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PETITIONS:

V-17-16 Boys & Girls Club of Bloomington, Inc.
803 N. Monroe St.
Request: Variance from maximum impervious surface coverage and drive
separation requirements.
Case Manager: James Roach



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

BLOOMINGTON HEARING OFFICER CASE #: V-17-16
STAFF REPORT DATE: May 18, 2016
LOCATION: 803 N. Monroe Street

PETITIONER: Boys and Girls Club of Bloomington, Inc.
803 N. Monroe Street, Bloomington

CONSULTANT: Smith Brehob and Associates
453 S. Clarizz Blvd., Bloomington

REQUEST: The petitioner is requesting variances from maximum impervious surface
coverage and driveway separation requirements.

Report: The petitioner owns the building at property at the southwest corner of W. 12t
St. and N. Monroe St. They currently operate their administrative offices from this location
and conduct programming at 1037 N. Summit Street. The petitioners intend to expand
programming at this club to mirror the programming available at their Lincoln Street
location, including after school programs and a full gymnasium. They have partnered with
the Bloomington Housing Authority and have entered into a long term lease on the
property to the west along 12th Street. They intend to combine these lots together via
construction of a building addition and utilize both lots for their use. The lot at the corner
is zoned Commercial Limited (CL) and the lot along 12" Street is zoned Residential High
Density (RH). Both of these districts permit Community Centers as a permitted use.

The petitioners are proposing a 14,000 square foot gymnasium and community center
addition to the existing 6,850 square foot building. The project will include removal of
some parking spaces near the corner of 12" and Monroe, site improvements such as
sidewalks and landscaping, and some additional private walkways. The site plan as
presented is 61% impervious surface. The CL and RH districts both allows for 50%
impervious surface. The Institutional (IN) district, which was designed for quasi-public
institutions such as community centers, allows for impervious surfaces as high as 60%.
A variance is requested to allow 61% impervious surface.

The petitioners are also proposing to alter access to the property from Monroe Street.
There is currently one driveway onto Monroe St. This drive accesses the parking spaces
at the front door along the northeast part of the lot, but it also connects to a drive which
travels across the front of the building and accesses a parking lot on the south side of the
building. It is very difficult for larger vehicles, including garbage trucks, to make the turn
around the building into this southern lot. The petitioners wish to create a second driveway
onto Monroe St. This driveway would not meet the minimum drive separation
requirements of the UDO. 100 feet is required. The proposed drive is 30 feet from the
drive to the north and 50 feet from the service drive to the south. The drive would create
additional pervious surface on the lot by removal of the drive in front of the building and
would not create any new parking spaces. A variance is requested from the minimum
driveway separation requirements.



CRITERIA AND FINDINGS for impervious surface coverage variance

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.

STAFF FINDING: Staff finds no injury to the public health, safety, morals or general
welfare of the community from the proposed variances.

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. The proposed community
center will be a great benefit to this low and moderate income area.

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 in that the use and development style
is more closely related to the IN zoning district which has a comparable 60%
impervious surface coverage maximum. Staff finds practical difficulty in requiring the
petitioners to meet the 50% maximum impervious surface coverage because it would
allow the site to be developed in a manner consistent with the use, which is highly
desired in this area. The proposed addition is sized to handle a gymnasium and related
community center uses. Parking and driveways are already being removed from the
existing site in order to make the site function better. The site plan does not exceed
maximum parking requirements. The use will provide needed indoor recreation area
that is not currently provided in the Crestmont neighborhood.

CRITERIA AND FINDINGS for drive separation

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.



STAFF FINDING: Staff finds no injury to the public health, safety, morals or general
welfare of the community from the proposed variance. The additional driveway would
not result in any additional vehicle trips across the sidewalk as the number of parking
spaces is actually decreasing.

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.

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 condition in the existing parking lots and the
hard corners to access the southern parking lot from the existing driveway. Staff also
finds peculiar condition in the fact that the drive to the lot to the south is a very short
service drive, not primary access to the site. Staff finds practical difficulty in requiring
a 100 foot driveway setback. Strict application would force the petitioner to locate the
dumpster in a location that would have an adverse impact to the aesthetics of the
street. Strict application would also not permit the drive in front of the building to be
removed, thus increasing impervious surface coverage even further from code
requirements.

RECOMMENDATION: Based upon the written findings above, staff recommends
approval of this petition.

1. Drive must be designed so that sidewalk runs through the drive entrance
without ramping.

2. Approval of these variances does not legitimize the existing encroachment of
the parking lot onto the lot to the south.

3. A grading permit is required prior to any grading.

4. A ROW excavation permit is required before release of the grading permit.

5. Approval of these variances does not authorize the creation of the proposed
on-street parking spaces on 12" Street. This will require the City Council to
amend Title 15" concerning street parking controls.
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Smith Brehob & Associates, Inc. 8

5 ' Providing professional land planning, design, surveying and approval processing for a sustainable environment.

Stephen L. Smith p.E., P.LS.
Steven A. Brehob, B.s.cnT.
Todd M. Borgman, P.LS.

Bloomington Hearing Officer April 28,2016
C/o Jim Roach

Planning and Transportation Department

401 N. Morton Street

Bloomington, Indiana 47404

Re;  Crestmont Boys and Girls Club
Design Standards Variance for Impervious surface and new drive
location

Dear Jim and Hearing Officer

We are seeking two design standard variances for the Crestmont Boys and Girls
Club at their proposed facility located at 12" Street and Monroe Street. The two
variances requested are to allow more impervious surface than the 50%
required, and to allow an additional drive on Monroe Street.

Currently there is a 6850 sf building with a 16,500 sf paved parking area and
associated walks on the site. The project includes a 14,000 sf building addition
with a gym and community center activity rooms. In addition there will be new
on street parking, a new public walk along West 12" Street, and new entry
walks into the building.

The site as designed has 61% impervious surface. A typical commercial
development standard would be 60%. The proposed improvements have
minimal concrete walks for circulation into the building. In addition we propose
to remove 7500 sf of the existing parking and replace it with lawn and
landscape.

We are also requesting a new drive from Monroe Street on the south side of the
existing building. This drive will serve an existing parking lot, and will allow
for additional greenspace along Monroe Street The new drive will also create a
safer entry area on the east side of the building. Currently all vehicles and trash
trucks enter on the parking area by the handicap entrance on the east side.

453 8. Clarizz Boulevard

Bloomington, I“dia{“} 47401 JA\5124_Boys and Girls Club\approval_processing\Site Plan Application letter, 4-22-16.doc
Telephone 812 336-6536 -
www.simithbrehob.com




Smith Brehob & Associates, Inc. 9

Providing professional land planning, design, surveying and approval processing for a sustainable environment.

Stephen L. Smith p.E, p.LS.
Steven A. Brehob, Bs.cn.T.
Todd M. Borgman, p.LS.

The following items are being submitted with this application;

Petitioners Statement
Application Form
Building Elevations
Building Rendering
Site Plan

Landscape Plan
Owner Consent Forms

Thank you for your assistance as we move this project towards final
approvals and construction.

Very truly yours,

Moo

Don Kocarek
Smith Brehob and Associates

o1 file

453 S. Clarizz Boulevard
Bloomington, Indiana 47401
Telephone 812 336-6536
www.sinithbrehob.com

I\S5124_Boys and Girls Club\approval_processing\Site Plan Application letter, 4-22-16.doc




Smith Brehob & Associates, Inc.

S. Clarizz Boulevard

Bloomington, Indiana, 47401
Telephane: (812) 336-6536
URE INLET Fax: (812) 336-0513

Web: hitp://smithbrehob.com
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