
CITY OF BLOOMINGTON 
 
 
 

BOARD 
OF ZONING 
 APPEALS 

  
 
 
 

MAY 26, 2011 @ 5:30 p.m. 
COUNCIL CHAMBERS #115 

CITY HALL 



CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS                   
May 26, 2011 at 5:30 p.m.     Council Chambers - Room #115 
 
ROLL CALL 
 
MINUTES TO BE APPROVED: February 24, 2011 
 
PETITIONS CONTINUED TO: June 30, 2011 
 
• UV-9-11 Gerald Sowders (Sowders Landscaping) 

1461 W. Bloomfield Rd. 
Request: Use variance to allow outdoor storage within a Commercial 
Arterial (CA) zoning district. 
Case Manager: Patrick Shay 
 

• V-10-11 Anita Sciscoe (Bread of Life Soup for the Soul) 
1300 S. Walnut St. 
Request: Variance from sign standards to allow a projecting sign. 
Case Manager: Eric Greulich 
 

REPORTS, RESOLUTIONS, AND COMMUNICATIONS: 
 
 
 
PETITIONS: 
 
• UV-12-11 STAT Ambulance (Chad Holcomb) 

2505 W. 3rd St. 
Request: Use variance to allow ambulance service within a Commercial 
Arterial (CA) zoning district. 
Case Manager: Patrick Shay 
 

• UV-14-11 City of Bloomington 
489 W. 10th St. 
Request: Use variance to allow a salvage and scrap yard within the 
Commercial Downtown (CD) zoning district.  
Case Manager: Jim Roach 
 

• V-16-11 Christian Science Church 
2425 E. 3rd St. 
Request: Variance from maximum signage standards to allow placement 
of a new ground sign.  
Case Manager: Eric Greulich 
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• V-19-11 St. Paul United Methodist Church 
4201 W. 3rd St. 
Request: Variances from maximum size for an accessory structure, 
building setbacks, maximum parking, lighting, landscaping and driveway 
width standards to allow construction of a 2,500 sq. ft. accessory structure. 
Case Manager: Jim Roach 
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BLOOMINGTON BOARD OF ZONING APPEALS                      CASE #: UV-12-11 
STAFF REPORT                      DATE: May 26, 2011 
Location: 2505 W. 3rd Street 
 
PETITIONER:  STAT Ambulance (Chad Holcomb) 
   1704 Central Avenue, Columbus, IN  47201 
 
CONSULTANT: Dave Harstad 
   1720 N. Kinser Pike, Bloomington 
 
REQUEST: The petitioner is requesting a use variance to allow a private ambulance 
service within the Commercial Arterial (CA) zoning district. 
 
Zoning:    CA 
GPP Designation:   Community Activity Center 
Existing Land Use:  Commercial/Industrial 
Proposed Land Use:  Ambulance Service 
Surrounding Uses:  East – Commercial, Auto Repair  

South – Multi-Family 
West – Single Family 
North – Commercial 

 
REPORT: The petitioner runs a private ambulance service and is seeking a permanent 
location to house their use. The Unified Development Ordinance (UDO) does not include 
private ambulance service as a defined land use. Staff has not found another use that is 
closely associated enough for it to be classified as a permitted land use. Therefore, a use 
variance must be requested to allow this use. Since this use is not permitted anywhere 
without a use variance, an appropriate zoning district should be determined to allow this 
use.  
 
The petitioner has proposed a location, 2505 W. 3rd Street, within the Commercial Arterial 
(CA) zoning district. The Board of Zoning Appeals must determine if the CA district, and 
specifically this location, is appropriate for this use. The petitioner’s use would include an 
office component, ambulance dispatch, vehicle storage, and vehicle maintenance. This use 
is required to have licensing from the State of Indiana but is not anticipated to include 911 
emergent runs. A separate local board, the Ambulance Advisory Board, regulates those 
allowed to receive 911 calls.  
 
To determine the appropriate district for this use, staff considered the other uses allowed in 
certain districts. After discussion of districts such as the Industrial General and Medical 
districts, staff analyzed the CA district and found it to be the most appropriate. Uses with 
similar impacts that are permitted within the CA district include: 
 

• Transportation Terminal 
• Building Trade Shop 
• Auto Body Shop 

• Police, Fire or Rescue Station 
• Vehicle Repair 
• Vehicle Sales/Rental 
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Furthermore, the CA district is intended to “Identify locations for higher intensity commercial 
developments along major thoroughfares”. In general, staff finds the proposed use to be 
consistent with the impacts of other uses within the CA district. As this is one of the more 
permissive districts in terms of use, staff finds this site within the CA district to be an 
appropriate location for the proposed use. 
 
PLAN COMMISSION RECOMMENDATION: The Plan Commission reviewed this use 
variance request at their May 9, 2011 meeting. The Plan Commission voted 8:0 to forward 
the use variance request to the BZA with a positive recommendation.  

 
20.09.140 CRITERIA AND FINDINGS FOR USE VARIANCE:  
 
Findings of Fact: Pursuant to IC 36-7-4-918.4. the Board of Zoning Appeals or the 
Hearing Officer may grant a variance from use if, after a public hearing, it makes findings of 
fact in writing, that: 
 
(1) The approval will not be injurious to the public health, safety, morals, and general 

welfare of the community; and 
 

Staff Finding: Staff finds no injury with this request. An appropriate zoning district 
within the City’s jurisdiction should be found that would allow this use. The CA district is 
one of the more permissive districts with uses most similar to the proposed private 
ambulance service.  
 

(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; and 

 
Staff Finding: Staff finds no adverse impacts to the surrounding properties with this 
request. The proposed use is similar to other commercial and industrial uses that are on 
the property and in the area such as vehicle repair (Barney’s Alignment and 
Bloomington Tire and Wheel).  

