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DEV25-05 1993 N State St, Thomas English Real Estate requests approval of a Development 

Plan to remodel an existing retail location including the installation of a drive 

through with 2 lanes for a banking establishment on Lot 2 of the Wal-Mart 

Supercenter. Zoned CN Commercial North. 

 

 

Exhibits: 

1. Proposed Development Plan file dated June 9, 2025 

2. Proposed Elevations file dated April 2024 

3. Sign Package file dated June 17, 2025 

 

Location and Surrounding Uses: 

 

 

      
   Aerial Map          Zoning Map 

 

 

 

North  CN - Commercial North – Retail & Restaurant 

South  CN - Commercial North – Restaurant 

East  CN - Commercial North – Retail  

West    CN – Commercial North – Retail & Restaurant 

 

History: 

 

The building on this site was built in approximately 2005 and has been a restaurant for the 

entirety of its use.  The surrounding area has been further developed in the interim years with 

retail and restaurants, eventually being designated as “CN” or Commercial North Gateway 

zoning during the adoption of the UDO and rezoning of the city.  Since the restaurant closed 

towards the end of 2023, it has sat unoccupied. 

 

Current Development Plan Proposal 

 

The current Development Plan Proposal is to remodel the location into 2 tenant spaces.  The first 

and primary space will be occupied by a banking establishment.  They have proposed a two-

lane drive through on the east side of the building.  One of the lanes will have a pneumatic tube 

system for teller interaction.  The other lane will have only an ATM.  The drive-through will have a 

total of 8 stacking spaces between the two lanes. 

 

As part of this redevelopment of the site, the parking lot is being slightly redesigned.  A 

connecting pedestrian path between the building and the sidewalk on State St is proposed and 

will require the removal of 2 spaces on the west end of the parking lot.  The spaces adjacent to 

and facing the exit of the drive through will be rotated to angled spaces, requiring the removal 
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of 8 parking spaces.  Finally, the drive through itself will require the removal of 9 spaces.  In total, 

18 parking spaces will be removed, bringing the new total number of parking spaces to 76.   

 

Tech Review 

 

Tech Review for this proposal was held on Tuesday June 3, 2025.  There were very few comments 

from any of the various departments or utilities.  This being an existing site, all utilities are already 

in place.  The only item of concern was regarding the removal or abandonment of the grease 

trap, as this was previously a restaurant.  The petitioner agreed to work with the appropriate 

departments to resolve that to their satisfaction during the remodeling process. 

 

Access  

 

There is already direct vehicular access to this site from the east via Melody Ln, which will remain 

unchanged.  There is already indirect vehicular access to this site from the south via cross-

parking-lot connections between this and the restaurants to the south.  This will also remain 

unchanged.  The current primary pedestrian entrance to the building faces north.  The banking 

tenant will be using this same location as their primary entrance.  The second tenant will have 

their primary pedestrian entrance along the west façade, facing State Road 9.  The second 

tenant will also have access to the currently existing service entrance on the south façade, 

which will remain unchanged. 

 

Pedestrian sidewalks surround the property on the north, east, and west sides within the rights-of-

way.  These will remain in place, but a connecting sidewalk will be installed to allow direct 

pedestrian access from the sidewalk along State Road 9. 

 

Findings: Staff finds that this proposal adequately addresses both vehicular and pedestrian 

access to the site.  Staff further finds that the installation of a sidewalk connector to State Road 9 

is a welcome addition that enhances the walkability of the location. 

 

Development Standards – CN (Commercial North) 

 

  

Building Placement and Standards- Setbacks in the CN zoned districts have a front 

building setback requirement of 15’ minimum and a 60’ maximum, with a side and rear 

building setback requirement of 10’ minimum.  The 60’ maximum can be waived if a 25’ 

greenspace along the front property line is provided to accommodate parking.  Building 

Height Maximum is 65’.  Lot Coverage maximum is 70%. 

 

Findings: The proposal does not fundamentally change the building as it relates to 

placements and setbacks.  Staff finds that the location proposed for the drive through 

and ATM installation are within allowable areas for development on this site, generally.  

