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GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	Nelmac Limited Partnership (Owner)
	Eagle Ridge Partners (Developer)

Location:	Citywide

Request:	Privately initiated ordinance amendment to Section 19.33 to make Health Clubs a conditional use in the I-3 General Industrial zoning district. 


CHRONOLOGY

Planning Commission Action:	10/22/15 – Ordinance recommended for approval as presented.

City Council Agenda:	11/02/15 – Public Hearing scheduled.

PROPOSAL

Nelmac Limited Partnership and Eagle Ridge Partners request a privately initiated City Code Amendment to allow Health Clubs as a conditional use in the I-3 zoning district.  Currently, Health Clubs are not a permitted use in the I-3 district.  As presented, health clubs would be limited to 50% of the total floor area on a site, and must be located at sites that have direct access to arterial or collector streets.  The proposal amends City Code Section 19.33 (Industrial Districts). 


HISTORY

Nelmac Limited Partnership owns a 4.35-acre site historically used for office, warehouse and manufacturing located at 9601 James Avenue South.  The existing 94,209 square foot industrial building was constructed in various phases.  The site is zoned I-3 General Industrial.  Eagle Ridge Partners is working to purchase the property to redevelop the site.  The proposed redevelopment would provide two buildings, one with an office and warehouse space with a technology training (vocational) school and a second building with a climbing gym (health club).  The gross floor area would be reduced to 59,353 total square feet between two proposed buildings, and parking would be increased. 

Office and warehouse are permitted uses in the I-3 zoning district, while a vocational school is a conditional use.  Health clubs are not currently permitted in the I-3 zoning district.  Eagle Ridge Partners initially submitted an application for major revisions to final site and building plans, as well as conditional use permits for the proposed vocational school and athletic training facility (as opposed to health club).  The application was continued by the Planning Commission on October 8, 2015.  

However, prior to review by the Planning Commission, City staff determined the proposed climbing gym would be classified as a health club, not an athletic training facility.  Therefore, a City Code amendment is necessary to proceed with the redevelopment project as proposed.  To allow for enough time for the City Code amendment process to proceed, the applicants requested a continuance for the redevelopment application to the November 5, 2015 Planning Commission meeting.  Should the City Code amendment be approved, the landowner and developer can then seek the necessary conditional use permits for the proposed redevelopment.  

A public inquiry regarding the utilization of industrial space for health clubs or recreational type uses has increased over the last several years.  The reason some industrial buildings are attractive sites for health or recreational clubs is a warehouse offer large open indoor spaces that often have high ceiling clearance, which is a highly desirable attribute for an industrial use.  City staff anticipates that as the variety and popularity of various recreational activities continues to expand, the demand to utilize industrial spaces is likely to persist. 

The Planning Commission reviewed the proposed ordinance on 10/22/15 and unanimously recommended approval.

ANALYSIS

The applicants are proposing to make Health Clubs a conditional use in the I-3 General Industrial zoning district.  Under the City Code, health clubs are defined as the following: 

Health club - A facility, for profit or nonprofit, where members or nonmembers pay a fee to use equipment or space for the purpose of physical exercise, including but not limited to swimming, court games, martial arts, aerobics, jogging and muscular exercise programs which may or may not include accessory components such as therapeutic massage, tanning, saunas, whirlpools, locker rooms, and related activities.

The City Code defines a climbing gym with accessory fitness machines as a health club.  The only option to proceed with the redevelopment plan for 9601 James Avenue South, which includes a climbing gym, is to allow health clubs a conditional use in the I-3 district. 

When presented with the proposal to allow health clubs as conditional uses in the I-3 district, City staff identified two areas of concern:
· Traffic: Health clubs have different traffic patterns, both in traffic type and frequency, than typical industrial uses.  In order to alleviate concerns over mixing traffic types, staff believes any health club sited in an industrial building should have access to an arterial or collector road.  Arterial and collector roads have the design and capacity to accommodate different traffic types (i.e. cars, trucks, trailers, etc.) and higher traffic levels.  Thus, should a health club occupy a portion of an industrial site, having access to an arterial or collector road should allow for safe and efficient travel to and from the site.
· Industrial Sites: According to the Comprehensive Plan, the industrial land use category is intended for sites that are heavy generators of employment.  In addition, industrial uses represent a different business type than typical office or retail/service business, necessitating different facilities and access considerations.  
One staff concern in evaluating the proposed change to allow health clubs in industrial areas is the availability of industrial sites with high bay storage would be diminished or reduced as a result of allowing a more service-oriented use to occur on these sites.  A health club with convenient access is beneficial to the employment base in the industrial area.  Therefore, staff believes it is not in the best interest of the industrial areas to allow a stand-alone health club to occupy 100% of an industrial site or building but to be part of a larger development.  Allowing such a use to fully occupy an industrial site would challenge or compromise the intent of the industrial district as a high generator of employment and truck traffic.
To alleviate this concern, staff recommends the amount of floor area allowed for a health club on an industrial site be limited.  In the proposed ordinance, the applicants recommend a maximum floor area of 50% for health clubs on an industrial site.  Staff supports this maximum occupancy, concluding that 50% is a reasonable compromise to ensure that no health club can become the primary use of an industrial site. 

The off-street parking required for health clubs continues to serve as an obstacle for some existing industrial buildings.  The parking requirement for health club is 1 space per 250 square feet of gross floor area, while the parking requirement for warehouse is 1 space per 1,000 square feet of gross floor area.  As a result, it is likely many warehouse sites could not provide the parking required.  This provides greater assurance that allowing health clubs as a conditional use in the I-3 district will not adversely impact the operation of industrial areas or the amount of available industrial buildings/space.

Staff finds the request is reasonable and has merit.  As the popularity of alternative and group recreational/exercise activities expands, staff anticipates inquiries into utilizing industrial space for health clubs to grow.  The performance standards related to access and maximum proportion of occupancy minimize the development or establishment of health clubs in the I-3 General Industrial zoning district.  Therefore, staff supports the requested ordinance amendment and recommends approval. 

The proposed ordinance includes a minor modification to the applicant’s proposed ordinance to include the full name of the zoning district – I-3 General Industrial.  The minor modification is consistent with other conditional uses in the I-3 district. 

RECOMMENDATION

Given staff and the Planning Commission recommend approval, the following motion is recommended:

[bookmark: _GoBack]In Case 10000I-15, I move to adopt an ordinance to amend City Code Section 19.33 by making Health Clubs a conditional use in the I-3 General Industrial zoning district.



Report to the City Council	November 2, 2015 
Planning Division/Engineering Division	
