CITY OF BLOOMINGTON

June 26, 2025 @ 5:30 p.m.
City Hall, 401 N. Morton Street
Common Council Chambers, Room #115

https://bloomington.zoom.us/j/82448983657 ?pwd=enJxcnArK1pLVDI
NWGROTU43dEpXdz09

Meeting ID: 824 4898 3657
Passcode: 319455



CITY OF BLOOMINGTON
BOARD OF ZONING APPEALS (Hybrid Meeting)
June 26, 2025 at 5:30 p.m.

City Hall, 401 N. Morton Street
Common Council Chambers, Room #115 and via Zoom

Virtual Meeting: https://bton.in/Zoom

Meeting ID: 824 4898 3657 Passcode: 319455

Petition Map: https://bton.in/G6BiA

ROLL CALL

APPROVAL OF MINUTES: May 22, 2025

PETITIONS CONTINUED TO: July 24, 2025

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
(NQV) issued March 25, 2022.
Case Manager: Jackie Scanlan

CU-33-24/ USE2024-11-0068 Hat Rentals, LLC
202 N. Walnut Street
Parcel: 53-05-33-310-028.000-005
Request: Request for conditional use approval of “student
housing or dormitory” to allow one four-bedroom unit in the
Mixed-Use Downtown (MD) zoning district.
Case Manager: Jackie Scanlan

V-13-25/ VAR2025-03-0063 Carolina Lopes
4216 E. Penn Court
Parcel: 53-05-36-302-045.000-005
Request: Variance from Fence Height standards to allow
a six-foot tall fence along the front east side of the
property located in the Residential Medium Lot (R2)
zoning district. Case Manager: Joe Patterson

V-22-25/ ZR2025-06-0075 Autovest, LLC
2130 S. Walnut Street

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.



Parcel: 53-08-09-301-005.000-009

Request: Variance from front parking setback
requirements and landscaping standards to allow the
expansion of a vehicle display area for the use "Vehicle
sales or rental" in the Mixed-Use Corridor (MC) zoning
district. Case Manager: Eric Greulich

PETITIONS:

V-11-25/ VAR2025-03-0065 Smith and Hays Properties, LLC
300 W. 6™ Street
Parcel: 53-05-33-310-263.000-005
Request: Variance from use specific standards to allow
ground floor dwelling units within 20’ of the first floor
facade within the Mixed-Use Downtown in the Downtown
Core Overlay (MD-DCOQO). Case Manager: Eric Greulich

V-19-25/ ZR2025-05-0072 Lance and Gretchen Weidner
1215 N. Woodburn Avenue
Parcel: 53-05-33-204-118.000-005
Request: Variance from front parking setback
requirements and request for determinate sidewalk
variance to allow for construction of a new duplex in the
Mixed Use Medium Scale (MM) district. Case Manager:
David Brantez

V-20-25/ ZR2025-05-0073 City of Bloomington Parks and Recreation
Department
1510 S. Strong Drive
Parcel: 53-08-08-200-001.000-009
Request: A variance from the Environmental Standards of
Section 20.04.090 requiring the platting of easements to
allow the installation of a multi-use path on a property in a
Planned Unit Development (PUD). Case Manager: Eric
Greulich

V-21-25/ ZR2025-05-0074 Greystar Development Central, LLC
503 N. Rogers Street
Parcel: 53-05-32-100-006.000-005
Request: Variances from use-specific standards for
multifamily dwellings regarding ground-floor dwelling
units, maximum front building setback, upper floor facade
stepback standards, and building design standards for
windows and doors on primary facades to allow
construction of a "dwelling, multifamily" use in the Mixed-
Use Downtown zoning district within the Showers
Technology downtown character overlay (MD-ST). Case
Manager: Gabriel Holbrow

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-24-25/ ZR2025-06-0076 North College Partners, LLC
717 S. Henderson Street
Parcel: 53-08-04-112-052.000-009
Request: Conditional Use approval to allow a "Dwelling,
Duplex" in the Residential Small Lot (R3) zoning district.
Case Manager: Eric Greulich

V-26-25/ ZR2025-06-0078 All American Storage (Sam Heale)
2401/2501 N. Walnut Street
Parcel: 53-05-28-200-040.000-005
Request: Determinate sidewalk variance request for a
portion of required pedestrian facilities in the Mixed-Use
Corridor (MC) zoning district. Case Manager: Jackie
Scanlan

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.




BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-11-25
STAFF REPORT VAR2025-03-0065
Location: 300 E. 6™ Street DATE: June 26, 2025
PETITIONER: David Hays

8301 S. Anne Avenue, Bloomington, IN

CONSULTANTS: Doug Bruce
1101 S. Walnut Street, Bloomington

REQUEST: Variance from use specific standards to allow ground floor dwelling units within 20’ of
the first floor fagade within the Mixed-Use Downtown in the Downtown Core Overlay (MD-DCO).

CHANGES SINCE FIRST HEARING: The Board of Zoning Appeals heard this case at the March
27,2025 hearing and voted to continue the petition to give the petitioner additional time to make any
possible revisions. The petitioner requested an additional continuance at the April 24, 2025 and May
22,2025 hearings. The petitioner submitted some additional renderings of the proposed exterior and
interior views and a Letter of Intent regarding proposed art to be displayed, however no changes to
the overall petition have been submitted since the first hearing in March.

REPORT: The 9,583 sq. ft. property is located at the northwest corner of N Morton St. and W 6
St. and is zoned Commercial Downtown (CD), within the Downtown Core Overlay (DCO) district.
Surrounding land uses include mixed-use buildings to the north and south, a commercial use to the
west, and mixed-use and the Morton Street Garage to the east. The B-Line Trail runs along the
property’s west property line. The current structure is designated as a contributing local historic
structure.

The Board of Zoning Appeals heard case #V-24-23 from this petitioner for the same request on
August 24, 2023 and denied the petition. The current proposal differs slightly from the previously
denied petition to create an interior wall that is 1.5’ from the east (front) wall along Morton Street to
separate the units from the street by creating a void space, however the location of the units within
the building and overall petition are the same. There have not been any changes to the overall
property or adjacent streetscape since the previous petition was denied.

The property has been developed with a one-story, mixed-use building on the south portion of the
site and a two-story, residential building on the north portion of the site that was constructed in 2019
(SP-28-19) with 16 units. The building on the south portion of the site has been developed with 2
ground floor units at the northwest corner of the building and a commercial space on the south side
of the building. A building permit (CZC-2023-0266) was approved to remodel the commercial space
for a new dentist office.

The petitioner is requesting a variance from the use specific standards to allow a portion of the
existing space to be converted into 2 ground floor dwelling units. No changes to the exterior of the
building are proposed and the units would be accessed from an interior hallway and door on the
north side of the building. The modified site plan shows the creation of a 1.5” deep dead space



between the front of the building and the proposed apartments. The creation of this void space is not
deemed an improvement as it further creates an inactive ground floor pedestrian experience and
streetscape. In addition, this space is shown to be used for signage, however there is no commercial
use that occupies the space adjacent to the signage and therefore no signage would be allowed in this
space.

Section 20.03.030(b)(5)(D)(i1) states that in the MD zoning district, each dwelling unit located on
the ground floor shall be located at least 20 feet behind each building facade facing a public street.
The proposed residential units would be within 20’ of the front facade of the building and therefore
requires a variance.

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:

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 will not be injurious to the public
health, safety, morals, or general welfare of the community. There will be no impact to the
overall safety in the design of the building with the granting of this variance.

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: While no direct adverse impacts to the use and value of
surrounding properties as a result of the requested variance are found, the presence of the
ground floor unit does detract from the overall pedestrian experience that was desired by the
UDO with the requirement that residences be located 20’ behind the facade. The intent of
this regulation is to create active, nonresidential space along the portions of a building
immediately adjacent to the sidewalk and pedestrian area. The location of a residence
immediately adjacent to the sidewalk does not provide the desired pedestrian experience
within the Downtown that is envisioned by the UDO and adopted policies.

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 does not find that the strict application of the
terms of the Unified Development Ordinance will result in practical difficulties in the use of
the property as the ground floor of the building, including this location within the building,
has always had commercial space and met all of the requirements of the UDO. There do not
appear to be any practical difficulties that are peculiar to the property in question that



prevent a nonresidential use from occupying this space nor preventing residential units from
being constructed within the building and meeting the 20’ setback requirement. In addition,
the petitioner previously applied for a permit to remodel the ground floor for a new
commercial tenant and excluded this proposed space from that plan for the proposed new
units. There is space within the building that new residences could be added and meet the 20’
setback requirement from the front facade as required.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the
proposed findings and deny V-11-25.
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Petitioner’s Proposed:

FINDINGS OF THE BOARD OF ZONING APPEALS
CITY OF BLOOMINGTON, INDIANA
June 26, 2025

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:

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 will not be injurious to the public
health, safety, morals, or general welfare of the community. There will be no impact to the
overall safety in the design of the building with the granting of this variance.

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: 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. There exist other ground floor residential living units in the property immediately
north of the subject property within the same block, further verifying that there will be no
impact to the use and value of the area adjacent to the subject property.

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 strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property if the variance is
denied; the practical difficulties are peculiar to the property in question; and the requested
Development Standards Variance will relieve the practical difficulties.

The subject property is the only designated historic building on Morton Street
within the block in which it is located, which designation imposes limitations and
restrictions that would cause practical difficulties in making changes to the exterior of the
building, thus affecting its use. Other practical difficulties that are peculiar to the subject
property include its historic commercial entrance/exit door being located at the southeast
corner of the building, the narrow width (when considering parking meters) of the adjacent
sidewalk as compared to others adjacent to the property and within the block, the disparity
in pedestrian traffic along the B-Line Trail as opposed to Morton Street, the long-existing
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utility service entry at the west side of the subject building, and its proximity to the B-Line
trail, which the UDO would otherwise favor for residential placement within the building.
The utility service enters the building from the west side, which would interfere with
placement of residential space within the building’s west area.

The variance being sought here is a request for partial relief from the 20’ setback
requirement rather than a request for complete relief. The petitioner’s commitment to a
condition of approval that requires full time placement of local art within the affected
windows that is visible from the sidewalk will satisfy a desire for active, nonresidential
space along the portions of the building adjacent to the sidewalk and pedestrian area, it will
incidentally serve as a benefit to local arts and local artists, and will relieve the practical
difficulties imposed by the UDO.
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Petitioner’s Proposed:

CONDITION OF APPROVAL

Approval of the variance being sought by Petitioner in Case No. : V-11-25 VAR2025-03-
0065 is conditioned upon Petitioner, and its successors in title, making the inside of the
five (5) northernmost windows located along Morton Street that are affected by Petitioner’s
request available for the display of art created by local artists. Such displayed art will be
displayed within the affected windows in such a manner that it is visible from the sidewalk
for pedestrians to enjoy. In the event the City of Bloomington’s then-current zoning
ordinance (presently called the “UDO”) no longer contains a 20-foot front fagade
residential use setback requirement, this condition of approval shall no longer apply.
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-19-25
STAFF REPORT ZR2025-05-0072
Location: 1215 N Woodburn AVE DATE: June 26, 2025

PETITIONER/OWNER: Lance Weidner
2004 That RD
Bloomington, IN 47403

REQUEST: The petitioner is requesting a variance from front parking setback requirements and
request for determinate sidewalk variance to allow for construction of a new duplex in the Mixed
Use Medium Scale (MM) district.

REPORT: This 50’ by 132’ (6,600 square foot) property is located at the southwest corner of N
Woodburn Ave and W. Kenwood DR in the Maple Heights Neighborhood. The property is located
in the Mixed Use Medium Scale (MM) zoning district. The surrounding properties are zoned
Mixed Use Medium Scale (MM) and Residential Multifamily (RM) and have been developed with
single and multifamily dwellings. The property has a 12’ platted alley along the west property line.

The petitioner proposes to build a new duplex on the lot along with a 27° wide by 32’ deep parking
area that will be accessed from the adjacent alley to the west. The parking standards within the
Mixed-Use Medium Scale (MM) district of the UDO requires that the parking area be located 20’
behind the front building wall for both the N Woodburn Ave. and W Kenwood Dr. frontages. The
proposed duplex is shown at the required 15° building setback line, but the required 20’ front
parking setback from the front building wall in combination with side and rear parking setbacks
would not provide any room for a parking space. This petition would also require the construction
of a 5’ tree plot and 6’ sidewalk along W Kenwood Drive. Kenwood Drive was only platted with
25’ of right-of-way and is a very low volume street in terms of vehicular or pedestrian traffic.

The petitioner is requesting a variance from the required 20’ front parking setback from W
Kenwood DR to allow for the construction of the proposed parking area to be even with the front
of the building. The petitioner is also requesting a determinate sidewalk variance from the required
6’ sidewalk along W Kenwood DR.

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE
20.06.080(b)(3)(E)(i) 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.

PROPOSED FINDING:
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2)

3)

Parking Setback: The approval of the requested variance is not expected to be injurious to
the general welfare of the neighborhood and community in that the proposed parking area will
be accessed from the alley and similar to structures in the surrounding area.

Determinate Sidewalk: The approval of the requested variances is not expected to be injurious
to the general welfare of the neighborhood and community in that the proposed parking area
will be accessed from the alley and similar to the surrounding area. The determinate sidewalk
variance is unlikely to have an adverse effect on bike and pedestrian traffic. W Kenwood DR
is less than 500’ long and only 13” wide. Its primarily serves the mobility needs of those
residents of these blocks. There will be no impact to the overall safety of the building as a
result of the requested variances. The building must still meet all building code requirements.

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:

Parking Setback: The granting of the variances is not expected to impact the use and value
of the area adjacent to the property in a substantially adverse manner as the proposed addition
will have very little impacts on massing from adjacent properties. The new structure is
proposed to comply with current building setbacks that the existing house does not meet. The
scale of the proposed structure is congruent with the other single family and multifamily
structures on the surrounding properties.

Determinate Sidewalk: The granting of the variances is not expected to impact the use and
value of the area adjacent to the property in a substantially adverse manner as the proposed
structure will remain a similar density to the neighborhood. The scale of the proposed structure
is congruent with the other single family and multifamily structures on the surrounding
properties.

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:

Parking Setback: The strict application of the terms of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property in that the requirements
of the UDO would not allow for any surface parking if front building and front parking area
setbacks are applied on the W Kenwood DR and N Woodburn AVE frontages.

Determinate Sidewalk: The strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property in that requiring the
installation of the sidewalk would require the installation of a pedestrian facility along a short
corridor with very little current or potential pedestrian or vehicular traffic. The Transportation
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Plan states that along Neighborhood Residential streets with expected Average Daily Trips
(ADT) of less than 500 vehicles per day and an expected operation speed of less than 20 MPH
that a lack of sidewalks can be appropriate. There are no adjacent community amenities that
the lack of a sidewalk would impact. Peculiar condition is found in the narrow width of
Kenwood Drive and limited right-of-way that create a very narrow street with low traffic speed
and volume that make the use of Kenwood as a Shared Street a more appropriate design.
Pedestrian traffic is therefore reasonably anticipated to not be high enough to require
sidewalks.

