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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS (Hybrid Meeting) 
 
City Hall, 401 N. Morton Street 
Common Council Chambers, Room #115 and via Zoom 
               
June 20, 2024 at 5:30 p.m.   
 
Virtual Meeting:  
https://bloomington.zoom.us/j/82448983657?pwd=enJxcnArK1pLVDlnWGROTU43dEpX
dz09 
 
Meeting ID: 824 4898 3657  Passcode: 319455 
 
Petition Map: https://arcg.is/18Tbez0 
 
ROLL CALL 
 
APPROVAL OF MINUTES:  May 23, 2024 
 
PETITIONS CONTINUED TO:  July 25, 2024 
 
AA-17-22 Joe Kemp Construction, LLC & Blackwell Construction, Inc.  
  Summit Woods (Sudbury Farm Parcel O) W. Ezekiel Dr.  
 Parcel(s): 53-08-07-400-008.002-009, 53-08-07-400-008.004-009… 

Request: Administrative Appeal of the Notice of Violation (NOV) issued 
March 25, 2022. Case Manager: Jackie Scanlan 

 
V-27-22  Cutters Kirkwood 123, LLC  

113 E. Kirkwood Ave.  
Parcel: 53-05-33-310-062.000-005 
Request: Variances from Downtown Character Overlay standards to allow less 
non-residential area and less large display windows; and a variance from the 
requirement to align with the front setback of an adjacent historic structure in the 
Mixed-Use Downtown zoning district with the Courthouse Square Character 
Overlay (MD-CS). Case Manager: Jackie Scanlan 

 
V-08-24 Andrew Huck 
  2226 East Maxwell Lane 
  Parcel: 53-08-03-100-002.000-009 

Request: Variance from riparian buffer standards to allow construction of deck 
stairs and terrace for an existing single-family dwelling in the Residential Medium  
Lot (R2) zoning district. Case Manager: Gabriel Holbrow 
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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

CU/V-20-24 Tabor Bruce Architecture 
  1020 West 6th Street 
  Parcel: 53-05-32-409-013.000-005 

Request: Conditional use approval to allow a duplex in the Residential Small Lot 
(R3) zoning district. Also requested is a variance from front and side yard 
building setback standards to allow a second story addition to a building in the 
Residential Small Lot (R3) zoning district. Case Manager: Eric Greulich 

 
 
PETITIONS:  
 
V-05-24 Candi Sipes 
  2303 S Rockport Road 
  Parcel: 53-01-51-137-500.000-009 

Request: Variances from accessory structure size standards, accessory structure 
setbacks, driveway width standards, and a determinate sidewalk variance to 
allow construction of a new single-family dwelling structure in the Residential 
Medium Lot (R2) zoning district. Case Manager: Gabriel Holbrow 

 
CU-17-24 Bloomington Builders, LLC & Latitude 39 North Properties, LLC 
  506 E. Wylie Street 
  Parcel: 53-08-04-113-095.000-009 

Request: Conditional Use approval to allow a duplex in the Residential Lot (R3) 
zoning district. Case Manager: Eric Greulich 

V-19-24 Lana Allen  
  910 N Maple Street 
  Parcel: 53-05-32-104-009.000-005 

Request: Variance from maximum size allowed for an accessory structure for a 
property located in the Residential Small Lot (R3) zoning district.  
Case Manager: Eric Greulich 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #s: V-05-24 
STAFF REPORT / VAR2024-02-0024 
Location: 2303 South Rockport Road DATE: June 20, 2024 
 
PETITIONER/OWNER: Candi Sipes 

2303 South Rockport Road 
Bloomington, IN 

 
REQUEST: Variances from accessory structure size standards, accessory structure setbacks, and 
driveway width standards, and a determinate sidewalk variance to allow construction of a new 
single-family dwelling structure in the Residential Medium Lot (R2) zoning district 
 
REPORT: The property is located on the east side of South Rockport Road, approximately 
1,000 feet south of Rockport’s intersection with South Rogers Street, in the Broadview 
neighborhood. The property currently contains a detached single-family dwelling and two 
accessory structures on approximately 1.08 acres. The petition property as well as surrounding 
properties to the north, east, and west are located in the Residential Medium Lot (R2) zoning 
district. The abutting property to the east is vacant land, while adjacent properties to the north 
and to the west across Rockport Road contain detached single-family dwellings. Properties to the 
south are located in the Residential High-Density Multifamily (RH) zoning district and contain 
multifamily dwellings known as Dorothy Apartments. 
 
The petitioner currently resides in the existing house on the property but proposes to construct a 
new house behind the existing house. Once the new house is complete, the petitioner intends to 
move into it and demolish the existing house. The new house is proposed to contain an attached 
garage, so the petitioner also intends to demolish the existing garage/carport on the north side of 
the property. The City of Bloomington Unified Development Ordinance (UDO) allows only one 
primary structure per property in the R2 district, but the property will remain in compliance with 
this standard. Currently, there is one single-family dwelling on the property; after the proposed 
construction and demolition, there will be one single-family dwelling on the property. 
 
The petitioner has requested four variances to allow construction of the new house without 
resolving existing nonconforming site features. Construction of a new primary structure triggers 
full compliance with the UDO, including bringing the existing nonconformities into compliance, 
unless variances are granted. 
 