 
(3) The need for the variance arises from some condition peculiar to the property involved; 

and 
 

Staff Finding: The uniqueness of the proposal is less directly associated with the 
property and more associated with the proposed use. This uniqueness is based on the 
lack of the use within the UDO. An appropriate district should be found to allow this use. 
After evaluation, staff finds the proposed CA site to be the most appropriate for this use. 
 

(4) The strict application of the terms of the Unified Development Ordinance will constitute 
an unnecessary hardship if applied to the property for which the variance is sought; and 

 
Staff Finding: Staff finds hardship in the strict application of the UDO. The proposed 
use is not considered a permitted use within any zoning district. Therefore, under the 
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UDO, it cannot be placed anywhere within the City’s jurisdiction without use variance 
approval. Although the BZA does not have to find this district or this property as 
appropriate, it should recognize that a hardship does exist and should determine an 
appropriate zoning district for this use.  
 

(5) The approval does not interfere substantially with the Growth Policies Plan.  
 

Staff Finding: The petition site is located within an area designated as Commercial 
Activity Center (CAC) by the Growth Policies Plan (GPP). The CAC intent states that it 
is “designed to provide community-serving commercial opportunities in the context of a 
high density, mixed use development.” The land use policies of this designation also 
state “the primary land use in the CAC should be medium scaled commercial retail and 
service use.” Staff finds that the proposed use is not inconsistent with any of the land 
use policies of the Community Activity Center. The Plan Commission also found that the 
proposed use would not interfere with the goals and policies of the Growth Policies 
Plan. 

 
RECOMMENDATION: Staff recommends approval of the use variance request. 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: UV-14-11 
STAFF REPORT       DATE: May 26, 2011  
Location: 489 W. 10th Street 
 
PETITIONER:   City of Bloomington 
   401 N. Morton Street, Bloomington 
 
REQUEST: The petitioner is requesting use variance approval to allow a “Salvage and 
Scrap Yard” use in the Commercial Downtown (CD) zoning district.  
 
SUMMARY: The property is located at the southeast corner of W. 10th Street and N. 
Rogers Street and is zoned Commercial Downtown.  The property is owned by the 
City of Bloomington and is part of the larger Showers Center complex. The site is 
currently used as a surface parking lot for City vehicles. Other parking spaces on the 
lot are used by CFC for tenants in their portion of the Showers Center.  Surrounding 
uses include the Showers Center to the east and southeast, the IU Food Storage 
Building to the north, the Bloomington Iron & Metal salvage and scrap yard and the B-
Line trail to the west, and Cook Group health clinic to the southwest.  
 
The City has come into a partnership with Bloomington Pedal Power and the Monroe 
County Solid Waste Management District to establish a pilot project for a Downtown 
Recycling Center at this location. Pedal Power is currently located at 615 N. Fairview 
Street and received approval for a salvage and scrap yard use in 2008 (UV-46-08). 
Pedal Power operates a bike powered downtown recycling service, which currently 
serves mainly businesses. Under the new partnership, the City will provide the location 
for the use, Pedal Power will operate the center at no cost to taxpayers and Solid 
Waste will provide the covered, lockable roll-off containers for the recyclables. While 
this is a one year pilot project, the BZA must assume that the project will be successful 
and may be located on the site for many years.  
 
The proposed recycling center will cover what are currently 19 parking spaces.  The 
City vehicles that are currently parked in these spaces will be relocated to the “Garage 
Market” parking garage. The center will be surrounded by a 6 foot tall opaque vinyl 
fence with a sliding “scissor” style gate on the north side. The center will be open 
Monday through Saturday from 7:30 to 5:30 and will be staffed by at least one person, 
most likely a volunteer. The four roll off containers will have tops and will be locked at 
night. Also within the fenced area will be a 336 square foot building to house offices for 
the center. This building will include some innovative environmental featuring. Possible 
features include solar arrays, rainwater collection, passive solar heating and 
gardening.  
 
Salvage and Scrap Yard uses are only permitted in the Industrial General (IG) zoning 
district. The UDO defines this use as “A facility, usually outdoors, where waste or 
scrap materials are bought, sold, exchanged, collected, salvaged, stored, baled, 
packed, disassembled, or handled, including, but not limited to, motor vehicles or parts 
thereof, used lumber, household garbage, inoperable machinery or appliances, scrap 
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iron and other metals, paper, plastics, glass, rags or tires.” The City is requesting a 
use variance to allow this use on the subject property.   
 
PLAN COMMISSION RECOMMENDATION: The Plan Commission reviewed the plan 
and the use variance request at their May 9, 2011 meeting. The Plan Commission 
voted 8:0 to forward the use variance request to the BZA with a positive 
recommendation. The Plan Commission requested that staff provide 6-month and 12-
month updates concerning the performance of the recycling center at future Plan 
Commission meetings.  
 
20.09.140 CRITERIA AND FINDINGS FOR USE VARIANCE:  
 
Findings of Fact: Pursuant to IC 36-7-4-918.4. the Board of Zoning Appeals or the 
Hearing Officer may grant a variance from use if, after a public hearing, it makes 
findings of fact in writing, that: 
 
(1) The approval will not be injurious to the public health, safety, morals, and general 

welfare of the community; and 
 

Staff Finding: Staff finds that the salvage/scrap yard use as proposed will not be 
injurious. The impacts are similar to the other uses in the area.  This use will 
provide a benefit to the community, especially to members of the community that 
do not have recycling collection at their business or apartment in Downtown. 
 