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

[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.

RECOMMENDATION: Based upon the written findings above, the Department recommends
that the Board of Zoning Appeals adopt the proposed findings for V-19-25 / ZR2025-05-0072 and
approve the requested variances with the following conditions:.

1. A building permit is required prior to construction.

2. A zoning commitment for the determinate sidewalk variance must be recorded prior to
issuance of a building permit.

3. Street trees not more than 30 on center are required along both frontages.
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Petitioner's Statement

1215 N WOODBURN AVE DUPLEX

Attention: City of Bloomington Board of Zoning Appeals
Petitioner: Lance Weidner, Property Owner

Property Description

The .15 acre (approx. 6,600 sf) property at 1215 N Woodburn Ave currently has a small 1 story
single-family structure that will be removed prior to the new proposed development. It is bounded
by North Woodburn Ave with a pedestrian walk and tree plot to the east, a narrow W Kenwood
Dr to the north, an alley to the west and an existing single-family structure to the south. It is
designated MM (Mixed-Use Medium Scale) under the current (2024) UDO.

Project Description

The petitioner is proposing a new 2-story duplex that will include 2 - 4 bedroom/4 bath units. The
gable and hip roof design incorporates the requirements of the Duplex section of the UDO
(20.03.030.b.3.C) by incorporating separate exterior entrances that face the street and generally
match the roof pitch, front porch size, front building setback and vehicle parking access of
surrounding properties. The site plan proposes a similar configuration to a recently completed
project directly north across W Kenwood Dr (1325 N Woodburn) with a considerable parking area
on the west side of the property. New water service and sanitary connection will be coordinated
with City Utilities along with electrical service (to be coordinated with Duke Engineering).

Variance Request

The petitioner is filing for a variance from the 20’ front parking setback requirement and
determinate sidewalk along W Kenwood Drive that would limit the potential parking to less than
7' of width (not enough for even a single space). The proposed parking area would be in line with
the front of the proposed structure along W Kenwood Drive and connect to the west unit entrance
with a short walk (per the provided site plan). The parking area would meet the other setback
requirements and be limited fo access from the alley to the west.

Thank you for your consideration of this petition.

Matt Ellenwood, AlA (on behalf of the petitioner)

Matte Black Architecture Inc 2021 E Wexley Rd, Bloomington, IN 47401 812.345.6549
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-20-25
STAFF REPORT VAR2025-05-0073
Location: 1510 S. Strong Drive DATE: June 26, 2025
PETITIONER: City of Bloomington Parks and Recreation Department

401 N. Morton Street, Bloomington, IN

REQUEST: A variance from the Environmental Standards of Section 20.04.090 requiring the
platting of easements to allow the installation of a multi-use path on a property in a Planned Unit
Development (PUD).

REPORT: This 7.46 acre property is located at 1510 S. Strong Drive and is owned by the Monroe
County Board of Commissioners. This property is zoned Planned Unit Development and is part of
the Thomson PUD. Surrounding zoning includes Planned Unit Development (Thomson PUD) to the
north, Parks and Open Space (PO) to the east, Residential Medium Lot (R2) and Planned Unit
Development to the south, and Planned Unit Development (Summit PUD) to the west. Surrounding
land uses include a Duke Substation, a trucking warehouse, and undeveloped land to the north,
Switchyard Park to the east, single family residences and RCA Community park to the south, and the
Summit PUD to the west. As mentioned, this property is owned by the Monroe County Board of
Commissioners and the only improvements on this site are a Duke transmission line and associated
support towers that run the length of the property. The overall property has a mix of environmental
features that include karst features, steep slopes, intermittent streams with associated riparian buffers,
and closed tree canopy. The powerlines are located within a 100’ wide easement that runs the length
of the corridor.

The petitioners, the City of Bloomington Parks and Recreation Department, have been working on
developing a portion of this site with a 12° wide, multi-use trail that runs the length of the property
through the corridor established by the existing powerlines and easement area. The path would
extend from Rogers Street to east to the western end of the property owned by the County.

Section 20.04.030 of the UDO requires that any land-disturbing activity on properties that contain
regulated environmental features to establish easements related to those relevant environmental
features. The construction of the trail would constitute a land-disturbing activity and require various
environmental easements to be established related to riparian buffers, karst features, tree
preservation, and steep slopes. The proposed project by the petitioner would not involve any
substantial development on the property as it consists solely of installing a multi-use path through the
existing powerline easement corridor. The large size of the property and number of environmental
features present on the site creates a substantial burden on the petitioners relative to the minor scope
of this project that is better addressed with a larger scale of development of the site.

The petitioner is requesting a variance from Section 20.04.030 of the UDO to not require
environmental easements to be established as part of project to install a multi-use path through this
property. The installation of the trail would meet all of the Environmental Standards and this request
is simply to not require easements to be platted.
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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:

1y

2)

3)

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 will not be injurious to the public
health, safety, morals, or general welfare of the community. The proposed trail would meet
all of the requirements and restrictions of the environmental standards of UDO and no
disturbance within the required karst preservation areas, tree preservation standards, or
riparian buffer areas is proposed or allowed.

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: The use and value of the areas adjacent to the property are not
expected to be affected in a substantially adverse manner as a result of the granting of this
variance. As mentioned, the installation of the trail would still meet all of the required
environmental standards in regards to the areas of disturbance allowed.

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
in that the establishment of the required easements would require a substantial amount of
survey work that is not proportional to the limited scale of this project. In addition, without
any overall development plan for the property the platting of tree preservation easements
could place areas of the property into restrictive easements that could create practical
difficulties in the use of the property at a future time that are not necessary or appropriate
now. The practical difficulties are peculiar to the property in question in that the large size of
the property and number of environmental features present greatly exceed the relative small
scope of work and proposed limited disturbance with this project.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the
proposed findings and approve V-20-25 with the following conditions:

1.

2.

The granting of this variance does not relieve any future land disturbing activities from the
requirements of the UDO.
This approval is valid for this project as proposed only.
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City of Bloomington - Bloomington Parks and Recreation
401 N. Morton Street, Suite 250

Bloomington, IN 47404

May 20, 2025

City of Bloomington - Planning and Transportation Department
401 N. Morton Street
Bloomington, IN 47404

RE: Variance Request — Powerline Trail Project

Dear Planning Staff and Board of Zoning Appeals,

On behalf of the City of Bloomington Parks and Recreation Department, we respectfully submit
this letter in support of our request for a variance from Section 20.04.030 of the Unified
Development Ordinance (UDO), which pertains to Environmental Standards.

This request is associated with the Powerline Trail Project and specifically seeks relief from the
requirement to plat easements that would otherwise be triggered by the trail’'s construction.
These include, but may not be limited to, easement requirements for riparian buffers, karst
features, steep slopes, and potentially wetlands. Due to the limited, linear scope of the trail and
its design within an existing utility corridor, we believe that platting these easements is
unnecessary and may impose constraints that do not meaningfully enhance environmental
protection in this context.

As part of our project planning, we are working closely with City staff to ensure the trail is
constructed with environmental sensitivity and in accordance with best practices. Notably, we
are coordinating the installation of tree protection fencing along the adjacent tree line, especially
in areas where trees are located within 10 feet of the construction limits.

We believe this variance supports the City’s goals of expanding multiuse connectivity and public
access to greenways while still upholding the core environmental values of the UDO.

Thank you for your consideration of this request. Please do not hesitate to contact our office
should you require any additional information or clarification.

Sincerely,

Aot

Rebecca Swift, Operations & Development Director
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20

60" () |

¢
TRAIL —Line "S- 2-PRA"

LINE "PR-A"
STA99+79.41T0 STA 93+82.33

4 .
Tra—Line "PRA

LINE "PR-A"
STA54+37.50 0 STA 60+82.50
STA63+82.50 T0 STA85+32.50

[4 oA
TRAIL —Line "PRA

Subgrade Treatment, Type I
INDOT Std Specification Section 207

Subgrade Treatment, Type Il
INDOT St Specifcation Section 207

317, @& QF

Profle Grade

@ @
150% 150%

Aa T

Subgrade Treatment, Type Il —

®
s

31y,

INDOT St Specifcation Section 207

LINE "PR-A"
STA53+75.00TO STA54+37.50
STAG0+E2.50 TO STA 63+82.50
STA85+32.50 TO STA 99+56.21

Varies from 010" @ Sta. 53475 t0 150 @ Sta. 53490
Varies from 150" @ Sta. 53+90 to 60" @ Sta. 54+06.64
from Sta. 54+06.64 o Sta. 54+37.50

LEGEND

) HMA for Sidewalk:
140 #/SYS HMA Surface, Type B on
220 #/SYS HMA Intermediate, Type B on
&' Compacted Aggregate, No. 53, Base

Seeding

NOTES:
1. Trailhead Treatment is required from Sta. 99+56.21 "PR-A" to
Sta. 99+71.52 "PR-A". See Sheet 12 for Details.

2. Raised Crosswalk is required from Sta. 1+52.81 "PR-B" to
Sta. 1476.81 "PR-B". See Sheet 13 for Details.

(3 . -
TR~ Line "S-2 PR-A

LINE "S-2-PR-A"

STA6+75.00 T STA9+94.00

Profile Grade

Subrade Treatment, Type Il [
INDOT std Specification Section 207

Varies from 29" @ Sta. 6+75 10 40" @ Sta, 6+87.15
40" from Sta. 6+87.15 to Sta. 9+94

E
3 HORIZONTAL SCALE BRIDGE FILE
£ oD CITY OF BLOOMINGTON T =
FOR APPROVAL. POWER LINE TRAIL
- [R—— Tomam_ue TYPICAL CROSS SECTIONS oo —
g | PRA" & — e — T
§ — o LINE "S-2-PR-A" SO e T PR T T

FIE
INMUN2010_RD_TYPSECT_0LDWG




P.L Sta. 85+28.53
N= 190,122.4960
774,916.1819

A= 33°31'19" Rt.
R= 120000
702.08'

T= 36141
53.24'

PL85+28.53 "PR-A"

CURVE DATA LINE "PR

PISta 80+63.12  PLSta 0143495  PL S 92+69.89  PLSW@O3498.19  PLSta. 9549853 P Sta. 97+49.73
N=190,057.3076 ~ N=190,086.1008  N=190,0659808  N=190,0832295  N=190,0158239  N= 190,066.1835
7753668190 E=775537.7564  E=775672.5213  E=7758004131  E=7759919346  E= 7761386545
A= 17°4733" Lt. A= 18°0310" Rt. 8= 16°1021" L. A= 27°04'14" Rt, A= 3822001" L. = 19°1722" Rt,
R= 600.00 = = 400.00" R=300.00' = = ]
11291 67.33'
T=56.83' 33.99°
E=4.02' E=287'

LINE "PRA"

P191+34.95 "PRA"

e

CPT 1888

POT 4+00.00 "PR-B"
1o

776,380.5729

| e "PR-B"

E= 776,383.7156

POT 0+00.00 "PR-B"
E= 776,383.5365

CONTROL POINTS
Point #]Northing Easting | Elevation Description

1888 | 190,015.548 | 776,354.885 | 729.51 | Mag Nail

8000 | 190,062,013 | 775423645 | 76801 |Rebar With Cap
8001 | 189,953.824 | 774405464| 80106 |Rebar With Cap
8002 | 189,715.927 | 773808940 | 79208 | Rebar With Cap
8003 | 189,419.949 | 772816443 | 81465 | Rebar With Cap
8004 | 189428642 | 772,048.175| 76823 | Rebar With Cap

LINE "S-1-PR-A"
(Not to be Constructed
as a part of this Project)

P.L Sta. 54+04.44
89,416.9623
E= 771,933.5068

P.L Sta. 57+48.95
89,434.1372
E=772,279.0912

17°34'12" Rt.
200.00°

EQUATION:
POC STA. 53+98.51 LINE "PR-A"
POT STA. 50+00.00 LINE 'S-1-PR-A"
N= 189,426.8202

E=771,928.9920

CURVE DATA
P.L Sta. 67+04.21
189,482.2602
E=773,214.2286

P.L Sta. 61+00.20
1893441173
E=772,621.6197

P.L Sta. 63+80.08
189,470.9088
E= 772,886.7592

40°16'56" Lt. 332511 Lt.
160.00" 400.00°

PL57+48.95 "PRA o1 63480.08 "PRA"

LINE "PR-A"

LINE "PRA
P.L Sta 6847088
189,582.8027
E= 773,355.6591

15°13'10" R,
4

00'

PC47+27.16 "S-1-PR-A"

‘CURVE DATA LINE "S-1-PR-A"

P.LL Sta. 48+09.61
89,239.9328
E= 772,006.6456

P Sta 49+25.31
89,347.5036
E= 771923.2267

P Sta. 73+88.23

189,761.5500
E= 773,841.8202

£=10°3513" R,
900,

00"

PLSta. 7546402 P Sta. 78+97.34
N=189,790.9451  N= 189,920,689
E= 7740156155  E= 7743235525
A= 13°1439" Lt.
800.00

= 18°10'30° Rt
R= 800.00

L= 184.92'
T= 9288
537

P.L Sta. 80+95.92
N= 189,937.0087
E= 7745236171

A
R:
L= 143.97'

T=72.77'
E=657

= 20°3718" Lt
400.00°

3

CPT 8002

PL75+64.02 "PRA"

EQUATION:

89,913,002
E= 774,335.23%

—

LINE

eCPT 8

POC STA. 79+05.79 LINE "PR-A" =
POT STA. 10+00.00 LINE "5-2-PR-A
N

5
6

'S 2PRA"

PL7473.73 "S-2-PR

‘CURVE DATA LINE "S-2-PR-A"

P.1. Sta. 7+73.73

74,489.9750

71956109" Lt.
000

25.55'
7257
3.56'

189,754.5850

P.1. Sta 8+85.97
189,790.5898
774,363.1572

61°1811" R,
.00

06.99"
59.26'
16.24'

£
g 05015 Lt 195701" Re.
H 20,00 40,00
A L= 144.49' J
& 560
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Minimurn sign spacing 100 feet

multi-use path and roadway.
Do not block multi-use path.

Minimum sign spacing 100 feet @

Sidewalk on at least one side
is to remain open at all times .

Access to Switchyard Park
is to remain open at all times .

Place sign between

-

be required.

Minimum sign spacing 100 feet

@ Monroe County Highway Depamnen

is to be notified prior to placing any
signage in the County's Right-of-Way.
: A County Right-of-Way use permit may

oA

Patterson Drive |

Place sign between
multi-use path and roadway.
Do not block multi-use path.