The first two variances are related to the existing accessory structure near the rear of the property, 
a barn which is proposed to remain. The first variance request is for relief from the accessory 
structure size standard. In the R2 district, the cumulative total footprint of all enclosed accessory 
structures is limited to a maximum of 840 square feet, but the existing barn is approximately 1,870 
square feet. The barn has existed on this site since at least 1950, long before the City of 
Bloomington adopted regulations for the size of accessory structures. The second variance request 
is for relief from the accessory structure setback standard. In all zoning districts, accessory 
structures must be at least five feet from side and rear property lines, but the existing barn is 1.5 
feet from the rear (east) property line at its nearest point. The property owner of the abutting 
property to the east has provided a letter (included in this packet) expressing no objection to the 
existing location of the barn. 
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Staff Report V-05-24 / VAR2024-02-0024, Page 2 

The third variance request is for relief from the driveway width standard to allow the existing 
driveway configuration to continue. Driveways for single-family dwellings are limited to 18 feet 
in width from the front property line to the required front building setback, which in the R2 district 
is 15 feet from the front property line. Once the driveway is 15 feet onto the property, it can widen 
out to any width, limited only by the maximum impervious surface coverage standard. The 
regulated driveway width also does not typically include the driveway apron within the public 
right-of-way where a driveway widens out of facilitate vehicles turning on to and in from the street. 
The existing gravel driveway is approximately 24 feet wide at the inward end of the existing 
asphalt driveway apron. From there, the gravel driveway widens farther onto the property, reaching 
approximately 30 feet 8 inches wide at the required front building setback line. One of the reasons 
that the existing driveway widens out farther onto the property is because it also provides access 
to a parking area on the property to the north at 2225 South Rockport Road. 
 
The fourth variance request is for a determinate sidewalk variance so that the petitioner does not 
have to construct a sidewalk along the property’s street frontage at this time. Rockport Road is 
assigned the Neighborhood Connector street typology in the City of Bloomington Transportation 
Plan, where a minimum seven-foot-wide sidewalk is required. There currently is no sidewalk on 
the east side of Rockport Road. Construction of a new primary structure, combined with the road 
classification, triggers the requirement to construct the sidewalk. In cases where a new single-
family, duplex, or triplex dwelling is constructed on a non-classified street with no adjacent 
pedestrian facilities to connect to, the property owner is not required to construct a new sidewalk. 
However, in this case Rockport Road is classified as a collector and is therefore not a non-classified 
street, so the exception does not apply even though there are no existing adjacent pedestrian 
facilities on the east side of Rockport Road. Full compliance requires the petitioner to construct 
the sidewalk, unless a variance is granted. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards: 
Pursuant to Indiana Code 36-7-4-918.5, the Board of Zoning Appeals or Hearing Officer may grant 
a variance from the development standards of this UDO 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 
 
PROPOSED FINDINGS: 
 
Accessory structure size: Allowing the existing barn to remain will not be injurious to the 
public health, safety, morals, and general welfare of the community. The barn has stood for 
more than half a century with no identified injurious impacts. The size of the barn is appropriate 
to the size of the property, which is more than six times the minimum lot area in the Residential 
Medium Lot (R2) zoning district and significantly larger than typical single-family dwelling 
lots in the adjacent Broadview neighborhood. The ratio of the accessory structure footprint to 
the lot size on this property is much less than the ratio of the 840-square-foot maximum 
footprint to the 5,000-square-foot minimum lot size in the R2 district. 
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Accessory structure setback: Allowing the existing barn to remain at its current location will 
not be injurious to the public health, safety, morals, and general welfare of the community. The 
barn has stood at this location for more than half a century with no identified injurious impacts. 
 
Driveway width: Allowing the existing gravel driveway to remain at its current width will not 
be injurious to the public health, safety, morals, and general welfare of the community. 
 
Determinate sidewalk variance: The granting of the variance will be injurious to the public 
health, safety, morals, or general welfare of the community since one of the primary reasons 
for the installation of sidewalks is to provide a safe location for pedestrians to walk along 
higher volume streets rather than walking in unimproved area along a road or within a road. 
The UDO standards for when a sidewalk is required were specifically written and revised to 
outline what situations sidewalks should be installed. Classified streets with higher traffic 
volumes are more dangerous situations for pedestrians and therefore have a higher priority to 
provide alternative transportation facilities, which is why these roads were chosen to not be 
exempt from requiring pedestrian facilities. Although the required segment of sidewalk is not 
expected to connect to other sidewalk segments on the east side of Rockport Road in the near 
future, even as a disconnected sidewalk it will provide a safety refuge in several situations, 
such as pedestrians exiting a vehicle legally parked on Rockport Road. 

 
(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; and 
 
PROPOSED FINDINGS: 
 
Accessory structure size: Allowing the existing barn to remain will not substantially affect 
surrounding properties. The barn has stood for more than half a century with no identified 
adverse impacts. 
 
Accessory structure setback: Allowing the existing barn to remain at its current location will 
not substantially affect surrounding properties. The barn has stood at this location for more 
than half a century with no identified adverse impacts. The property owner of the abutting 
property to the east, which is the closest property to the barn, has expressed no objection to the 
existing location of the barn. 
 
Driveway width: Allowing the existing gravel driveway to remain at its current width will not 
result in substantial adverse impacts to the use and value of surrounding properties. The 
existing driveway width provides some benefit to the abutting property to the north at 2225 
South Rockport Road by providing a direct route from the drive cut at 2303 South Rockport 
Road to the parking area at 2225 South Rockport Road. The driveway is far enough from other 
properties and other driveways so that the wider driveway width is generally not noticeable 
from the street or other properties. 
 
Determinate sidewalk variance: The granting of the variance will adversely affect the use 
and value of adjacent properties on the east side of Rockport Road, because there will not be a 
safety refuge for pedestrians in the near future and will not be a sidewalk connection in the 
farther future, compared to what would be provided if the required sidewalk were constructed 
now. However, this adverse impact is not expected to be substantial. 
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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 questions; that the development standards variance will relieve the practical 
difficulties. 
 
PROPOSED FINDINGS: 
 
Accessory structure size: Strict application of the UDO results in a practical difficulty 
because it would require the existing barn to be demolished in order for allow any new 
construction on the property. The existence of a large barn on the property, still serving as a 
functional accessory structure more than half a century after it was constructed, is a condition 
peculiar to the property. Additionally the size of the parcel is much larger than the minimum 
lot size in the zoning district, and therefore the large size of the barn is actually proportionate 
to the size of the parcel. Granting the variance would allow the barn to remain after new 
construction on the property, relieving the practical difficulty. 
 
