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Board of Zoning Appeals Staff Report




    
                 March 6, 2019
Department of Planning and Building

Town of McCordsville


Project:


McCordsville Marketplace, BZA-19-001
Petitioner: 

Woolpert, Inc
Location:
Along southside of W. Broadway between the Meijer entrance and Gateway Crossing Boulevard 
Request:
The petitioner is seeking a Development Standards Variance from the Town’s Zoning Ordinance 121410, as amended, to allow parking to encroach upon the front-yard setback, and a Special Exception to allow drive-thrus.  
Staff Review: 
Background: The subject property is zoned Regional Commercial (CR), and the petitioner has filed Development Plans for the development of the property.  The Development Plans will go to TAC on March 7th, and will be eligible for Plan Commission review once TAC comments are addressed. 
Surrounding Land Use & Zoning:  The surrounding land uses are as follows: 

· North: Across W. Broadway and the railroad tracks is a mix of single-family homes and agricultural property zoned R-1
· East: Common area and single-family homes zoned as part of the Gateway Crossing PUD
· South: Meijer development zoned CR
· West: Meijer development zoned CR
Existing Conditions:  The property is approximately four and a half (4.5) acres in size and is currently undeveloped.   

Proposed Conditions: The petitioner is proposing approximately 22,000 square foot of commercial/retail space spread across three (3) buildings.  The improvements will include two (2) entrances/exits, parking, landscaping, lighting, signage, and drainage.   A full ingress/egress point will connect into the Meijer entrance drive and the second ingress/egress point will be right-in/right-out only onto W. Broadway.  The petitioner will be hooking-up to both sanitary and water utilities.  
Variance Request – Front-yard Setback: Section 6.05(B)(1) …In no instance shall any vehicle be stored or parked in any front yard or side yard or rear yard .  A portion of the petitioner’s parking lot encroaches into the 50’ front-yard setback.   
Special Exception Request – Drive-thru: Section 4.08…In no instance shall a drive-thru be permitted by right.  The petitioner’s site plan shows two drive-thrus.  

Staff Comments:
Variance Request – Front-yard Setback
The petitioner is requesting the ability to allow parking to encroach up to five (5) feet into the front-yard setback.  This will allow the petitioner to provide the amount of parking they believe is necessary to adequately serve their development.  While staff does believe that as auto/travel technology continues to advance there will be less parking demand, in this case we believe in the more short-term this amount of parking is appropriate.  It is very likely this commercial development will see at least three (3) food establishments.  In staff’s experience these types of smaller multi-tenant commercial developments that feature multiple restaurants need the additional parking.  



Special Exception Request – Drive-thru 

The petitioner seeks allowance for drive-thrus on site.  The locations are well positioned to the sides and rear of the property.  The stacking for the lanes is at the rear of the property and appear to have adequate stacking length.  The orientation and location of the drive-thrus are in the best locations possible on the site.  With the zoning of the site being CR, the Town’s highest commercial zoning classification, and the development along SR 67, this site is an appropriate location for drive-thru businesses.  
Staff is supportive of the two requests with the following conditions:

· No portion of the parking lot extends more than 5 feet into the 50-foot front-yard setback; 
· There shall be a maximum total of 2 menu boards for the site. Such boards shall be oriented towards vehicles in the drive-thru lane, a maximum of 24 square feet in sign area, and shall feature a masonry base (brick or stone (not CMU)) at least 1 foot in height;
· There shall be a maximum total of 2 pre-menu boards for the site.  Such boards shall be oriented towards vehicles in the drive-thru lane, a maximum of 12 square feet in sign area, and shall feature a masonry base (brick or stone (not CMU)) at least 1 foot in height; and
· Any speaker boxes shall comply with the Town’s Noise Ordinance.
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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