Rogers Street

—CherokeeDrive |

B

—'®

Signs to be placed on single post
immediately behind the sidewalk
Do ot block sidewalk.

-

Janel

3

= ©

I

Hillide|Drive

sto be placed on single post
immediately behind the sidewalk
Do ot block sidewalk.

sidewalk and roadway.
Do not block sidewalk.

u
@ Signs to be placed between

sidewalk and roadway.
Do not block sidewalk.

Signs to be placed between

ROAD CLOSED
ROGERS ST - 1/2 MILE AHEAD

ROAD CLOSED
ROGERS ST - 1 MILE AHEAD.

LOCAL TRAFFIC ONLY LOCAL TRAFFIC ONLY
R113 R113
60"x30" 60"x30"

ROAD

ROAD CLOSED DETOUR

CLOSED| "\ anAn AHEAD,

Ri12 \

48"X30" W20-3
36"X36"

Ma-§
212"
Rogers Rogers
Street Street
SPECIAL SPECIAL
BLK/WHT BLKWHT
244" 244"

M6-3 ME-1(L)
2115 2115 24524

LEGEND

I o zone
4 Type 118 Barricade
£ Temporary Sign

NOTES

1. Distances shown are typical except minimum distances may be
varied based on field conditions.

2. See Standard Drawing E801-TCLG-01 for Standard Notes.
3. Maintain Access to Existing Driveways.
4. Detour to be implemented for the construction of the raised crosswalk.

5. For curb, sidewalk, and path construction operations single lane
closures with flagger protections in accordance with the Indiana
Manual on Uniform Traffic Control Devices (IN MUTCD) will be:
allowed during working hours. Costs of flaggers, signs, installation,
maintenance and any incidentals shall be included in the lump sum
cost of Maintaining Traffic.

6. Do not place any traffic control devices on sidewalks or within bike or
vehicle travel lanes unless approval is granted by the City of Bloomington
Engineering.

7. A Right-of-Way Use Permit must be issued by City of Bloomington Engineering
prior to any work in the public right-of-way. Some closures shown here will
require prior approval from the City's Board of Public Works.

8. Monroe County Highway Department is to be notified prior to placing any
signage in the County's Right-of-Way. A County Right-of-Way use permit may.
be required.

PLOTTED: Friday, Janvary 31, 2025 10:01:48 AM,

BRIDGE FILE

. CITY OF BLOOMINGTON T
FOR APPROVAL. POWER LINE TRAIL VERTICAL SCALE
— 1 — A
‘ SURVEY BOOK.
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PROJECT
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197 Ton o class 1 Riorap CURVE DATA
BEGIN PAVING Type 1A Reqid, e rorFUereR P154+04.44 "PRA" Board of Commissioners
STA. 53+75.00 LINE "PR-A" o =13°33'55" L. of Monroe County CURVE DATA
BEGIN CONSTRUCTION Dovnstream Inv. 761.85 PI61+00.20 "PR-A"
STA. 53+68.00 LINE "PRA" EQUA 0°16'56" Lt.
STA. 53+98.51 LINE "PR-A"
STA. 50+00.00 LINE "S-1-PR-, 510
PC 52443.88 "PRA" £08 "PRA", Str. No.
. 5o 24 e &
! ~ — /=5 pipe End Sections Req'd o
f \ &, (INDOT Std. Dwg. E 715-MPES-01) e -
A Const.
b e a4 Lprs .
S N
=
“ g'ﬂ?}\ ~
Center of Cul-de-sac X
STA. 53+90 Line "PRA" Str. No. 10
15 Radius Upstream Inv. 762.41 CURVE DATA
PI 54404.44 "PRA" s P 63+80.08 "PR-A"
PRC 55+63.50 "PRA" _CURVE DATA iy 3934'14" Rt.
FUTURE TRAIL CONNECTION P157+48.95 "PR-A" 131 Re 600,00 oo %
PT 49475.15 "S-1-PRA" NOT TO BE CONSTRUCTED AS A=17°34'12" Rt. Eo L= 246.83'
A PART OF THIS PROJECT ce
R= 1200.00' g5 T=125.19'
PL49+2531 "5 1-PRA" L= 367.99' = PRC 59+31.49 "PRA" E= 12.92"
PRC 4847164 "S- 1-PR- T= 185.45'
E=14.25'
o
e & \ UINE "S-LPR A" [R—
Sudbury Development < City of Bloomington
Partners, LLC N o Dept. of Parks & Recreation
5 o
9,; City of Bloomington %
8 ) T P148:0061 S Dept. of Parks & Recreation
/
/
y 4 Removal Items .
Under story brush (included in cost of Clearing R/W)
EARTHWORK SUMVARY
PV] STA. = 56+65.00 Line "RR-A" PVISTY -55.00 Line "PR-A" /1 STA. F 60+4500 Line ['PR-A" /I STA.[62+45.00 Line "PR-A"
Cut ELEV. = 777.86 89.2¢ LEV. 100.66 LEV. 15.06
Line "PR-A" 2803 Cys 00" 40.00| |v.C. 00" 0.00"
820 | Line"S-2-PRA" 167 Cys 820
Line "PR-B" 28 Cys PVISTA. 56+25.00 Line|"PR-A" P Tine "PR- VT e PR
Common Excavation 2998 Cys ELEV. 5 777.26 .66 0.0¢
il C. =|40.00' loo*
2705 Cys T — +
810 3 Cys S - il 810
2708 Cys file Grade Line "HR-A" — T
3385 Oys o i
37 o xist Graund —
800 800
PV] STA. = 54+65,00 Line "JR-A"
ELEV. = 765.74 729
V.LC. = 100.00 __ =]
290 — 790
BEGIN CONSTRUCTIC /A‘—g—‘
STA. 53+68.00 LINE "PR-A" BEGIN PROFILE GRADE
ELEV) 763.08 / STA. 53475 LINE "PR-A"
250 ELEV. 764,84 50
a/h"% =
sk _a
0 ol el 0
760 /60
.10 | Upstream Inv. 762.41
ream Iy, 761
0 0
oF B Lh L5 8 eB L8 L8 L8 wF LB o8 o8 5B LR B LR B LR LB R A8 LB L2 o8 [ S8 SR LR 9@ 5F ca aR o8 o 2 & 38 5B 4R f =B 8 R .5 B
fr Hg id g Rg Hg i i fp B f¢ IR Re Fg Hn fg A fp A4 fx Mg RF fg fg Ao B g fp ig 87 fg g fg 52 fp i 9 8p fp f2 g B¢ ig d i By
7 53+00 54+00 55+00 56+00 57400 58+00 59+00 60+00 61+00 62+00 63+00 64+00 65+00
&
g Duke Utilty Poles (F1) HMA for Sidewalk, See TypicalSections CITY OF BLOOMINGTON T 3
| RECOMMENDED [ w1
FORAPPROVAL POWER LINE TRAIL VERTICAL SCALE [ oeowmon |
E Duke Transmission Towers D1 a— ] T
g oesicHeo: _PRD luww PRO PLAN & PROFILE RS
5 STA. 53+00 TO STA. 65+00 "PR-A" CONTRACT
E oo st [ o e o e

ILE



CURVE DATA
PI 67+04.21 "PR-A"
£=33°25'11" Lt.
R=400.00'
L= 23331
T=120.08'

o
ioe Ei b
(NDOT 6 g€ S BpES 3T

Board of Commissioners

of Monroe County

130 TRA S o 1

Str. No. 11
Upstream Inv. 776.13

LINE “PRA"

e socsons o

CURVE DATA
PI 75+64.02 "PR-A"
3°1439" Lt.
800.00"
184.92'
=92.88'
E=537

o ———— A e N S e e e e —
- P —— M —
NPT 7240 74+00 — e 09T E—77400"
R//r st Limiee=75+ B
OHW———G——— OHW. = ,Mm O ——— OHW——E— OHW opw oHw. oHw- oHw QW ———— oW oM OHW—— oHw oW ———o—
+ _ Const. Limits —— _
= Fe—68r Be
\ —G” g str. No. g g PL75+64.02 "PR-A"
; 107 Tonof s 1 Rirep & Somsieam . 7343 22
: e 1h Reqd. Q_ % ) 4]
Waters of the US Sinkhole -
Protect in Place Protect in Place
No ground disturbance No ground disturbance
b 2 ihin 25 foct within 25 feet PP, R
PI 68+70.88 "PR-A" City of Bloomington City of Bloomington | A—10°35'13" Rt
A=15°1310" Rt. Dept. of Parks & Recreation Dept. of Parks & Recrea 3
R= 400.00'
L= 106.25'
T=53.44'
E=3.55'
Removal Items
Under story brush (included in cost of Clearing R/W)
Tree removal (By Owner)
e e PVI STA. 74+05.00 Lirle "PR-A'
1STA. £ 70+20(00 Line [PR-A ELeV. = 7975
LEV. = 780.17 Ve, L 100.0
820 o 820
810 810
. S
500 I 500
— Profile Grade Line "PR-A" T - T T —|
790 / 790
= i
L] -
= /L/f -
—~ e — .
780 I ; ™~ 80
) {— ExstGround
Str} No. 11 ) U
0 Upstrgam Inv] 776.13 0
St No. 11
ownstieam Inv] 773.43
760 /60
0 0
S L2 R 8«8 .8 .8 R B .2 3 & =[5 S LR =B L2 L F =F -8 3 E A o8 a8 L2 <& .3 R 8 =3 p—-_ R -8 . R LB 28
gg &g =z Eg Bg fz g g E3 #E &g I s EE R 5 cE fE B Blg Eg B3 RiE EE 23 Bz Fg ofg g2 5 i E ¥E g fg fy By & =g Bz Eg
7 65+00 66+00 67+00 68+00 69+00 70+00 72+00 74+00 75+00 76+00 77+00
&
i Duke Utilty Poles (FD) oA for Sdewale See TpicalSections s CITY OF BLOOMINGTON T 5
& S Y R A S
FOR APPROVAL POWER LINE TRAIL VERTICAL SCALE DESIGNATION
E Duke Transmission Towers D1 a— ]
SRVEY B00C
: e [ o AN ROmE ——cca—
8 — Josoe STA. 65+00 TO STA. 77+00 "PR-A =
I




CURVE DATA

P 80+95.92 "PR-A" Board of Commissioners
£=20°37'18" Lt. of Monroe County

str. No. 12
+87.3 "PRAT, Str. No. 12 Upstream Inv. 774.08
3oty s {rped
ipe End Sections Reqd. I
(NDOT & Dwg. £ 715-MPES 1) LINE "PR-A'

EQUATION: PRC 81+67.12 "PR-A"
STA. 79+05.79 LINE "PR-
STA. 10+00.00 LINE "S-2-PR-A"

PRC 80+23.15 "PR-A"

Congt WS

str. No.

e oHw 12
= Downstream Inv. 772.83

T
g—— )
e

S 80+00— NG5°T e

- ay QW —— T

const M¢ | oHN— Const
e

= -

— 700

PI80+95.92 "PRA"

%Tsé CURVE DATA LINE "S-2-PR-A" o)
E 3 PI78+97.34 "PR-A" P R &.’ Pleasant View
.‘g\?}, A=18°10'30" Rt. RPP: CURVE DATA < Subdivision
cg 2 T 85+25.53 "PRA"
27 o) PI 85+28.53 "PR-A'
. %\ Vs . 3°3119" Rt.
- - o Habitat for Humanity ;
g of Monroe County, Inc. .
(C 53 Remoyal Items 3
_ & ( - Under story brush (inclugled in cost of Clearing R/W)
Tree removal (By Owner)
PVI|STA. 79:+10.00 Line "PR-A" PVI STA. EELE\ 7.75 be "PR-A" PVI STA{ ;g\k/ﬂ 0(;2;:1 "PR-A"|
e v.e| V.C. = |100.00"
820 820
810 810
800 — 800
[ Sp— 1 _+—" ~ -] —e—| I
—L ] ~ ]
[ —~4 Exist Giound
—
790 790
A
780 I 80
—
—~e—
\\\,J — 1 0l40% T e
0 r. No. 1p — | /)‘ T 0
Upstream Ty 774
r. No. 12 /
Downstream Ify. 772.
760 /60
0 0
R Y T - o N - B N N B | R N A L 1 T et 1 B - o T 1 TN Lo S | R I N L R N T - & LR A S8 58 B B 8 o
g 77400 78+00 79+00 80+00 81400 82+00 84+00 85+00 86+00 87+00 88+00 89+00
&
i Duke Utilty Poles (F1) HMA for Sdewal, See Typical Sectons CITY OF BLOOMINGTON N L —
E Duke Transmission Towers Bowew POWER LINE TRAIL T e T —
SORvEY B0
: oesies: _PRD [own_pro PLAN & PROFILE )
% STA. 77+00 TO STA. 89+00 "PR-A" CONTRACT
8 cHECKED: _BSE lcumu. LAR BTN T m—T Ty —]
I




oaw—— VT

1%

s

—_ 0123405 "D Tree removal by

CURVE DATA CURVE DATA
PI 89+63.12 "PR-A" PI 92+69.89 "PR-A"
A=17°47'33" Lt. 6°10121" Lt.
R= 600.00' 400.00"
L= 186.32' 12.91"
T=93.92'
E=7.31'

Terry Hays

o

o —— o —— "

PRC 92+13.06 "PR-A"

Lie Easement

PL91+34.95 "PRA"

50| Transmission

PRC 90+55.52 "PR-A"

T

APP. R

Board of Commissioners
of Monroe County

City of Bloomington

19+00- 581736 08"

‘\.\

nst. —
"~ Fixed Embedded Bollards R
TrafficGuard Model RF

CURVE DATA
I 95+98.53 "pRoA"
00

a
pp. R= R
PP = Tesmreraara e Lock Hode H
o

P197+49.73 "PR-A"

Const. Limits

Public Service Company
of Indiana, Inc.

Trailhead Treatment Reqd.
See Sheet 12 for Details

cmovable ol e,

 Approved Equal X\

Const. Limits
3917 E

PT 97+83.07 "PRA"

L=

.

STA. 99+82.33 LINE "PR-A"

STA. 92+94.15 LINE "PRA
STA. 0041187 LINE PR

FIXED EMBEDDED BOLLARD LOCATIONS:
LINE "PRA"

OFFSET
g

+50 "PR-A", Str. No. 13

TEE Type "E78 64 o
CURVE DATA iass 2 Pipe Reqd.