Accessory structure setback: Strict application of the UDO results in a practical difficulty 
because it would require the existing barn to be relocated or demolished in order for allow any 
new construction on the property. The existence of a large barn on the property, still serving 
as a functional accessory structure more than half a century after it was constructed, is a 
condition peculiar to the property. Granting the variance would allow the barn to remain in its 
current location after new construction on the property, relieving the practical difficulty. 
 
Driveway width: No practical difficulty is found. Although any new construction would 
require the driveway to be narrowed between the front property line and the required front 
building setback, this is well within the scope of normal site work accompanying construction 
of a new primary structure. There is nothing peculiar about the property or the configuration 
of existing improvements on the property which would prevent or make it difficult to bring the 
driveway width into compliance. 
 
Determinate sidewalk variance: No practical difficulty is found in the use of the property. A 
compliant sidewalk could be constructed on this site. The property can and will continued to 
be used as a single-family dwelling even if the sidewalk is built. 

 
20.06.080(b)(3)(E)(i)(3) Determinate Sidewalk Variance Approval Criteria: 
While not to be included as separate findings of fact, items to consider when determining the 
practical difficulties or peculiar conditions associated with a determinate sidewalk variance 
include, but are not limited to: 
 

[a] That the topography of the lot or tract together with the topography of the adjacent lots or 
tract and the nature of the street right-of-way make it impractical for construction of a 
sidewalk; or 

[b] That the pedestrian traffic reasonably to be anticipated over and along the street adjoining 
such lot or tract upon which new construction is to be erected is not and will not be such 
as to require sidewalks to be provided for the safety of pedestrians; or 
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[c] The adjacent lot or tracts are at present developed without sidewalks and there is no 
reasonable expectation of additional sidewalk connections on the block in the near future; 
or 

[d] The location of the lot or tract is such that a complete pedestrian network is present on the 
other of the street on the same block; or 

[e] Uniformity of development of the area would best be served by deferring sidewalk 
construction on the lot or tract until some future date. 

 
Review of Determinate Sidewalk Criteria: The topography of the public right-of-way 
adjacent to the roadway includes a slope down from the existing curb to the property’s front 
yard, which is at lower elevation than the road. In addition, there are existing utility poles and 
guy wires in the right-of-way adjacent to the road. Both the topography and the utility 
infrastructure add complications to the design and construction of a sidewalk, but do not make 
sidewalk construction impractical. Rockport Road is a high-volume street with approximately 
4,500 average annual daily traffic (AADT) that also serves as a bicycle and pedestrian 
connection from the B-Line trail and the Switchyard Park area to Countryside Lane, RCA 
Community Park, and points south and west of downtown. Adjacent properties on the east side 
of Rockport Road are developed without sidewalks and there are no plans for additional 
sidewalk connections on this side of the block in the near future. However, given the observed 
and expected traffic in motor vehicles, bicycles, and pedestrians, it is reasonable to expect that 
a connected sidewalk network on this side of the block may be considered in coming years. 
Although there is an existing sidewalk on the west side of Rockport Road which connects to 
Rogers Street to the north, Countryside Lane to the west, and Tapp Road to the south, the high 
volume of traffic in motor vehicles, bicycles, and pedestrians on this collector-classified street 
justify a need for sidewalks on both sides. Properties in the surrounding area are already 
developed, mostly on a lot-by-lot basis in different years and decades, without any uniformity. 
Continued lot-by-lot redevelopment is also expected over time. Deferring sidewalk 
construction would not serve any uniformity of development in the area. 

 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Board of Zoning Appeals adopt the proposed findings for 
V-05-24 / VAR2024-02-0024, grant the requested variances for accessory structure size and 
accessory structure setback, and deny the variance for driveway width and the determinate 
sidewalk variance with the following condition: 
 

1. The variance for accessory structure size and setbacks are for the existing barn in its current 
size and location only. 
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Candi Sipes 

2303 S Rockport Rd. 

Bloomington, In 47403 

 

To whom it may concern, 

 I am filing for several variances for my property 2303 S Rockport Rd. I currently live in the old 
house, but am planning to build a new house behind this one. Upon completion of the new house I will 
demolish the old one. I will also be demolishing the carport prior to the build of the new house, as it is 
very old and structurally unstable.  

 I would like to apply for a determinate sidewalk variance. There are no connecting sidewalks 
north or south. The steep grade near the road would also make it difficult to build, requiring much more 
work and money. There are fully compliant sidewalks on the other side of the street.  

 I have an existing enclosed accessory structure that is larger than 840 square feet and is not 5 
feet from rear property line. The adjacent property is a vacant lot. The property owners of that lot have 
no problem with my structures size and location. I use that structure almost daily and would like to not 
have to alter it in any way. 

 The existing paved entrance from Rockport is wider than 18 feet. This driveway is used for my 
property and the adjacent property. It does not cause either of us any issues. We would prefer to leave 
it as it is if possible. 

 Thank you, 

Candi Sipes 
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CALCULATED(C)
TRANSFER AREA

1). Reference is made to the plat of Technology Park Crossing Subdivision performed by Charles D.
Graham dated November 7th, 2002 as found in Plat Cabinet "C", Envelope 320 in the Office of the
Monroe County Recorder.

2). Reference is made to a survey performed by Kevin Burton Potter for Woods dated August 4th, 2010
as found in Instrument Number 2011002611 in the Office of the Monroe County Recorder.

3). Reference is made to a survey performed by Eric L. Deckard for Langley dated September 8th, 2022
as found in Job Number 20-147 in Deckard Land Surveying Files.

REFERENCED SURVEYS:

NOTES:
1). 5/8" rebar will be set at all property corners.

2). Fieldwork completed April 2024.

3). Basis of bearing (State Plane-Indiana West).

4). Source of title now or formerly owned by Candi F. Sipes and Dana A. Biddle as found in Instrument
Number 2023014185 in the Office of the Monroe County Recorder.

5).Coordinates shown hereon were obtained from GPS observations. Indiana West Zone, NAD83, State
Plane Grid Coordinates, US Survey Feet. Geoid model ContinentalUS_NGS2018.

6). Coordinate data was collected using a Carlson BRX7 GPS and a Topcon FC-5000 Data Collector.
Coordinate positions are grid north (Indiana State Plane West Zone).

