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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.



3)

4)

5)

6)

7)

8)

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.

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.

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.

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.

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.

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



signage.

9) The proposed use and development complies with any additional standards imposed
upon the particular use by Chapter 20.05; 8CU: 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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Emily Brown
1120 West 8" street
Bloomington IN 47404

ERIC GREULICH

ZONING PLANNER
PLANNING DEPARTMENT
401 N MORTON ST SUITE 160
BLOOMINGTON IN 47402

OCTOBER 5, 2011

Dear Mr Greulich,

I am writing in support of Isabel Vernaza plan to establish a Bed and Breakfast in her
home at 420 N. Ozak Street. She explained that there will be a maximum of three guest
rooms and that parking will not be an issue. I am happy to support Isabel Vernaza’s plans
and have no concerns.

;R
"
Sincerely ;

Emily Brown

CU-52-1/
Letter of St u//w/
5



Veda Stanfield
627 West Seventh Street
Bloomington IN 47404

Eric Greulich

Planning Department
401 North Morton Street
Suite 160

PO Box 100

Bloomington IN 47402

September 27, 2011

Dear Mr. Greulich

I am writing on behalf of the Near West Side Neighborhood Association. Our board members
reviewed Isabel Vernaza’s proposal for a Bed and Breakfast in her home at 420 North Oak
Street. We then presented the proposal at a regular neighborhood association meeting.

We are happy to support this proposal for Ms. Vernaza. There are only two concerns that
neighbors raised.

1. If additional parking spaces are required, we request that the new parking spaces be
gravel or other permeable surface.

2. We ask that Ms. Vernaza not add an addition to her property in order to enlarge the
bedroom capacity. We are fine with the three bedrooms that she proposes.

We welcome Isabel into our neighborhood and wish her success with her Bed and Breakfast
enterprise.

Sincerely,

Wi MW%J

Veda Stanfield
Board President
Near West Side Neighborhood Association

Cu-s2-1/
Letpor of éu/’/’”f
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lf‘-[l propose to establlsh a Bed and Breakfast at my house located at 420 N Oak
. Street’ Bloomrngton lN 47404 U

.. The house located in The'Near. West Side Nelghborhood of Bloomlngton rs -’ )

perfectly suitable. for this use.: - The house currently has three bedrooms;

‘f”.’addltlonally, there'is a downstairs room that can'be converted into another -
~ " ‘bedroom. | plan to use this area for myself separating my- living space. from my

- -'_'guests There is one full: bathroom upstairs, and a second one downstalrs I plan ey

i ‘to convert the. upstalrs walk-in closet and part of the upstalrs sitting area intofull- = . -

 bathrooms provrdrng a individual bathroom for each guest bedroom. The house

- multiple areas for entertalnlng include a parlor off-kitchen.den, dining room, A
”',_]‘spacnous lounge and outside decked patlo There is'an abundance of sunllght |n 2 T

all of the rooms, and a cottage landscape that | plan to contmue cult|vat|ng K.

i '_jhope to host Bloomlngton visitors'in a very comfortable ‘warm environment: My
% "house will prov1de elegant accommodatron WIth a breakfast that features organlc e O TN o
: '-‘Land Iocalfood SR ) W e L e o o

f?‘Condltlonal use Standards "}

R The nelghborhood assocnatlon has endorsed the pro;ect There is an eX|st|ng

"*.Bed and Breakfast in the nelghborhood on the corner of' gih and Fa|rvrew and -
' Isabel's Bed and Breakfast will be:consistent with the. nelghborhood look and
. “character house style, garden trees. There are no plans for addltlons or :
. " changes on the exterior of the house."
g consulted at the initiation of the prOJect with the Assnstant Dlrector of the i 2
" . Convention.and Visitor's Bureau Laura. Newton ‘and.the Director of Tounsm Julre B
. “Warren for the city of Bloomington. They were both enthUS|ast|c and encouraglng ’
" toaddto Bloomlngton variety: accommodatlon for its vnsrtors -and were very. much

: - in favor of a:small and local place addmg that Bloomlngton has a short supply of

g »,beds dunng lts many busy events

o ] The propose use and development wrll not create a nu:sance by reasons of R

:. noise, smoke odors, V|brat|ons or objectlonable llghts .
This pomt could be best explained by the Bed and Breakfast descnptlon

i paragraph on the Web Site Home | page: (Web site under constructlon)

# lsabels B&B.isa contemporary house setin.a’ park Ilke location, between trees
- away from the noise of the town and mrnutes away from the heart of iy
oy Bloomlngton The property located in the Near West Slde Nelghborhood isa’ 10