PI97+49.73 "PR-A" Megan Matthews

A=19°1722" R,

R= 200.00"

L=67.33'

165 #/SYS HMA Surface, Type B on 8" PCCP on Exist. Sub Grade

(cHeckep: __BSF

STA. 89+00 TO STA. 100+00 "PR-A"

PRC 88+69.20 "PR-A" T=33.99'
- E=2.87"
Pleasant View emoval Items .
Subdivision Under story brush (included in cost of Clearing R/W)
Tree r)
IPVI STA| = 95+50.00 Lir /I STA. & 98+40/00 Line
ELE! 748.44 LEV. = 728.72
V.C. =100.00' C. 0.00"
780 80
0  — 0
/60 /60
N
PRA
0 0
Exist Gfound — s S
/40 Y /40
|
—
e
0 = | 0
Str. No. 13 — I
0 Upstregm Inv. 724.83 0
Edst, Inlet |
DQownstream from Str. No. 13 Inv. 124.03
(Hotted 5/Below Catum)
10 10
S I B O B S - - S A O Y S - S HAa 8 83 4% R 3 s sf L B~ =S - - I -
B 89+00 90+00 91+00 92+00 93+00 97+00 98+00 99+00
&
o] Duke Utility Poles 'A) PCCP, 6 in. on 4 in. Compacted Aggregate No. 53, Base on Subgrade Treatment Type I [ emocere |
£l ’ O PCCP (Stamped), 4 in. on 4 in. Compacted Aggregate No. 53, Base on Subgrade Treatment Type III A mEoRD CITY OF BLOOMINGTON N/:r m
ouke Transmission Towers (A ped), . Compacted Aggreg 3 o vpe FOR APPROVAL . POWER LINE TRAIL DESIoATIO
¥ (1) Hi for Sdewa,See Typic Secions (3) Concrete Cur (NDOT St Dravig £ 605.CCS1-01)
5 (P) pavement patching (Gity of Bloomington Std Drawing SC-2) (17) tntegral Curb (INDOT St Drawing € 605-CCIN) pesioneD: _PRD PLAN & PROFILE

ILE



CURVE DATA a /
P17473.73" Q‘l
A=71°56'09" Lt.
R= 100.00" /
City of Bloomington L= 125.55"
Dept. of Parks & Recreation T=72.57" /
E= 23.56' /
IR EY P |

BEGIN CONSTRUCTION
STA. 6+75.00 LINE "S-2-PR-A"

L

Beain Taper
5,275 R

/
PT9+33.71 "S-2:-PRA"
2 PRA"

END CONSTRUCTION
STA. 9+94.00 LINE "S-2-PR-A"

2

End Taper /

F87.15, 4.0 RL. Board of Commissioners
8715, 4.0 Rt of Monroe County
EQUATION:

PC740116 "S-2-PR-A" STA. 79+05.79 LINE "PRA" =

STA. 10+00.00 LINE 'S-2-PR-A"
30'of Chain Link Fence
Rermoval

PL7473.73 "S-2-PRA"

CURVE DATA
Habitat for Humanity PI 8+85.97 "S-2-PR-A"
of Monroe County, Inc. A=61°18'11" Rt. Removal Items
X Under story brush (included in cost of Clearing R/W)
a . Tree removal (By Owner) X
; oo & 3 Chainlink Fence Removal (as set out in the Ttemized Proposal)
— 16. [ E
830 830
820 820
PVI$TA. = 6+90.00 Line "S-2rPR-A" PVI STA. = 8+30.00 Line "S-2-PRIA" [PVI STA{ = 9+79.00 Line|"S-2-PR{A" — BEGIN CONSTRUCTION
ELEV. = 776.80 El 7.7 ELEV. |= 799.1f STA.[9+94.00 LINE "$-2-PR-AT
0.00 V.C. [ 30.00 ELEV. 799.41]
810 810
2PRA PISTA = BREUO0TIE
ELEV. = 788021
v.4. = 30.0p"
800 0%, 4 800
Existing Ground /“w
oole |—"]
=
790 790
BEGIN CON: PRE
STA. 6+75.00 LINE f5-2-P e
ELEV. 776.00 Profile Grade Line "S-2-
780 80
770 0
760 /60
[N T R - R B T B O A S
g Rx Hg Rm A3 B3 Ry Eg g g Az f3 A3
g 6+00 7+00 8+00 9+00 10+00
&
é Duke Utilty Poles (F1) HMA for Sidewalk, See TypicalSections CITY OF BLOOMINGTON e SR
£| %?:;S%EE POWER LINE TRAIL VERTICAL SCALE DESIGNATION
E Duke Transmission Towers D1 a— ]  rew0 T wm
o — Joraun:_pro PLAN & PROFILE i (T —
E i STA. 6+50 TO STA. 10+00 "S-2-PR-A' ]
3 eaeD: _BSE, |cHeckeD: LAR RCA PARK CONNECTION POWER LINE TRAIL

ILE
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25' Transition 25' Transition 25' Transition

& |8 & |8 & |8

<| |s <| |z <| |z

g g £ & £ &

s |3 gl g gl g

Rt. E.P. Trail gl g 2| |4 RtEP. Trail gl |8
T2 N T X
.09' R[5 .09' Lt. E.P. Trail 3| |8 3| |8 Lt. E.P. Trail
17 \ g e 17 / sl e sl e /
3 1& al & al &
0 \ Rt EP. Trail 09' —T \ Rt. E.P. Trail
Line "PR-A East"

o o o o o o o o o o S
o o o o o o o o o o
+ + + + + + + + + + hy
o o < © o} =} I <+ © 0 S
@® @ @ @ i} > o [} > o =

Lt. E.P. Trail

Sta 85+20.00 "PR-A East"

Sta 85+45.00 "PR-A East"

25' Transition

r 0 /7 R, E.P. Trail

.09"T \ Lt. E.P. Trail

Line "PR-A East"

PLOTTED: Frday, November 1, 2024 11:23:25 AM
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PLOTTED: Friday, Janvary 31, 2025 3:50:37 PM

|| Existing Asphalt || I i }
| ] Multi-Use Path ﬂ‘\‘\ i I 1
[ | 1 i
| \ I il 1
Bench, DuMor Bench 58, Surface Mounted, Color|to be Black, or Approved Equal 1 P ‘ H | } 1
Back Edges of Bench are to be Located 1'-0" from Inside Edge of Concrete Curb | 1 | }
| ] S i i
1 ! |
Removable Bollard - Helix Lock Model HL2006S, 36" ‘ i I 4
Height, 6.6" OD, Flush Mount, Galvanized Ground i B Stan&ped Concrete i
Sleeve, 304 Stglnless, #4 Brushed Finish, } | (Mesa Random Stone TM-500S-PRO,
Manufactured by TrafficGuard : | Pattern A, Manyfactured by Brickform)
| or Approved Equal ) B | | T
| ¢ AS) | H
Sta. 99+56, 9' Lt. | = I | 1
Sheet Sign R5-3 24"x24") on J I | |
Sign Post, Square, Type 1 Unreinforced (10') Req'd. 200 I | i |1 H
(INDOT Std. Drawing E 802-SNGS-09) ) h i | LINE "PR-B"
/\ [ A d | ;
Existing Tur, Typ. | | | ! 1
\ [ & ‘ I
[ ¢ ‘ Match Elev. 727.58 H
[ . Exist. Asph. Trail ‘ iR |
|Line, Multi-Component, : 24 ; L I )
|| solid, Yellow, 6 in. { ‘ i 1
|| [ ‘”"‘W | L curb Height
[ T i
e : R | ovement |
@-. POWER LINE TRAIL pal H I | BerTaese)
X e - ] . o ||
| ¥ \@ ! | Clurt;| Helghht |
Bike Loop (3), DuMor Bike Rack 83, Surface Mounted, [ [ | | | (| fushWih | = ‘
T o 3 avement w
Color to be Black or Approved Equal, Back Edge of Loop 1 ‘ kS | ‘ Elev. 272.13 7 d |
to be Located 2'-4" from Inside Edge of Concrete Curb | i } ' B 4 \' ‘
| | Match Elev. 727.72 T '(3 .
(| ‘ Exist/ Asph. Trail e ® "
| ] T | vl
i | I z
1 | w ‘
1 ! | N [T 1
| h Curb Height | © '
Existing Turf, Typ. | i ||| 1 Match Existing -4 i
I 1 | i }‘ < E 8 ﬂ
Future Sign to be “ . | o o ° i
Installed by Owner | | | \‘ | | o |
Str. No. 13, 1 2]
See Civil Plans 5 | I |
| i
| I i
| 1
| | H i
|
(@ 1ntegral Curb Flush with Stamped | \F . i
Concrete, See Civil Plans | Existing
(INDOT Std. Drawing E 605-CCIN) /J I Turf, Typ. | ‘
Existing R/W g o | I
|
L L
o | 1
i . ‘ { .
(A) Pece, 6 n.on 4 in. Compacted Agaregate No. 53, Base on Subgrade Treatment Type 11 oo ‘CITY OF BLOOMINGTON HORIZONTAL SALE BRIDGE FILE
(AS! PCCP (Stamped), 6 in. on 4 in. Compacted Aggregate No. 53, Base on Subgrade Treatment Type III FOR APPROVAL S POWER LINE TRAIL DESIGNATION
1) HMA for Sidewalk, See Typical Sections @ Concrete Curb (INDOT Std. Drawing E 605-CCS)--01) — — —
o [oon e P — Err e
@ Pavement Patching (City of Bloomington Std Drawing SC-2) @ Integral Curb (INDOT Std. Drawing E 605-CCIN) | © 5
165 #/SYS HMA Surface, Type B on 9" PCCP on Exist. Sub Grade I | —— TRAILHEAD CONTRACT
| POWER LINE TRAIL FOWER LINE TRAL

FILE [ST010WE
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RAISED CROSSWALK DETAIL

1452.80

Ex. Pavement

1458.80
1468.80

.

\/

|
[.28"
072] 2',2

1

PAVEMENT MARKING DETAIL

1475.80

72427
(Match Exist.)

Lo0%

9 In/ Min. Thickness.

72446 Ex. Profile Grade
(Ex. PG+3.5")
1.80%

Ex. Pavement
723.88
(Match Exist.)

0.80%

|— 9 10/ Min. Thickness

L

T
Subgrade Treatment Type IBC Req'd.
SECTION A-A
Line "PR-B"
Multiuse Pgth _Curb Ramp 12t 12' Curb Ramp Sidewalk
-

‘Subgrade Treatment Type I8C Reqd.

Ex. Multiuse Path

72425 1 72414

724.74

. 7247
(Match Ex) (Match Ex)

Ex. Multiuse Path

Match Exist.
Curb Radius

Line "PR-B"

723.79

0.80%

(Match Ex.)
(6" Curb Exposure)

72351
(Match Ex.)
(6" Curb Exposure}

72392
/(0" Curb Exposure)

387 058%

(Match Ex.)

86
5.86%

72392
(0" Curb Exposure)

72359
(Match Ex.) (Match Ex)

500%
N— 723.94

72428 3.00%
72394

180%
1.80%

/72408 72445 72408
3.00% / 3.00%

72368 22380

72410 724.10
(0" Curb Bxposure) 2 (0" Curb Exposure)

3.20%

72427
(Match Ex.)

3.00%

723.92
(Match Ex.)
(6" Curb Exposure)

300% 72393
(Match Ex.)

1.80%

723.9;
(6" Curb Exposure)

Exist. Inlet 2390

724.01
(Match Ex)

RAISED CROSSWALK
PAVEMENT ELEVATION DETAIL

A -,
v N :

MULTI-COMPONENT CHEVRON
DETAIL

724.03
(Match Ex.)

(Rad. Pt.)

Sta. 1+45.86 "PR-B"
3L16RE
72423

Sta. 1+41.8 "PR-B"
13'RL.

Sta. 14412 "PRB
4.54' L.

724.38(Match Ex)
> ~
724.23 (Match Ex.)

Sta. 1+44.

R

724.23 (Match Ex.)
Ex. Sidewalk

NOTES:

Al required detectable warnings shall comply with the City of Bloomington's
Approved Material List.

Pavement markings and signs shallbe installed before opening any lane to traffic
that is occupied bt a speed cushion or speed hump. Temporary markings that
approximate the permanent markings may be sed for up to two weeks i lieu of
permanent pavement markings. No additional payment will be made for
temporary marking use.

See Note No. 4 3. For Location and details for the Speed Hump Signs see Sheet 18
Z| SECTION B-B 4. The Curb Tumout will not be paid for separately but cost will be included in the
o costs of Variable Depth Plain PCCP (9 In. Min.) and Integral Curb.
Bl CURB TURNOUT DETAIL
TORTZONTAL SCALE BRIDGE FLE
Variable Depth Plain PCCP (9 In. Min.) 4000 PSI on Concrete Curb Ramp (INDOT Std. Drawings  604-SWCR) R CITY OF BLOOMINGTON
fo! 3" Compacted Aggregate. No. 53, Base
FOR APPROVAL POWER LINE TRAIL VERTICAL SALE DESIGNATION
3 Concrete Sidewalk, 41, on (1) Integral Curb (INDOT std. Drawing € 605-CCIN) S—— —
£ 7 . Compacted Agregate, No.3, Base on Transverse Markings, Mult-Component, Crosswal Line, White, 24 in. F— Tommes SoRvEvBook
4 | Iy e 5
5| (F2) Hma for sidewalk: see Typical section (33) Pavement Message Markings, Mult-Component, Chevron I PP RAISED CROSSWALK DETAIL CONTRACT OW
E | POWER LINE TRAL FOWER LINE TRALL

FIE
INMUN2010_RD_RAISED_CROSSWALK_DETAIL_OLDWG
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X

A TP

D, = Outside Diameter of Structure
Plan View
Scale: N.TS.