7). This survey is not complete without the accompanying surveyor's report.

8). I affirm, under penalty for perjury, that I have taken responsible care to redact each Social Security
Number in this document, unless required by law.
       -ERIC L. DECKARD

CERTIFICATION
This certification does not take into consideration additional facts that an accurate and correct
title search and/or examination might disclose.

Easements have not been located in the field and prepared with this survey drawing.  This
qualification will be removed upon receipt and inspection of current title work.

Subject to the above reservation, the survey work shown hereon was performed either by
me or under my direct supervision and control and to the best of my knowledge and belief
was performed according to the survey requirements in 865 IAC 1-12-1 through 19.

Certified this        _23rd____         day of                 April__________                  , 2024.

__________________________
Eric L. Deckard
Registered Surveyor LS 29900012
State of Indiana

Front - 15' or the Median Front Setback of abutting
SETBACK TABLE

ZONE: RESIDENTIAL MEDIUM LOT (R2)

 Residential Structures, whichever is less.
Attached Front-Loading Garage or Carport - 25'
Side - First Floor : 8 Feet, Each Story above ground: 10'
Rear - 25'
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1). Reference is made to the plat of Technology Park Crossing Subdivision performed by Charles D.
Graham dated November 7th, 2002 as found in Plat Cabinet "C", Envelope 320 in the Office of the
Monroe County Recorder.

2). Reference is made to a survey performed by Kevin Burton Potter for Woods dated August 4th, 2010
as found in Instrument Number 2011002611 in the Office of the Monroe County Recorder.

3). Reference is made to a survey performed by Eric L. Deckard for Langley dated September 8th, 2022
as found in Job Number 20-147 in Deckard Land Surveying Files.

REFERENCED SURVEYS:

NOTES:
1). 5/8" rebar will be set at all property corners.

2). Fieldwork completed April 2024.

3). Basis of bearing (State Plane-Indiana West).

4). Source of title now or formerly owned by Candi F. Sipes and Dana A. Biddle as found in Instrument
Number 2023014185 in the Office of the Monroe County Recorder.

5).Coordinates shown hereon were obtained from GPS observations. Indiana West Zone, NAD83, State
Plane Grid Coordinates, US Survey Feet. Geoid model ContinentalUS_NGS2018.

6). Coordinate data was collected using a Carlson BRX7 GPS and a Topcon FC-5000 Data Collector.
Coordinate positions are grid north (Indiana State Plane West Zone).

7). This survey is not complete without the accompanying surveyor's report.

8). I affirm, under penalty for perjury, that I have taken responsible care to redact each Social Security
Number in this document, unless required by law.
       -ERIC L. DECKARD

CERTIFICATION
This certification does not take into consideration additional facts that an accurate and correct
title search and/or examination might disclose.

Easements have not been located in the field and prepared with this survey drawing.  This
qualification will be removed upon receipt and inspection of current title work.

Subject to the above reservation, the survey work shown hereon was performed either by
me or under my direct supervision and control and to the best of my knowledge and belief
was performed according to the survey requirements in 865 IAC 1-12-1 through 19.

Certified this        _23rd____         day of                 April__________                  , 2024.

__________________________
Eric L. Deckard
Registered Surveyor LS 29900012
State of Indiana

Front - 15' or the Median Front Setback of abutting
SETBACK TABLE

ZONE: RESIDENTIAL MEDIUM LOT (R2)

 Residential Structures, whichever is less.
Attached Front-Loading Garage or Carport - 25'
Side - First Floor : 8 Feet, Each Story above ground: 10'
Rear - 25'
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DEVELOPER, APPLICANT &/OR OWNER
CANDI F. SIPES & DANA A. BIDDLE
INSTRUMENT NUMBER 2023014185
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BLOOMINGTON, INDIANA 47403

BOUNDARY RETRACEMENT SURVEY
A PART OF THE NORTHEAST QUARTER OF SECTION 8, TOWNSHIP 8 NORTH,

RANGE 1 WEST, MONROE COUNTY, INDIANASURVEYOR'S REPORT
In accordance with Title 865. IAC. 1-12 sections 1-30 of the Indiana Administrative Code, the
following observations and opinions are submitted regarding the various uncertainties in the
location of lines and corners established on this survey as a result of:

A).      (Variances) in the reference monuments
B).      (Discrepancies) in the record description and plats
C).      (Inconsistencies) in lines of occupation and;
D).      (Relative Positional Accuracy) "RPA"

The relative positional accuracy (due to random errors in measurement) of this survey is within
that allowable for a Suburban class survey (0.13' plus 100 PPM) as defined I.A.C. Title 865
("relative positional accuracy" means the value expressed in feet or meters that represents the
uncertainty due to random errors in measurements in the location of any point on a survey
relative to any other point on the same survey at the 95 percent confidence level.")

SUBJECT PROPERTY:
A boundary survey was performed on the property now or formerly owned by Candi F. Sipes
and Dana A. Biddle as found in Instrument Numbers 2023014185 in the Office of the Monroe
County Recorder. The purpose of this survey was to retrace the boundary lines of the subject
property as located in the Northeast Quarter of Section 8, Township 8 North, Range 1 West,
Monroe County, Indiana.

REFERENCED MONUMENTS:

A). A 5/8 inch diameter rebar with cap stamped "Bynum Fanyo" was found flush with grade
marking the Southeast corner of the Northeast quarter of Section 8, Township 8 North, Range 1
West. The origin of this monument is unknown, however, was referenced in a survey performed
by Eric L. Deckard for Langley dated September 8th, 2022. This rebar was found to agree with
other monuments in the area and was accepted and held as said corner.

B). A 12 inch by 6 inch stone with "+" was found 5 inches above grade marking the
Southwest corner of the Northeast Quarter of Section 8, Township 8 North, Range 1 West. The
origin of this stone is unknown, however was found to be commonly accepted in several surveys
in the area and was also found to be referenced in the Monroe County Surveyor's office as
Corner I.D. "Per G-07". This monument was found to agree with other monuments in the area
and was accepted and held as said corner.

