
BLOOMINGTON PLAN COMMISSION           CASE #: SP/UV-32-19 
STAFF REPORT                     DATE: October 7, 2019 
Location: 1901 W. 3rd Street / 307 S. Cory Lane 
 
PETITIONER: Rimrock Companies 
   1000 Riverside Avenue, Suite 250 Jacksonville FL   
 
CONSULTANTS: Bynum Fanyo Associates 
   528 N. Walnut Street Bloomington 
 
REQUEST: The petitioner is requesting site plan approval for a mini-warehouse facility and a use 
variance recommendation to the Board of Zoning Appeals for larger units than allowed in the 
‘mini-warehouse facility’ use in the Commercial Arterial zoning district. 
 
BACKGROUND: 
Area:     2.93 acres  
Current Zoning:   CA – Commercial Arterial 
Comprehensive Plan 
Designation:  Urban Corridor 
Existing Land Use:  Vacant/Wooded 
Proposed Land Use:  Mini-Warehouse Facility 
Surrounding Uses: North – Vacant / Culver’s Restaurant 

West  – Dwelling, Single-Family (partially outside City limits) 
East  – Commercial 
South – Vacant / Dwelling, Single-Family (Sunset Hill, outside City 

limits) 
 

REPORT: The property is located at 1901 W. 3rd Street and is zoned Commercial Arterial (CA). 
Surrounding land uses include vacant land and Culver’s Restaurant to the north across 3rd Street, 
single family residences to the west and south, and commercial to the east. The property is vacant 
except for a billboard at the northeast corner. There are some trees on the site, but no wooded areas 
that would require preservation. The site is part of a larger roughly 5.4 acre holding that includes 
a parcel to the south and a parcel to the west that are both outside of the City corporation boundary. 
The property largely drains to the east, falling roughly 20 feet from the northwest to the east, and 
ultimately draining to a sinkhole located to the southeast of the larger property holding. The outer 
edge of a second large karst feature is located in the southwest portion of the petition parcel. 
 
The petitioner proposes to develop this site with three mini-warehouse facility buildings containing 
41,600 square feet of storage space, as well as a 6,000 square foot office building on the petition 
site. Six parking spaces are included near the office building. One 32,325 square foot mini-
warehouse facility building is also planned for the County parcel to the south. 
 
The Unified Development Ordinance allows 200 square feet per unit in a mini-warehouse facility. 
The petitioner is requesting a use variance to allow some 300 square foot units. The petitioner must 
receive a use variance from the Board of Zoning Appeals to allow for the larger units. 
 
Plan Commission Site Plan Review:  One aspect of this project requires that the petition be 
reviewed by the Plan Commission, per BMC 20.09.120(e)(1)(A).  This aspect is as follows: 
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The Plan Commission shall review the following Site Plans: 
� Any nonresidential development of 25,000 square feet gross floor area or 

more; 
 
SITE PLAN ISSUES:  
Uses: The petitioner is proposing that the entirety of the site be used as a mini-warehouse facility. 
The UDO defines that use as: “a structure of group of structures containing individual storage units 
of two hundred (200) square feet or less with access to each unit only for the storage and 
warehousing or personal property. Mini-warehouses do not include activities of any kind including 
wholesaling, retailing, servicing or repair of household or commercial goods in conjunction with 
storage.” The use does not allow any outside storage. 
 
The requested use is allowed in the CA zoning district, but is not a desirable use on a major 
thoroughfare that has seen pedestrian improvements in recent years. Additionally, the location of 
the use immediately adjacent to existing residential provides little of the benefit to residential that 
a more active commercial site would offer. 
 
Parking and Access: Access is proposed from both an existing drive cut on 3rd Street and through 
a new commercial driveway cut on a parcel with frontage on Cory Lane. The site plan includes six 
(6) parking spaces immediately adjacent to the office/extra storage building on the petition site. 
Drive aisles provide access to all of the storage units on site. Gates are included at both entrances 
to restrict access. 31 parking spaces are planned near and around the building on the southern 
County parcel. 
  
