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           April 16, 2019
Department of Planning and Building

Town of McCordsville


Project:

PC-19-002, McCordsville Marketplace 
Petitioner: 

Woolpert, Inc on behalf of Kovacs Enterprises
Request:
Petitioner is seeking approval of their Development Plan (DPR).
Staff Review:
The petition proposes a commercial development featuring three (3) retail buildings, two multi-tenant buildings and one single-tenant building.  The buildings total approximately 22,000 square feet.  The Development Plan is included in the petitioner’s packet.


Subject Property Zoning & Location

The property is zoned Commercial Regional (CR) and is located at the southeast corner of Broadway (SR 67) and the Meijer entrance.  

Surrounding Land-uses & Zoning


The subject parcel is undeveloped.  The surrounding land uses are as follows: 

· North: Across Broadway and the railroad tracks is property zoned R-1.  These properties feature undeveloped fields and single-family homes.

· East: The Gateway Crossing mixed-use PUD is immediately adjacent.  Gateway Crossing feature single-family homes, apartments, and commercial properties. 

· South: The Meijer development is immediately south.

· West: The Meijer development is immediately west. 


Infrastructure


As proposed this site will have two (2) access points.  One access point is located on W. Broadway (SR 67).  This access point is right-in/right-out only.  This access point will need approval by INDOT.  The petitioner has applied for the cut, and it is expected to be approved, as it was the preferred design in staff’s discussions with INDOT personnel and features the same technical standards as the Meijer right-in/right-out.  The second access point is located on the main entrance drive into the Meijer development.  During the plan review/approval process for the Meijer, staff insisted about this access point and the Meijer granted cross-access to the owner of the subject property.  A sidewalk already exists along W. Broadway, this sidewalk will remain.  
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.  

Development Standards


Setbacks: The minimum front-yard setback is 45’ (via BZA variance), with a minimum 15’ side-yard, and a minimum 30’ rear-yard setback.  This project is in compliance.
Lot Coverage: Lot coverage shall not exceed 75%.  The project’s coverage is 51%.  This project is in compliance.
Building Height:  Primary structures are restricted to 55’.  This will be reviewed when the petitioner submits building elevations for architectural review.  
Max # of Primary Structures: There is no maximum number of primary structures for commercially zoned lots.  This project is in compliance.
Min. Lot Size: The minimum lot is 1 acre, and this project features one lot that is approximately 4.5 acres.  This project is in compliance.
Landscaping:  Landscaping is required in conformance with the Town’s Zoning Ordinance.  The landscaping requirements include perimeter landscaping, parking lot landscaping, and foundation plantings, among other requirements.  This project is in compliance.
Parking:  The Town’s Zoning Ordinance requires a minimum of 1 space per 300 square feet of retail.  This project proposes parking in excess of the requirement.  Due to the fact that we expect numerous food establishments in this development staff is comfortable with the excess parking provided.  This project is in compliance.
Architecture: All commercial buildings must comply with various architectural requirements.  This site is located within the Town’s Highway Overlay, so the standards commercial architecture and Overlay architecture requirements will apply.  This will be reviewed when the petitioner submits building elevations for architectural review.  
Street Lighting:  Street lighting is required along Broadway per the Town’s Zoning Ordinance.  The petitioner has provided the required street lighting.  The street lights will be located behind the sidewalk as is the traditional location of our street lights.  This project is in compliance.
Site Lighting: Lighting standards are included in the Town’s Zoning Ordinance and include requirements such as, but not limited to foot-candle limits, height, and fixture housing.  The petitioner proposes three types of exterior lighting fixtures: free-standing parking lighting and two styles of wall-mounted lighting.  This project is in compliance.
Open Space:  25% Open Space is required.  This project is in compliance.
Pedestrian Accessibility:  In addition to the perimeter sidewalk requirement along W. Broadway, the Zoning Ordinance also includes requirements for an internal sidewalk system.  This system must provide sidewalks along all building elevations with customer entrances, as well as a connection to the perimeter sidewalk.  The petitioner has provided all sidewalks and crosswalks.  This project is in compliance.    
Signage:  Signage has not been submitted and will be reviewed under the sign permit process.  Please note the petitioner has identified drive-thru menu board signage.  That signage allowance was approved (via variance) by the BZA.  The menu boards will still go through the sign permit process.  

Technical Advisory Committee (TAC)


The project went to TAC on March 7th, and received a number of comments.  All comments applicable to the Plan Commission’s review have been addressed.  The petitioner will continue to work with staff on setting addresses and addressing stormwater comments.

Staff Comments:
This project went to the March 6th BZA meeting seeking one (1) Development Standards Variances and a Special Exception.  The BZA granted all both requests but did attach some conditions of approval.  Exhibit A, is a brief listing of the BZA action and any conditions of approval.

Staff is pleased with the site design of this project.  The property is narrow and deep, and the access point from Meijer is located near the rear of the site.  This presented a challenge from a site design stand-point.  The petitioner has presented a site plan which pushes the detention to the rear of the site.  This accomplishes two things: (1) it maximizes the usability of the more visible portions of the site and (2) creates more buffer from the residential to the southeast.  The petitioner has provided a landscape buffer to the east of the buildings that meets the Town’s standards for commercial to residential screening.  The southeast corner of the site; however, presented a challenge from a buffer-yard standpoint.  Due to the presence of existing easements, and the proposed detention facility (and the easements required for it), a traditional buffer-yard could not be supplied.  Staff worked with the petitioner to develop a modified buffer-yard, which meets the intent of the Town’s buffer-yard standards, while allow the detention to remain at the rear of the site.  This modified buffer-yard places the buffer-yard plantings in two locations: (1) between the drive-aisles and the detention facility and (2) between the drive-aisles and the buildings.  We believe this “layered” buffer-yard, along with the distance between the buildings and adjacent properties, the existing wooded area on the neighboring property, and the quantity of plantings, which exceed our requirement adequately and appropriately provide screening and buffering.  
In today’s retail environment, visibility and experience are keys to successful retail sites.  We believe the site design of the project, maximizes those two criteria as much as this site allows.  
Recommendation:
Staff finds the proposed Development Plan meets the Town’s Zoning Ordinance and therefore we recommend approval.    
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Exhibit A
Variance & Special Exception Summary

1. Front-yard Setback: Variance from Section 6.05(B)(1) from 50’ to 45’.  The 5’ was needed to keep parking out of the front-yard setback.
Condition of Approval:

· Setback shall be no less than 45’
2. Drive-thru: Special Exception from Section 4.08 to allow drive-thru businesses 
Conditions of Approval:

· Max total of 2 menu boards for the site.  Such boards shall be oriented towards vehicles in the drive-thru lane, a max of 24 SF each, and shall feature a masonry base at least 1’ in height;

· Max total of 2 pre-menu boards for the site.  Such boards shall be oriented towards vehicles in the drive-thru lane, a max of 12 SF each, and shall feature a masonry base at least 1’ in height;

· All menu and pre-menu boards shall be digital; and

· Any speaker boxes shall comply with the Town’s Noise Ordinance.