(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; and 

 
Staff Finding: Staff finds no substantial adverse impacts to the adjacent properties 
from this request. The impacts of the use are similar to the impacts other uses in 
the area, including the existing salvage and scrap yard to the west and the 
warehousing/distribution center to the north. No hazardous waste will be collected 
at this location. Though there will be vehicle drop-offs and heavy trucks picking up 
the roll-off containers, the impacts of the use will be partially mitigated by the use of 
bicycles by Pedal Power for some of the collection and transport of recyclables.  

 
(3) The need for the variance arises from some condition peculiar to the property 

involved; and 
 

Staff Finding: Staff finds the peculiar condition in the other public and semi-public 
uses on the property and the public service provided by the proposed use. The size 
of the operation is contained by the proposed fence and the need to maintain City 
and private parking on the lot. This use variance will allow the City to place an 
underutilized parking lot into more intensive use, in a location that will not 
negatively impact the surrounding area.   
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(4) The strict application of the terms of the Unified Development Ordinance will 
constitute an unnecessary hardship if applied to the property for which the variance 
is sought; and 

 
Staff Finding:  Staff finds the strict application of the UDO will constitute an 
unnecessary hardship by requiring the petitioner to locate this business in an IG 
district. The anticipated client base is downtown businesses and apartment 
dwellers.  These users would be less likely to transport recycling to a location 
further removed from the Downtown. If this use variance is not approved, the 
petitioner would be forced to locate in an IG district, and would not have the same 
benefits of this existing, underutilized parking lot with access to the trail, the 
neighboring Bloomington Iron & Metal Inc. site and patrons of City Hall and the 
Farmer’s Market.  
 

(5) The approval does not interfere substantially with the Growth Policies Plan.  
 

Staff Finding: The GPP designates this property as “Downtown”. The “Downtown” 
designation is designed to “foster a vibrant downtown area” and “improve 
downtown as a compact, walkable, and architecturally distinctive area.” provide 
community-serving commercial opportunities in the context of a high density, 
mixed-use development.”  Some of the relevant policies for this area state that: 
  

• The Downtown area should be targeted for increased residential density 
(100 units per acre) and for intensified usage of vacant and underutilized 
buildings.  

• The mix of retail goods and services must be expanded and diversified. 
• New surface parking areas and drive-through uses should be limited, if not 

forbidden. 
• As downtown develops and redevelops, the City must take advantage of 

opportunities to improve the entire portfolio of public services to meet 
growing demand. 

 
In addition, the GPP’s “Nurture Environmental Integrity” Guiding Principle states 
that “It is equally essential that development move toward sustainable design 
practices that emphasize renewable energy and resource use and pollution 
prevention. Education about and promotion of sustainable design are critical steps 
in Bloomington’s development as a sustainable city.” (GPP pg. 11)  
 
While this property is not located within the Public/Semi-Public/Institutional land 
use category, the polices of this category may provide guidance for this large tract 
of City property. The GPP states that “uses in this category should provide 
measures to mitigate undesirable operational impacts such as light and noise 
pollution, traffic congestion, and spillover parking.” 
 
Finally, while the Downtown Vision and Infill Strategy Plan makes few land use 
recommendations, it does emphasize an increased demand for housing in the 
downtown, and with that the need for additional services.  
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The Plan Commission found that the proposed use variance does not interfere 
with the GPP and would in fact further many of these goals, including 
environmentally sustainable practices, additional use of a surface parking lot 
and locating services near neighborhoods. The size of the property and the 
need to still accommodate City fleet vehicles and CFC parking will keep the 
proposed uses from growing beyond the anticipated scale. The proposed fence 
as well as the placement of the use away from neighborhoods and the heavy 
traffic of N. Rogers Street will reduce the impacts of the use while still providing 
a desirable service.   

 
CONCLUSION: Staff finds that this property is an ideal location for this use with good 
access to surrounding roads, sidewalks and the B-Line Trail. This use will provide a 
convenient, needed service to downtown residents, many of whom do not have 
recycling collection available to them. It will also allow convenient service to visitors of 
the Showers Center and the Farmer’s Market.  
 
RECOMMENDATION: Staff recommends approval of the use variance request with 
the following condition: 
 

1. The Planning Staff shall present a report on the functioning of and any 
complaints about the center to the Plan Commission after 6 months and 12 
months of operation. 
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MEMORANDUM 
 
 
Date:  April 28, 2011 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: UV-10-11, Downtown Bloomington Recycling Center 
___________________________________________________________________________________ 
 
 
This memorandum contains the Environmental Commission’s (EC) comments regarding a Plan 
Commission recommendation to the Board of Zoning Appeals regarding a Use Variance in the 
Commercial Downtown Zoning District.  The petitioner is requesting a variance to allow a 
salvage/scrap yard to be a permitted use in this district.  “Salvage/scrap yard” is the closest appropriate 
use-designation within which a recycling center falls.   
 
The EC questions whether or not this site is the best location for a recyclables collection facility 
because of its small size, and the possibility of noise, leachate runoff, and attraction of bees and other 
insect pests.  The convenience to downtown businesses and apartment dwellers, on the other hand, does 
make it a very desirable location.  The EC applauds the petitioner for designing such an 
environmentally conscientious office building for the employees and volunteers.  The EC recommends 
approval of this variance.   
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h om e a bou t  u s m em ber sh ip bu sin ess dir ector y n ew s r esou r ces con ta ct  u s

Downtown Bloomington Recycling Center:
An Inv estment in the Future of Sustainability

by  Ch a d Roeder ,  Bloom in g ton  Peda l Pow er

Wh en  Ma y or  Kr u za n  a n n ou n ced a t  a  pr ess

con fer en ce on  Ma r ch  3 0 th th a t  th e City  of

Bloom in g ton , th e Mon r oe Cou n ty  Solid Wa ste

Ma n a g em en t  Distr ict ,  a n d Bloom in g ton  Peda l Pow er

w ou ld be en ter in g  in to a  pu blic/pr iv a te pa r tn er sh ip

to esta blish  a  Dow n tow n  Bloom in g ton  Recy clin g

Cen ter  (DBRC), th e fu tu r e of a  su sta in a ble

Bloom in g ton  beca m e a  lit t le br ig h ter .   Th e ev en t

w a s w ell a t ten ded, a n d th e ton e w a s r ea lly  posit iv e.  