Sidewalks are planned to connect 3rd Street to the two buildings closest to the right-of-way and the 
City parcel parking area. The petitioner has included no internal sidewalks. 
 
There is a Bloomington Transit bus stop on the south side of 3rd Street in front of the property 
immediately west of the petition site, as well as a stop in that same general location on the north 
side of 3rd Street. 
 
Bicycle Parking: A total of 4 Class II bicycle parking spaces are required for the development. A 
condition of approval requiring those on the site plan has been included. 
 
Architecture/Materials: Architectural standards apply at this site because of its proximity to 3rd 
Street. The CA zoning district requires the use of particular materials for the ‘primary exterior 
building materials’. Primary Exterior Finish Material is defined as: ‘An exterior finish that covers 
more than twenty percent (20%) of a building façade. Windows, doors, building trim, cornices, 
and similar architectural features shall not count toward calculation of the square footage of the 
building façade.” This applies to any façade visible from a primary arterial, which 3rd Street is. 
Based on the site plan, the north, west, and east sides of the two northernmost buildings will need 
to meet the primary materials requirement. While elevations of all three sides of each building 
were not submitted, those that were show far more metal than is allowed on each side. The 
architecture will need to be amended to meet the 20% requirement. Some examples of materials 
that can be used on more than 20% of each façade include cementitious siding, masonry, natural 
stone, and precast concrete. A condition of approval has been added. 
 
Utilities: Water and sewer service is shown on the site plan connecting to existing main lines north 
of the property. Utility plans have been submitted and are under review by City Utilities. Final 
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acceptance and approval from City Utilities is needed before the issuance of a grading permit. 
 
Landscaping: A landscape plan was submitted and verification of that plan will be required before 
a grading permit can be issued. The petitioner has proposed no variances from the UDO required 
landscaping.  
 
Impervious Surface Coverage: The CA zoning district maximum impervious surface coverage 
is 60% of the site. The proposal covers 61%, so the petitioners are proposing to use permeable 
pavers in the parking lot area in order to meet that requirement. 
 
Neighbor Concerns: The Department has received contact from some of the neighbors in the area 
who are not favorable to the request. Letters are included in the packet. 
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) made 2 recommendations concerning this development, which 
are listed below: 
 

1.) The Petitioner shall revise the Landscape Plan to meet, at the very least, the minimum 
standards of the UDO. 
 
STAFF RESPONSE: This is required before grading permit issuance. 

 
2.) The petitioner shall apply green building and site design practices, which provide the 

public benefit of fighting climate change. Not considering climate change in construction 
is contrary to the public interest. The Use Variance request should be denied without the 
public benefit. 
 
STAFF RESPONSE: While such green building practices are not a requirement of the 
UDO, the Department encourages the petitioner to incorporate them. 

 
CRITERIA AND FINDINGS FOR SITE PLANS 

20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, shall make 
written findings concerning each decision to approve or disapprove a site plan. 

(A) Findings of Fact. A site plan shall be approved by the plan commission only upon making 
written findings that the site plan:  

(i) Is consistent with the growth policies plan (now Comprehensive Plan); 

Proposed Findings:  
• The site is located in the ‘Urban Corridor’ area on the Land Use Map. 
• The Urban Corridor district is designed to transform strip retail and commercial 

corridors along major roadways into a more urban mixed-use district that will serve 
as an appropriate transition area from higher, more intensive uses to other districts, 
Focus Areas, and regional activity centers. (CP, 90) 

• Site design must reimagine the built context into a mixed-use district. Emphasis 
must be placed on urban design and the creation of a distinctive design style in each 
area. Site design features to consider include building to street frontages, structures 

81



that are multistory and pedestrian-scaled, and indoor and outdoor public gathering 
spaces. (CP, 90) 

• To transform the existing automobile-centric context into a mixed-use district, it is 
essential to provide safe and convenient access for pedestrians. (CP, 90) 

• The proposed petition does not support the mixed use, pedestrian-centric goals of 
the Urban Corridor and perpetuates single-use, auto-centric uses on one of the 
City’s major corridors. 
 

