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V-46-19 Rocket Fuels, Inc. 

1209 W. 2nd St. 
Request: Variance from entrance and drive standards to allow a drive cut on 
Bloomfield Road.  
Case Manager: Eric Greulich  
 
 
 

tel:812-349-3429
mailto:human.rights@bloomington.in.gov


BLOOMINGTON HEARING OFFICER`   CASE #: V-46-19 
STAFF REPORT       DATE: January 22, 2020 
LOCATION: 1209 W. 2nd Street  
 
PETITIONER:  Rocket Fuels Inc. 

1154 Bellbrook Road, Loogootee, IN  
 
CONSULTANT: Smith Brehob & Associates, Inc. 
   453 S. Clarizz Blvd, Bloomington 
 
REQUEST: The petitioner is requesting a variance from entrance and drive standards to 
allow a drivecut on Bloomfield Road. 
 
REPORT SUMMARY: This approximately 3.5 acre site encompasses 3 properties and is 
located at the southwest corner of W. Bloomfield Rd. and S. Patterson Drive. The 
properties are all zoned Commercial Arterial (CA). Surrounding land uses include 
commercial uses to the north, a storage building and ambulance dispatch center to the 
east, undeveloped single family zoning to the south, and multi-family residences and car 
wash to the west. The property has been developed with a single family residence which is 
listed as a Notable structure, demolition was approved under Demo Delay case #18-10, 
however that has since expired and will need to be renewed. 
 
The petitioner is proposing to remove the current residential structure and construct a 5,147 
square foot convenience store with fuel stations. A surface parking lot with 25 parking 
spaces is also proposed. There are currently 2 drivecuts on Bloomfield Road that serve the 
petition site that would both be removed. The petitioner is requesting a variance to allow for 
one drivecut on Bloomfield Road. The UDO states that for corner lots, access should come 
from the lower classified street. Bloomfield Road is classified as a Primary Arterial and 
Patterson Drive is classified as a Secondary Arterial, so the UDO would not allow a drivecut 
on Bloomfield Road. Both proposed drivecuts meet the separation requirements from 
adjacent drives and setback requirements from the intersection. The proposed drivecut on 
Bloomfield Road has been designed to be a right-in/right-out only in order to reduce 
possible turning movement conflicts. 
 
There is currently a 5’ wide, monolithic concrete sidewalk along the Bloomfield Road and 
Patterson Drive frontages that will be removed and replaced with a minimum 5’ wide tree 
plot with street trees and a 6’ wide concrete sidewalk.  
 
The petitioner is requesting a variance from the entrance and drive standards to allow for a 
drive cut on Bloomfield Road.  
 
CRITERIA AND FINDINGS 
 
20.09.130 (e) Standards for Granting Variances from Development Standards: 
A variance from the development standards of the Unified Development Ordinance may 
be approved only upon determination in writing that each of the following criteria is met: 
 
1. The approval will not be injurious to the public health, safety, morals, and general 



welfare of the community. 
 

PROPOSED FINDING: Staff finds no injury to the general welfare. The proposed 
entrance meets separation requirements from the intersection and adjacent driveways 
and has been designed to minimize possible safety concerns from turning movements 
into and out of the site.  
 

2. The use and value of the area adjacent to the property included in the variance will not 
be affected in a substantially adverse manner. 

 
PROPOSED FINDING: Staff finds the use and value of the area adjacent to the 
property will not be negatively impacted. The petition site currently has 2 drivecuts and 
over 300’ of frontage on Bloomfield Road, the granting of this petition will remove an 
existing non-conforming drive entrance and will allow for a more appropriately designed 
entrance further away from the intersection. The presence of the one drivecut on the 
Bloomfield Road frontage will not have any impacts on adjacent properties.  
 

3. The strict application of the terms of the Unified Development Ordinance will result in 
practical difficulties in the use of the property; that the practical difficulties are peculiar to 
the property in question; that the variance will relieve practical difficulties. 
 
PROPOSED FINDING:  Staff finds that the strict application of the terms of the Unified 
Development Ordinance would result in practical difficulties in the use of the property in 
that the site is actually 2 properties with over 300’ of frontage on Bloomfield Road and 
the existing site has 2 drivecuts on Bloomfield Road. If the properties were developed 
individually, rather than as one large property, they would be allowed a full drivecut on 
Bloomfield Road (rather than a restricted right-in/right-out). The granting of this approval 
would reduce the number of drivecuts to one and allow for an appropriately designed 
entrance that minimizes possible negative safety concerns. Staff finds peculiar condition 
for the variance in that this property has a significant amount of frontage along 
Bloomfield Road and the presence of one drivecut will not cause undesired pedestrian 
or vehicular impacts. The drivecut restriction is based on road classification and is 
intended to increase safety for corner lots by limiting access to the lower classified road. 
At this location, Patterson Drive is also heavily traveled and restricting access to this 3.5 
acre corner lot located on 2 arterial roads could have a negative impact on traffic at the 
intersection. Allowing the right-in/right-out drivecut on Bloomfield helps disperse traffic 
movement away from the intersection and allows traffic from the west to enter the site 
before the intersection which reduces driving distance and environmental impacts from 
vehicular driving. 
 

RECOMMENDATION: Based on the written findings, staff recommends the Hearing 
Officer adopt the proposed findings and approve the variance with the following 
condition: 
 

1. A minimum 5’ wide tree plot with street trees and 6’ wide concrete sidewalk are 
required along both frontages. 

2. This approval is for this site plan on this lot only, any other site plan or design 
must meet all UDO requirements.  
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