I w a s h on or ed to be pa r t  of su ch  a  specia l g a th er in g  of people,  a n d I a m  th r illed to be

w or kin g  w ith  a n  a dm in istr a t ion  th a t  I h a v e seen  ev olv e in to a  tr u ly  a ct iv e,  pr og r essiv e

for ce in  n ot  on ly  Mon r oe Cou n ty ,  bu t  th e Sta te of In dia n a , a ll th e w h ile g a r n er in g  n a t ion a l

a tten t ion  for  its econ om ic su ccesses du r in g  a  t im e of feder a l fisca l u n cer ta in ty  a n d g loba l

polit ica l u n r est .

     Th e n ew  Dow n tow n  Recy clin g  Cen ter  w ill be a  pla ce for  people to br in g  th eir  r ecy cla ble

m a ter ia ls,  a n d ex per ien ce a  sen se of com m u n ity ,  m u ch  like th e Sou th  Wa ln u t  Recy clin g

Cen ter .   A t  th is dow n tow n  loca t ion , w e h ope to do a s m u ch  a s w e ca n  w ith  th e spa ce th a t

w e h a v e; th is is tr u ly  a  u n iqu e oppor tu n ity ,  a n d th e poten t ia l for  str en g th en in g

Bloom in g ton ’s cor e con st itu en cy  th r ou g h  th is in it ia t iv e is n ow  v er y  r ea l.

     In  a ddit ion  to th e fou r  r oll-off con ta in er s pr ov ided

by  th e Distr ict  (equ a l to $2 5 ,000 if pu r ch a sed n ew ),

th e City  is pr ov idin g  th e r ea l esta te th r ou g h

displa cem en t  of 1 9  per m it  pa r kin g  spa ces,  a s w ell a s

a  ta stefu l,  r ecy cled con ten t  v in y l dog -ea r  fen ce

a dor n ed w ith  pa n el a r t  v ia  th e Econ om ic

Dev elopm en t  Dir ector  for  th e A r ts a n d Loca l A r t ists

to fu r th er  en h a n ce th e ch a r a cter  of th is pr oject

(r ou g h ly  a n oth er  $2 5 ,000).   I w ill pr ov ide

m a n a g em en t  of th e site,  w h ich  w ill oper a te 6 0 h ou r s per  w eek, Mon da y  th r ou g h  Sa tu r da y ,

7 :3 0 a m  – 5 :3 0 pm .  Th e site w ill be sta ffed th e en t ir e t im e.  It  is im por ta n t  to h a v e

som ebody  on -site w h o ca n  a n sw er  qu est ion s,  m on itor  com plia n ce,  a n d clea n  u p a t  th e en d

of a  sh ift .

     Bu t  th is is m or e th a n  ju st  a  r ecy clin g  cen ter ; th is pr oject  r epr esen ts th e con flu en ce of

n u m er ou s pu blic a n d pr iv a te a g en cies,  in div idu a ls,  a n d bu sin esses,  a ll of w h om  h a v e a

v ested in ter est  in  th e su ccess of th is oper a t ion .  So w h y  n ot  ta ke it  to th e n ex t  lev el,  a n d

h elp pu t  Bloom in g ton  on  th e m a p a s a  r eg ion a l lea der  of su sta in a ble dev elopm en t?  Th is is

th e m eta -g oa l of th e DBRC; to ser v e a s a  m odel of in tellig en t  socia l dev elopm en t  a n d

in fr a str u ctu r e,  w h ile h elpin g  to ch a n g e th e cu ltu r e of w a ste in  th e dow n tow n . 

     Th e DBRC w ill r equ ir e a  sh elter /office for  th e sta ff a n d v olu n teer s w h o w ill be th er e 1 0

h ou r s a  da y ,  6  da y s a  w eek.  In it ia lly ,  I con sider ed sim ply  bu y in g  a  sh ed “ off th e sh elf” ,  to
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sa v e t im e a n d m on ey .  A s I th ou g h t  a bou t  it  m or e,  th a t  idea  seem ed a bsu r d.  Keep it  loca l,

a n d let ’s dr a w  on  th e in ter est  of th e bu sin ess com m u n ity  to m a ke som eth in g  specia l.   So,

th e idea  of th e sh ed ev olv ed in to a  con str u ct ion  pr oject…som eth in g  sim ple,  fou r  w a lls,  a

g a bled r oof,  m a y be a  ca n opy …th a t  idea  g r ew  to in clu de a  sm a ll sola r  electr ic sy stem , th en

a  r a in  ba r r el,  th en …w a it ,  w h y  n ot  m a ke th is th in g  a  r ea l a r ch itectu r a l m odel for

su sta in a bility  oper a t in g  com pletely  off th e g r id y ea r -r ou n d?  Th a t  br in g s u s to th e

cu r r en t ,  a n d I th in k, fin a l in ca r n a t ion  of th e desig n , w h ich  is in spir ed in  pa r t  by  th e

ex ist in g  a r ch itectu r e of th e Sh ow er s Com plex ,  bu t  a lso by  th e idea  of self-r elia n ce a n d

em br a cin g  pr og r essiv e tech n olog y  a n d th in kin g  for  th e fu tu r e.

