WESTOly,  Staff Report BZA23-002-VA

Blue Beacon Parking | Material | Color
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Meeting Date: April 6, 2023

Docket BZA23-002-VA Blue Beacon Parking, Material, and Color Variances. The applicant is requesting three
Variances to construct an approximate 11,377 square foot truck wash use on the northeast side of Indianapolis Road.
The applicant is proposing (1) 38 standard parking stalls where the maximum is 11.3; (2) constructing the facade wall
facing I-65 in a material not resembling Indiana limestone; and (3) using a bright color as a primary facade color rather
than an accent. The applicant is Blue Beacon International, Inc. on behalf of the owner Whitestown Crossing, LLC.

Site Location

The site is located on the northeast side of Indianapolis Road, north of the State Road 267 and I-65 interchange. The
site has right-of-way frontage on Indianapolis Road and Interstate-65. The area is surrounded by industrial and
commercial uses including businesses such as Tractor Supply, Timpte Trailer, and Ram Tool. The site is directly across
the street from a Whitestown water tower.
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Zoning

The site in question is zoned General Business (GB). The GB “district is designed to include central business districts in
established urban places. This district would be used for most types of business and service uses.” Permitted uses in
this zone include but are not limited to government buildings, restaurants, hotels, and offices.

The site is also zoned I-65 Corridor Overlay. The Overlay “is established to provide consistent and coordinated
treatment of the properties along I-65 within Whitestown. The I-65 Corridor is a premier office and industrial business
location and employment center whose vitality, quality, and character are important to adjacent residents,
employees, business owners, taxing districts, and the community as a whole.”
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Unified Development Ordinance
Variance Request 1. UDO Section 7.10 G. Parking Requirements Table

COMMERCIAL SALES. SERVICES, AND REPAIR PRI-

MARY USES Vehicle Min Vehicle Max Bicycle Min

Vehicle/Equipment Sales, Service & Repair

3.5/1,000 of GFA;
parking spaces at

pumps may be in- 1/30 vehicle stalls

Service Station, Local No requirement

cluded in count upto 15
up to 75% of re-
ouired
V- b | - N
l All Other Types 0.5/1.0000f GFA  1/1,0000f GFA 7 30:3:‘23'1655*0"5 J

The maximum number of standard parking stalls based on the square footage of the structure is 11.3 stalls. The
applicant is proposing 38 standard parking stalls.

Variance Request 2. UDO Section 2.7. E. 8. C.
Facade Walls of Industrial Buildings and Warehouse Facilities (including self-storage and mini-warehouse uses)
visible from I-65 must be constructed of one or more of the following materials:

i Red brick facades trimmed with split-faced aggregate block of a color and texture resembling Indiana
limestone, provided it also includes red brick accents such as windowsills, lintels above windows and
doorways, building corners, parapet coping, etc.

ji. Split-faced aggregate block of a color and texture resembling Indiana limestone, provided it also includes red
brick accents;

iii. ~ Pre-cast concrete wall panels of a color and texture resembling either red brick or Indiana limestone,
provided the building design also incorporates architecturally appropriate details of contrasting color and
material;

iv.  Architectural metal panels;

V. Glass (up to 75% of the facade area); and

vi.  Ornamental metal.



The applicant is proposing to use pre-cast concrete wall panels (iii. above) but the panels do not resemble red brick
or Indiana limestone in color or texture.

Variance Request 3. UDO Section 2.7 E. 8. E.
Colors. Colors used on building facades must be complementary. Natural, muted colors (earth tones or neutral
colors) should serve as the primary facade color, with brighter colors used only as accents.

The applicant is using a bright color known as ‘BBI green’ as a primary fagade color rather than an accent.

Proposed Development

The site received a Use Variance from the Board of Zoning Appeals in January 2023 to allow this truck wash use in the
General Business zoning district (BZA22-011-UV). There were additional conditions with the approval of the Use
Variance. At this time the applicant is in compliance with those conditions. The applicant has submitted Concept Plan,
Development Plan, and Waiver applications to the Plan Commission (PC23-014-CP/PC23-015-DP).

