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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or
E-mail human.rights@bloomingto.in.gov.
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The approval will not be injurious to the public health, safety, morals, and general welfare 
of the community. 

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. 

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. 

6



7



8



9



10



11



12



13



14



15



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

 
 

(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.  

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

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

 

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. 

 
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. 
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Bloomington, IN

Board of Zoning Appeals Submission
June 12, 2025
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503 NORTH ROGERS
BLOOMINGTON, IN

JUNE 12, 2025

2

Site Plan

SCALE:  1” = 80’-0”
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Typical Floor Plan 

SCALE:  1” = 50’-0”
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Level 5 Floor Plan

SCALE:  1” = 50’-0”
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SCALE:  1” = 30’-0”

BUILDING A - NORTH ELEVATION BUILDING A - WEST ELEVATION

BUILDING A - SOUTH ELEVATION BUILDING A - EAST ELEVATION

Elevations - Building A

MATERIAL BREAKDOWN
BUILDING A

BRICK
FIBER CEMENT
   FC PANEL
   FC BOARD AND BATTEN
   FC LAP SIDING
OPENINGS
TOTAL

21%
51%
23% 
56% 
21%
28%
100%
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SCALE:  1” = 30’-0”

BUILDING A - COURTYARD NORTH ELEVATION BUILDING A - COURTYARD EAST ELEVATION

BUILDING A - COURTYARD SOUTH ELEVATION BUILDING A - COURTYARD WEST ELEVATION

Elevations - Building A
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503 NORTH ROGERS
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Elevations - Building B

SCALE:  1” = 30’-0”

BUILDING B - NORTH ELEVATION

BUILDING B - SOUTH ELEVATION

BUILDING B - EAST ELEVATION

BRICK
FIBER CEMENT
   FC PANEL
   FC BOARD AND BATTEN
   FC LAP SIDING
OPENINGS
TOTAL

22%
46%
32% 
29% 
39%
32%
100%

MATERIAL BREAKDOWN
BUILDING B
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SCALE:  1” = 30’-0”

BUILDING B - WEST ELEVATION

BUILDING B - NORTH COURTYARD ELEVATION

BUILDING B - SOUTH COURTYARD ELEVATION

Elevations - Building B
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SCALE:  1” = 30’-0”

BUILDING C - NORTH ELEVATION

BUILDING C - EAST ELEVATION

BUILDING C - COURTYARD NORTH ELEVATION

BUILDING C - SOUTH ELEVATION

BUILDING C - WEST ELEVATION

BUILDING C - COURTYARD SOUTH ELEVATION

Elevations - Building C

BRICK
FIBER CEMENT
   FC PANEL
   FC BOARD AND BATTEN
   FC LAP SIDING
OPENINGS
TOTAL

24%
46%
23% 
58% 
19%
30%
100%

MATERIAL BREAKDOWN
BUILDING C
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SCALE:  1” = 30’-0”
N

A

B

C

GARAGE

GARAGE - NORTH ELEVATION

ARCH PRECAST - BRICK INLAY
ARCH PRECAST - TEXTURED
FIBER CEMENT - BOARD+BATTEN
OPENINGS
TOTAL

51%
24%  
7%
18%
100%

Elevations - Garage

GARAGE - SOUTH ELEVATION

GARAGE - EAST ELEVATION

GARAGE - WEST ELEVATION

FIBER CEMENT BOARD + BATTEN
ARCH PRECAST - BRICK INLAY
ARCH PRECAST - TEXTURED

PREFINISHED STOREFRONT
METAL CANOPY

METAL CANOPY

METAL CANOPY

MATERIAL BREAKDOWN
  GARAGE  

MASONRY
RETAINING WALL

LEVEL 1

LEVEL 1/P1
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RENDERING
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RENDERING
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RENDERING
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RENDERING
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RENDERING
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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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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. 

 

ii. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses permitted 
under the proposed development at the time the needs or demands arise, while 
maintaining adequate levels of service to existing development. Public services and 
facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  
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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. 

 

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. 
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North College Partners, LLC 

3243 Quailwood Run Lane, Indiana 

Pe oner’s Statement 

717 S Henderson St Residence 

Pe oner: North College Partners, LLC 

Property Descrip on 
717 S Henderson St is near the intersec on of First Street and South Henderson Street in the 
Bryan Park Neighborhood. The property is zoned R3 (Residen al Small Lot) and is surrounded by 
a mix of single family residen al and mul family.  The lot directly to the south has a 
conserva on easement and in unable to be developed.  The adjacent zoning on all sides is R3. 

Condi onal Use Request 
North College Partners, LLC, is reques ng a Condi onal Use permit per the UDO for the 
construc on 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 tradi onal 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 transporta on 
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 
U li es and Engineering, and new electrical service, separate for each unit, will be coordinated 
with Duke Energy. Upon approval, construc on is expected to begin in October 2025, with 
comple on an cipated in the Summer of 2026.   
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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 

147



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. 
 

Determinate Sidewalk Variance Approval Criteria: 
20.06.080(b)(3)(E)(i)(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 approval will not be injurious to the public health, safety, morals, and general welfare 
of the community. 

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. 

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

2755 E Canada Dr Suite 101   Page 1 of 4 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

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

2755 E Canada Dr Suite 101   Page 2 of 4 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

 
 

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

2755 E Canada Dr Suite 101   Page 3 of 4 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

 

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

2755 E Canada Dr Suite 101   Page 4 of 4 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

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