Cu 92—//
/g/, ﬁpmr 6,%;?”;4?“



B ""'f”;f;ito 15 mlnute walk to Bloomrngton s mam square and Klrkwood Street wrth lts

‘many restaurants pubs, shops and. actlvrty Walk to town and leave your car -

. behind to avoid the hassle of finding parkrng ona busy Bloomlngton weekend” Sran
i ;Thrs statement lmplles a quret envrronment : T

:3 The proposed use and development W|ll not have an undue adverse |mpact o

" upon adjacent property, the character of the area, or the publlc health safety and‘"

. . general welfare:-
L Perhaps one’ of the most Important marketrng tools for a Bead and Breakfast IS
i curb appeal The bed and breakfast has to- please the eye of the' arriving V|srtor
* the exterior, garden fences, need to. be rmpeccable The multlple interior

: ;upgrades krtchen bathrooms should‘increase property value, the prorect in '}f ;

»general has a very posrtlve rmpact on the surroundlng area

R 4 The proposed use of and development wrll be served adequately by essentlal ', *:."f o o

_  public facilities and services. = .
. The'house is served by Bloomrngton utllrtres Vectren gas Duke energy and in

S addition | just finished mstallmg 10 solar panels to provide electric. energy There k e e

B s weekly city garbage collection, the amount of waste is l|m|ted by the use of a
che compost drum and a effectlve recycllng system R DR ‘ :

B '5 The proposed use and development wrll not lmpact on traffrc patterns in the

o areaor increase traff iC. through the reS|dent|al area.

e o bwill be encouraglng visitors to lrmrt drrvrng and parkrng on Bloomrngton streets ST

The house is located in a cul de sac off.a no: through way street, it provrdes -‘

| adequate: parklng area for four cars flfth car rn the garage See attached drawrng;f Vot
. of parklng area S ) R AT , - )

L. B.The propose use and development wrll not result in excessrve destructlon loss»i A

. “or damage of & any natural, scenic.or historic feature. - o
~_+ There will be no changes on the landscape of the area, no constructron of new
,’burldrngs natural and scenic features of the house and surroundrngs wrll be

s enhanced by new plantlngs

,/("

L 7 The hours of operatlon out3|de lrghtmg, and trash and waste collectron must
. “notposea ‘hazard, hardshrp, or'nuisance to the nelghborhood BN
- Guests are expected toarrive, and leave dunng day. hours. Regrstratron trme 4 to ek
6 PM, check out11 AM There will be occasronal very early departures that T
'”should not be rntruswe to the nelghbors S : I

B B 8 Srgnage shall be approprrate to both the property under consrderatlon and to
;e the surroundrng area. '
R plan to place a discrete srgn on my front lawn approxrmately 30”x25” Wlth the

© name. lsabel s Bed & Breakfast in shades ofyellow and blue that wrll match the

o fhouse



"[jvlff9 The proposed use and development comphes wrth addltlonal standards

; 3rmposed upon that parhcular use R

i a: The operator of the bed and breakfast establrshment shall reS|de on the Er e

- property. \ S
-l do plan to contrnue hvmg rn my house R

L'e';‘"“

| 'b The establrshment shall marntaln a maxrmum of three guest rooms

e . \The house capacity is for 3 bedrooms upstarrs and has an rndependent area R

S downstalrs rdeal for the host bedroom

f C. The estabhshment shall provrde a maxrmum of one parkrng space per guest

N . room in addition for the spaces required for the dwelhng c PR S A
% V;Parkmg area for4 cars wrth addrtronal space for one carin the garage See R A
'—fattached drawmg S ' S ) SR

d The burldmgs and ltS parkmg facrhtres shall be desrgned for compatlbrlrty W|th i
T the surroundrng propertles :

. As discussed on the first paragraph the house garder and parkrng area arein GARRTRRY

o total harmony wrth the nelghborhood and the surroundrng areas R

Summary : o R N ST 1
- The: occupancy ptans are for two bedrooms wrth queen beds and a separate

“bathroom for each.to be open. Sprmg of 2012, and the third bedroom suite to be 7

L open one year afterthe renovatron of the downstarrs room The house has a

. "fpaved patro Mature trees surround the property and provrde a prlvate country
e ’f\feel There is. space to mcrease and turther develop the exrstlng ﬂowerbeds

:‘;_“'I thank you very much for your consrderatron and I hope to have your support for L .» ,‘ e
i my Bed&Breakfast pro;ect Tl Tomhonie o RPN e

leabel Vernaza

420 N. Oak Street
‘ V[Bloomlngton H\L47404

"’..v-_‘EmarI rsabetvernaza@juno com

ir_fHome 812- 333-0415
Cell: 812:929-8900
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