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ITEM #__50__  
  

 
Staff Report 

 REQUEST FOR ZONING TEXT AMENDMENT RELATING TO HEIGHT 
LIMIT OF INTERIOR CLIMATE CONTROLLED MINI-STORAGE 
FACILITIES ADJACENT TO RESIDENTAL USES IN HOC ZONING 

 

July 31, 2018 

 
BACKGROUND:   

City Council referred to staff at its July 10th meeting a request for a Zoning Text 
Amendment from OnPoint Development, LLC to allow for two-story interior climate 
controlled facilities adjacent to residential where currently only one story is 
allowed in HOC zoning. OnPoint Development, LLC is considering redevelopment of 
1405 Buckeye Avenue, also known as the former K-Mart site and would like to include 
self-storage as a component of their development. The proposed change by OnPoint 
is for buildings constructed prior to July 1, 2018 and adjacent to residential zoned 
property be allowed to have two stories of interior climate controlled storage units 
with no exterior building doors for individual storage units.  
 
Mini-Storage Warehouse Facilities are a permitted use in the General Industrial (GI) 
District. They are allowed by virtue of a Special Use Permit in the Highway-Oriented 
Commercial (HOC) District. Section 29.1308 (Attachment 1) applies when facilities are 
located on a property zoned HOC. This section lays out architectural design, landscaping, 
screening, access, and other site design requirements. (Climate Controlled Standards-
Attachment 2). The interior climate-controlled storage use will need to obtain a 
Special Use Permit in order to exist at 1405 Buckeye Avenue, regardless of the 
approval of text amendment to change height allowances. The City requires a special 
use permit in HOC due to classification of the use as an industrial use which may not be 
compatible with its surroundings and may not be an appropriate use of commercial land 
intended for the day to day retail and office commercial needs of the City.  
 
OnPoint is looking to reuse a portion of the existing K-Mart for an interior climate-
controlled mini-storage facility use. Their desired location would be at the back of the 
building, along the west property line, and adjacent to residentially zoned land. They 
argue that to make the reuse of the existing building and to expand the shopping center 
financially feasible two stories of storage would be necessary for a tenant in the rear of 
the existing building. Section 29.1308(8)(d) limits the size of the use to one story 
adjacent to residential. Climate controlled facilities may be up to three stories when 
not located adjacent to residential zoning. 
 
The developer’s letter states that the existing building height, 21 feet and four inches is 
tall enough to provided two stories of interior storage units without increasing the height 
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of the building. The only exterior changes would be those required by Section 29.1308 
(1) Architectural Standards. Retrofitting a use to work in an existing building may make it 
difficult to meet all of the design requirements, but this would be handled through the 
Special Use Permit process to determine compliance with adopted standards. 
 
OPTIONS: 
 
The suggested text amendment language would apply to all properties in an HOC district 
with a building that was constructed prior to January 1, 2018. Most HOC zoned land has 
an existing building, especially lands abutting residential properties, so the proposed 
change would effectively apply to all HOC properties in the City adjacent to residential.  
By establishing the 2018 date, it would restrict new buildings from being two-stories, but 
would promote conversion of existing buildings if they could meet the other design 
standards of the Zoning Ordinance.  
 
Any changes to the standards could be an incentive for more applications for the use in 
HOC areas compared to locating in GI zones areas. Staff believes that the date a building 
was constructed has no bearing on the desired use and its suitability for the self-storage. 
A change based on age of building is likely not needed as a citywide standard, although 
it suits the interests of the developer for their location. 
 
City Council could respond to the request with one of four options described below. 
 
Option #1 – Allow interior climate controlled mini-storage facilities to be two-
stories in buildings constructed prior to January 1, 2018 when adjacent to 
residential zoning and make no changes to the exterior door requirements 
(applicant request).  
 
Onpoint Development desires to reuse the existing K-Mart building at 1405 Buckeye 
Avenue as interior climate controlled mini-warehouse facility, which was initially 
constructed in the 1990s. This building would not require any exterior changes due to its 
existing height to house two-stories of storage, but this may not be the case for other 
previously constructed buildings in HOC that would be subject to the amendment request. 
The developer believes they can meet all other design standards for the existing building. 
Other buildings built prior to January 1, 2018 in an HOC district may not be able to meet 
the other requirements of Section 29.1308. T  
 
Section 29.1308 already addresses exterior doors to storage facilities and where they can 
be located. Staff believes this design element is adequately addressed for both mini-
warehouse facilities and interior climate controlled mini-storage facilities and not needed 
as part of a text amendment. 
 
Option #2 – Rather Than Using The Term “Adjacent”, Establish A Minimum Setback 
Of 50 Feet.  
  
The current terminology restricts the height of climate controlled facility if it is “adjacent” 
to a residential zone. Staff has interpreted this to mean a storage use that is the nearest 
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use to a residential zone without some other intervening use or buildings would be 
adjacent. This allows for some flexibility in the review and is open to interpretation by the 
Zoning Board of Adjustment as part of the Special Use Permit process. The standard 
could be changed to create a defined setback requirement. Standard setbacks in HOC 
zoning area are 20 feet when abutting residentially zoned properties. If the setback 
restriction for one-story is any distance of 50 feet or less it would meet the applicant’s 
interest to allow for consideration of a two-story facility within the current building. 
 
Option #3 – Eliminate the one-story standard for interior climate controlled mini-
storage facilities.  
 
This option would allow all interior climate controlled mini-storage facilities to be a 
maximum of three-stories at all HOC locations if a Special Use Permit is approved. This 
would make case-by-case review and determinations of compatibility through the Special 
Use Permit. This option would create the greatest incentive to locate the use in HOC as 
it is the most permissive option. 
 
Option #4 – No Change  
 
Leaving the standard as is with no text amendment still allows the space in the building 
to be used as an interior climate controlled mini-storage facility. They applicant would be 
unable to construct as many interior units as desired with the requested amendment. 
Leaving the standard as is discourages locating self-storage facilities in HOC areas when 
adjacent to residential. 
 
STAFF COMMENTS: 
 
Any change to the self-storage facility standards would incent locating the use in HOC 
compared to GI. In this instance, the number of sites limited by the current one-story 
standard is minimal. Some examples of areas with existing buildings adjacent to 
residential are the Kmart site, the Lincoln Center, West Hy-Vee shopping center, and 
other miscellaneous properties. If there is a change to the standards, staff believes 
Option #2 for a defined setback is preferable as it creates a clear standard for future 
application of the height restriction without regard to age of construction of a 
building.   
 
Any of the options to initiate a text amendment would be straight forward as a 
zoning text amendment and could be accomplished with minimal staff time. As a 
developer request for a specific project, the City Council would authorize the 
developer to apply for the amendment rather than initiate it as a city project. As 
noted earlier, any change to the limit of the number of stories does not change the 
requirement to obtain a special use permit for the proposed use.    
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Attachment 1: Section 29.1308 Mini-Storage Warehouse Facilities 
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Attachment 2: Section 29.1308(8) Interior Climate Controlled Mini-Storage 

Warehouse Facilities 

 