(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts;  

Proposed Findings:  
• The project meets use and basic design requirements for the Commercial Arterial 

(CA) zoning district. 
• The petitioner is requesting a use variance from the Board of Zoning Appeals to 

allow larger units in the ‘mini-warehouse facility’ use. 
 

(iii) Satisfies the requirements of Chapter 20.05, Development Standards; 

Proposed Findings:  
• The project will meet the Landscaping Standards of Chapter 20.05. 
• The architecture will be amended to meet requirements of Chapter 20.05. 
• The petitioner is requesting a development standards variance from the Board of 

Zoning Appeals to allow additional freestanding signage. 
• The site will meet all other requirements of Chapter 20.05. 

 

 (iv) Satisfies the requirements of Chapter 20.07, Design Standards; and  

Proposed Findings: 

• No subdivision is involved, so this is not applicable. 

(v) Satisfies any other applicable provisions of the Unified Development Ordinance. 

• All other provisions of the UDO are met with this project. 

 
USE VARIANCE: The petitioner is requesting to allow larger units in the use ‘mini-warehouse 
facility’ on the site. The UDO limits the size of the units to 200 square feet in the definition of the 
use. The Department finds no unique characteristics about the site that require variance from the 
size maximum. The site is located in the Urban Corridor portion of the Comprehensive Plan map 
which seeks to ‘transform strip retail and commercial corridors along major roadways into a more 
urban mixed-use district…’ The Urban Corridor area seeks to incorporate mixed use and 
pedestrian-scaled development. The Department finds that the location for this use is not ideal and 
does not encourage approval of the use variance request to intensify the use beyond what is allowed 
by the UDO. The Department finds that the request does substantially interfere with the 
Comprehensive Plan by requesting intensification of an auto-centric use on a major thoroughfare 
immediately adjacent to existing residential uses in the Urban Corridor area. 
 
CONCLUSION: This petition meets or will meet all CA zoning district Development Standards 
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once landscaping and architectural changes are made. The project utilizes almost 3 acres in the 
City and over 5 acres total for a use that does not contribute to the mixed-use, pedestrian goals of 
the Comprehensive Plan. While the petition request does not support the goals of the Urban 
Corridor designation in the Comprehensive Plan, neither through use nor design, the use is an 
approved use in the CA zoning district. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the site plan based on the written findings and with the following conditions: 

 
1. The petitioner will show at least 4 Class II bicycle parking spaces on the site plan. 
2. The petitioner will make required landscape plan changes to meet UDO landscape 

requirements before the issuance of a grading permit. 
3. The petitioner will make required architectural changes to meet UDO architectural 

requirements before issuance of a grading permit. 
 
The Planning and Transportation Department recommends that the Plan Commission forward a 
negative recommendation to the Board of Zoning Appeals on the use variance to permit larger 
units in the ‘mini-warehouse facility’ use on the site. 
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City of Bloomington 

Environmental Commission 
 

401 N. Morton Street ▪ Bloomington, IN 47402                                                             Phone: (812)3493423 
www.bloomington.in.gov 

e-mail: environment@bloomington.in.gov 

MEMORANDUM 
 
 
Date:  October 7, 2019 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP/UV-32-19,  Rimrock 3rd St. Storage Facilities 
  1901 West 3rd Street 
 
 
The purpose of this memo is to convey the environmental concerns and recommendations 
provided by the City of Bloomington Environmental Commission (EC) with the hope that action 
will be taken to enhance the project’s environment-enriching attributes.  The request is for a Site 
Plan approval and a positive recommendation from the Plan Commission to the Board of Zoning 
Appeals (BZA) for a Use Variance. 
 