     Som e of th e m a in  fea tu r es of th e str u ctu r e in clu de a  r obu st  sola r  electr ic sy stem , a  sola r

h ot  a ir  collector ,  g r een h ou se spa ce,  sky lig h ts,  ev a por a t iv e coolin g ,  w a ter  ca tch m en t

sy stem , loca lly  sou r ced con str u ct ion  m a ter ia ls,  a n d pa ssiv e sola r  h ea t in g .   Th er e w ill be a

con ta in er  g a r den  on -site,  th e fr u it  of w h ich  w ill be don a ted to th e Food Ba n k, a n d pr ofits

fr om  th e sa le of ca r dboa r d w ill ben efit  Middle Wa y  Hou se.   W e m a y  ev en  in clu de a  pr opa n e

sy stem  to pr ov ide fu el for  a  h otpla te,  ba ck-u p h ea t  in  th e da r kest  da y s of w in ter ,  a n d a

pr opa n e pow er ed r efr ig er a tor .   Ju st  beca u se it ’s off th e g r id doesn ’t  m ea n  th a t  it  ca n ’t  be a n

in v it in g ,  cozy  spa ce to in h a bit .   Beca u se so m a n y  people w ill be m ov in g  th r ou g h  a n d

occu py in g  th is spa ce th r ou g h ou t  th e y ea r s,  I feel it ’s im por ta n t  th a t  w e do a s m u ch  a s w e

ca n  to pu t  th e sta m p of Bloom in g ton  on  th is site; m a ke it  n ot  ju st  a  sh elter  fr om  th e cold,

bu t  th e Com m a n d Cen ter  in  th e Wa r  on  Wa ste; in spir e th e folks for  w h om  th is pr oject  w a s

con ceiv ed in  th e fir st  pla ce,  a n d r ea p n ot  on ly  th e r ew a r ds of r edu ced w a ste loca lly ,  bu t  of

in cr ea sed v isibility  on  a  n a t ion a l sca le for  th e City  a n d its bu sin ess com m u n ity .   Th e

edu ca t ion a l poten t ia l of th e pr oject  is per h a ps its m ost  im por ta n t  qu a lity ; a  liv in g -lea r n in g

cen ter  for  th e Pu blic; a  pla ce w h er e people ca n  com e to ex per ien ce som eth in g  t r u ly  u n iqu e

a n d im m in en tly  pr a ct ica l,  a n d lea v e w ith  r en ew ed h ope for  ou r  collect iv e ex per ien ce.

     So,  a s w e m ov e for w a r d, w e ca ll u pon  loca l bu sin ess lea der s to h elp u s m a ke th is dr ea m  a

r ea lity .   We a r e a ppr oa ch in g  a bou t  3 0 loca lly  ow n ed, cor e Bloom in g ton  bu sin esses to

don a te $5 00 ea ch  to th e ca u se,  w h eth er  in  m a ter ia l su ppor t  or  ca sh ; th is w ill a llow  u s to

bu ild th e str u ctu r e,  a n d con tr ibu te to sta r t-u p costs (for  in su r a n ce,  tools,  sh ippin g  costs,

u n for eseen  obsta cles,  ba sica lly ,  th e “ r a in y  da y  fu n d” ) so th a t  w e m a y  h it  th e g r ou n d

r u n n in g  a n d beg in  ou r  a t ta ck on  w a ste in  ea r n est .   Sev er a l h a v e a lr ea dy  stepped u p w ith

pledg es of ca sh  a n d m a ter ia l su ppor t ; A lex  Ja r v is of Sola r  Sy stem s of In dia n a  w ill be

don a t in g  h is t im e a n d skills to th e in sta lla t ion  of th e electr ic sy stem , Ru sty  Peter son  w ill be

th e h ea d ca r pen ter ,  Bla ck Lu m ber  h a s a g r eed to pr ov ide discou n ted m a ter ia ls,  sev er a l folks

w ill be v olu n teer in g  la bor  to con str u ct  th e HQ, Str a n g er ’s Hill h a s pledg ed pla n ts for  th e

u r ba n  g a r den ,  Nick ’s,  Pizza  X, Bloom in g ton  Br ew in g  Co.,  Bloom in g foods,  a n d oth er s h a v e

a ll pledg ed ca sh  su ppor t…ba sica lly ,  th er e is g r ea t  m om en tu m  bu ildin g  a r ou n d th e pr oject ,

w h ich  is a  g ood th in g ,  sin ce w e’r e on  tr a ck to h a v e it  r ea dy  by  ea r ly  Ju n e.

     In  con clu sion , I’d like to th a n k th ose bu sin esses w h o h a v e h elped m a ke Peda l Pow er  w h a t

it  is toda y ,  a n d to h u m bly  r equ est  su ppor t  du r in g  th is ex cit in g  t im e.  Tog eth er ,  w e can

m a ke a  differ en ce.   Th e DBRC w ill ser v e th is com m u n ity  w ell for  m a n y  y ea r s,  a n d pr ov ide

th e people for  w h om  it  ex ists w ith  a n  in spir in g  ex a m ple of su sta in a bility ,  bu ilt  on  th e

fou n da tion  of loca l cooper a t ion .

©2009-2011 Local First IndianaSite Development by Ian PottmeyerSite Design by Sarah StupLogo art by Ellie SchreinerLogo design by Mediaworks
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-16-11 
STAFF REPORT       DATE: May 26, 2011 
Location: 2425 E. 3rd Street 
 
PETITIONER: Christian Science Church 
   2425 E. 3rd Street, Bloomington   
 
REQUEST: The petitioner is requesting a variance from maximum sign standards to 
allow a new ground sign.  
 