The submitted materials and staff review indicate the following:
- The proposed structure is approximately 11,377 square feet of building footprint;
e If athird bay is constructed the total square footage would be approximately 14,896 square feet;
e Proposed building height of approximately 36 feet.
- Proposed on site parking including 38 standard stalls and 2 ADA stalls;
- Proposed pedestrian sidewalks along Indianapolis Road and internal to the site;
- Bicycle rack located on site;
- Awnings over all windows and doors;
- Parapet roof structure and metal roof on the tower;
- Proposed exterior building materials including:
e Pre-cast concrete, Indiana limestone, and ornamental metal.
- Proposed percentages of BBl Green on the four wall facades include 35%, 25%, 43%, and 38%.
A shed/garage, dumpster, and wash out bed on site.

Staff Recommendation
Variance Request 1. UDO Section 7.10 G. Parking Requirements Table
Staff is providing a favorable recommendation for the Blue Beacon parking Variance docket BZA23-002-VA.

Staff’s recommendation to the Board of Zoning Appeals finds the variance complies with the following requirements in
accordance with UDO Section 11.14 F. 2. And is consistent with Indiana Code 1C36-7-4-918.5 and approval be granted
upon:

1. The approval will not be injurious to the public health, safety, morals, and general welfare of the
community because:
Approval of the variance will not be injurious to the public health, safety, morals, and the general
welfare because the proposed use needs to be able to provide parking on site for its employees. It would
be unsafe to park along Indianapolis Road or State Road 267 if sufficient parking is not provided on site.
The proposed parking offers proper circulation, pedestrian connectivity, and a bicycle rack.

2. The use or value of the area adjacent to the property included in the variances will not be affected in a
substantially adverse manner because:

The use or value of the surrounding area to the property will not be negatively affected if the variance is
approved because the surrounding area is generally commercial and industrial in nature. Timpte Trailer,
adjacent to the site has a similar number of standard parking stalls and Tractor Supply across the street
has almost double the number of standard parking stalls proposed. The applicant’s proposal to exceed
the parking maximum is not out of character with the surrounding area.



3. The strict application of the terms of the Ordinance will result in practical difficulties as applied to the
property for which the variance is sought because:
The ordinance’s maximum parking standard would limit the applicant’s ability to staff the business for
practical operations. The business has been operating in other markets for many years and has an
understanding of what it’s employee parking needs are, their analysis is more fine-tuned than the UDO
parking table. Truck washes are not an explicit use in the UDO table and may require more parking stalls
than the broad Vehicle/Equipment Sales, Service & Repair - All Others category.

Variance Request 2. UDO Section 2.7. E. 8. C.

Staff is providing an unfavorable recommendation for the Blue Beacon building material facing 1-65 Variance docket
BZA23-002-VA.

Staff’s recommendation to the Board of Zoning Appeals finds the variance does not comply with the following
requirements in accordance with UDO Section 11.14 F. 2. And is not consistent with Indiana Code 1C36-7-4-918.5 and
denial be based upon:

1. The approval will be injurious to the public health, safety, morals, and general welfare of the community
because:
Approval of the variance will be injurious to the public health, safety, morals, and the general welfare
because by allowing the use to use non-compliant facade materials will set a negative view for future
similar projects and potentially lower the aesthetic quality of the area, which could be detrimental to the
community’s well-being.

2. The use or value of the area adjacent to the property included in the variances will be affected in a
substantially adverse manner because:

The use or value of the surrounding area to the property will be negatively affected if the variance is
approved because the interstate corridor is a vital entrance into Whitestown. Allowing lesser materials
will detract from the character of the Town. While existing buildings are not representative of the I-65
Overlay, future buildings are expected to comply with the architectural standards. The UDO further
states, “Preexisting buildings on adjoining parcels are not a factor in the design of new buildings unless
they are consistent with the architectural objectives of this Overlay.”

3. The strict application of the terms of the Ordinance does not result in practical difficulties as applied to
the property for which the variance is sought because:
The strict application of the ordinance does not prohibit the applicant from constructing the proposed
use. There is no hardship or practical difficulties evident that prohibits the applicant from complying with
the terms of the Ordinance. The site faces no physical or peculiar condition.

Variance Request 3. UDO Section 2.7 E. 8. E.
Staff is providing an unfavorable recommendation for the Blue Beacon bright color being used as a primary color
Variance docket BZA23-002-VA.

