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GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	The Luther Company, LLLP (owner and user)

Location:	8860 and 8870 Wentworth Avenue South

Request:	Four-year Interim Use Permit for open storage of motor vehicles.

Existing Land Use and Zoning:	Vacant office/warehouse and storage area; zoned I-3 General Industry
	
Surrounding Land Use and Zoning:	North, South, East, and West – Industry; zoned I-3 
	
Comprehensive Plan:	The Comprehensive Land Use Plan guides this property as Industrial.


CHRONOLOGY

Planning Commission Action:	01/08/15 – Recommended City Council approval of the interim use permit subject to the conditions listed in the staff report.

City Council Agenda:	01/26/15 – Development Business agenda item.


APPLICABLE REGULATIONS	Section 19.33 Industrial (I-1, I-2, and I-3) District 
	Section 21.501.05(e)(1-6) Interim Use Permits


PROPOSAL

The applicant requests a four year interim use permit (IUP) for open storage of motor vehicles at 8860 and 8870 Wentworth Avenue South. The proposed design provides storage of 158 vehicles with all loading and unloading occurring on site. The storage area surface is primarily dirt with some areas surfaced with bituminous and concrete. An existing 6 foot fence would remain around the site’s perimeter. The fence materials throughout the site are a mixture of chain-link, chain-link with barbed wire, and wood.  

The 2.08 acre site, consisting of two parcels, is currently vacant and includes an open, unpaved storage area and a warehouse building. The applicant’s long term intent for the site is to establish warehouse, auto repair, and related industrial activities to serve the Luther dealership network. In the meantime, the applicant has an immediate need for new car inventory storage while Luther Company reconstructs its Bloomington Infiniti dealership and the storage lots at its Kia and Fiat dealerships. In May, the Luther Company received approval for a very similar IUP request at 8824 Wentworth Avenue South, which is located immediately north of the subject site. Cross access is proposed between the two storage facilities and is discussed further below.


ANALYSIS

Luther Automotive is redeveloping the Infiniti dealership and the storage lots for the Kia and Fiat dealerships in Bloomington. The redevelopment creates significant short term challenges for new car inventory storage. The proposed Interim Use Permit for exterior storage will ease that burden. At this time, the applicant proposes the site to be used solely for vehicle storage. No other uses are intended for the storage area or existing building, although the applicant would install a 2,000 gallon fuel tank on site. Additional details on the fuel tank were not provided, but Final Site and Building Plans must be approved before the fuel tank can be installed.

The property was developed in the 1960s and has not undergone any significant building expansion or site improvements over the decades. The site was originally used as an office/warehouse facility with “passive” exterior storage. More recently, the site has been used for more “active” exterior storage, but is now vacant. Because the storage area will be secured, the City Code does not require lighting upgrades. The applicant intends to install some exterior lighting for security purposes. A minimum of 20 foot wide fire lanes must be maintained at all times. The applicant’s plans depict at least 24 foot wide lanes, which is acceptable for two-way travel.

The proposed placement of open storage behind existing buildings will limit the visual impact of open storage. Given that vehicle deliveries will be loaded and unloaded onsite, entirely out of public right-of-way and not immediately adjacent to public right-of-way, delivery truck traffic or noise would not exceed what would normally be associated with an industrial area. The site plan depicts the on-site truck traffic circulation in compliance with the City Code. Because the 8824 Wentworth storage site is located immediately to the north, the applicant intends to install an access gate between the two storage lots allowing vehicles to be moved from one lot to the other. In addition to increasing storage flexibility, the additional access would reduce truck traffic on City roads between the two parcels. Although the parcels are under common ownership, cross-access between parcels requires a cross-access easement because City Code does not allow pavement to extend to the property line. The cross-access driveway easement is the tool that would permit the cross-access (i.e. zero foot setback) in the location proposed. An alternative to providing the access easement would be to combine the three parcels into one lot. The applicant is not proposing to combine the parcels at this time.