Pie End Section
‘Outside Clear Zone

FILE DRV BTOLOWG

Notes:
i Tioe 1A SR
Riprop Coss | Trickness () Riprap Apron 1. Rprap gradation i per INDOT
Revetment 2 - standard speciications 2024 for
o % Scale: N.T.S. assifcation shown in plans.
2. Geotextie fabric & iprap placement is
Class 2 36 per INDOT standard specifications.
24.
i TORZONTAL SCALE SRIOGE FIE
g oD CITY OF BLOOMINGTON
i oo POWER LINE TRAIL VERTICALSALE
1 SESTOTEERER e
2| T SURVEY BOOK SHEETS
E — [ DRAINAGE DETAIL T T —
El CONTRACT
E e e [ RIPRAP APRON e




FUTURE TRAIL CONNECTION

A PART OF THIS PROJECT

\
N\ LINE "S-1-PR-A"
. AN
o>
o
/
4

2
P LINE "PRA"

D T A
ST AN

sl

&L
Waters of thd U Sinkliole
rotect in Place Protect in Place
No ground disturbance No ground disturbance

within 25 feet. within 25 feet
£
g
p Duke Utilty Poles (1) Temporary Perimeter protection St Fence (€ 205-TECD-11) CITY OF BLOOMINGTON [__rorzomAscuE ] BRIDGE FILE
L RECOMMENDED e [ w__ |
3 Duke Transmission Towers (2) Temporary Inlet rotection, Fiter Sock (E 205-TECD-02) L — POWER LINE TRAIL *{;5%%
; DEsiGNED: _PRD Tomawn_pro EROSION CONTROL PLAN % SHEETS
E i STA. 53+00 TO STA. 65+00 "PR-A" oma
: R [ oo 1 STA. 65+00 TO STA. 77+00 "PR-A" v

FILE: TNMUN2010_EC_PLOLOWG
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e o

LINE "PRA"

PLOTTED: Thursday, February 27, 2025 11:46:20 AM

(¢]
Duke Uty oles () Temporary Perimete Proteton, Sit ence (£ 205 TECD-11) . T OF BLOOMINGTON R e
Duke Transmission Towers @ Temporary nlet Protection, Filter Sock (E 205-TECD-02) FOR APPROVAL POWER LINE TRAIL DESIGNATION
o S—
T r jon, Fi TECD-
(3) Temporary Curb Inet Protection, Fier Sock (€ 205-TECD-05) I—— E— EROSION CONTROL PLAN
(@) Temporary Constructon Entrance, No. 2 Stone (E 205-TECD-12) i STA. 77+00 TO STA. 89+00 "PR-A" e
R e, L8 STA. 89+00 TO STA. 100+00 "PR-A" [ rowmue | v

FILE: INMUN2010_EC_PLOZOWG




LINE "PRA"

PLOTTED: Monday, March 3, 2025 12:47:14 P

83
; LINE "S-2-PR-A"
LINE "PRoA" —
LINE "PR-B"
Duke Utilty Poles (L) Temporary PermeterProtection, it Fence (E 205-TECD-11) ‘CITY OF BLOOMINGTON BRIDGE FILE
RECOMMENDED
Duke Transmission Towers @ Temporary nlet Protection, Filter Sock (E 205-TECD-02) FOR APPROVAL S - POWER LINE TRAIL B DES!GNIL: ion
Temporary Curb Inlet Protection, Fiter Sock (E 205-TECD-
(3) Temporary Curb Iniet Protecton, Fiter Sock (E 205-TECD-05) ——— lnuwm o EROSION CONTROL PLAN sukvE::uoK _
(&) Temporery Constructon Envance, No. 2 Sone (€ 205-TECD 12 ! STA. 6+50 TO STA. 10+00 "S-2-PR- ] !
R |orecreD: LA STA. 5+00 TO STA. 9+00 "PR-B" [ owmuemn | rowmmermn ]

FILE: INMUN2010_EC_PLO OWG




17, 2005 10:12:45 A1

30V TOP OF POLE.
SELF CONTAINED SOLAR CABINET

SIGNAL POLE
ON SIGNAL PEDESTAL BASE

Per Manufacturer's Recommendation

RECTANGULAR RAPID FLASH BEACON
SIGNAL POLE ASSEMBLY

RECTANGULAR RAPID FLASH BEACON
SIGNAL POLE ASSEMBLY

DETECTABLE
WARNING
SURFACE

Sta. 3+50 "PR-B"

Sheet Sign W17-1 (36"x36") &

Sheet Sign W13-1P (20) (24"x24") on

Sign Post, Square, Type 1 Unreinforced (14') Req'd.
(INDOT Std. Drawing E 802-SNGS-09)

SEE DETAIL "A"

ROGERS STREET

R/W

Rot
Sl Pedeal on A" Fundation

(INDOT Std. Dwg. E 805-SGCF-03)

“Top of Foundation to be flush with Top of Ramp

SEE DETAIL "8"

Legend
Signal Pedestal on "A" Foundation
P Accessible Pedestrian Push Button & Sign
= Rectangular Rapid Flash Beacon
@ Solar Panel, Pole Mounted

@ Signal Handhole

" Condut

W16-7
24"x 12"

R10-25
o1z

wi17-1
36" x 36"

W13-1P(20)
24" x 24"

NOTES:

Contractor shall be responsible for locations, protection and coordination of
existing utites.

PLOTTED: Monday, Febr

2. Contractor shal provide and install Carmanah R920-HX Rectangular Rapid Flashing
G Beacon Assembly (2):
SURFACE Signal pole with signal pedestal on Type A Foundation (1)
Top of pole mounted seff contained MX 200 (30 Watt) solar panel and cabinet (1)
Sta. 0+10 "PR-B" Rectangular Rapid Fiashing Beacon (2)
- - Pedestrian Push Button, APS/Audible Information Device (1)
POWERLINE TRAIL Sheet Sign W17-1 (36"x36") & W11-15 (30°X30") sign (2)
Sheet Sign W13-1P (20) (24"x24") on WI6-7P (24'x12") sign (2)
y . . y R10-25 (9'12") sign (1)
— - - - Sign Post, Square, Type 1 Unreinforced (14') Req'd.
(INDOT Std. Drawing E 802-SNGS-09) 3. AllBeacons to communicate with each other upon activation by push button.
4. Push button, per manufacturer's specifcations, to be ADA complant with visual
DETAIL "B" LED confirmation and audible voice message.
HORIZONTAL SHLE BRIDGE FILE
recoMMENDED CITY OF BLOOMINGTON 1
FOR APPROVAL POWER LINE TRAIL VERTICAL SCALE DESIGVATION
ESIGN EVGINEER i [y
SURVEY BOOK EE
DESIGNED: !WWN RECTANGULAR RAPID FLASHING BEACON WA & Tor]
PEDESTRIAN/TRAIL CROSSING CONTRACT PROJECT
[oreoe / e e o

FIE
INMUN2010_SIGNAL_PLAN_DES.OWG




2025 12145:49 P

n
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PLOTTED: Mond

CITY OF BLOOMINGTON
POWER LINE TRAIL

HORIZONTAL SCALE

BRIDGE FILE

VERTICAL SCALE
NA

DESIGNATION

EROSION CONTROL QUANTITIES

SURVEY BOOK

SHeETs
o 5

CONTRACT
POWER LINE TRAIL

POWER LINE TRALL

FILE EC_TBLOWE
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3| HORIZONTAL SCALE BRIDGE FILE

i s CITY OF BLOOMINGTON i

& FFOR APPROVAL: POWER LINE TRAIL VERTICAL SCALE. DESIGNATION

E o — E—T—
g [—— o SR —

faf | NIA of

g ‘ MISCELLANEOUS TABLES . SETR

§ [— [

POWER LINE TRALL

FILE: WISC TABLES WG




FILE: TNMUN2010_RD.
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E 54+00.00
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E SesGTETE o 3
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E HORIZONTAL SCALE BRIDGE FILE
| oD CITY OF BLOOMINGTON WA
E FOR APPROVAL POWER LINE TRAIL [ vemousor | oeowion |
il T DESIGNEWGINEER __ DATE] 3 N/A
£ SRVEY B00C SeETs
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CST CENTERLINE
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g
a
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58+00.00
CST CENTERLINE
795 795
790 [ . -+ 720
g
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780 [ 1 780
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P
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57+50.00
CST CENTERLINE
790 790
785 |- - 785

EASEMENT

775 - 775
. N AT
g8

sz BB viainde
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g 57+400.00
3| HORIZONTAL SCALE BRIDGE FILE
| oD CITY OF BLOOMINGTON A
E e POWER LINE TRAIL [ s oeownor ]|
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£ SURVEY B0OK SHEETS
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PLOTTED: Thursday, February 27, 2025 10:10:17 AM
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CST CENTERLINE
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3| HORIZONTAL SCALE BRIDGE FILE
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PLOTTED: Thursday, February 27, 2025 10:14:20 AM
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: V-21-25 / ZR2025-05-0074
STAFF REPORT DATE: June 26, 2025
Location: 503 North Rogers Street

PETITIONER: Greystar Development Central, LLC
465 Meeting Street, Suite 500
Charleston, SC

OWNER: Fell Iron & Metal Inc.
8656 Emerald Lane
Indianapolis, IN

CONSULTANTS: IceMiller
One American Square, Suite 2900
Indianapolis, IN

REQUEST: Variances from use-specific standards for multifamily dwellings regarding ground-
floor dwelling units, maximum front building setback, upper floor facade stepback standards, and
building design standards for windows and doors on primary facades to allow construction of a
“dwelling, multifamily” use in the Mixed-Use Downtown zoning district within the Showers
Technology downtown character overlay (MD-ST)

REPORT: The property contains 5.4 acres located on the west side of Rogers Street between 8th
Street and 10th Street, immediately south of the B-Line trail’s intersection with Rogers Street.
The B-Line trail runs along the northern/northeastern boundary of the property between Rogers
Street and Fairview Street. The property also has frontage on Fairview Street between 9th Street
and the B-Line Trail, as well as a frontage on 9th Street between Jackson Street and Fairview
Street. The property is located in the Mixed-Use Downtown zoning district within the Showers
Technology downtown character overlay (MD-ST) and currently contains a scrap metal yard
operating as Bloomington Iron and Metal (BIM). Adjacent properties to the north across the B-
Line trail and to the south are also located in the MD-ST zoning district. The properties to the
north across the B-Line trail include a multifamily dwelling use known as B-Line Heights and a
mixed-use nonresidential center located in a former lumber yard. The adjacent properties to the
south within the MD-ST district each contain one building that is a mixed-use nonresidential
center. Adjacent properties to the east across Rogers Street are also located in the Mixed-Use
Downtown zoning district but within the Downtown Core downtown character overlay (MD-
DC) and contain uses including the Trades District public parking garage. Adjacent properties to
the south across 9th Street are located in the Residential Small Lot (R3) zoning district and
contain detached single-family dwellings. The adjacent property to the southwest across
Fairview Street is located in the Parks and Open Space (PO) zoning district and contains Revered
Ernest D. Butler Park, a city park. The adjacent properties to the northwest across Fairview
Street are located in the Mixed-Use Medium Scale (MM) zoning district and contain detached
single-family dwellings and a mixed-use nonresidential center.
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The petitioner proposes to redevelop the site as a mixed-use, multifamily development. The unit
count and program is still in progress but the petitioner is anticipating 370 multifamily units within
the proposed buildings. The development also includes 3,000 square feet of commercial and retail
space in the building closest to Rogers Street, as well as a fourth building containing a parking
garage for the development. The proposed development is subject to major site plan review by the
Plan Commission, but the proposal must receive several variances before the site plan can be
approved.

The Board heard a variance petition, V-32-23 / VAR2023-09-0013, for a similar proposal from
Buckingham Properties in November 2023. The Buckingham petition comprised five variances,
including variances from the same four standards that this petition from Greystar is requesting
relief from. The Board granted all of the variances in the Buckingham petition, but the current
Greystar proposal is not able to utilize the granted variances due to the condition on the previous
approval that limited the variances “only for the proposed buildings as shown on the submitted
conceptual site plan.” Although the previous Buckingham proposal and the current Greystar
proposal share many similarities, they are not same development proposal.

Two aspects of the proposed development are worth highlighting, even though they are not directly
the subject of this variance request. The current Greystar proposal shares both aspects with the
previous Buckingham proposal. First, the development must qualify as sustainable and must
provide on-site affordable housing units or make a payment-in-lieu to support affordable housing.
The City of Bloomington Unified Development Ordinance (UDO) establishes building floor plate
maximums for buildings that contain multifamily dwelling uses. The general building floor plate
maximum is 10,000 square feet, but this maximum goes up to 30,000 square feet for buildings in
projects that achieve both the affordable housing and sustainable development incentives in the
UDO. Because the development’s building floor plates are all close to 30,000 square feet, the
project must achieve both incentives. Achieving the affordable housing incentive requires either
that at least 15 percent of the total dwelling units on the site be permanently income-restricted to
households earning below 120 percent of the area median income (e.g. if the total number of units
is 370, then at least 56 must be permanently income-restricted), or that the petitioner provide an
equivalent payment-in-lieu to the City’s Housing Development Fund based on a calculation set
forth in the Administrative Manual. The second aspect worth highlighting is that the proposed site
plan includes a new multiuse trail open to the public approximately along the south edge of the
site, providing a direct pedestrian and bicycle connection from Rogers Street at the B-Line trail to
Reverend Butler Park. This variance petition, including the petitioner’s statement as well as the
submitted site plan, expresses a commitment to achieve both the affordable housing and
sustainable development incentives and to provide a public multiuse trail connection through the
site. General compliance with the UDO and with these commitments will be verified by the Plan
Commission during site plan review.

Due to unique constraints of the site, the petitioner is requesting four variances from standards
within the UDO in order to allow the proposed development. The variances are numbered below
for convenience, following the numbering in the petitioner’s statement.
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1.

UDO section 20.03.030(b)(5)(D) Use-specific standards for multifamily dwelling — Ground-
Floor Units
Required: i. Ground floor dwelling units shall be prohibited in the MD-ST (Showers
Technology) and MD-CS (Courthouse Square) Downtown Character
Overlays...
ii. Inthe MD zoning district, each dwelling unit located on the ground floor shall
be located at least 20 feet behind each building facade facing a public street.
Proposed: Ground-floor dwelling units in three buildings, including ground floor dwelling
units within the first 20 feet behind the building facade of Building A along
Fairview Street and the building facade of Building C along 9th Street.

The UDO prohibits ground-floor dwelling units in the ST character area in order to implement
the area’s purpose “to promote mixed-used development focused on light industrial,
manufacturing, and office uses” that are essential to the mission of the Certified Technology
Park that covers this area. The UDO does allow upper-floor dwelling units in the ST character
area, in recognition that a secondary purpose of the area is to target “live/work, young
professional, single-family, empty nester and retiree housing markets”.

For locations in other character areas within the MD zoning district, such as the Downtown
Edges character area (MD-DE), ground-floor dwelling units are allowed but cannot directly
front on public streets and must be set back at least 20’ from the front of the building. In
comparison to the use consideration that leads to the UDO to prohibit all ground-floor dwelling
units in the ST character area, this provision for the bulk of MD acknowledges that dwelling
units can be an appropriate ground-floor use, but is intended to promote active ground-floor
uses that interact with the public streets, including retail, restaurants, and the like, while also
providing privacy for residents, in keeping with the lively and pedestrian-focus of downtown.

For some zoning districts outside downtown where multifamily dwelling uses are allowed,
including Residential High-Density Multifamily (RH) and Mixed-Use Medium Scale (MM),
ground-floor dwelling units are allowed without restrictions.

UDO section 20.02.020(g)(9)(B) Table 02-20 and UDO 20.04.020(c)(3) Table 04-4 Front

building setback maximum in the MD-ST district

Required: Maximum 15 feet

Proposed: The commercial/retail portion of Building C set back approximately 90.5 feet from
the proposed edge of right-of-way of Rogers Street.