Staff’s recommendation to the Board of Zoning Appeals finds the variance does not comply with the following
requirements in accordance with UDO Section 11.14 F. 2. And is not consistent with Indiana Code IC36-7-4-918.5 and
denial be based upon:

1. The approval will be injurious to the public health, safety, morals, and general welfare of the community
because:
Approval of the variance will be injurious to the public health, safety, morals, and the general welfare
because the quantity of bright color may be an unsafe distraction to drivers traversing through the
community. The intent is to capture truck driver’s attention but it may also distract truck and non-truck
drivers because it is not a muted color.



2. The use or value of the area adjacent to the property included in the variances will be affected in a
substantially adverse manner because:
The use or value of the surrounding area to the property will be negatively affected if the variance is
approved because the intent of the 1-65 Corridor Overlay is to foster development that creates a sense of
identity. Although adjacent properties are not complicit with the I-65 Corridor Overlay, it does not
preclude this site or future site developments from complying with the regulations and contributing to
the desired identity. The UDO further states, “Preexisting buildings on adjoining parcels are not a factor
in the design of new buildings unless they are consistent with the architectural objectives of this
Overlay.”

3. The strict application of the terms of the Ordinance does not result in practical difficulties as applied to
the property for which the variance is sought because:
The strict application of the ordinance does not result in practical difficulties because the desire for the
BBI Green color is a desire of the applicant. The site faces no physical or peculiar conditions that would
require the building to utilize an accent color as a primary color. While the UDO does not define what an
accent color is, under the Legacy Core District an accent color is noted as a maximum of 10% of the
building fagade.

If the Board of Zoning Appeals approves Variance Request 2, staff recommends placing a minimum percentage of pre-
cast concrete resembling Indiana Limestone that must be present on the facade facing I-65 or the Board can approve
the elevations as presented.

If the Board of Zoning Appeals approves Variance Request 3, staff recommends placing a maximum percentage of BBI
Green color that is permitted on each fagade or the Board can approve the elevations as presented.
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Materials Submitted by the Applican

s
b
Cn——
A
==
Ay
=y
il
=3

|
vt

]
BN
AHYRIAN e

|

VORLP S YN TV L5 MR N DT
WNITYS 40 NOOV3E 3718

MY Id INSNSNOEANI 3US

P ey

I T T h
A B
kG 6l
P AL S T

T

p

q

e A e e
FE b

R T P T
R e e G R
T e

SR W LA T
Lol 1 e Bnk

Tirflr ol e Tl s ke Tk Minl @

D 3 g e Y M

LTTE R S s B T e e e S

sanplga] paveIE MLl Ban] oo
o sug paraibopn basp — —— —

1 INDIANAPOLIS

%

Ct O T




svog
MY

ECL L ELE]

o W0uSEL A TvDw S o Onl s
L x|

NI 'NMOLSEL HM H0 NOOY3E 3078

| 38 - SNO|LYATTE ONHTTING HOM0D TTYE3AD

i/

Noav3a 3n1a §

"ONI'¢

= R

EERRELIE
s
ol ]

