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GENERAL INFORMATION

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

Location:	8824 Wentworth Avenue South

Request:	Four-year interim use permit for open storage of motor vehicles

Existing Land Use and Zoning:	Vacant; zoned I-3 General Industry
	
Surrounding Land Use and Zoning:	North, South and West – Industry; zoned I-3 
	East – Multi-family residential; zoned R-4
	
Comprehensive Plan:	The Comprehensive Land Use Plan guides this property as Industrial


SITE HISTORY	

Village Council Action:	06/20/56 – Approved a permit for Richter Incinerator Company for a welding shop.  (Case 374A-56)

City Council Action:	12/14/64 – Variance to allow an addition onto an existing industrial building on land not described by lot and block description.  (Case 5001)

City Council Action:	07/23/65 – Approved a variance to allow an addition onto an existing warehouse with a rear yard setback of eight feet and a side yard setback of zero feet.  (Case 5369AB-65)

City Council Action:	12/06/68 – Approved a variance to build a warehouse addition with a zero foot setback on the north side of the lot.  (Case 374B-68)


APPLICATION CHRONOLOGY

Planning Commission Action:	05/08/14 – Recommended approval of 4-year Interim Use Permit

City Council Agenda:	05/19/14 – Public hearing scheduled


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 8824 Wentworth Avenue South.  The proposed design provides storage of 192 vehicles with all loading and unloading occurring on site.  The storage area is primarily asphalt, except on the west side of the primary building where the surface is gravel, with an existing chain link fence with barbed wire around the perimeter.  The area was previously used for truck access and storage.  The customer and employee parking would remain with no physical changes proposed.


BACKGROUND

The 3.6 acre site is currently vacant but consists of three single-story warehouse/office buildings with paved and gravel exterior storage areas.  The applicant’s long term intent for the site is to establish warehouse, auto repair, and related industrial activities to serve the dealership network.  In the meantime, the applicant has an immediate need for new car inventory storage while Luther Company reconstructs its Bloomington Infinity dealership and the storage lots at its Kia and Fiat dealerships. 


ANALYSIS

Luther Automotive has received approval to redevelop the Infiniti dealership and the storage lots for the Kia and Fiat dealerships.  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.

The property was primarily developed in the late 1950s and 1960s and has not undergone any significant building expansion or site improvements over the decades.  The site has been used for open exterior storage directly related to the manufacturing or warehouse uses in the past.  The majority of the front yard area is paved with a small employee and customer parking lot to the north and a large, unmarked driveway and storage area to the south.  The front yard is separated from the side and year yards by the existing security fence and gate.  Because the storage will be secured, the City Code would not require lighting upgrades.  The applicant proposes limiting exterior storage to the area behind the gate and using the front yard for truck unloading and turn around (sheet C2.1).  A minimum of 20 foot wide fire lanes must be maintained at all times.

The proposed placement of open storage behind the gate supports a more orderly appearance along the street and will also permit trucks to deliver, unload, and exit entirely out of public right-of-way.  The site plan depicts the on-site truck traffic circulation in compliance with the City Code. 

It is the applicant’s intent to establish permanent operations at this site, which may include long term storage of new car inventory.  The requested IUP allows open storage of motor vehicles for up to four years.  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 require significant upgrades to the site.  The IUP will allow short term use while the applicant analyzes and prepares plans for the permanent use.


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 8824 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;

· One City Code conflict is the lack of a paved surface for portions of the proposed storage area.  A proposed condition would require bringing this conflict 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 behind the entry gate.

(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 must conform to current City Code or will require variances.  The applicant has acknowledged these non-conformities.
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RECOMMENDATION

In Case 10928A-14, Staff and the Planning Commission recommend approval of the four year interim use permit for the open storage of motor vehicles at 8824 Wentworth Avenue South, subject to the following conditions: 

1) The open storage is limited to the storage areas depicted on the site plan  in Case File 10928A-14;
2) The use of the property for open storage of motor vehicles must terminate four years from the date of City Council approval; 
3) Any physical changes to the site must follow the relevant approval process outlined in the City Code;
4) Motor vehicles must be parked at all times in a manner that allows adequate Fire Department access;
5) Prior to the storage of motor vehicles, the applicant must confirm that there is sufficient Fire Department access to the site through the entry gate;
6) Prior to the storage of motor vehicles, the applicant must review security measures with the Police Department; 
7) Motor vehicle storage is limited to the side and rear yard areas behind the fence and gate.  Front yard areas may only be used for employee parking, truck deliveries, and truck turn-around; 
8) Any mud and/or tracking from vehicles going from unpaved to paved areas that drain to the storm sewer must be cleaned;
9) The gravel 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
10) 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.
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