The east front property line along Rogers Street is approximately 50 feet in width, of which 24
feet is proposed for an entrance drive and 8 feet is proposed for a multiuse trail. The front
setback is measured from the proposed right-of-way as indicated in the City of Bloomington
Transportation Plan. The existing right-of-way width for this segment of Rogers Street is
approximately 50 feet, but the proposed width per the Transportation Plan is 84 feet, meaning
that the front setback is measured starting at 42 feet (half of 84) from the centerline of Rogers
Street. The maximum front setback from Rogers Street is therefore 15° + 42° = 57 feet from
centerline. Building B is approximately 132.5 feet from the street centerline. This proposed
setback can be equivalently expressed as 107.5 feet from the existing front property line, or
90.5 feet from the proposed edge of right-of-way according to the Transportation Plan, or 75.5
feet farther back than the maximum front setback. The other proposed buildings are compliant
with the maximum front setback from the other adjacent streets.
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3. UDO section 20.02.050(a)(5) Upper Floor Facade Step Backs
Required: (4) The first two stories in the ST character area shall comply with the build-to
range in Section 20.02.010 (Dimension Standards).
(B) All portions of the building facade facing the street above two stories in the ST
character area shall step back from the lower story vertical facade/wall plane
a minimum of 15 feet.
Proposed: Upper story step backs above the fourth story.

For Building A, the west facade facing Fairview Street consists of three facade modules. Two
of the facade modules have a lower story front building wall that complies with the maximum
front building setback. The middle facade module is recessed, as required by the facade
articulation standards in the UDO. All three facade modules feature a step back above the
fourth story with a depth of one unit. This step-back depth is approximately 18 feet for the
forward modules and approximately 11 feet for the recessed module. Building A requires a
variance because the step-back height is above the fourth story instead of above the second
story and because the step-back depth for the recessed facade module is less than 15 feet.

For Building B, the portion of the first story closest to Rogers Street is set back approximately
90.5 feet from the proposed edge of right-of-way of street, as requested in the variance listed
above. If the previous variance is granted, then the first story will comply with the applicable
front building setback as established by the variance. The facade features a step back greater
than 15 feet above the first story. Although this step back depth complies with the UDO
standard, the height of the step back does not because it is below than the second story instead
of above the second story. The facade also features a further step back greater than 15 feet
above the fourth story. Building B requires a variance because the step-back height is above
the first story instead of above the second story.

For Building C, the south facade facing 9th Street consists of two facade modules. The longer
module (on the right/east) complies with the maximum front building setback. The shorter
module (on the left/west) is recessed, as required by the facade articulation standards in the
UDO. The total facade height facing 9th Street contains four stories, which are designated as
building levels 2-4 due to the slope of the site and the higher elevation of 9th Street. The
forward facade module features a step back above the third story (level 4), with a step-back
depth of one unit, approximately 24 feet. The recessed facade module does not feature an upper
floor step back, but all stories are set back 15 feet compared to the lower front building wall of
the forward facade module. Building C requires a variance because the step-back height is
above the third story instead of above the second story and because recessed facade module
does not have any upper floor step back.

For the parking garage, the west facade facing Fairview Street consists of two facade modules.
The shorter module (on the left/north) could be described architecturally as a corner tower
feature. The longer module (on the right/south) is recessed compared to the corner tower
module, as required by the facade articulation standards in the UDO. Both modules comply
with the maximum front building setback. The longer module has a facade height of two stories
and therefore does not require an upper story step back. The corner tower module has a facade
height of three stories and does not feature an upper floor step back. The parking garage
requires a variance because the corner tower module does not have an upper floor step back
above the second story.
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Within the UDQO’s limitations on building floor plate and height, full compliance with the upper
floor step back standard would significantly reduce the number of dwelling units possible with
this site plan.

4. UDO section 20.02.050(a)(6) Table 02-25 Windows and Doors on Primary Facades

Required: Transparent glass or framed facade open areas consisting of display windows,
entries and doors shall comprise at least the following percentages of the total
wall/facade area
First Floor (Building Base) Facade Facing a Street in the ST character area: 40
percent
First Floor (Building Base) Facing the B-Line Trail: 60 percent

Proposed: Building One west facade (facing Fairview Street), Building One north facade
(facing the B-Line), and Building Four south facade (facing 9th Street): 20 percent

Because the petitioner propose ground-floor dwelling units, the proposed facade designs show
fenestration appropriate for residential use with windows and doors comprising at least 20
percent of the ground-floor facade area. However, these primary facades are not compliant
with the applicable UDO standard for windows and doors.

The commercial/retail portion of Building B provide glazing appropriate for nonresidential
ground-floor uses with windows and doors comprising at least 60 percent of the ground-floor
facade area, in compliance with this UDO standard.

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 FINDING: Approval of the requested variances will not be injurious to the
public health, safety, morals, and general welfare of the community. For each of the UDO
standards that the petition is requesting relief from, the proposed project achieves or
addresses the goals and purpose of the UDO standard by other means, ensuring that the
intent of the UDO to protect public health, safety, morals, and general welfare is upheld.

For variance 1 (ground-floor dwelling units), there is currently ample developable area
within the Certified Technology Park and the ST character area to developed the light
industrial, manufacturing, and office uses related to innovation and technology that the
character area seeks to promote. Dedicating some of the land within the ST character area
to primarily residential use will not interfere with the current stage of development of the
area as a technology park. In contrast, there is currently a pressing need for more housing,
including affordable housing, throughout Bloomington and the surrounding area. The
proposed development can help toward meeting the current pressing need for housing.
Approval of the requested variance to allow ground-floor dwelling units at this time will
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not foreclose or significantly restrict the future development of the Trades District or the
rest of the Certified Technology Park as a hub for innovation and technology. The proposed
development complements the surrounding land uses and transitions density appropriately.
Ground floor residential units, when combined with strategic commercial activation of key
edges, help create a livable, walkable, and context-sensitive urban form. The proposed
layout maintains strong public connectivity from the B-Line Trail to Revered Butler Park
and provides clear sightlines, wayfinding, and passive surveillance that promote safety and
visibility. The integration of residential uses at ground level enhances the vibrancy and
diversity of the neighborhood, without presenting any public hazards or detracting from
the ST character area’s broader planning goals.

For variance 2 (front building setback maximum), Building B is designed to be visible and
inviting from the street and to contribute to the active streetscape of Rogers Street. Of the
available 50 feet of property frontage along Rogers Street, 8 feet is proposed for a new
public multiuse trail that will increase mobility and access to the benefit of the general
welfare of the community. Increasing the building’s front setback along this constrained
frontage improves vehicle and pedestrian sightlines, particularly at the driveway entrance,
which is critical for safe ingress and egress to the site. Furthermore, the flexibility to pull
the building back supports better landscaping, sidewalk design, and potential stormwater
infrastructure, all of which benefit the surrounding public realm.

For variance 3 (upper floor facade step back), the site is bounded by open space, parkland,
and trail frontage rather than dense urban development. The absence of flanking tall
structures and the project’s low- to mid-rise character and some buildings set below grade
ensure continued access to air, light, and views. Removing the step-back requirement
enables a more context-sensitive design that preserves connectivity and supports housing
goals without compromising public interests. The proposed top floor step backs, along with
the contrasting materials and design of the upper building floor, offer visual contrast
creating interest by adding additional character to the project that enhances the public view
of the buildings.

For variance 4 (ground-floor windows and doors), the proposed facade designs provide
visual interest and architectural detail while also providing appropriate privacy for ground-
floor dwelling units as requested in variance 1. The request to align residential uses with
appropriate openings is practical and necessary and maintains contextual compatibility
with the surrounding area) to the cohesive design of the site. The proposed 20 percent
transparency strikes a reasonable balance by allowing natural light into units and creating
some level of street interaction, while protecting residents’ rights to privacy, security, and
peaceful enjoyment of their homes.

(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 FINDING: Approval of the requested variance will not result in substantial
adverse impacts to the use and value of surrounding properties. None of the requested
variances will limit the current use or future redevelopment of any surrounding properties.

For variance 1 (ground-floor dwelling units), the proposed ground floor residential units
will not adversely affect the use or value of adjacent properties. The project will replace an
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industrial site with a high-quality, mixed-use development that supports the goals of the
city’s Certified Technology Park. Residential uses at ground level are compatible with
adjacent properties and will not adversely affect the adjacent property use or neighborhood
property values.

For variance 2 (front building setback maximum), the greater front setback allows for a site
design that enhances street-level appearance and complements existing development
patterns. A modestly deeper setback to allow for site access, a public pedestrian pathway,
proposed fire access, and landscape elements at this location and will not adversely affect
the adjacent property use or neighborhood property values.

For variance 3 (upper floor facade step back), the proposed upper floor step backs deliver
an engaging design that is well integrated into the site’s topography, including buildings
that are below grade along 9th Street and a parking garage that is partially below grade at
Fairview Street, further reducing impact to adjacent properties. Rather than presenting any
adverse effect, the proposed design improves the current use

For variances 4 (ground-floor windows and doors), the nearest residential properties are
separated from the subject site either by zoning transitions, public streets, or existing
commercial uses. Additionally, the units with reduced transparency will be well-buffered
from the public realm through landscaping, setbacks, and elevation changes, ensuring that
the reduced transparency does not create an inactive or blank edge. From a market
perspective, there is no evidence that reduced window area on a residential building lower
surrounding property value, especially when the project is otherwise.

(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 FINDING: The overall shape of the existing parcel, presence of three street
frontages and the B-Line trail, layout and configuration of the property as well as its past
and current industrial use result in practical difficulties in the use of the property. The
unique property configuration includes the relatively narrow frontage on Rogers Street,
which is the property’s only frontage on an arterial street designed to handle significant
traffic. The relatively narrow frontage on Rogers Street, compared to the depth and total
area of the property, and the limited opportunities for access from 9th Street and Fairview
Street result in limited access and visibility of the site. Strict application of the UDO results
in practical difficulties in the use of the property, including practical difficulties for the
specific use and site design that the petitioner has proposed, as well as site design in general
because of the shape and multiple frontages. The requested variances provide the minimum
relief necessary to overcome these practical difficulties.

For variance 1 (ground-floor dwelling units), practical difficulty is found in the unique site
configuration, limited access, and limited visibility of the site from adjacent primary
vehicular streets, which result in difficulty developing allowed uses, especially
nonresidential uses. These factors make full compliance with non-residential activation
requirements infeasible across the entire ground level. Commercial/retail use is proposed
closest to Rogers Street, where the site provides main street frontage. This relief is essential
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to advancing a development that is aligned with the city’s housing and redevelopment
goals, while accommodating the physical constraints of the property.

For variance 2 (front building setback maximum), practical difficulty is found in the
relatively narrow width of the street frontage along Rogers Street compared to the depth
and total area of the property. Strict application of the UDO’s maximum front building
setback standard, in combination with other building design standards, would result in a
building taking up most of the available 50 feet of property frontage, thereby preventing or
significantly limiting vehicle access from Rogers Street, including posing a practical
difficulty in providing the desired multiuse path connection. Adhering to the 15-foot
maximum would either force the building into an awkward, nonfunctional layout or reduce
access and circulation capacity in a way that undermines safety. Granting the requested
variance allows for rational building siting and preserves the project’s functional and visual
integrity while remaining aligned with the intent of the ST character overlay.

For variance 3 (upper floor facade step back), practical difficulty is found in the unique
property configuration which limit the viability of developing the site with allowed uses.
The combination of narrow and irregular lot geometry, elevation changes, and required
public connections across the site creates physical constraints that are unique to this
property. These unique site constraints eliminate the ability to achieve the depth and
continuity needed to implement upper floor step backs beyond the top floor. Even with the
benefit of Affordable Housing and Sustainable Development incentives allowing up to
30,000 square foot floorplates, each proposed building falls short of that maximum due to
the site’s limiting conditions. Strict application of the upper floor facade step back standard
would significantly reduce the number of dwelling units possible with this site plan. The
inefficiencies of applying this standard render the project impractical with the loss of
buildable floor area at the loss of the UDQO’s incentivized goals.

For variance 4 (ground-floor windows and doors), practical difficulty is found in the unique
site configuration, limited access, and limited visibility of the site from adjacent primary
vehicular streets, which result in difficulty developing nonresidential uses, as found above
for variance 1. Strict application of the UDO standards for 40 percent or 60 percent ground-
floor windows and doors would result in practical difficulties providing appropriate privacy
and fenestration for dwelling units. The current transparency standard is primarily designed
to support retail activation and commercial visibility, ensuring that pedestrians can see into
storefronts, cafes, or lobbies, thereby encouraging engagement and safety. However, in this
project, the ground floor is mainly programmed for residential, as opposed to commercial.
A rigid application of the transparency standard, without consideration of these contextual
realities, would inhibit developing a building that is authentic to its setting and appropriate
for its users. In combination with the practical difficulty in developing nonresidential uses
on the site, strict application of this standard would make it difficult to develop the ground
floors of the proposed buildings with any allowed use.
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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-21-
25/ ZR2025-05-0074 and approve the requested variances with the following conditions:

1. The project shall earn the affordable housing incentives and the sustainable development
incentives established in UDO section 20.04.110(c), as demonstrated in an approved site
plan.

2. The site shall provide a new multiuse trail with access easement that is open to the public
providing a direct pedestrian and bicycle connection from Rogers Street at the B-Line trail
to Reverend Butler Park as shown on the submitted conceptual site plan and as
demonstrated in an approved site plan.

3. The variances are approved only for the proposed buildings as shown on the submitted
conceptual site plan. Any future additions or new structures on the property shall comply
with all applicable standards in the UDO.

4. All building facades shall conform to the facade designs shown on the submitted
conceptual site plan, including materials, facade layout, and detailing. Minor changes that
are consistent with the intent of the submitted designs shall be considered compliant with
this condition. The determination whether a proposed change to facade design is compliant
with this condition shall be made by the Planning and Transportation Department.
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June 12, 2025

City of Bloomington Board of Zoning Appeals
401 North Morton Street
Bloomington, IN 47403

RE: Request for Variances for 503 North Rogers Street Parcel
Redevelopment of Bloomington Iron & Metal Site

BZA Members:

Greystar Development Central, LLC (“Greystar”) proposes to redevelop the 5.18-acre Bloomington Iron &
Metal, Inc. property located 503 North Rogers Street (“Site”) in the Showers Technology Downtown
Character Overlay (MD-ST) (“Overlay”). The project is strategically planned to promote mixed-used
housing that connects the Site to the local community with commercial tenants, connecting the B-Line
Trail to the nearby park, and incorporating innovative and sustainable design features throughout. The
proposed development is designed to meet the City’s Sustainable Development and Affordable Housing
standards.

Project Description:

The proposed redevelopment reflects a deliberate repositioning of the site toward a more community
oriented mixed-use multifamily housing offering, thoughtfully integrated into the technology park,
surrounding neighborhood, and Downtown Bloomington. The plan includes the revitalization of the existing
facility and surrounding land, transforming a formerly industrial property into a modern and pedestrian,
mixed-use multifamily development that delivers much-needed housing to the City of Bloomington.