However, this location being a “Front Yard”, it will require BZA approval for the locating of 

a drive through along this façade.  

 

Landscaping- The Landscape Plan is a much more extensive and expansive Landscape 

Plan than was previously approved for this site.  Per this proposed Landscape Plan, 

Petitioner shall replace all missing, damaged, or dead plants while adding additional 

trees, bushes, and grasses surrounding the property. 

 

Findings:  Staff finds that the new Landscape Plan will greatly enhance the area with 

greenery and beautification.  Staff further finds that the screening between the property 

and the 3 sides with rights-of-way is more than adequate to ensure minimal impact on 

this or other sites. 
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Accessory Buildings- Accessory buildings and drive throughs are required to be on the 

side or rear yards of a property and follow the same setbacks as other buildings within 

the CN district.  The proposal shows a screened dumpster enclosure and drive through to 

be located within the eastern yard facing Melody Ln.  This would place both the 

dumpster enclosure and the drive through within a Front Yard and thus require BZA 

approval for each. 

 

Findings: Staff finds that the location of both the drive through and dumpster to be 

appropriate both generally and specifically.  State Road 9 is the primary road from a 

visibility perspective, so keeping both of these items on the opposite side of the building 

will reduce their visibility.  That coupled with the extensive landscaping and screening 

makes for what Staff considers to be reasonable and appropriate locations for both 

items, assuming they receive approval from the BZA as mentioned. 

 

Parking- Parking requirements for Commercial Retail locations call for 1 spot per 200 

square feet of accessible space within the building.  The building will remain unchanged 

in size at approximately 4,834 square feet.  This makes a minimum parking requirement of 

25 spaces, with an allowed maximum of 1.5 times that, giving a total maximum of 38 

parking spaces.  The site will be reducing the existing parking spaces down from 94 to 76.  

This is still twice the maximum allowed, per UDO code. 

 

Findings: Staff finds that the reduction in parking spaces does not negatively impact this 

or any surrounding property or use.  Staff finds that there is no current need to force the 

further reduction in existing parking spaces just to bring this site into alignment with 

current UDO required maximums.  As such, Staff is supportive of this parking design both 

generally and specifically. 

 

Signs- The UDO puts limits on the size, number, and location of signs allowed as they 

relate to the property’s frontage to public streets as well as the size of the building’s 

façade(s) and windows.  Sign Package Reviews are generally conducted conceptually 

as part of Development Plan proposals.  The specific details of the individual signs and 

their adherence to the requirements of the UDO are reviewed as part of the Sign Permit 

process, a separate administrative application and review process.   

 

Findings: Staff has given the Sign Package provided by the Petitioner a cursory review 

and finds that the proposed signs are generally appropriate based on the site and UDO 

restrictions.  Formal and detailed review of any proposed signs will need to be 

completed as part of the Sign Permitting process. 

 

 

In General the Plan Commission must be satisfied that the development meets the following five 

premises:  

1. Compatibility with surrounding land uses- The surrounding Land Uses are primarily Big 

Box retail stores and chain restaurants. 

 

Findings: This area is zoned CN for the purpose of encouraging commercial 

development along this northern corridor.  Staff finds this type of development 

compatible with the surrounding land uses. 

 

2. Utility availability-  

 

Findings: All appropriate utilities are available at the site. 
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3. Traffic Management that is favorable to health, safety, convenience, and the 

harmonious development of the community-  

 

Findings: Staff finds that the proposed Development Plan does not negatively impact the 

ability of this or other properties, their customers, or their delivery drivers to operate 

normally and safely on, around, and through this property. 

 
4. Vehicular and pedestrian circulation on-site, with appropriate tie-ins to adjacent 

public circulation systems -  

 

Findings: Staff finds that there will be no negative impact on the ability of vehicles or 

pedestrians to navigate to, through, or around the site. 

 

5. Compatibility of scale, materials, and style of improvements with the surrounding 

area. The style of the architecture of the buildings and structures proposed to be 

constructed shall be subject to the approval of the Plan Commission.  The approval shall 

be based on the architectural style creating or continuing a unified design which will be 

in character and proper relationship to the surrounding areas.            

