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Z-2659
STARR ASSOCIATES, LLC
R1 & GB to GB

Staff Report
July 14, 2016

REQUEST MADE, PROPOSED USE, LOCATION:

Petitioner, with consent of the owner Amerco Real Estate Company, is requesting
rezoning of 1.91 acres, located north of Sagamore Parkway and south of Westminster
Village, in order to expand the existing U-Haul business by adding a self-storage
building at 1090 Sagamore Parkway West, West Lafayette, Wabash 7 (NW) 23-4.

ZONING HISTORY AND AREA ZONING PATTERNS:

This U-Haul property is mostly zoned GB; the northern third of its landholdings is R1
and the subject of this request. This R1/GB zoning line is a remnant of an old zoning
pattern. Our oldest West Lafayette zoning maps dating to the 1960’s show this zoning
boundary extended west to Yeager and east to Salisbury with GB zoning to the south to
Sagamore Parkway and R1 zoning north to Cumberland.

Apartment buildings were constructed southwest of the rezone site in the 1980’s when
the GB zone permitted that use. Many years later under NUZO this became zoned
R3W. R1 zoning still exists adjacent to the west; the PDRS zoning of Westminster
Village is to the north. The extension of the GB zoning along the east side of this
property was approved in 1992 for a proposed “home improvement store” which was
never developed (Z-1510). PDNR zoning associated with Sagamore Park Centre is
farther to the east.

AREA LAND USE PATTERNS:

According to the Auditor’s records, the entire U-Haul site is 2.94 acres in area; the
acreage described in this rezone request, 1.91 acres includes both the R1-zoned area
and a portion of the GB-zoned area. The R1-zoned segment alone is slightly smaller
than one acre in size. There are two buildings near the Sagamore Parkway frontage
with rental vehicles parked in front and behind these buildings. The R1 area has no
buildings and has not been used as parking for the business.

Along Sagamore to the east of the U-Haul business is the Trader Horn boot center and
a Subway sandwich shop; to the west is Hunter’s Pub and a tire store.

The R1-zoned area has the U-Haul vehicle storage to the south, a mini-storage
warehouse business to the east, a park-like area within Westminster Village to the
north, and Manchester Street, a residential neighborhood cul-de-sac adjacent to the
west with three houses on the west side of the street.
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TRAFFIC AND TRANSPORTATION:

Though the site abuts Manchester Street, it is not likely that the city would ever issue a
commercial drive permit as it is a local residential street. Also the site plan petitioner
submitted to staff would indicate there are no future plans for a new access point and
the business would continue to use the single access on Sagamore.

The UZO requires all parking spaces and aisles in GB zones to be paved.

STAFF COMMENTS:

Staff’s original concern regarding this rezone request was the creation of an R1/GB
zoning district boundary line along a street right-of-way; the UZO does not require
bufferyards when zone boundaries are along streets. This request could have been
allowing residential and heavy commercial uses to face each other across a residential
street with no buffering required. After visiting the site, staff learned that there is a 3-4’
elevation rise similar to a berm parallel to the street; however there is no fall in elevation
on the other side, but rather a “plateau” which would mean any new commercial use or
building would be a few feet higher than the existing residences on the west side of the
street. This added to staff’'s concerns.

On the other hand, the site visit also showed that rows of evergreen trees have already
been planted along the Manchester Street frontage and along the Westminster Village
common lot line. After conversations with both petitioner and the city, staff learned that
petitioner and the property owner have been working with the city’s greenspace
administrator and the engineer’s office regarding the improvements to this site as well
as drainage. The non-binding site plan petitioner submitted shows a proposed self-
storage building to be constructed on the portion of the property already zoned General
Business south of Manchester, with a small detention basin in the area currently zoned
R1 at the north end of the property. The rows of trees along the rear property line and
the Manchester Street side lot line which have already been planted are also shown on
this drawing.

A zoning commitment could have been filed that limited the use of the north end of this
property to a drainage basin, or a revised, slightly smaller legal description could have
been submitted that left a strip of R1 zoning along Manchester Street that would
activate the requirement of a 20’ wide buffer. However, knowing this GB rezone is
needed in order to install a detention basin to meet the city’s drainage requirements and
petitioner is working with the city and has already installed a bufferyard (even though
the UZO does not require it) petitioner has allayed staff’'s concerns.

STAFF RECOMMENDATION:
Approval

ksl | c:\apc\staff reports\rezone\z-2600s\z-2659 starr associates.docx | Starr Associates, LLC | R1 & GB to GB | July 14, 2016 2






	Z-2659 Starr Associates
	z2659LocationMap
	Starr Associates
	Z-2659 Starr Associates.pdf
	Z-2659 Starr Associates

	Z-2659 Starr Associates.pdf
	Starr Associates