=BT

E
021

=5305-v v3av L0l

=(3ME) 400 TYLIN MES INIDWLS
=(3ame) 34u1s TEN

=INOLEIAN WNYION

=[ALHM) INlvd 1S¥Ekd HLOORS
=(My9 188) IMvd 1SvO3ud HLOOWS

=(NVL) INlvd 1Sv03ud HLOOWS

(5306 ¥ SWI0L SV3tN TWRGLWA/4000 JMng

5Bl

(NUYS NDULYNG
SAVTIM NIMAEHS)
(407109 MOLSIAN) M
TVAMLIAUHIEY QAN
TIVM IN0D 1SWIEHd

(zoat) 45 vo2c
Z 45 5%

k) 5T
(x£1 £ Lir
(% £ B9l
LHC) 45 4621
Ty I A

=105 {3d ¥3dv WLOL

=(3I8) 004 WL WIS WONVIS
=(3M8) Jdils N

=IN0LSTNT vwvion|

=(IHM) INNG LS¥ITHd HIOONS
=N 128) INNG 1S¥D34d HIOONS
—{WWL) LN 1S¥I34d HIOONS

SVIEV WAL/ E0TO0 TNTTING

(xooL) 45 BElL =305 {0d ¥V3dY WLOL
3 4515 =(378) 4008 WLIN WIS DMONWS
%5 35 95 =(3me) Jdmls wEn
EEL 55 I51 =INOLSINN YNWIONI
5L 45 91 =(a NN L5¥I3Ed  HIDONWS
Fi) £ 0L ={NED 188) INNd 15W1T6d HIDONS
20T, £ KL =(NeL) LN LSYD3ud HIDONS
VIV WA E0100 DNITTING

(¥) SHOONIM 5300

T THADH SANINY
.\I.z.._u: W3S ONIDHNLS INOLSINMT WO S

FOLS HIMOL HEMON

15 16
85 1rl
5 LiE

=
0
=
(MLYS MOWYHNG {HLYS MOLLwang - - m ! u ”..a_ h_
SMTIM. NieEHS) SITTIM NIREHS)
ITH Jav3Ed0nd N AHVLIO [

45 BFE

45 kiEl

NOXVEE 3ME JANNE
TIEM IN0D 15V03ud

=015 Ed ¥3dv WLOL

=(3M8) 4008 WLIN WIS DRIONYIS

={3mI8) 3dwlS THEN
=INOLEINM WVION|
uEJ NN 15¥33d HIOONS

=) 188) INNA 1SYI3Hd HIOONS

—{WVL) LN LS¥I34d HIOOWS
SV3Ev WAL 80100 ONG NG

B 0F
Wb=8E

NOZW3E 38 Q3 LNNd
Tl 0D 1SvD3ud

(NLYS WOLvENg
SATITIM NIM4HS)

0301 ® INRELT
(OYNIANTT TWHEALYT
T3 DEKE

A

A8 TvADY
ONALLND /4 J00H
NN W3 a_._x-asl\.\

212

=305 ¥3d V3WY TWIOL

=(3M8) 004 TN WIS NIDNLS
=(3N18) IS WM

=IHOLSIN Wl ON

=(LUHM) NV LS¥Oded HLOONS
=(N9 IB8] INNd LS¥I3d HLOONS
=(ML) LN LSYDTHS HLDOMS

SV TVIELYR, 0 100 ONITTINg



b -]
XTI
AEGhEE

SSTIETRLY

*ONI ‘N09v3g 3n8 §

|A3.5a

At 5Lt YD Sl DR Tl 28
I HAMDLSELIHM H0 KOOV3E 2078
SM3|A OE aMlaTing
I Tl |

§
F] 3
1=

ARk
St

TYPICAL 16X24 STORAGE SHED

W/ JAMES HARDIE 42 SIERRA FIBER CEMENT PANEL SIDING




Attachment D: Standards for Evaluating a Variance

Use the following form or attach a separate sheet(s) to explain the Variance request. The BZA’s decision shall
be based upon how each of the following statutory requirements is justified in the request.

Petition Information

Describe the proposed use of the property (type of use, hours of operation, access, necessary construction,
employees, etc.):

The facility will operate 24 hours, offering washing services for semi-trucks, trailers, and more. It will provide easy
access off of -65 and convenience for truck drivers near the Love's Travel Stop. The construction will include three
truck wash bays and employee parking. To support the facility, a general manager, one crew per wash bay, and
additional service representatives will be hired.

Standards for Evaluation

1. The variance will not be injurious to the public health, safety, morals, and general welfare of the
community because...

ample parking will be provided for employees, minimize parking congestion, and eliminate the risk of employees
parking offsite or along Indianapolis Road.

2. The use or value of the area adjacent to the property included in the variance will not be affected in a
substantially adverse manner because...

ample parking will be provided, and employees will not have to park offsite on or near adjacent properties.
Additionally, the size of the proposed truck wash facility is smaller than other nearby commercial facilities,
resulting in fewer parking spaces allowed under the Whitestown UDO. However, the number of proposed parking
spaces is appropriate for the size of the facility and staff, and it is consistent with the parking requirements for
other similar facilities in the area. Tractor Supply, located adjacent to the proposed truck wash facility, has a
comparable number of parking spaces to the proposed truck wash facility. This indicates that the proposed parking
arrangement is consistent with surrounding area and the needs of the community.