SITE DESCRIPTION: This property is located at 2425 E. 3rd Street and is zoned 
Residential Core (RC). Surrounding land uses to the west, north, and east are all single 
family residences, and the First United Church is to the south. 
 
The City has recently purchased right-of-way from property owners, including the 
petitioner, along the north side of E. 3rd Street in preparation for the installation of a new 
sidewalk along 3rd Street. As a result of the new sidewalk and related site work the 
petitioner must relocate an existing 3’x5’ ground sign.  
 
The Unified Development Ordinance allows for nonresidential uses in a residential 
district to have a 15 sq. ft. ground sign that is no more than 4 feet tall with a maximum 
amount of 40% of the sign face as changeable copy. The petitioner is requesting 
variances from the following standards: 
 

• the maximum size allowed for a ground sign to allow a 24 sq. ft. ground sign 
• the maximum height allowed for a ground sign to allow a 5’ 6” tall sign.  
• the maximum amount of changeable copy allowed to allow 50% of changeable 

copy 
 

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS 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: The granting of the variances from the standards will not be 
injurious to the public health, safety, morals, and general welfare. Staff cannot 
identify any negative impacts as a result of the proposed larger sign area. 
  

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 does not find any negative impacts to the surrounding 
uses or a negative impact on adjacent property values. 
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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 does not find practical difficulty in meeting the allowances 
given in the UDO for the proposed sign. The UDO clearly gives an amount of 
signage for these situations in residential districts and would allow for a sign of 
the exact size as the existing sign. Staff does not believe the size of sign 
currently being used hinders the ability of patrons to find the property or unduly 
limits the petitioner to display appropriate signage. In addition, Staff does not find 
a difficulty in meeting the 40% requirement for changeable copy. 

 
RECOMMENDATION: Staff recommends denial of the requested variances. 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-19-11 
STAFF REPORT        DATE: May 26, 2011 
LOCATION: 4201 W. 3rd Street 
 
PETITIONER:  St. Paul United Methodist Church 

4201 W. 3rd Street, Bloomington 
 

REQUEST: The petitioner is requesting a package of variances including: maximum size 
for an accessory structure, setback standards, maximum parking, landscaping and 
maximum driveway width standards to allow construction of a 2,634 square foot accessory 
structure.  
 
REPORT SUMMARY: The petitioner currently operates an approximately 20,000 square 
foot place of worship on a 4.0 acre lot at the southwest corner of W. 3rd Street/W. SR 48 
and S. Hickory Drive. The church was built in the 1960s and the BZA approved conditional 
uses for building additions in 1980 (CU-6-80) and 1995 (CU-55-95). A grading permit was 
approved in 2005 to allow for a parking lot expansion.  
 
The property is zoned Commercial General (CG)  and is surrounded by single family uses 
to the north, homes in the Highland Village neighborhood to the south and southeast, 
commercial uses to the east and another place of worship to the west. The property is 
surrounded on three sides by streets; 3rd St., Hickory Dr. and W. Belle Ave. to the south. 
The property also includes a 118 space parking lot with access from Hickory Dr. 
 
The petitioner proposes to build a 2,634 square foot accessory structure. 1,589 square feet 
would be used as a garage for church vehicles and other storage, while 1,045 square feet 
would be a open sided shelter-house.  With this construction, the church lot and a currently 
empty lot to the west are combined together into one zoning lot. The new structure is 
located partially on both lots. This 2.9 acre currently empty lot to the west is used for youth 
sporting activities.  
 
The proposed structure does not meet front garage setback standards and maximum 
accessory structure size standards. In addition, a proposed dumpster enclosure also does 
not meet setback standards for dumpsters.  
 
In addition to these issues, construction of any accessory structure over 840 square feet 
requires site plan compliance.  The petitioner has agreed to construct required sidewalks 
and install required bike racks.  Other items that would typically be brought into compliance 
with current UDO standards include lighting, landscaping, driveway width and maximum 
parking. The petitioner has requested variances from these standards, as well as the 
variances from the maximum accessory structure size and setbacks.  
 
SITE ISSUES: 
 
Accessory structure size: The UDO allows for a maximum accessory structure size in the 
CG district of 1,500 square feet.  The proposed 2,634 square foot accessory structure 
exceeds this maximum.  The fully enclosed portion of the structure only exceeds the 
maximum by 89 square feet.  The petitioner contends that the larger accessory structure is 
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needed to house maintenance equipment and a church bus, that the large size of the 
structure is mitigated by the larger combined lot size (nearly 7 acres) and that the impacts 
of the structure are reduced because 40% of the structure is an open sized picnic shelter. 
Staff concurs with these arguments. 
 
Setbacks: The UDO requires that garages be located at least 10 feet further back from the 
street than the main structure. The UDO also states that dumpsters are prohibited within 
the front setback. Because this property is surrounded on three sides by streets there is 
only a narrow area on the west side of the church where these features can be located. A 
drawing is included in the packet. 
 
Driveway width: The current driveway onto Hickory Dr. is 60 feet wide. The petitioner 
received a grading permit in 2005 to allow for a parking lot expansion. That grading permit 
showed the site being brought into compliance with the code at the time. The driveway was 
shown reduced from 60 feet to under 40 feet, which was the maximum at that time.  This 
driveway width reduction never took place.  Since 2005, the UDO further reduced the 
maximum driveway width onto a neighborhood street from 40 feet to 24 feet.  
 