C). A 5/8 inch diameter rebar was found 3 inches below grade marking a point on the south line
of the subject property. This corner was believed to have been set in the original plating of
Technology Park Crossing Subdivision performed by Charles D. Graham dated November 7th,
2002, as found in Plat Cabinet "C", Envelope 320 in the Office of the Monroe County Recorder.
This rebar was found to agree with other monuments in the area and was accepted and held as
said point on line.

D). A 3/4 inch diameter pipe was found 5 below grade marking a point on the north line of the
land now or formerly owned by Lettelleir (Instr. 2008019990). The origin of this pipe is
unknown, however was found to be referenced in a survey performed by Kevin Burton Potter for
Woods dated August 4th, 2010, as found in Instrument Number 2011002611 in the Office of the
Monroe County Recorder. This pipe was found to be the best evidence available and was
accepted and held as said point on line.

E). A 5/8 inch diameter rebar was found 1 inch below grade marking the Northeast corner of the
land now or formerly owned by Woods Living Trust (Dr. 440, Pg. 495). This rebar was believed
to have been set in a survey performed by Kevin Burton Potter for Woods dated August 4th,
2010, as found in Instrument Number 2011002611 in the Office of the Monroe County Recorder.
This rebar was found to agree with other monuments in the area and was accepted and held as
said corner.

F).  A 1 1/2 inch diameter pipe was found 3 foot above grade marking the Northeast corner of the
subject property. The origin of this pipe is unknown, however was found to be referenced in a
survey performed by Kevin Burton Potter for Woods dated August 4th, 2010, as found in
Instrument Number 2011002611 in the Office of the Monroe County Recorder. This pipe was
found to be the best evidence available and was accepted and held as said corner.

ESTABLISHMENT OF LINES AND CORNERS:

1). The north line of the subject property was established by first accepting and holding the
geometry from the survey performed by Kevin Burton Potter for Woods dated August 4th, 2010
as found in Instrument Number 2011002611 in the Office of the Monroe County Recorder.
Several monuments were found on Mr. Potter's survey to evaluate said geometry. The geometry
from said survey was used along with the monument described in line "D" to establish the north
line of the land now or formerly owned by Lettelleir (Instr. 2008019990). It is my belief that the
intent of the subject deed was to create parallel east / west running lines. With this being
considered, the established north line of the land now or formerly owned by Lettelleir (Instr.
2008019990) was used with the record distance of 52.00 along the east line of said Lettelleir
property to establish the north line of the subject property. This established line fell within +/-
0.06 feet of an existing pipe that was mentioned under line "F", so I held the pipe as the corner.

2). The east line of the subject property was established by accepting and holding the monuments
described in lines "E" and "F" and projecting this line to the north line of the land now or
formerly owned by Dorothy Apartments Rentals (Instr. 2002008179). This north line was
previously established in the plat of Technology Park Crossing Subdivision performed by
Charles D. Graham dated November 7th, 2002, as found in Plat Cabinet "C", Envelope 320 in
the Office of the Monroe County Recorder.

3). The south line of the subject property was established by accepting and holding the geometry
of Technology Park Crossing Subdivision performed by Charles D. Graham dated November
7th, 2002, as found in Plat Cabinet "C", Envelope 320 in the Office of the Monroe County
Recorder. Several monuments were found on Mr. Graham's survey to evaluate said geometry.
This said geometry was used along with the monument described in line "C" to establish the
south line of the subject property. This established line was trimmed / extended to the east and
west lines of the subject property as described in lines "2" and "4".

4). The centerline of S. Rockport was accepted and held as the west line of the subject property.
No discrepancies are associated with this line.

RECORD DESCRIPTION:

1). The subject description describes an overall 9-acre tract of land being a part of the Northeast
Quarter and the Southeast Quarter of Section 8, Township 8 North, Range 1 West. This overall
description was found to not close mathematically by +/- 18.21 feet in mostly the North and
South directions. Two exceptions are then removed from said 9-acre tract and our subject
property is what is left after said exceptions. The subject description was found to be poorly
written with several mathematical misclosures. A new legal description was prepared in this
survey to help eliminate any further discrepancies that might arise.

SURVEY DESCRIPTION
A part of the Northeast Quarter of Section 8, Township 8 North, Range 1 West in Monroe
County, Indiana, being that 1.08 acre parcel surveyed by Eric L. Deckard, Indiana Professional
Surveyor #29900012 and shown on a plat of survey as Deckard Land Surveying Job No.
24-47, being more particularly described as follows:

Commencing at a stone marking the Southwest Corner of the Northeast Quarter of said Section
8; thence along the South line of the Northeast Quarter of said Section 8 South 87 degrees 49
minutes 21 seconds East for a distance of 1460.39 feet; thence leaving said South line North 02
degrees 10 minutes 39 seconds East for a distance of 59.21 feet to a rebar stamped "Deckard",
marking the Point of Beginning; thence North 88 degrees 19 minutes 22 seconds West for a
distance of 402.18 feet to the centerline of S. Rockport Road, passing through a rebar at 359.94
feet; thence along said centerline North 38 degrees 43 minutes 35 seconds East for a distance
of 162.51 feet; thence leaving said centerline South 89 degrees 59 minutes 21 seconds East for
a distance of 300.12 feet to a pipe, passing through a mag spike with washer stamped
"Deckard" at 42.00 feet; thence South 00 degrees 05 minutes 23 seconds East for a distance of
138.50 feet to the Point of Beginning, containing 1.08 acres, more or less.

CERTIFICATION
This certification does not take into consideration additional facts that an accurate and correct
title search and/or examination might disclose.

Easements have not been located in the field and prepared with this survey drawing.  This
qualification will be removed upon receipt and inspection of current title work.

Subject to the above reservation, the survey work shown hereon was performed either by
me or under my direct supervision and control and to the best of my knowledge and belief
was performed according to the survey requirements in 865 IAC 1-12-1 through 19.

Certified this          23rd____       day of              _April___                     , 2024.

