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Plan Commission Staff Report





           April 16, 2019
Department of Planning and Building

Town of McCordsville


Project:

PC-19-003, Gateway Crossing Senior Apartments
Petitioner: 

Clover Development, represented by McBride Dale Clarion
Request:
The petitioner is seeking a favorable recommendation on a PUD Amendment to the Gateway Crossing PUD for approximately 5 acres.  The property is generally located east of SR 67 and south of CR 750N, between the existing Gateway Crossing retail and apartments.  
Staff Review:
The petitioner proposes one, three-story senior apartment building, featuring 119 units.  These units will be age-restricted to those 55 years and over.  The PUD currently calls for commercial development on the subject site, thus the PUD Amendment to allow a multi-family residential use.  The PUD Amendment would not affect the standards or uses of any existing residential property in Gateway Crossing.   

General Size & Location


The subject property is approximately 5 acres.  The subject property is located east of SR 67 and south of CR 750N, between the existing Gateway Crossing retail and apartments. 

Existing Land Use & Zoning

The subject parcel is zoned Gateway Crossing PUD (as detailed above).  Adjacent properties are all zoned the same; however, they have varying permitted land uses as denoted below
· North: vacant land allowing commercial development  
· East: Gateway Crossing apartments
· South: Gateway Crossing single-family homes
· West: Gateway Crossing retail
Infrastructure


The subject property is located within the Town’s sanitary sewer territory.  Water service is provided by Citizens Energy Group.  The Town cannot speak to any requirements of Citizens Energy Group. Vehicular site access will be provided via two entrances, one onto Gateway Crossing Blvd., and the other onto the drive serving the Gateway Crossing retails shops.  Current plans show the petitioner providing a connection to the existing sidewalk along Gateway Crossing Blvd., for pedestrian connectivity.    

Development Proposal


The petitioner is proposing development of 119 age-restricted senior apartments in one building.  The site plan also includes detached garages for tenants that want to keep a vehicle on-site and out of the weather.   Below are highlights of the bulk standards proposed by the petitioner:

· Min. FY Setback:

30 feet on Gateway Crossing Blvd
50 feet on retail drive aisle 

· Min. SY Setback:

5 feet on north property line
20 feet on east property line

· Min. Dwelling Unit Size:
600 square feet
· Max. Lot Coverage:

60%
· Max. Height:


42’ primary
15’ accessory

· Max. Density:


23.6 u/a 
The petitioner’s site plan orients the building’s main facade towards Gateway Crossing Boulevard.  The site will be required to install a small buffer-yard along Gateway Crossing Boulevard to help transition the use from the single-family uses across the street.  The distance between the primary structure and the common area on the west side of Gateway Crossing Boulevard is approximately 150’.  This would place homes at least 220’ from the nearest corner of the building.  The site also has a considerable setback from the retail drive to the west.  This setback is mostly due to the existing detention facility, which the petitioner is expected to use as their detention as well.  The petitioner is proposing a 20’ setback along their eastern property line (adjacent to the existing apartments), and a 5’ setback along their northern property line.  The property to the north is zoned for commercial development and is part of the Gateway Crossing PUD.  Per the terms of this PUD Amendment, the retail acreage would be responsible for the buffer-yard between the two uses.  All other landscape standards will be per the Town’s Zoning Ordinance.      

The petitioner proposes parking, both surface and garage, on-site.  Staff is relying upon the petitioner to know the appropriate number of parking spaces for their development.  Other than quantity, all other parking standards will be per the Town’s Zoning Ordinance.      

The petitioner will be complying with the Town’s Zoning Ordinance for all lighting and signage.  

In regards to pedestrian connectivity, the petitioner’s plans show connections to the perimeter sidewalk along Gateway Crossing Boulevard, a sidewalk to the retail out-lots, as well as some internal connections. 

As it pertains to architectural and building material standards, the petitioner’s proposal is not consistent with the Gateway Crossing PUD, nor the existing apartments in Gateway Crossing.  

Staff Comments:
Staff is supportive of the land use, as we feel it is an appropriate transition between the single-family homes and remaining retail acreage.  However, staff is not supportive of the architecture or building materials.  We highlight our concerns below:
· Porches appear to be “tacked-on” and not inclusive of the architectural design;
· All facades are plain, and generally the only façade articulation is the projecting porches;
· The main entrance is not designed as a prominent feature;
· The main roof plane does not have articulation;
· The brick is far less than the amount of brick on the Gateway Crossing Apt. and the low height will mean it is not visible to anyone not already on-site.  The 3nd and 3rd floors are going to be very visible to W. Broadway and CR 750N;
· There does not appear to be any particular “architectural style” to the building; and
· Building lacks architectural detailing.
We would also like to see the detention turned into more of a feature for the residents to enjoy, and in fact the Town’s W. Broadway overlay would require a site feature.  This could be the opportunity to provide such a feature.  Staff and the petitioner have discussed our concerns multiple times, and we have enjoyed discussing the dynamics of this project.  We understand their concerns and it is staff’s understanding the petitioner cannot make any further improvements to the building’s architectural and materials.  Therefore, staff cannot provide a favorable recommendation.   

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 Neighborhood Commercial.  The Comprehensive Plan intends for Neighborhood Commercial to be developed to serve adjacent neighborhoods.  These areas are located immediately adjacent to residential areas and should be designed at a human-scale.  The purpose of neighborhood commercial development is to reduce the number of trips taken on the community’s primary arterial and collector streets, rather than to replace centrally located commercial districts.   The proposal is a deviation from our Future Land Use Map.  Deviations from the Map should not be taken lightly; however, every map, plan, document, vision, etc must deviated from time to time, when the community has properly reviewed and analyzed the change, and finds that the proposal fits within the overall vision of the town, fits a community need, and is a beneficial use to the Town.  While staff believes Neighborhood Commercial is still an appropriate land use for this property, we also believe a senior, age restricted multifamily project would not be a detriment to the larger neighborhood or the Comprehensive Plan.  It would act as an appropriate transition from the single-family uses to the remaining retail acreage.  If this were to be approved, the remaining undeveloped retail acreage would be approximately 9 acres.    
At the time of this report, staff has not received any formal remonstrance. 
Staff Comments:
As stated above, staff is supportive of the land use, but we have significant concerns with the quality and character of the building architecture.   We do not believe the building design fits into the character of Gateway Crossing.  This concern is heightened by the large increase in density as compared to the rest of the development.  We feel the project would not add positively to the area, especially considering this will be the tallest and most visible building in the area.  This area is the western gateway into the Town, and a building of this size needs to be able to fit into the fabric/context of the surrounding area.  This building does not accomplish any of these things.  Thus, our concerns outweigh our support of the land use, and therefore, staff recommends sending an unfavorable recommendation to the Town Council.   
This petition will require a public hearing and 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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Exhibit A – Gateway Crossing Apartments
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