The proposed Greystar mixed use multifamily development will integrate this 5.4-acre site into the fabric of
the city through thoughtful site design and high-quality architecture. The key site design elements include
an access drive that brings residents and visitors into the site from Rogers Street, connecting them to the
three residential buildings and the parking facility. This private street will be publicly accessible and will
connect to Fairview Street. A multi-use bicycle and pedestrian connection will connect all city residents
from the B-Line trial to Butler Park on the west side of the site.

The buildings will be three, four and five stories in height with upper floor step backs along the public
streets, providing visual diversity to the project and continuity to existing Downtown buildings. The area
topography will give the south building a height of three stories along 9th Street. From Rogers Street, the
east building will step up from a one-story retail extension to four stories and then five stories. From
Fairview Street a two to three-level parking garage will be partially below street grade and the west
building will have an upper floor step back along Fairview Street.

The experience of B-Line Trail users will be enhanced using extensive landscaping and tree planting
along the perimeter of the site. The buildings will step along this curved property line, giving the
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appearance of a series of smaller buildings along the trail. The straightforward architectural design refers
to the restrained design of many of the masonry industrial buildings of the immediate vicinity while
providing detailing that will make the project unique. Brick, glass, and fiber cement will be the primary
materials used on the project.

The project will introduce approximately 3,000 square feet of commercial and retail space at the ground
level, creating opportunities for one to three tenants. This active frontage will help welcome the public into
the site, establishing a new connection point within the city’s urban fabric and encouraging pedestrian
activity. By integrating a mix of uses and promoting accessibility, the project will serve as a vibrant,
inclusive destination for both residents and the surrounding community.

The Greystar team proposes a design plan that aligns with the intent and framework of the Unified
Development Ordinance (“UDQ”). The site at 503 N Rogers Street presents a distinct set of physical
constraints that necessitate the request for four variances. This 5.4-acre parcel has unique geometry to
the north with a curved northern boundary that hinders typical building depths and disrupts the application
of rectangular building footprints. To the east, the site offers limited frontage along N Rogers Street,
reducing visibility and access, which are key requirements for the types of uses envisioned in the MD-ST
overlay. The site’s southern edge is flanked by older warehouse uses and is constrained by minimal
frontage along 9th Street. There is limited site depth to incorporate connectivity from the B-Line to Butler
Park along the southern edge of the site. The western boundary along N. Fairview Street, adjacent to
Rev. Ernest D. Butler Park, is almost fifteen feet higher in elevation than the Rogers Street side of the
property, creating a unique topography on which to build. The site is also bisected by a primary public
storm sewer that provides essential drainage for the surrounding area and will require relocation within the
site. Collectively, these constraints make traditional development approaches and compliance with certain
development standards of the UDO exceedingly difficult and reinforce the need for a context-sensitive,
flexible design approach that can only be achieved through the requested variances.

Variance Requests:
1. UDO section 20.03.030(b)(5)(D) Use-specific standards for multifamily dwelling — Ground-Floor Units.

a. Description: The unique physical and contextual characteristics of the 5.4-acre site at 503 N
Rogers Street, including its irregular lot configuration, elevation changes, stormwater infrastructure,
and constrained access points along N Rogers Street and W 9th Street, limit its functional viability
for higher intensity industrial or office uses as envisioned in the MD-ST Overlay. The site is directly
adjacent to Rev. Ernest D. Butler Park, the B-Line trail existing commercial/industrial buildings,
making it an ideal transitional zone for residential use. Greystar has thoughtfully designed the
project to activate key frontages including Rogers Street and the B-Line Trail with retail, amenities,
and active public-facing uses, while proposing ground floor residential units that make this
enhancement viable. Greystar respectfully requests that ground floor dwelling units be permitted.

b. The approval will not be injurious to the public health, safety, morals, and general welfare of the
community.
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PROPOSED FINDINGS: Granting this variance supports the health, safety, and welfare of the
community by enabling a development that complements the surrounding land uses and
transitions density appropriately. Ground floor residential units, when combined with strategic
commercial activation of key edges, help create a livable, walkable, and context-sensitive urban
form. The proposed layout maintains strong public connectivity from the B-Line Trail to Butler Park
and provides clear sightlines, wayfinding, and passive surveillance that promote safety and
visibility. The integration of residential uses at ground level enhances the vibrancy and diversity of
the neighborhood, without presenting any public hazards or detracting from the Overlay’s broader
planning goals and will not be injurious to the public health, safety, morals, and general welfare of
the community.

c. 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 FINDINGS: The proposed ground floor residential units will not adversely affect the
use or value of adjacent properties. The project will replace an industrial site with a high-quality,
mixed-use development that supports the goals of the city’s Certified Technology Park. Residential
uses at ground level are compatible with adjacent properties and will not adversely affect the
adjacent property use or neighborhood property values.

d. The strict application of the terms of this UDO 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 FINDINGS: Strict enforcement of the prohibition against ground floor residential use
presents practical difficulties unique to this site, including limited street frontage, irregular parcel
geometry, and significant topographic variation. These factors make full compliance with non-
residential activation requirements infeasible across the entire ground level. Commercial/ Retail
use is proposed closest to N Rogers St, where the site provides main street frontage. This relief is
essential to advancing a development that is aligned with the City’s housing and redevelopment
goals, while accommodating the physical constraints of the property.

2. UDO section 20.02.020(g)(9)(B) Table 02-20 and UDO section 20.04.020(c)(3) Table 04-4 Front
building setback maximum in the MD-ST overlay, to allow a front setback greater than 15 feet from
Rogers Street.

a. Description: Due to the site’s constrained geometry with limited street frontage on N Rogers
Street, strict adherence to the maximum 15-foot front setback requirement is not feasible for the
proposed configuration of the East building. The site provides very limited frontage along N Rogers
Street, and that segment must also accommodate a curb cut for site access, a public pedestrian
pathway, proposed fire access, and landscape elements to buffer adjacent uses. These functional
demands make the prescribed maximum setback physically and operationally restrictive. Greystar
respectfully requests a variance to eliminate the maximum 15-foot front setback requirement along
the N Rogers Street frontage, to allow the East building to be appropriately sited while designing it
to be as close to N Rogers as functionally possible.
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b. The approval will not be injurious to the public health, safety, morals, and general welfare of the
community.

PROPOSED FINDINGS: Granting this variance promotes public health and safety by enhancing
the main access point and supporting a safer interface with the public right-of-way. Increasing the
building’s front setback along this constrained frontage improves vehicle and pedestrian sightlines,
particularly at the driveway entrance, which is critical for safe ingress and egress to the site.
Furthermore, the flexibility to pull the building back supports better landscaping, sidewalk design,
and potential stormwater infrastructure, all of which benefit the surrounding public realm and will
not be injurious to the public health, safety, morals, and general welfare of the community.

c. 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 FINDINGS: The variance will not negatively affect the use or value of nearby
properties. This allows for a site design that enhances street-level appearance and complements
existing development patterns. A modestly deeper setback to allow for site access, a public
pedestrian pathway, proposed fire access, and landscape elements at this location and will not
adversely affect the adjacent property use or neighborhood property values.

d. The strict application of the terms of this UDO 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 FINDINGS: Enforcing the maximum 15-foot setback in this context imposes practical
difficulties that are unique to this site. The combination of narrow Rogers Street frontage, the need
for an accessible driveway, and the requirement to provide a public path connecting the B-Line
Trail to Butler Park severely limits placement flexibility for Building Three. Adhering to the 15-foot
maximum would either force the building into an awkward, nonfunctional layout or reduce access
and circulation capacity in a way that undermines safety. Granting the requested variance allows
for rational building siting and preserves the project’s functional and visual integrity while remaining
aligned with the intent of the MD-ST Overlay.

3. UDO section 20.02.050(a)(5) Upper Floor Facade Stepbacks of top floor

a. Description: The Greystar proposal introduces a targeted stepback on the top floor of each
building along public street frontages, set back by up to one unit depth. The site's challenging
geometry with a curved northern boundary prevents deep buildings into the site, very narrow street
frontage at Rogers, limited width at 9™ Street and depth from incorporating connectivity from the B-
Line to Butler Park at the overall southern edge of the site, results in constrained and irregular
building envelopes. These physical limitations cause limited space to design deep, continuous
floorplates that can accommodate stepbacks without severely impacting the interior layout. The
irregular lot shape forces building orientations that are not linear from Fairview Street. The steep
topography is being taken advantage of where possible. Along 9™ street the first floor of the
building is 1 story below street grade, giving the appearance of 3 stories above grade, and has an
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upper floor stepback. The overall design plans for Affordable Housing and Sustainable
Development incentives allowing for larger floorplates up to 30,000 square feet, and additional
building height. Even with this increase in building footprint size the unique site constraints have
restricted all our proposed buildings by thousands of square feet below the maximum due to a
combination of unique site constraints. Due to the site’s constraints, each building is undersized by
several thousand square feet relative to what is otherwise permitted. Requiring stepbacks on
lower floors would offset the Affordable Housing and Sustainable Development incentives, further
decrease usable space already limited the site geometry, resulting in reduce economic viability,
and jeopardize project financing. The proposed top floor stepbacks provide architectural variation,
along with the contrasting materials and design of the upper building floor, offers visual contrast
creating interest by adding additional character to the project that enhances the public view of the
buildings and does not interfere with adjacent properties.

b. The approval will not be injurious to the public health, safety, morals, and general welfare of the
community.

PROPOSED FINDINGS: Granting this variance will not be injurious to the public health, safety,
morals, or general welfare of the community. The site is bounded by open space, parkland, and
trail frontage rather than dense urban development. The absence of flanking tall structures and the
project’s low- to mid-rise character and some buildings set below grade ensure continued access
to air, light, and views. Removing the stepback requirement enables a more context-sensitive
design that preserves connectivity and supports housing goals without compromising public
interests.

c. 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 FINDINGS: The requested variance will not negatively impact on the use or value of
surrounding properties. The proposed upper floor stepbacks deliver an engaging design that is well
integrated into the site’s topography, including buildings that are below grade along 9th Street and
a parking garage that is partially below grade at Fairview Street, further reducing impact to
adjacent properties. Rather than presenting any adverse effect, the proposed design improves the
current use and will not adversely affect the adjacent property use or neighborhood property
values.

d. The strict application of the terms of this UDO 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 relive the practical difficulties.

PROPOSED FINDINGS: The combination of narrow and irregular lot geometry, elevation changes,
and required public connections across the site creates physical constraints that are unique to this
property. These unique site constraints eliminate the ability to achieve the depth and continuity
needed to implement upper floor stepbacks beyond the top floor. Even with the benefit of
Affordable Housing and Sustainable Development incentives allowing up to 30,000 square foot
floorplates, each proposed building falls short of that maximum due to the site’s limiting conditions.
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The irregular lot shape, limited frontage, and topographic complexity all combine to make
compliance with the stepback requirement impractical. Granting this variance is necessary to
deliver a code-aligned, efficient, and high-quality development that reflects the intent of the UDO
while responding to the site’s unique physical limitations.

4. UDO 20.02.050(a)(6) Windows and Doors on Primary Facades: First Floor (Building Base) Fagade
Facing a Street & B-Line Trail; 40% and 60%, respectively.

a. Description: In correlation with Variance #1 (if granted), the Greystar team requests the practical
application of the Windows and Doors on Primary Facades at ground level for facades facing a
street or the Trail to be congruent with the proposed residential use of the ground floor space
where approved/allowed. Greystar respectfully requests for portions of structures containing
approved/allowed ground floor dwelling units facing a street or the B-Line Trail to utilize the UDO
requirement of 20% minimum of transparent glass or fagade openings as defined in UDO Table
02-25: Upper Floors (Building Middle) Facing a Street.

b. The approval will not be injurious to the public health, safety, morals, and general welfare of the
community.

PROPOSED FINDINGS: Granting the variance will not be injurious to the public health, safety,
morals, and general welfare of the community. The request to align residential uses with
appropriate openings is practical and necessary (safety/security, privacy of residents, overall
residential experience, and maintains contextual compatibility with the surrounding area) to the
cohesive design of the Site. The proposed change of aligning the percentage of Windows and
Doors on Primary Facades does not present safety hazards or concerns or otherwise endanger
public health or general welfare, now or at any time in the future. The proposed 20% transparency
strikes a reasonable balance by allowing natural light into units and creating some level of street
interaction, while protecting residents’ rights to privacy, security, and peaceful enjoyment of their
homes.

c. 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 FINDINGS: There are no adverse impacts to the use and value of surrounding
properties that would result from the variance aligning ground floor residential units to their
respective UDO design standards related to fagade treatment. Allowing this variance presents no
external adverse impacts that negatively affect or minimizes the use and value of surrounding
properties. The nearest residential properties are separated from the subject site either by zoning
transitions, public streets, or existing commercial uses. Additionally, the units facing N Rogers
Street with reduced transparency will be well-buffered from the public realm through landscaping,
setbacks, and elevation changes, ensuring that the reduced transparency does not create an
inactive or blank edge. From a market perspective, there is no evidence that reduced window area
on a residential building lower surrounding property value, especially when the project is otherwise
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designed to a high architectural standard and includes landscaping, lighting, and public realm
improvements.

d. The strict application of the terms of this UDO will result in practical difficulties in the use and
residency 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 FINDINGS: The strict application of the UDQO’s transparency standard—requiring
40%-60% transparent glazing on the primary street-facing ground floor facade—would place an
unreasonable burden on the development at 503 N Rogers Street, rendering portions of the site
less practical for their intended residential use and compromising both design integrity and
marketability. The current transparency standard is primarily designed to support retail activation
and commercial visibility, ensuring that pedestrians can see into storefronts, cafes, or lobbies,
thereby encouraging engagement and safety. However, in this project, the ground floor is mainly
programmed for residential, as opposed to commercial. A rigid application of the transparency
standard, without consideration of these contextual realities, would inhibit developing a building
that is authentic to its setting and appropriate for its users.

Conclusion:

Greystar is pleased to present this redevelopment plan for 503 N Rogers Street. The project will
incorporate the City of Bloomington’s priorities around sustainable, affordable, and well-integrated mixed-
use development. This proposal responds to comments received from city staff, and to the physical
complexities and constraints of the site. Challenges-have previously hindered viable development at this
site. The proposed development will advance the city’s vision for the MD-ST overlay and broader
downtown area while requesting minimal variances due to practical necessity. These requested variances
allow the project to provide high quality urban design for the city while mitigating the challenges posed by
the site.

