the CR 600W Overlay and must also comply with those architectural standards.  Staff has reviewed the plans and only has one (1) item that needs to be addressed by the Plan Commission.  Detail on that item is noted in the Staff Comments section of this report.  Otherwise, this petition is in compliance.   
Street Lighting:  Street lighting is required along Broadway per the Town’s Zoning Ordinance.  Additionally, street lighting along 900N (matching the street lights immediately west) were a condition of approval by the BZA.  The petitioner has provided both street lights at the appropriate spacing.  This project is in compliance.
Site Lighting: Lighting standards are included in the Town’s Zoning Ordinance and include requirements such as foot-candle limits, height, and fixture housing.  The free-standing lighting fixtures are shown in the Petitioner’s Supplemental Packet.  The foot-candle readings at the western property line are 0.0 (with the exception of the R/W).  This project is in compliance.
Pedestrian Accessibility:  The Town requires all sites to install internal sidewalks or paths as required by the Zoning Ordinance.  This site is required to provide a sidewalk from the perimeter sidewalk system to the principle entrance.  Foundation sidewalks are also required on the west, north, and east elevations.  The BZA approved a variance which allowed the perimeter sidewalk to count as the foundation sidewalk for the south elevation.  Additionally, the BZA, as a condition of approval, required the petitioner to include a pedestrian access easement along the creek.  This was required at staff’s request to comply with the Town’s updated Parks & Recreation Master Plan which envisions trails along certain waterways.  This project is in compliance.
Signage:  Signage has not been submitted and will be reviewed under the separate sign permit process.

Technical Advisory Committee (TAC)


The project went to TAC on July 3rd, and received a number of comments.  The petitioner has addressed the vast majority of the comments applicable to the Plan Commission’s review.  The petitioner has committed in writing to making the necessary plan revisions.  At this time, staff is comfortable moving forward with Plan Commission on this petition as the petitioner addresses the final comments.  The outstanding comments are noted below for the Commission’s reference:
· A decorative concrete sidewalk is required at both crosswalks.
· The portion of the west buffer-yard where it crosses the sanitary sewer easement will have shrubs added consistent with the rest of the buffer-yard.  Trees are not required as they are not permitted within a sanitary sewer easement. 

· Right-of-way dedication as required by the Zoning Ordinance shall be shown on the Secondary Plat. 

· The adjoining property owner will need to provide written acceptance of the buffer-yard plantings on their property.

Staff Comments:
As noted above in the Development Standards section of this report, the Plan Commission is charged with approving any materials, other than brick, stone, or stucco for any commercial building which is adjacent to residential.  The proposed building features brick and a textured pre-cast material.  The Commission will need to make a determination as to whether they believe the design of the building and its materials meets the intent of the standard in question.  Staff has worked extensively with the petitioner on the building design.  Staff feels the petitioner has added some great elements to the design over the last few months.  Secondly, the building is setback over 150’ from the western property line.  This is a significant increase over the required 15’ side-yard setback.  Staff is supportive of allowing the pre-cast material because of the setback distance, and the fact that the texture of pre-cast will mimic smooth stucco.  

Staff recommends approval contingent upon the petitioner addressing staff’s outstanding items, the submission of the written approval from the adjoining property owner for the establishment of the north buffer-yard on their property, and the Plan Commission’s acceptance of the building materials.  
As a reminder, the Development Plan and Secondary Plat do not require a public hearing, although the Plan Commission can certainly accept comments regarding the Development Plan and Secondary Plat if they are so inclined.  
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