 

Findings: The building itself will not be fundamentally changed from this perspective.  

Staff finds that the installation of a drive through with ATM is compatible with the auto-

oriented nature of the surrounding businesses. 

 

Staff Recommendation: Approve the Development Plan for a remodel an existing retail location 

including the installation of a drive through with 2 lanes for a banking establishment on Lot 2 of 

the Wal-Mart Supercenter, subject to the findings in the staff report and the following conditions:  

 

1. All signs shall follow, adhere to, and be in compliance with UDO Sign Regulations 

including but not limited to those found in UDO Section 155.065. 

 

2. Sign Permits will be required for temporary signs which exceed the allowances per UDO 

section 155.065. 

 

3. All necessary Building and Sign Permits shall be applied for, reviewed, and require 

approval through normal means. 

 

4. BZA Approval shall be obtained for the location of both the Screened Dumpster and 

Drive Through installations as indicated on the approved Development Plan for this 

petition. 
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Non-Illuminated Directional Sign | 40" OAH 

Colors & Materials

Logo Vinyl to be 3M #3630-146 Light Kelly Green Applied First Surface

Logo Vinyl to be 3M #3630-047 Patriot Blue Applied First Surface

Edges to be Painted MP 448 Satin Finish

Logo Vinyl to be 3M Opaque White First Surface

Copy Vinyl to be 3M Opaque White First Surface

Face Bottom to be Painted MP White Satin Finish

Base Painted �Platinum� MP to match PMS Cool Gray 11 Satin Finish

Faces to be Painted PMS 281 Satin Finish

Construction Intent

.080" thick rolled aluminum face.

.080" aluminum cabinet construction.

.080" fabricated aluminum base.
2" x 2" internal aluminum tube welded to top of directional.
Directional to have painted
Directional to be direct buried with concrete footing.

NOTE: Concrete footing will be determined by engineering per location.
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Lane Designation Panel (CLR) - (QTY 2)

5/3-LD-CLR
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Colors & Materials

Construction Intent

Panel to be Painted PMS 281 Satin Finish

Stud mounted 
.125" thick aluminum panel

3M 680-10 White R ve Vinyl

Stud Mounted
Clearance Height TBD
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Colors & Materials

Construction Intent

Panel to be Painted PMS 281 Satin Finish

Stud mounted 
.125" thick aluminum panel

3M 680-10 White R ve Vinyl

3M 680-72 Red R ve Vinyl

Stud Mounted

Lane Designation Panel (WW) - (QTY 2)
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Regulatory Post and Panel Sign | ADA Van Accessible - (QTY 4)

Graphic to be screen print (Stock panel)

Post to be painted MP 41342 Satin Finish (brushed aluminum)

2" x 2" square aluminum tube.
.080" thick aluminum panel.

Panel mounted to post with angle. 
Regulatory to be base plate mounted to concrete.
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Regulatory Post and Panel | Stop Sign (QTY 2)

Panel to be Pre Finished White

Post to be painted MP 41342 Satin Finish (brushed aluminum)

Construction Intent

2" x 2" square aluminum tube.

Regulatory to be direct buried with concrete footing.

.125" thick aluminum panel.

Panel mounted to post with angle. 

Colors:

3M 680-10 White R ve Vinyl

3M 680-72 Red R ve Vinyl

NOTE: Concrete footing will be determined by engineering per location.
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Construction Intent

3M Opaque White Film

Panel to be Painted PMS 281 Satin Finish

3M #3630-146 Light Kelly Green 

.125" thick aluminum panel.
Stud mounted 
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Adhesive

Vinyl Overlay (QTY 2)

Construction Intent

Digital Print on Opaque 3M Vinyl

Installation Detail

Overlay to be surface applied 
over panel.  
Remove .5" of the backer to 
expose the adhesive on 
edges only. 

Additional Use

The same temporary overlay is 
also used on entry glass doors 
when requested.
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Signicade temporary sign

PMS 281
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Banner temporary sign


