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Project:

PC-18-008, Wastewater Plant Rezone
Petitioner: 

McCordsville Public Works Department
Request:
The petitioner is seeking a favorable recommendation on a rezone from Professional Business Office (CO) to Public/semi-public (P) for approximately 2 acres.  The property is located at the immediately behind Proportion Air and is addressed as 8260 N CR 600W. 
Staff Review:
The subject property has operated as a wastewater treatment plant since 1988.  The facility pre-dates the Town having planning and zoning jurisdiction (2011).  A government facility, as defined in the Zoning Ordinance, is a permitted use in the CO District.  A utility facility, as defined in the Zoning Ordinance is not.  While staff believes the plant is a government facility, we also believe it is appropriate to recommend a rezone to P.  Further details regarding our analysis are below in staff comments.     

General Size & Location


The subject parcel is approximately 2 acres.  The parcel sits west of Proportion Air and east of the Town Hall parcel.  

Existing Land Use & Zoning

As noted above the property currently features the existing wastewater treatment facility and a public works garage.  Adjacent properties are zoned as follows:
· North: Villages at Brookside PUD (mixed-use)  
· East: I-1
· South: I-1 
· West: P  
Infrastructure


The subject property is heavily encumbered with sanitary sewer facilities.  The site also has water service provided by Citizens Energy Group.  The parcel has vehicular access to the east and west.  The access to the east is provided via easement, and the access to the west is private access between the wastewater facility parcel and the Town Hall parcel.   

Development Proposal


The petitioner is currently in the design phase of a plant expansion which will double the size of the existing plant capacity from 0.5 MGD (Million Gallons per Day) to 1 MGD.  This expansion will be the last plant expansion possible on this particular parcel.  Future expansions will occur on the Town Hall parcel.  The main components of this expansion include:  
· Adding four additional large concrete tanks to the existing process tank layout

· Expansion of the existing lab and maintenance building

· Construction of proposed post air/UV and sludge dewatering building

· Construction of cover for existing fine screen

· Removal of the existing sludge loading station

· Added parking and drive to access post air/UV and sludge dewatering building

Staff Comments:
A government facility is defined by the Zoning Ordinance as: A building, group of buildings, and/or piece of property operated or occupied by a governmental agency to provide a governmental service to the public. Government facilities may include the storage and service of government vehicles, equipment, and supplies. The term “government” in this instance is the appropriate municipal authority, officer or body charged with the care, custody and control of the land on which the facility is located. For the purposes of administering and enforcing this Ordinance, the phrase “government facility” is not intended include “penal or correctional facilities”.  Staff believes this definition would be inclusive of a wastewater treatment plant if, as is in case here, is operating by government agency.  The definition for a utility facility is defined by the Zoning Ordinance as: A building or structure used for the offices, storage, distribution or transmission of utilities such as water, gas, electricity, or sewer.  The wastewater facility also meets this definition.  Since, the facility is being proposed for expansion, staff believes now is an appropriate time to clarify this and remove any confusion regarding permitted uses and expansion of existing facilities by rezoning this subject property to the P Zoning District.    
Design is expected to be complete in the 1st quarter of 2020, with construction completion near the start of 2022.  
For all rezones, Indiana Code Section 36-7-4-603 states that reasonable regard shall be paid to the following items:
1. The Comprehensive Plan

2. Current conditions and the character of the current structures and uses

3. The most desirable use for which the land is adapted

4. The conservation of property values throughout the jurisdiction

5. Responsible growth and development

The Future Land Use Map envisions this area to be developed as Public/semi-public (P).  The expansion of this facility will maintain the current character of the site, and proper wastewater operations are necessary for the conservation of property values, and responsible growth and development.   
Staff is supportive of this petition, and following a public hearing, recommends sending a favorable recommendation to the Town Council. 
Following the public hearing and discussions from staff and the petitioner, the Commission can motion to provide (a) a favorable recommendation, (b) no recommendation, (c) unfavorable recommendation, or (d) continue the petition.
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