The findings demonstrate that granting these variances will not negatively impact public health, safety, or
neighboring properties. Rather, they enable a higher-quality project that respects the site's context,
strengthens connections to surrounding assets like Butler Park to the B-Line Trail, and supports
Bloomington’s broader goals for infill housing, economic revitalization, and community livability. Greystar
respectfully requests the Board of Zoning Appeals approve these variances, allowing this transformative
project to move forward and deliver long-term benefits for both the neighborhood and the city.
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Greystar is committed to delivering a mixed-use, multifamily housing development that complies with the
City of Bloomington’s Unified Development Ordinance (UDO), as well as all applicable federal, state, and
local laws. To ensure long-term compliance, we can confirm the project design and proposed operation
will NOT meet the definition of Student Housing or Dormitory per 20.07.010 Defined Words defined in the
UDO:

Student Housing or Dormitory

A multiple-family dwelling designed primarily as housing for, or likely to be occupied by, unmarried undergraduate or
post-graduate students, including but not limited to:

1) Multiple-family dwellings that contain any living units with four or more bedrooms; or

2) Multiple-family dwellings with more than 10 dwelling units where more than 33 percent of the living units
contain three bedrooms; or

3) Residential buildings that do not meet the definition of a “Residential Rooming House” or “Hotel or Motel,” in
which any of the bedrooms require the use of a common hallway shared by more than three bedrooms, to
access the nearest bathroom facilities or to access a cooking area containing a built-in sink, refrigerator, and
stove or oven.

For purposes of determining whether a multiple-family dwelling meets this definition, the City may consider the degree to
which the facility is occupied by undergraduate or post-graduate students and the degree to which occupancy is
marketed to undergraduate or post-graduate students. This use does not include a “Fraternity or Sorority.”

As such, Greystar is requesting to define a “Plan of Operation” in coordination with the City of
Bloomington, which would be recorded against the property to ensure that the project remains within the
definition of multifamily housing.

Proposed Plan for Operation:

o Mixed-use Multifamily Leases are by the unit:
0 No four-bedroom units will be offered.

o0 Fewer than 33% of all units will have three bedrooms.
o0 No bedroom will require a shared hallway (used by more than three bedrooms) to access a
kitchen or bathroom.

e Marketing & Occupancy is inclusive to all members of the Bloomington community:
o0 All leases will be first-come, first-served, in full compliance with Fair Housing laws and

applicable federal, state, and local laws.

e UDO and Building Code Compliance:
o All units will meet building code requirements for multifamily housing.
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e Lease Policies:
0 All Leases will include community rules aligned with Bloomington’s ordinances.

e Professional On-Site Management & Maintenance
o The development will be professionally managed with onsite maintenance and leasing staff.
Grounds, amenities, and trash collection will be serviced regularly to ensure long-term
community upkeep.

e Deed restricted retail that prohibits cannabis sales and alcohol sales greater than 50% of all sales

Supporting Exhibits:

Conceptual Site Plan, Architectural Elevations and Renderings
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BLOOMINGTON BOARD OF ZONING APPEALS CASE#: CU-24-25
STAFF REPORT ZR2025-06-0076
LOCATION: 717 S. Henderson Street DATE: June 26, 2025

PETITIONER: North College Partners, LLC
3243 Quailwood Run Lane
Trafalgar, IN 46181

REQUEST: The petitioner is requesting Conditional Use approval to allow a “Dwelling, duplex”
use in the Residential Small Lot (R3) zoning district.

REPORT: The property is located at the northeast corner of S. Henderson Street and E. 1% Street.
This site and all surrounding properties are zoned Residential Small Lot (R3) and have been
developed with single family residences. The property currently contains a single family residence
and is within the Bryan Park Neighborhood Association area. There is a separately platted lot to
the south that lies completely within a Conservation Easement and is owned by the petitioner, but
is not part of this petition. There is a 12° wide platted alley that runs along the north side of the

property.

The petitioner is proposing to remove the existing residence and develop the site with a new
“Dwelling, duplex”. The residence has been designed with both units facing Henderson Street to
the west. The proposed duplex would be an American Four Square design with two-stories and
each unit having three bedrooms. A driveway is shown along the north side of the residence from
the alley to access a 20°x20’ parking area. Water and sewer connections are proposed from
Henderson Street. Since Henderson Street is classified with a Neighborhood Connector typology,
an 8 wide tree plot and 7° wide sidewalk are required along the Henderson Street frontage. A 5’
wide tree plot has been shown and must be widened to 8’, a condition of approval has been
included to that effect.

This petition was presented to the Bryan Park and Elm Heights Neighborhood Associations. At
that meeting neighbors had questions regarding the overall layout of the building, possibility of
salvaging material from the existing residence, use of the adjacent lot to the south by the residents
of this proposal, and adequacy of the proposed parking. In general, the members of the
neighborhood were supportive of the overall design and architecture of the building.

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

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
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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 UDO
requires certain design elements to be similar in general shape, size and design of the majority
of existing single-family or duplex structures on the same block face. In accordance with those
standards, each unit has its own separate exterior entrance as required and the design of the
building incorporates many elements similar to surrounding residences on this block face
including- roof pitch design, front porch width and depth, front building setback, and vehicle
parking access. There is a 6 wide covered porch shown along the front of the building that is
similar in depth and width to other structures on this block face. The building has been shown
at the required build-to-line. Each dwelling unit has three bedrooms and meets the maximum 6
bedroom limitation. The petitioner did attend the Bryan Park and EIm Heights Neighborhood
Association meeting and presented this petition as required. The property owner does not have
any notices of violation on file. There are no other known applicable regulations for this
petition. There are water and sewer connections available in Henderson 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.

PROPOSED FINDING: The site has existing utility connection and no issues have been
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identified with the proposed connections. Installation of a sidewalk along the property frontage
is required by code and has been shown with the notation previously mentioned regarding
widening the width of the tree plot.

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. The property 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. As mentioned previously, at the neighborhood meeting there
were questions raised regarding the use of the adjacent lot and protection of existing
vegetation, which is restricted by an existing conservation easement. Neighbors also expressed
a desire for my parking on the property, however the UDO limits the width and depth of a
parking pad from an alley to 20°x20°, which has been shown and therefore is UDO compliant.
It is not possible to install additional parking on the property and meet UDO requirements.

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 adopt
the proposed findings and approve of CU-24-25/ZR2025-06-0076 with the following conditions:

1. This conditional use approval is limited to the design shown and discussed in the packet.
Street trees not more than 30° from center are required along the property frontage. A
sidewalk and tree plot consistent with the Transportation Plan are required along the
frontage.

3. Any portions of the sidewalk not located in public right-of-way must be placed in a
pedestrian easement.
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North College Partners, LLC

3243 Quailwood Run Lane, Indiana
Petitioner’s Statement

717 S Henderson St Residence

Petitioner: North College Partners, LLC

Property Description

717 S Henderson St is near the intersection of First Street and South Henderson Street in the
Bryan Park Neighborhood. The property is zoned R3 (Residential Small Lot) and is surrounded by
a mix of single family residential and multifamily. The lot directly to the south has a
conservation easement and in unable to be developed. The adjacent zoning on all sides is R3.

Conditional Use Request

North College Partners, LLC, is requesting a Conditional Use permit per the UDO for the
construction of a duplex in R3 Zoning. The proposal meets the design requirements and
development standards outlined in the UDO. It includes a new 2-story structure with two 3-
bedroom, 3-bath dwelling units. Each unit will have a separate exterior entrance Henderson St.
The plan features a traditional four square design, matching the roof styles and porches found
in the neighborhood. The exterior will primarily include engineered wood siding and
dimensional asphalt shingles. The building setback will sit behind the proposed transportation
right of way and sit 52’ from the middle of Henderson St. Vehicular access will be from the east-
west alley to the property’s north and 4 parking spots will be behind the residence. New water
and sewer services, separate for each unit, have 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 is expected to begin in October 2025, with
completion anticipated in the Summer of 2026.
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: V-26-25/ ZR2025-06-0078
STAFF REPORT DATE: June 26,2025

Location: 2401/2501 N Walnut St

APPLICANT: Sam Heale
405 N Rogers St Bloomington

OWNER: American Storage LLC
PO Box 40 Bloomington
CONSULTANT: Don Kocarek, Smith Design Group

2755 E Canada Dr Suite 101 Bloomington

REQUEST: Development standards variance for a determinate sidewalk variance for a portion of
required pedestrian facilities in the Mixed-Use Corridor (MC) zoning district.

REPORT: This property is located at 2401 (2501) N Walnut St and consists of two parcels totaling
4.46 acres. The property is zoned Mixed-Use Corridor (MC). Surrounding zoning districts are
Mixed-Use Corridor (MC) to the north, Residential Medium Lot (R2) to the east, and Parks and
Open Space (PO) to the south and west. Surrounding land uses include commercial to the north,
detached single-family residential use to the east, commercial to the south, and park to the west. The
future land use designation for this property is Urban Corridor.

The petitioner received a building setback variance at the Board of Zoning Appeals hearing in July
2024, as well as a variance to not install the required pedestrian facilities along the N Old State Road
37 frontage. The petitioner received a denial for a determinate sidewalk variance for 140 feet of the
required facilities along the N Walnut Street frontage.

The petitioner is proposing to construct a new 6,050 square foot storage and office building and
parking lot along the front property line on N Walnut St. The new structure and parking lot would
replace the existing 3,000 square foot front office building and a surface parking lot along N Walnut.
The Unified Development Ordinance (UDO) requires that a site be brought into full compliance with
any petition for the demolition of existing and construction of new buildings.

Full compliance requires the installation of pedestrian facilities, including all trails and connector
paths, as indicated in the Transportation Plan, on all street frontages. This property has street
frontage along N Walnut Street, so pedestrian facilities are required along that frontage. The
Transportation Plan calls for a multi-use path along N Walnut Street. The path is planned for the
west side of N Walnut Street.

UDO Section 20.04.050(d)(4)(A) states:

All developments shall integrate an interior and exterior pedestrian network comprised of concrete
sidewalks or asphalt paths for pedestrian transportation and recreation. This network shall include
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pedestrian facilities along street frontages, multiuse trails where indicated on the Transportation
Plan, and pedestrian connector paths between developments and public destinations (e.g., schools,
parks, hospitals), nearby trails, other developments, and vacant land.

The UDO contains guiding language for the Board of Zoning Appeals for Determinate Sidewalk
Variance requests.

Determinate Sidewalk Variance Approval Criteria:

20.06.080(b)(3)(E)(1)(3): 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

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.

The petitioner is requesting a variance from installing the multi-use path within the southern 108’
feet of street frontage along N Walnut, as seen in the petitioner exhibit.

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:

1) The approval will not be injurious to the public health, safety, morals, and general welfare
of the community.

PROPOSED FINDING: The granting of this variance will not be injurious to the public
health, safety, morals, or general welfare of the community. While it would be beneficial to
community welfare to have a multi-use path along the entire length of this property’s
frontage, the construction of the southern portion could be forestalled until the connection to
the south is planned and built by the City.

2) The use and value of the area adjacent to the property included in the Development
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Standards Variance will not be affected in a substantially adverse manner.

PROPOSED FINDING: The use and value of the area adjacent to the property will not be
affected in a substantially adverse manner by the approval of this variance. There is no
pedestrian facility currently provided in front of private property to the south. While it would
be beneficial to community welfare to have a multi-use path along the entire length of this
property’s frontage, the construction of the southern portion could be forestalled until the
connection to the south is planned and built by the City.

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 does not find that the strict application of the
terms of the UDO will result in practical difficulties in the use of the property. The petitioner
is requesting a determinate sidewalk variance for 108 feet of the southernmost portion of the
required multi-use path. While there is steep topography at the location called for in the
Transportation Plan, a review of the proposed plans by Engineering Department and
Planning & Transportation Department staff led to discussion of moving the path further
east, allowing 7 feet between the edge of pavement and the path, alleviating the need for a
variance. Staff sent that proposal to the petitioner for review on April 25, 2025.

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the
proposed findings and deny case V-26-25/ ZR2025-06-0078.
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Todd M. Borgman, P.LS.
Katherine E. Stein, P.E.
Don J. Kocarek, R.L.A.
Stephen L. Smith, Founder

To: Jackie Scanlan, Development Services Manager and City of Bloomington Board of
Zoning Appeals

RE: Determinant sidewalk variance request
Dear Jackie and BZA Members,

We are requesting a determinant sidewalk variance for All American self-storage facility
located at 2401 N. Walnut Street. The property consists of two parcels totaling 4.46 acres
and is used as self-storage facility and office. The project includes the removal of one of
the 11 existing buildings, replacing the one building with a new modern 3-story self-
storage and office building.

Approximately 45% of the property is already developed with self-storage buildings and
pavement for access to those buildings. The remainder of the property has forested steep
slopes, sloping down to Cascades Park to the west. To the south is right of way owned by
the city which extends from the east side of Walnut Street down to Cascades Park. This is
the area where the sidewalk variance is being requested. To the north is a Hotel/bar. To
the east across Walnut Street is single family residences.

The transportation plan suggests a 12" wide path and an 8' tree plot along Walnut Street
Road. On the south side of the property, there are steep slopes and rocky terrain on the
west side of Walnut Street. This is the area where the variance is being requested. The total
path length required by planning is 581" and we are requesting the variance for only 108’
of this length. There is an area behind the guardrail where the slopes become steep and
rocky making the path impractical to build in this area shown in the exhibits

We appreciate the opportunity

Sincerely,

Don Kocarek
Smith Design Group, Inc.
dkocarek@smithdginc.com

2755 E Canada Dr Suite 101 Page 1 of 4
Bloomington, Indiana 47401

812-336-6536

smithdginc.com
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Todd M. Borgman, P.LS.
Katherine E. Stein, P.E.
Don J. Kocarek, R.L.A.
Stephen L. Smith, Founder

Exhibit 1: Looking north along the guardrail. The proposed path would be

on the back of the guardrail. Big Red Liquors is at the top of the photo for
reference

2755 E Canada Dr Suite 101
Bloomington, Indiana 47401
812-336-6536
smithdginc.com

Page 2 of 4
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Todd M. Borgman, P.LS.
Katherine E. Stein, P.E.
Don J. Kocarek, R.L.A.
Stephen L. Smith, Founder

Exhibit 2: Looking east from Old SR 37 Cascades Park area. The telephone pole in
the picture is at the start of where the path area we are seeking a variance for.

2755 E Canada Dr Suite 101
Bloomington, Indiana 47401
812-336-6536
smithdginc.com

Page 3 of 4
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Todd M. Borgman, P.LS.
Katherine E. Stein, P.E.
Don J. Kocarek, R.L.A.
Stephen L. Smith, Founder

Exhibit 3: Looking east at the slope and rock outcroppings. Note the telephone
pole next to where the path variance is requested.

2755 E Canada Dr Suite 101
Bloomington, Indiana 47401
812-336-6536
smithdginc.com

Page 4 of 4
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