The petitioner is requesting a variance to allow the driveway to stay at 60 feet. They 
contends that driveway compliance is too costly and that the extra width is necessary to 
allow for turning movements for their church bus, limousines for funerals and garbage 
trucks. Staff has analyzed the driveway with the City Engineer and found that by angling the 
approach to the drive or creating wide radii on corners, all turning movements can be 
accommodated. Staff recommends denial of this variance.   
 
Maximum parking: The church has a seating capacity in its sanctuary of 324. The 
maximum parking for a church of this size is 81 spaces whereas the existing parking lot is 
118 spaces.  The petitioner requests that the existing parking lot remain in its current 
arrangement.  They contend that multiple Sunday services, future plans for church 
expansion and expansion of services provided by the church, and youth sports and evening 
events at the church necessitate a higher parking number.  The petitioner would like to 
defer parking compliance until a future larger expansion of use. Staff has no objection to 
this variance.  
 
Lighting: The existing lighting in the parking lot includes pedestrian scale decorative lights 
which do not meet current standards for fully shielded, full cut-off lighting.  The petitioner 
contends that the closest the lights are to a single family use is approximately 150 feet and 
the lights were donated by church members.  The petitioner would like to defer lighting 
compliance until a future larger expansion of use.  
 
Landscaping: Strict code compliance would result in the need to plant 36 street trees, 18 
parking lot trees and 79 general site trees (although preservation of existing trees would 
reduce this number) and 600+ shrubs. The UDO would also require the installation of 3 
additional landscaping islands in the parking lot. The petitioner would like to defer 
landscaping compliance until a future larger expansion of use.  
 
Bike parking: Eight (8) bicycle parking spaces are required. The petitioner has agreed to 
comply and will place the bike racks in the northeast corner of the parking lot, near the 
main entrance to the church.  
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Sidewalks: A sidewalk is missing along S. Hickory Dr. between the drive entrance to 
the church and the new SR 48 sidewalk.  This sidewalk of approximately 210 lineal feet 
was required with the 2005 grading permit but has yet to be constructed.  The petitioner 
has agreed to construct this sidewalk. At the northeast corner of the lot, the sidewalk 
must veer out of the right-of-way to avoid utility structures at the intersection. A 
pedestrian easement must be recorded for this section of sidewalk. In addition, an 
INDOT permit may be required to connect the Hickory Dr. sidewalk to the W, SR 48 
sidewalk. Approximately 290 lineal feet of sidewalk is also required to be constructed 
along Belle Ave. with this petition. 
 
CRITERIA AND FINDINGS: Driveway Width 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’s Finding: Staff finds the potential for injury to public safety.  The wide driveway 
provides a longer crossing distance for pedestrians and provides an unnecessary 
additional point of conflict for turning cars with 2 outbound lanes.  
 

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. 

 
Staff’s Finding: Staff finds no adverse impacts to the surrounding area. The driveway 
has existed in its present configuration for many decades with no known complaints.  
 

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. 

 
Staff’s Finding:  Staff finds no peculiar conditions. A 24 foot wide driveway is a 
standard commercial driveway. The entrance can be designed to provide adequate 
turning radii for large trucks. Staff finds no practical difficulty.  The reduction in the 
driveway width is an unfulfilled site compliance issue from 2005.  

 
 
CRITERIA AND FINDINGS: All other variances 
 
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’s Finding: Staff finds no injury with the petition. The use and construction of the 
accessory structure and associated variances will not increase the impacts of the use 
on the property or the surrounding area.  
 

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. 

 
Staff’s Finding: Staff does not anticipate any substantially adverse impacts of the 
proposed accessory structure or associated variances. The church use is similar in 
impacts to the other place of worship on the block as well as the medium intensity 
commercial uses to the east. The proposed sidewalks will allow for easier pedestrian 
access in the area and may increase property values. 
 

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. 

 
Staff’s Finding:  Peculiar condition for the setback variance can be found in the fact 
that the property is surrounded on three sides by streets, thus creating a very small 
area where the setbacks can be met. Peculiar condition for the maximum accessory 
structure size is found in the large lot size (6.9 acres), the relatively small size of the 
structure (only 13% of the size of the church.) Peculiar condition for the parking 
maximum variance is found in the large size of the lot and the surrounding streets. The 
building and parking cover only 24% of the property with impervious surfaces. If the 
parking lot met setbacks, which would be difficult to do considering the three streets, 
compliance would not be required with the maximum parking standards. Peculiar 
condition for the lighting and landscaping variances is found in the proportionally large 
size of the property in relation to the smaller building.  
 
Practical difficulty for the parking, lighting and landscaping variances can be found in 
the fact that the required site improvements are not roughly proportional to the 
proposed construction. Practical difficulty for the setback variance is found in the need 
to provide additional storage space on the property. The church does not currently have 
any structures for vehicle or maintenance equipment storage. The practical difficulty for 
the accessory structure size variance is found in the size of the church bus and the ratio 
of the accessory structure size to the size of the main church building (13%).  

 
Conclusion: Ultimately, staff believes that several of the requested variance meet the 
criteria for variance approval and finds compliance with these items more appropriate in the 
future with a larger expansion of the church building or use. The extent of all of the required 
compliance items would make the construction of the proposed accessory structure 
impractical. Staff finds that a more phased approach to compliance on this large site is 
more appropriate than immediate compliance. Staff prioritized sidewalks and drive-cuts 
over other compliance issues, but finds that future compliance with a more substantial 
addition to be reasonable. Furthermore, staff finds that due to the size of the existing 
church structure and site, a 2,634 square foot accessory structure to be appropriate.  
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RECOMMENDATION: Based on the written findings, staff recommends approval of all 
variances except for the maximum driveway width variance, with the following 
conditions: 
 

1. Approved variances for landscaping, lighting and maximum parking are only 
associated with the currently proposed structure. Future building additions or 
expansion of use on the property shall require compliance with all UDO 
standards.  