__________________________
Eric L. Deckard
Registered Surveyor LS 29900012
State of Indiana
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March 9, 2024, 

TO: Monroe County Board of Zoning Appeals 

501 N Morton St Ste 224, 

Bloomington, IN 47404 

RE: Variance Request for 2303 S Rockport Rd, Bloomington, IN 47403 

To Who It May Concern, 

My husband and I are the executors of the Melville R Waldrip Trust which owns the property located at 

2130 S Rogers St, in Monroe County [parcel number 53-08-08-100-022. 000-009]. The Rogers St 

property is the adjoining property to 2303 S Rockport Rd in Monroe County [parcel number 53-01-51-137-

500.000-009]. 

This letter is to acknowledge that we are aware of and have no quarrel with the existing structure, located 

on the 2303 S Rockport Rd property, being less than the variance allowance where the properties adjoin. 

Kind Regards, 

r/1Jt� <t ,Jz,{Lµ-,:1/1 f?!-(g/t'

A

•._ 

Mike & Terri Morrison 

Cc: Candi Sipes 
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BLOOMINGTON BOARD OF ZONING APPEALS       CASE#: CU-17-24 
STAFF REPORT – Second Hearing    DATE: June 20, 2024 
LOCATION: 506 E. Wylie Street 
 
PETITIONER: Bloomington Builders LLC & Latitude 39 North Properties, LLC 
   PO Box 67  

Bloomington, IN 47402 
  
REQUEST:  The petitioner is requesting Conditional Use approval to allow a “Dwelling, duplex” 
use in the Residential Small Lot (R3) zoning district. 
 
FIRST HEARING SUMMARY: This petition was heard at the May 23, 2024 hearing and 
continued to allow the petitioner the opportunity to address comments from the neighbors and 
Board of Zoning Appeals members. Comments expressed at the first hearing included a desire to 
reduce the number of bedrooms, reduce the size of the structure to match existing homes along 
Wylie, and consider adding additional parking. The petitioner did meet with some members of the 
neighborhood after the hearing, however there were no changes submitted with the petition. 
 
REPORT: The property is located at 506 E. Wylie Street and is zoned Residential Small Lot (R3). 
All surrounding properties are zoned Residential Small Lot (R3) and have been developed with 
single family residences. The property is currently vacant and within the Bryan Park Neighborhood 
Association area. 
 
The petitioner is proposing to develop the site with a new duplex. The residence would face Wylie 
Street and be accessed by a driveway along the east side of the residence. Each unit would have 
its own entry facing Wylie Street with a sidewalk connecting the residence to Wylie Street. There 
is no sidewalk along this property frontage or sidewalks along adjacent properties. This petition 
would not be required to install a sidewalk along the property frontage, however new street trees 
are required and have been shown. The new residence will be two-stories with three bedrooms in 
each unit. 
 
This petition was presented to both the Bryan Park and Elm Heights Neighborhood Associations. 
At those meetings neighbors expressed concerns regarding the amount of parking provided, the 
location of the driveway on the property, tree preservation, and potential for future home 
ownership of the units. In response to those comments the petitioner has adjusted the location of 
the driveway on the property to relocate it away from the residence to the west, and extended the 
length of the driveway. Unfortunately the location of a large Sycamore tree in the center of the 
property cannot be avoided. Each individual unit in the duplex will have its own entrance and 
separate utility connection to enable the possibility of future ownership through a condominium 
design. 
 
The petitioner is requesting conditional use approval to allow the establishment of a “Duplex, 
dwelling” use on the property. 
______________________________________________________________________________ 
CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT 
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20.06.040(d)(6)(B) General Compliance Criteria: All petitions shall be subject to review and 
pursuant to the following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

 
PROPOSED FINDING: There are use-specific standards that apply to the use “dwelling, 
duplex” within the R3 zoning district and this petition meets those standards. The property 
owner does not have any notices of violation on file. Each unit has its own separate exterior 
entrance and the design of the building incorporates many elements similar to surrounding 
residences on this block face including- pitched roof, covered porches, and building setback. 
The structure will contain no more than six bedrooms. Each unit will have its own separate 
utility meters. The petitioner did attend Bryan Park and Elm Heights Neighborhood 
Association meetings and presented this petition as required. There are no other known 
applicable regulations for this petition. There are water and sewer connections available in 
Wylie Street and no conflicts with connecting to those services have been identified. There are 
no known prior approvals for this site. 

 
20.06.040(d)(6)(C) ADDITIONAL CRITERIA APPLICABLE TO CONDITIONAL USES 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere with 
the achievement of the goals and objectives of the Comprehensive Plan and any other 
applicable adopted plans and policies. 

 
PROPOSED FINDING: This proposal is in line with the goals of the Comprehensive Plan. 
The Comprehensive Plan identifies this area as the “Mixed Urban Residential” land use 
category. The Comprehensive Plan states that the Mixed Urban Residential land use category 
is largely in older neighborhoods and that redevelopment should be compatible with 
surroundings. Policy 5.3.1 encourages opportunities for infill and redevelopment across 
Bloomington with consideration for increased residential densities, complementary design, and 
underutilized housing types such as accessory dwelling units and duplexes. This location is 
also well served by existing services and utilities. The proposal also accomplishes many of the 
design goals of the Comprehensive Plan in relation to compatibility with adjacent structures 
and has a clear relationship with the adjacent public street through the sidewalk connection 
from the residence to the sidewalk on the street. The proposal is in line with the 
Comprehensive Plan. 

 
ii. Provides Adequate Public Services and Facilities 

Adequate public service and facility capacity shall exist to accommodate uses permitted 
under the proposed development at the time the needs or demands arise, while 
maintaining adequate levels of service to existing development. Public services and 
facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  
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PROPOSED FINDING: The site has existing utility connection and no issues have been 
identified with the proposed connections.  

 
iii. Minimizes or Mitigates Adverse Impacts 

1. 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. 

2. The proposed development shall not cause significant adverse impacts on 
surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights. 