1.) LANDSCAPE PLAN  
The Landscape Plan needs revision before it meets the Unified Development Ordinance (UDO) 
regulations, and can be approved.  The Petitioner must have an approved Landscape Plan in place 
prior to the issuance of the required Grading Permit.  The EC recommends the site be designed with 
diverse plantings that benefit local pollinating insects and birds, reduce the heat island effect, sequester 
carbon dioxide, and slow and cleanse rainwater.  Using native plants provides food and habitat for 
birds, butterflies, and other beneficial insects while promoting biodiversity in the city.  Native plants 
do not require chemical fertilizers nor pesticides and are water efficient once established.    
 
2.) GREEN/ENVIRONMENT-ENHANCING BUILDING PRACTICES 
The Petitioner is requesting a Use Variance to allow units that are larger than permitted in the UDO.   
Part of the intent of a Use Variance is to provide a means to approve petitions “…that will not be 
contrary to the public interest, where, owing to special conditions, literal enforcement of the Unified  
Development Ordinance will result in unnecessary hardship…” 
 
The EC believes that without features that promote climate-change protections, this request is, in fact, 
contrary to the public interest.  Additionally, there is nothing specific to this site that would impede 
building per UDO standards.     
 
The Petitioner has not committed to any green building features that create high-performance, low-
carbon structures.  The EC understands that these buildings are uncomplicated office and storage 
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spaces, but believes that simplicity allows for a few, but very efficient green building practices.  The 
EC recommends incorporating all of the green building practices available, including some specific 
ones listed below.  The EC believes that without the public benefit of construction that is 
conscientious to climate change, the Use Variance should be denied.  
 
a. Reduce the Heat Island Effect   The roof material should have a minimum initial Solar Reflective 
Index (SRI) of 0.65, and an aged index of 0.55.  SRI is a value that incorporates both solar reflectance 
and emittance in a single value to represent a material's temperature in the sun.  SRI quantifies how 
hot a surface would get relative to standard black and standard white surfaces.  It is calculated using 
equations based on previously measured values of solar reflectance and emittance as laid out in the 
American Society for Testing and Materials Standard E 1980.  It is expressed as a fraction (0.0 to 1.0) 
or percentage (0% to 100%).   This can be achieved by choosing a membrane that is not only white, 
but also embedded with reflective material.   
 
b. Solar Energy Generation   Install solar photovoltaic cells to reduce the use of greenhouse-gas 
emitting pollutants, which harm the environment and contribute to common health problems such as 
asthma.  Using solar energy helps protect the user against volatile utility rates, adds value to the 
property, and supports the local economy.  This building is ideal for photovoltaic (PV) solar panels 
because it has a flat roof.  Solar power is now competitive with coal, especially considering the full-
cost accounting price. 
 
c. Building Envelope   The EC recommends that the building envelope be constructed with higher 
insulation values than the minimums in the building code.  The HVAC system also should exceed 
standards for this type of business. 
 
d. Recycling   The EC recommends that space be allocated for recyclable-materials collection, which 
will reduce the facility’s carbon footprint and promote healthy indoor and outdoor environments.  
Recycling has been an important tradition in Bloomington for decades, and has many benefits in 
energy and resource conservation while contributing to Bloomington’s environmental quality and 
sustainability, and is a community expectation for new structures.  Recycling is especially relevant at a 
storage facility, where users often sort items and discard some. 
 
 
EC RECOMMENDATIONS 
 
1.)  The Petitioner shall revise the Landscape Plan to meet, at the very least, the minimum standards of 
the UDO. 
 
2.)  The Petitioner shall apply green building and site design practices, which provide the public 
benefit of fighting climate change. Not considering climate change in construction is contrary to the 
public interest.  The Use Variance request should be denied without this public benefit. 
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