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• CU-52-11 Isabel Vernaza 
420 N. Oak St. 
Request: Conditional use approval to allow a bed and breakfast. 
Case Manager: Eric Greulich 
 
 

 
 

 
 

 
 
 



BLOOMINGTON BOARD OF ZONING APPEALS   CASE#: CU-52-11 
STAFF REPORT       DATE: December 28, 2011 
LOCATION: 420 N. Oak Street 
 
PETITIONER: Isabel Vernaza 
   420 N. Oak Street, Bloomington 
  
REQUEST:  The petitioner is requesting conditional use approval to allow a bed and 
breakfast within a Residential Core (RC) zoning district. 
 
REPORT SUMMARY: The property is located at 420 N. Oak St. and is zoned Residential 
Core (RC). The property has been developed with a two story single family house.  The 
property is surrounded by residential uses to the south and west with the Girls Club 
community center to the east and B-Line trail and park property to the north. The petitioner 
owns this house and plans on using the house as a bed and breakfast. There are three 
existing bedrooms in the house that would be used as sleeping rooms. The petitioner 
intends to remodel a portion of the interior for new bathroom space to provide a bathroom 
for each bedroom. No additions to the exterior are proposed. There is a paved driveway 
and attached garage that will be used for parking.   
 
As part of the conditional use standards the operator is required to live within the residence 
and not in a separate dwelling unit. The petitioner’s bedroom will be in the basement, but 
will still be part of the main residence. 
 
Criteria and Findings for Conditional Use Permits 
 
20.05.023(b) Conditional Use; General Standards 
 
No Conditional Use approval shall be granted pursuant to Chapter 20.09: Processes, 
Permits, and Fees unless the petitioner shall establish that the standards for the specific 
Conditional Use are met and that the following general standards are met: 
 
1) The proposed use and development must be consistent with the Growth Policies 

Plan and may not interfere with the achievement of the goals and objectives of the 
Growth Policies; 

 
STAFF FINDING: The Growth Policies Plan identifies this area as “Core Residential” 
and lists single family residential development as the primary land use with some 
additional uses, including home occupations and bed and breakfast's.  

 
2) The proposed use and development will not create nuisance by reason of noise, 

smoke, odors, vibrations, or objectionable lights; 
 

STAFF FINDING: No additional lighting will be required for this proposed home 
occupation.  Staff finds no concerns regarding noise, smoke, odors, vibrations, or 
lighting. 
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3) The proposed use and development will not have an undue adverse impact upon the 

adjacent property, the character of the area, or the public health, safety and general 
welfare; 

 
STAFF FINDING: The location of the property has few adjacent residential uses and 
has lots of landscaping throughout the property to further buffer from adjacent 
properties. No changes to the exterior of the house or the property are proposed. 
Staff has received a letter of support from the neighborhood association as well as 
from an adjacent property owner. 
 

4) The proposed use and development will be served adequately by essential public 
facilities and services such as streets, public utilities, stormwater management 
structures, and other services, or that the applicant will provide adequately for such 
services; 

 
STAFF FINDING: This use requires no additional infrastructure service 
improvements and the house is currently served by City utilities. 

 
5) The proposed use and development will not cause undue traffic congestion nor draw 

significant amounts of traffic through residential streets; 
 

STAFF FINDING: Although located at the end of a dead end street, the use will 
operate predominantly on weekends and as a result will not increase traffic on a 
daily basis. The limited number of bedrooms also will limit use and traffic congestion 
given the low number of users. 

 
6) The proposed use and development will not result in the excessive destruction, loss 

or damage of any natural, scenic, or historic feature of significant importance; 
 

STAFF FINDING: No exterior changes are being proposed with this home 
occupation. 

 
7) The hours of operation, outside lighting, and trash and waste collection must not 

pose a hazard, hardship, or nuisance to the neighborhood. 
 

STAFF FINDING: No special lighting or unusual hours of operation are proposed 
with this request.  The bed and breakfast will typically be used on weekends and the 
hours of operation will be predominantly on weekends. 

 
8) Signage shall be appropriate to both the property under consideration and to the 

surrounding area.  Signage which is out of character, in the Board's determination, 
shall not be approved. 

 
STAFF FINDING: The UDO allows signage for conforming, nonresidential uses 
under 20.05.081(c). A sign permit would be required prior to installation of any 
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signage. 
 
9) The proposed use and development complies with any additional standards imposed 

upon the particular use by Chapter 20.05; §CU: Conditional Use Standards. 
  
 BMC 20.05.026 lays out the following four specific operations standards for bed and 
 breakfast's: 
 

(a) The operator of the bed and breakfast establishment shall reside on the property.  
 
Staff Finding: The petitioner will be residing in the house under petition 
 
(b) The establishment shall maintain a maximum of three (3) guest rooms.  
 
Staff Finding: The petitioner plans on remodeling to enhance the usability of the 
exiting 3 bedrooms. No more than 3 bedrooms are allowed to be used for the bed 
and breakfast. 
 

 (c) The establishment shall provide a maximum of one (1) parking space per guest 
 room in addition to the spaces required for the dwelling unit per Chapter 20.05; §PK: 
 Parking Standards.  

 
Staff Finding: The petitioner has provided parking for the clients and will not be 
exceeding the maximum number of spaces. 
 
(d) The building and its parking facilities shall be designed for compatibility with the 

 surrounding properties.  
 
Staff Finding: No additions or changes to the exterior of the house or property are 
proposed 

  
 
RECOMMENDATION: Based on the written findings above, staff recommends approval 
of this petition with the following condition: 
 
1. Any future signage must receive a sign permit. 
2. A separate dwelling unit is not approved. 
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