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[bookmark: _GoBack]GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	Dosch Properties, LLC (owner)
	Red’s Rubbish Service, Inc. (user)

Location:	1800 West 94th Street

Request:	Conditional Use Permit for Open Storage as a primary use.

Existing Land Use and Zoning:	Industrial / Exterior Storage; zoned I-2 Limited Industry
	
Surrounding Land Use and Zoning:	Office/warehouse; zoned I-2
	
Comprehensive Plan:	The Comprehensive Land Use Plan recommends Industrial land use for the property.


HISTORY	

City Council Action:	06/15/98 – Approved a 6,583 square foot building addition. (Case 4206A-98). (NOTE:  The addition was not constructed.)


CHRONOLOGY

Planning Commission Agenda:	01/23/12 – Public hearing scheduled.


APPLICABLE REGULATIONS	Section 19.33 – I-2 Limited Industry District
	Section 19.50 – Exterior Storage
	Section 21.501.04 – Conditional Use Permits 


PROPOSAL / HISTORY

The applicant requests a conditional use permit for a 23,000 square foot exterior storage area at 1800 West 94th Street.  The area was previously used as exterior storage accessory to the office/warehouse uses on the site.  

The applicant has received enforcement notice from Environmental Health regarding the use of the exterior storage area as a primary use.  Since the user of the storage area does not have office/warehouse space on the property, this is considered a separate use and requires a Conditional Use Permit for open storage as a primary use.  The area currently is asphalt and surrounded by a 6 foot chain link chain link fence with a gate on the south east corner. 

ANALYSIS

The applicant seeks a conditional use permit for outdoor storage as a primary use without any changes to the site.  The City Code requires screening of the outdoor storage from public view.  Although there are buildings on all sides, there are areas where the storage lot is visible from the street.  The applicant must install a solid fence for screening of all equipment and materials on the site.  

Staff understands certain vehicles, such as trucks and trailers, may exceed the screening height, however all materials must be fully screened.  The City Code allows a non-residential use to construct a 10 foot tall privacy fence in a yard not abutting a street.  The City Code allows height exceptions for fences required by a condition of approval for screening purposes.  In this case, a condition of approval is recommended that will require a solid fence tall enough to screen the equipment and materials on the site, in the location proposed on the plan. 

Any future structures on the site must meet City Code requirements including but not limited to setbacks, exterior materials and parking.  Trailers, vehicles or other containers must not be used to store materials and provide a warehouse function, or in place of a permanent structure.  

The applicant has not submitted a lighting plan.  Security lighting is not required for the entire site since the open storage is within a security gate; however a minimum of 1.5 foot-candles is required for all entrances to the storage area.  Staff encourages the installation of lighting to enhance security.  A condition of approval has been added to ensure the lighting meets all code requirements and a review by the Bloomington Crime Prevention Unit be completed. 

Since this is an existing exterior storage lot which is going from an accessory use to a primary use, it does not have an increased demand for parking, and will not require many of the improvements normally required for a vacant parcel.  No increase in impervious surface coverage proposed, therefore there are no stormwater requirements, including concrete curbing around the perimeter of the site. 


FINDINGS

Section 21.501.04(e)(1-5) - Conditional Use Permits
	
(1)	The proposed use is not in conflict with the Comprehensive Plan;

· The Comprehensive Plan designates the property for Industrial future land use.  Open storage use is consistent with the Comprehensive Plan’s guidance for the property. 

(2)	The proposed use is not in conflict with any adopted District Plan for the area;

· The property is not within an adopted District Plan. 

(3)	The proposed use is not in conflict with City Code provisions;

· Open storage is a conditional use in the I-2 zoning district and the use is not in conflict with applicable code provisions provided compliance with the City Code and recommended conditions of approval.  

(4)	The proposed use will not create an excessive burden on parks, schools, streets, and other public facilities and utilities which serve or are proposed to serve the planned development; and

· The open storage lot is not anticipated to create an excessive burden on parks, schools, or other public facilities and utilities.  The applicant does not propose any additional buildings requiring services at this time.  

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

· The open storage lot is consistent with the surrounding uses and neighborhood.  The storage lot is existing, only the user is changing, which requires the Conditional Use Permit.  The Open Storage lot is secure with a limited access security gate.  The use is not anticipated to be injurious to the surrounding neighborhood.


RECOMMENDATION

Staff recommends the following motion:

In Case 4206A-14, having been able to make the required findings, I move to recommend approval of a Conditional Use Permit for an outdoor storage lot as a primary use located at 1800 West 94th Street subject to the conditions and Code requirements listed in the staff report.

Recommended Conditions of Approval 

The conditional use permit for open storage as a primary use at 1800 West 94th Street (Case 4206A-14) is subject to the following conditions of approval being satisfied prior to December 1, 2014. 

1)	A fence screening the storage area from public streets must be installed at an equal or greater height than the material and equipment stored on the site;
2)	The lot must be secured against unlawful entry and security measures be maintained in good repair as approved by the Fire Marshal and Bloomington Crime Prevention Unit;

and subject to the following additional ongoing conditions:

3)	Fire lanes must be provided and maintained as approved by the Fire Marshal
4)	All loading and unloading must occur on site and off public streets; 
5)	All permitted storage must remain completely fenced and the fence must be maintained in good repair;
6)	Storage of salvage, inoperable vehicles, refuse, and use of shipping or cargo containers, trailers or similar receptacles for storage is prohibited; and
7)	All permitted storage must be maintained in a neat and orderly manner within the paved area as shown on the approved plans in Case 4206A-14.

and, while the use and improvements must comply with all applicable local, state and federal codes, the applicant should pay particular attention to the following Code requirement:

1) Prior to issuance of permits, a site security lighting plan satisfying the requirements of City Code Section 21.301.07 must be approved by the Planning Manager or designee.
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