3. The hours of operation, outside lighting, and trash and waste collection must not pose 
a hazard, hardship, or nuisance to the neighborhood. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

 
PROPOSED FINDING: There are no regulated natural or scenic features that will be 
impacted. Although there is one tree in the center of the property that the neighborhood 
expressed a desired to save, the location of the tree in the center of the property does not allow 
it to be saved and still develop the lot. The building is not located within a historic district. No 
significant adverse impacts are expected from the creation of the proposed duplex. No changes 
to trash and waste collection service are expected. Concerns from adjoining property owners 
were expressed at the respective Neighborhood Meetings and most have been addressed 
through the changes mentioned previously.  

 
iv. Rational Phasing Plan 

If the petition involves phases, each phase of the proposed development shall contain all 
of the required streets, utilities, landscaping, open space, and other improvements that 
are required to comply with the project’s cumulative development to date and shall not 
depend upon subsequent phases for those improvements. 

 
PROPOSED FINDING: No phasing is proposed with this plan. 
 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals 
adopts the proposed findings and recommends approval of CU-17-24 with the following 
conditions: 
 
1. This conditional use approval is limited to the design shown and discussed in the packet. 
2. Street trees not more than 30’ from center are required along the property frontage. 
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506 East Wylie Street, LLC PO Box 67, Bloomington, IN 47402 (812) 887-6959 

506 East Wylie Street, LLC 
PO Box 67, Bloomington, Indiana 

 

Petitioner’s Statement 
 

506 East Wylie Street Residence 

Petitioner: 506 East Wylie Street, LLC, Bloomington, Indiana 

 

PProperty Description 

506 East Wylie Street is a vacant, residential lot near the intersection of East Wylie Street 
and South Henderson Street in the Bryan Park Neighborhood.  The property is zoned R3 
(Residential Small Lot).  The property is bounded by single family residential uses on all 
sides as well as multifamily apartments to the Southeast.  Adjacent Zoning is R3 on all 
sides. 

 

Conditional Use Request 

506 East Wylie Street, LLC, is filing a request for Conditional Use per the UDO for 
Dwelling, Duplex construction in R3 Zoning.  The proposal meets the design requirements 
and the development standards in the UDO.  The proposal consists of a new 1.5-story 
structure that includes two 3 bedroom, 3 bath dwelling units.  The design reflects the 
requirements of the UDO in that separate exterior entrances for each unit face East Wylie 
Street.  Additionally, various gable roof pitches reflect similar roof styles found in the 
surrounding neighborhood.  The combination of horizontal “lap style” and vertical board 
and batten siding also help differentiate each dwelling unit.  The building setback and 
vehicular access is also consistent with other homes along East Wylie Street.  New water 
and sewer service, separate for each unit, has been coordinated with City of Bloomington 
Utilities and Engineering, and new electrical service, separate for each unit, will be 
coordinated with Duke Energy.  Upon approval, construction would likely begin in 
December of 2024 with completion expected in the Summer of 2025. 
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May 17, 2024

Dear Members of the Bloomington Zoning Appeals:

From the UDO:
 

 T
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Pg. 62:
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430 E Wylie 424 E Wylie 414 E Wylie

412 E Wylie 408E Wylie 400E Wylie

318 E Wylie

The block faces of east Wylie from Henderson to Lincoln streets 
consist of split-level and small ranch style houses, built in the 
early 1950s.

The houses are exceptionally consistent in shape, size, and de-
sign with the broad side of the house facing the street. The roof 
pitches, porch depths and widths, front building setbacks, and 
massing are uniform and harmonious.

All the Houses located on the South side of East Wylie, 
from Henderson to Lincoln 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-19-24 
STAFF REPORT       DATE: June 20, 2024 
Location: 910 N. Maple Street  
 
PETITIONER:  Blackwell Contractors, Inc./Joe Kemp Construction 
   PO Box 3400, Bloomington 
    
CONSULTANTS: Smith Design Group 
   1467 W. Arlington Road, Bloomington 
     
REQUEST: Variance from maximum size allowed for an accessory structure for a property located 
in the Residential Small Lot (R3) zoning district. 
 
REPORT: This 7,192 square foot (0.17 acre) property is located at 910 N. Maple Street and is zoned 
Residential Small Lot (R3). Surrounding properties are all zoned Residential Small Lot (R3) and 
have been developed with single family residences. There are no known sensitive environmental 
features on the site. There are 12’ platted alleys that run along the south and east property lines. This 
petition site has always been owned and used in conjunction with the property to the north, which 
contains a residential dwelling unit and there are two accessory structures associated with that 
dwelling unit located on this lot. Although this property is a platted lot of record (Cravens and 
Carmichael Subdivision, Lot #5), it has never been developed by itself. The property was recently 
sold and will be developed with a new single family residential building separate from the adjacent 
lot. The site is located in the Maple Heights Conservation District and a Certificate of 
Appropriateness is required for the new residence and is being reviewed under COA-24-17. 
 
The petitioner is proposing to construct a new single family residence on the property, which 
therefore requires the property to come into full compliance with the UDO. There are two existing 
accessory structures on the lot- a 10’x10’ shed and a 24’x26 detached garage. The petitioner would 
be removing the shed, but is requesting to keep the detached garage to be used for parking since it is 
in good condition. However, in this district the maximum cumulative size allowed for accessory 
structures is 580 square feet and the detached garage that is being proposed to remain is 624 square 
feet. The garage meets all of the setback requirements, but exceeds the size allowed. The existing 
parking area on the south side of the property would be reduced in size to meet the UDO width 
allowance and would directly access the existing garage with a 20’ driveway.  
 
The petitioner is requesting a variance from the maximum 580 square feet allowed for an accessory 
structure to allow the existing 624 square foot detached garage to remain. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(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: 
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1) The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

 
PROPOSED FINDING: The granting of the variance to allow the existing structure to 
remain is not injurious to the public health, safety, morals, or general welfare of the 
community. The structure has existed on the property in the current size and location for 
several decades with no known impacts. The garage meets all setback requirements and the 
property meets the maximum impervious surface coverage standards. 