[bookmark: _GoBack]Similar to the adjacent 8824 Wentworth Avenue South facility, it is the applicant’s intent to establish permanent operations at this site, such as: auto repair, vehicle preparation, and warehousing, as well as long term storage of new car inventory. The requested IUP allows open storage of motor vehicles for up to four years. Staff recommends the IUP expire on May 19, 2018, the IUP expiration date for the property to the north. Upon expiration of the IUP, the applicant intends to apply for a conditional use permit for any open storage not associated with a permanent use of the site. The applicant is aware this would trigger significant upgrades to the site to comply with current codes, such as paving storage surfaces, constructing stormwater management facilities, and installing landscaping. The IUP will allow short term use to solve inventory storage challenges while affording the applicant time to plan for permanent uses.


FINDINGS

Section 21.501.05(e) Interim Use Permits

…The following findings must be made prior to the approval of an interim use permit:

(1)	The proposed use will not delay permanent development of the site;

· The applicant’s intent is to develop the site into long term uses which are consistent with the Industrial Zoning District. While completing the analysis and preparing plans for the long term use, the IUP would benefit their Bloomington dealerships affected by site development and/or new construction.  Establishing auto repair, vehicle preparation, and warehousing at the 8860 and 8870 Wentworth site will be possible once redevelopment and renovation projects at the Bloomington dealerships are completed. At this time, the applicant does not have the operational flexibility to institute permanent operations at the subject site – the short term need is for storage during construction.

(2)	The proposed use will not adversely impact implementation of the Comprehensive Plan or adopted District Plan for the area;

· The short term open storage of motor vehicles on the legally non-conforming site would not impact either the existing, continued, or any future industrial use of the property. There is no adopted District Plan for this area. 

(3)	The proposed use will not be in conflict with any provisions of the City Code on an ongoing basis;

· The site is currently nonconforming regarding City Code requirements including, but not limited to: storage surface, landscaping, lighting, and stormwater management. A proposed condition would require bringing the site up to Code standards in conjunction with any application for a second interim use permit on the site in the future or in conjunction with the establishment of a permanent use on the property.

(4)	The proposed use will not be injurious to the surrounding neighborhood or otherwise harm the public health, safety and welfare;

· The use is not anticipated to adversely impact nearby properties during the interim period, provided the open storage of motor vehicles is limited to areas identified on the plans.

(5)	The date or event that will terminate the use has been identified with certainty; and

· The applicant’s narrative requests open storage of motor vehicles for four years. If approved, the interim use permit will terminate four years from the date of approval.

(6)	The property on which the use is situated is currently in compliance with all applicable City Code standards, property maintenance standards and there are no nuisance characteristics associated with the property or its current use.

· There are currently no enforcement actions, outstanding code violations, or nuisance characteristics on the site.  There are, however, a number of site development characteristics that do not conform to current City Code standards, including but not limited to building materials, stormwater management, landscaping, screening, lighting, trash collection and storage and non-residential driveway standards. Any redevelopment/establishment of permanent uses must conform to current City Code or will require variances. 


RECOMMENDATION

In Case 10867A-14, the Planning Commission and staff recommend City Council approval of an Interim Use Permit to expire on May 19, 2018 for the open storage of motor vehicles at 8860 and 8870 Wentworth Avenue South, subject to the conditions listed in the staff report.

Recommended Conditions of Approval

In Case 10867A-14, approval of an Interim Use Permit to expire on May 19, 2018 for the open storage of motor vehicles at 8860 and 8870 Wentworth Avenue South is subject to the following conditions: 

1) The open storage is limited to the storage areas depicted on the site plan  in Case File 10867A-14;
2) Any physical changes to the site must follow the relevant approval process outlined in the City Code;
3) Motor vehicles must be parked at all times in a manner that allows adequate Fire Department access;
4) All motor vehicle deliveries must occur between 7 am and 7 pm Monday through Saturday; 
5) Prior to storage of motor vehicles on site, the applicant must supply a copy of a recorded cross-access easement between 8860, 8870, and 8824 Wentworth Avenue South;
6) Prior to storage of motor vehicles on site, the applicant must review security measures with the Police Department; 
7) Any mud and/or tracking from vehicles going from unpaved to paved areas that drain to the storm sewer must be swept within 24 hours;
8) The unpaved portions of the parking surface must be brought into compliance with City Codes for parking surfaces in conjunction with establishment of a permanent use on the site or in conjunction with any future interim use permit application; and
9) All parked motor vehicles must be kept within the designated storage areas in a neat and orderly manner and the area itself must be properly maintained.





Report to the City Council	January 26, 2014 
Planning Division/Engineering Division	