2. The driveway on Hickory Dr. shall be reduced to 24 feet in width prior to final 
occupancy of the structure. 

3. A pedestrian easement shall be recorded for the portion of the Hickory Dr. 
sidewalk that is not located within the right-of-way, prior to final occupancy of the 
structure.  

4. Eight (8) class-II bicycle parking spaces are required in the location indicated on 
the site plan prior to final occupancy of the structure.  

5. Required five (5) foot wide sidewalks shall be constructed and inspected prior to 
final occupancy of the structure. A ROW excavation permit is required for the 
sidewalks.  
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James Roach <roachja@bloomington.in.gov>

Frank VanAllen <frank@stpaulbloomington.org> Mon, May 16, 2011 at 1:23 PM
To: James Roach <roachja@bloomington.in.gov>
Cc: Brian Baker <bbaker@co.monroe.in.us>, "J.L. Siefers" <jl@sieferslaw.com>, Adrian Reid
<reida@bloomington.in.gov>

James,

I've attached a PowerPoint presentation for the board to have at our hearing on the 26th of May.

The PowerPoint shows what our entrance would look like if we have to reduce it to the 24 foot width.  As you can
see, it will take away over half of what we currently have.

We were more concerned with the entrance of the parking lot with our church bus, and other large vehicles, than we
were with the exiting.  The pictures show how tight it will be.  As a matter of fact, I drove the bus into the parking lot
and I was not able to turn the bus to get around the curb.  I had to back the bus up and then turn hard to get around
the curb.  

I hope the pictures will help to show that reducing the entrance to 24 feet will not work.   The curb at the entrance is
what makes this impossible.  As a reminder, the curb and landscaping were placed in that location, as required by
the city when we did the parking lot project.  We asked about not putting the curb there, but were told we had to.

Also, Head Start uses our building for their west side campus.  They bus some of the children over here.  Their bus
is the same size as ours.  I don't know how they will maneuver that entrance either....especially after driving it
myself.  Additionally, the trash truck is even longer than the buses. 

We had a funeral here 2 weeks ago with over 200 people in attendance.  Many of those here participated in the
processional to the cemetery as well.  Honestly, I can't comprehend how we would have handled that if we were at
a 24 foot entrance/exit.  

If I can help to explain any of the pictures, or if you would like to come out and see the demonstration of trying to get
the bus in the parking lot please let me know.  I'll be happy to do that.

Thank you for your time.  Let me (us) know if we need to do anything else before the 26th.

Rev. Frank VanAllen
Pastor, St. Paul UMC
4201 W. Third Street.
Bloomington, IN 47404
[Quoted text hidden]

St. Paul UMC Entrance.ppt
1112K

City of Bloomington, Indiana Mail - St. Paul accessory structure project https://mail.google.com/mail/?ui=2&ik=055c206665&view=pt&search=i...
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James Roach <roachja@bloomington.in.gov>

Frank VanAllen <frank@stpaulbloomington.org> Thu, May 19, 2011 at 10:10 AM
To: James Roach <roachja@bloomington.in.gov>
Cc: Brian Baker <bbaker@co.monroe.in.us>, "J.L. Siefers" <jl@sieferslaw.com>, Adrian Reid
<reida@bloomington.in.gov>, Patrick Shay <shayp@bloomington.in.gov>

James,

Please call me Frank....I'm not big on titles. :)

Sorry for the delay in getting back with you.  I was out of town most of the day yesterday with a group from the
church and didn't have a chance to reply.

Thank you for your extra time and drawing that you sent.  It is clear that you are trying to help us as much as
possible.  I did look at your drawings and believe it would be easier to make that turn as you have drawn.  Certainly,
no backing up of our bus, or Head Start's bus would be needed.

However, this is going to be a very hard thing for the church to do.  We simply wanted to build a garage to house our
church bus and a shelter for our community soccer league & for church functions.  The shelter cost was
approximately $25,000, which we knew we would be able to cover.

Unfortunately, the costs just keep going up....and they are all costs out of our control.  I realize the city has nothing
to do with some of these costs, but here's where we are (approx. numbers)

Garage/shelter               $25K
Sidewalks                     $10K-$15K
Duke Energy Lines        $18K
Comcast Cable Line      $9K
Trenching & Boring        $4K          (We've already completed this part of the project)

Not counting the building/shelter we are needing to come up with an extra $41K - $46K just to build a $25K building.
 That puts us between $66K - $71K for a total project.  That does not include any changes we make to the entrance
to the parking lot.  I have no idea how much it will cost to change the entrance???  This is becoming a huge
undertaking.  

I have no problems with the church putting the sidewalks in.  The one that runs along Hickory was delayed for the
3rd street construction to be completed.  We did not intentionally neglect doing this....the recession has certainly
impacted church's income over the last 2 years.  We also needed to wait on Comcast to show us where they were
going to run their buried cable.  We have been trying to get their cable buried for a year now....it is a very slow
process!

We have plans from Kirkwood Design for an addition to our building in the future.  Isn't there any way possible we
could change the entrance/exit when we move forward with the future additions?  This would give us time to help the
church understand the entrance/exit change and it would also give us more time to come up with other possible
solutions to the problem. The entrance/exit has been this way since the church was built.  Change is not an easy
thing for any of us...especially churches.    

Again, I do appreciate the extra time you have given and ideas you have shared. We are on a very short time
line.....If we don't get the building started soon we won't have it ready for the soccer season in late August.

Thank you.

City of Bloomington, Indiana Mail - St. Paul accessory structure project https://mail.google.com/mail/?ui=2&ik=055c206665&view=pt&search=i...
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