3. The strict application of the terms of the Ordinance will continue the unusual and unnecessary hardship as
applied to the property for which the variance is sought because...

The current parking requirements in the ordinance are designed to accommodate larger commercial facilities and do not
provide enough flexibility for smaller commercial facilities, such as the proposed truck wash facility. Strict application
of the ordinance would not allow for enough parking during a shift changes. As a result, parking congestion will occur
in the parking lot, and employees will resort to off-site and street parking.

BZA Application Packet Page 10 of 15




Attachment D: Standards for Evaluating a Variance

Use the following form or attach a separate sheet(s) to explain the Variance request. The BZA’s decision shall
be based upon how each of the following statutory requirements is justified in the request.

Petition Information

Describe the proposed use of the property (type of use, hours of operation, access, necessary construction,
employees, etc)):

The facility will operate 24 hours, offering washing services for semi trucks, trailers, and more. It will provide easy
access off of [-65 and convenience for truck drivers near the Love s Travel Stop. The construction will include three

truck wash bays and employee parking. To support the facility, a general manager, one crew per wash bay, and
additional service representatives will be hired.

Standards for Evaluation

1. The variance will not be injurious to the public heaith, safety, morals, and general welfare of the
community because...

the blue green theme of the company does not conflict or detract from other nearby commercial buildings. The company
branding color blue green complements the associated limestone coloring with the rest of the building.

Proposed tan color of the brick is consistent with the blue theme of the company and other similar buildings in the area,
such as the Walter Payton crane building, which has a similar blue and light color theme. Therefore, the proposed
variance will not have any negative impact on the community.

2. The use or value of the area adjacent to the property included in the variance will not be affected in a
substantially adverse manner because...

the proposed use of limestone color is consistent with the commercial buildings in the surrounding area, such as the
nearby Timpte and Tractor Supply. The proposed color of the brick will enhance the visual appeal of the area, and
will not have any negative impact on the use or value of ad acent properties.

3. The strict application of the terms of the Ordinance will continue the unusual and unnecessary hardship as
applied to the property for which the variance is sought because .

strict adherence would prevent uniform color scheme for Blue Beacon blue/green for branding and limestone coloring
throughout the exterior facade. As a result, the exterior color design would differ around the facility.

|
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Attachment D: Standards for Evaluating a Variance

Use the following form or attach a separate sheet(s) to explain the Variance request. The BZA’s decision shall
be based upon how each of the following statutory requirements is justified in the request.

Petition Iinformation

Describe the proposed use of the property (type of use, hours of operation, access, necessary construction,
employees, etc.):

The facility will operate 24 hours, offering washing services for semi-trucks, trailers, and more. It will provide easy
access off of [-65 and convenience for truck drivers near the oves Travel Stop. The construction will include three

truck wash bays and employee parking. To support the facility, a general manager, one crew per wash bay, and
additional service representatives will be hired.

Standards for Evaluation

1. The variance will not be injurious to the public health, safety, morals, and general welfare of the
community because...

the blue/green theme of the company does not conflict or detract from other nearby commercial buildings. The company
branding color of blue/green complements the associated limestone coloring with the rest of the building.

Proposed tan color of the brick is consistent with the blue theme of the company and other similar buildings in the area,
such as the Walter Payton crane building, which has a similar blue and light color theme. Therefore, the proposed
variance will not have any negative impact on the community.

2. The use or value of the area adjacent to the property included in the variance will not be affected in a
substantially adverse manner because...

the proposed use of limestone color is consistent with the commercial buildings in the surrounding area, such as the
nearby Timpte and Tractor Supply. The proposed color of the brick will enhance the visual appeal of the area, and
will not have any negative impact on the use or value of adjacent properties.

3. The strict application of the terms of the Ordinance will continue the unusual and unnecessary hardship as
applied to the property for which the variance is sought because...
the current ordinance requires the use of muted colors, which conflicts with the blue theme of the company. Strict

adherence to the ordinance would remove company branding, resulting in the facility being less recognizable and visible
to clientele.
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