 
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. 
 

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties 
as a result of the requested variance to allow the existing structure to remain are found. As 
mentioned, the building has existed for several decades with no known impacts on the use or 
value of the area adjacent to the property. There are several other non-compliant detached 
garages of a similar size on the immediately adjacent properties to the east and south, 
therefore the granting of the variance to allow the existing structure to remain will not be out 
of character with adjacent properties. 

 
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. 
 
PROPOSED FINDING:  The Department finds that the strict application of the terms of the 
Unified Development Ordinance will result in practical difficulties in the use of the property 
as it would require a functional building to be altered to meet the maximum size 
requirements in order to allow any new construction on the property and there is not a 
practical manner to only remove a portion of the building to meet the required size 
allowance. The property is peculiar in that there are platted alleys along both the west and 
south sides of the site that help mitigate any impacts by the increased size of the structure. In 
addition, the lot in question is 2,000 square feet larger than the minimum lot area 
requirement of this zoning district and the size of this structure relative to the larger lot size 
is appropriate and in keeping with the general ratio of accessory structure-to-lot size 
standards of the UDO. The granting of the variance to allow the building to remain will allow 
the construction of a new single family residence on the site and increase the number of 
dwelling units within the community. 

 
RECOMMENDATION: The Department recommends that the Hearing Officer adopt the proposed 
findings and approve V-19-24 with the following condition: 
 

1. This approval is for existing garage to remain only. Any additional accessory structures must 
meet all requirements of the UDO.  
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Blackwell Contractors, Inc 
PO Box 3400 
Bloomington, IN 47402 
 
 
May 23, 2024 

 

Mr. Eric Greulich, Senior Zoning Planner 
City of Bloomington Planning and Transportation Department 
401 N Morton, Suite 130 
Bloomington IN 47404 
 
Re: 910 N Maple Street – Accessory Structure Variance Request 
 
Eric Greulich and Others: 
 
Blackwell Contractors, Inc and Joe Kemp Construction, LLC are requesting a variance 
from the maximum footprint (cumulative total) for an accessory structure (garage which 
measures 624 sq ft) to remain.  There are currently 2 accessory structures on the lot 
and the smaller one, which measures 60 sq ft.,  will be removed. 
 
Thank you for your time and consideration of this request. Please contact me if you 
have any questions. 
 
 
Lana Allen, Executive Assistant to 
Ken Blackwell, Blackwell Contractors, Inc 
Joe Kemp, Joe Kemp Construction, LLC 
(602) 810-4717 
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	V-05-24, VAR2024-02-0024, Staff Report FINAL.pdf
	BLOOMINGTON BOARD OF ZONING APPEALS  CASE #s: V-05-24
	STAFF REPORT / VAR2024-02-0024
	Location: 2303 South Rockport Road DATE: June 20, 2024
	(1) The approval will not be injurious to the public health, safety, morals, and general welfare of the community; and
	PROPOSED FINDINGS:
	Accessory structure size: Allowing the existing barn to remain will not be injurious to the public health, safety, morals, and general welfare of the community. The barn has stood for more than half a century with no identified injurious impacts. The ...
	Accessory structure setback: Allowing the existing barn to remain at its current location will not be injurious to the public health, safety, morals, and general welfare of the community. The barn has stood at this location for more than half a centur...
	Driveway width: Allowing the existing gravel driveway to remain at its current width will not be injurious to the public health, safety, morals, and general welfare of the community.
	Determinate sidewalk variance: The granting of the variance will be injurious to the public health, safety, morals, or general welfare of the community since one of the primary reasons for the installation of sidewalks is to provide a safe location fo...
	(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; and
	PROPOSED FINDINGS:
	Accessory structure size: Allowing the existing barn to remain will not substantially affect surrounding properties. The barn has stood for more than half a century with no identified adverse impacts.
	Accessory structure setback: Allowing the existing barn to remain at its current location will not substantially affect surrounding properties. The barn has stood at this location for more than half a century with no identified adverse impacts. The pr...
	Driveway width: Allowing the existing gravel driveway to remain at its current width will not result in substantial adverse impacts to the use and value of surrounding properties. The existing driveway width provides some benefit to the abutting prope...
	Determinate sidewalk variance: The granting of the variance will adversely affect the use and value of adjacent properties on the east side of Rockport Road, because there will not be a safety refuge for pedestrians in the near future and will not be ...
	(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 questions; that the development standards va...
	PROPOSED FINDINGS:
	Accessory structure size: Strict application of the UDO results in a practical difficulty because it would require the existing barn to be demolished in order for allow any new construction on the property. The existence of a large barn on the propert...
	Accessory structure setback: Strict application of the UDO results in a practical difficulty because it would require the existing barn to be relocated or demolished in order for allow any new construction on the property. The existence of a large bar...
	Driveway width: No practical difficulty is found. Although any new construction would require the driveway to be narrowed between the front property line and the required front building setback, this is well within the scope of normal site work accomp...
	Determinate sidewalk variance: No practical difficulty is found in the use of the property. A compliant sidewalk could be constructed on this site. The property can and will continued to be used as a single-family dwelling even if the sidewalk is built.
	[a] That the topography of the lot or tract together with the topography of the adjacent lots or tract and the nature of the street right-of-way make it impractical for construction of a sidewalk; or
	[b] That the pedestrian traffic reasonably to be anticipated over and along the street adjoining such lot or tract upon which new construction is to be erected is not and will not be such as to require sidewalks to be provided for the safety of pedest...
	[c] The adjacent lot or tracts are at present developed without sidewalks and there is no reasonable expectation of additional sidewalk connections on the block in the near future; or
	[d] The location of the lot or tract is such that a complete pedestrian network is present on the other of the street on the same block; or
	[e] Uniformity of development of the area would best be served by deferring sidewalk construction on the lot or tract until some future date.
	Review of Determinate Sidewalk Criteria: The topography of the public right-of-way adjacent to the roadway includes a slope down from the existing curb to the property’s front yard, which is at lower elevation than the road. In addition, there are exi...
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