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BLOOMINGTON HEARING OFFICER             CASE #: V-01-14  
STAFF REPORT               DATE: February 5, 2014 
LOCATION: 531 N. College Ave.  
 
PETITIONER:  ERL-15, LLC 
    601 N. College Ave., Bloomington, IN 
 
CONSULTANT:  Studio Three Design 
    8604 Allisonville Rd, Suite 330, Indianapolis, IN 
 
REQUEST: The petitioner is requesting a variance from minimum driveway aisle 
standards to allow a 22’4” wide aisle. 
 
REPORT SUMMARY: The subject property is located at the southwest corner of N. 
College Avenue and W. 10th Street. The site has been developed with two, one-story 
commercial structures and surface parking. The subject property and all surrounding 
properties are zoned Commercial Downtown (CD). The subject property and properties 
to the south, east, and west are in the Downtown Core Overlay (DCO) and the 
properties to the north are in the Downtown Gateway Overlay (DGO). The site is 
adjacent to the Farmer House historic museum to the south. 
 
The petitioner received site plan approval (SP-39-13) from the Plan Commission to 
demolish the existing structures and construct a four-story, mixed-use building. The 
ground floor along College Ave. is proposed to have commercial space and apartments. 
While the ground floor along 10th Street will have an enclosed parking garage with 15 
parking spaces. The existing drivecut along 10th Street will be reduced in size to 24’ 
wide and be used for the entrance to a proposed enclosed garage.  
 
The petitioners propose that the internal parking garage provide the 15 required parking 
spaces for the building. The Unified Development Ordinance requires parking lot aisles 
to be 24’ wide. As a result of the narrow lot width (66’) and building setback standards 
due to the adjacent historic structure to the south, the amount of buildable building width 
does not allow for the internal driveway aisle to meet the minimum 24’ in width. The 
petitioner is requesting a variance to allow for a 22’4” wide aisle. To offset some of the 
decreased area from the proposed narrower aisle, some of the parking spaces will be 
wider than required to provide additional turning movement area. 
 
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. 
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STAFF FINDING: Staff finds that this variance request will not negatively affect the 
public health, safety, morals, or general welfare of the community. The granting of 
the variance will only affect the users of this building. The narrower than required 
aisle width will still allow for cars to enter and exit the spaces and pass each other 
with no safety hazards. 
 
2) The use and value of the area adjacent to the property included in the 

Development Standards Variance will not be affected in a substantially adverse 
manner.   

 
STAFF FINDING: Staff finds no adverse impacts to the use and value of the 
surrounding area associated with the proposed variance. Once again, the narrow 
driveway aisle will only affect the users of this building.   

 
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 Development 
Standards Variance will relieve the practical difficulties. 

 
STAFF FINDING: Staff finds peculiar conditions. The property width and required 
building setbacks do not allow for the construction of a downtown style building with 
an enclosed parking garage of standard width. The lot is 66’ wide and has a 
minimum 5’ side yard building setback requirement. A two-way parking area must be 
60’ wide and after you subtract the building setback requirements and minimum wall 
thickness, there is not enough area to install a 24’ wide aisle. The proposed 22’4” 
wide aisle is the maximum width that can be achieved and still allows for cars to 
enter and exit the parking stalls as well as safely pass within the parking garage. 
Practical difficulty is found in that the UDO requires buildings of this type to provide 
parking spaces. Without variance approval, the property could not be developed in 
the manner approved by the Plan Commission and meet parking requirements.  

 
RECOMMENDATION: Based upon the written findings above, staff recommends 
approval of this petition with the following conditions: 
 

1. All terms and conditions of Plan Commission case #SP-39-13 are still 
binding. 
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