
CITY OF BLOOMINGTON 

HEARING 
OFFICER 

February 11, 2026 @ 2:00 p.m. 
Kelly Conference Room #155 and Zoom 

Virtual Link:

https://bloomington.zoom.us/j/88225451589?pwd=SkQxQmQvTnBXc202M0ZPano1eW9rdz09 
Meeting ID: 882 2545 1589 
Passcode: 897298 
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 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. 
 

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

 
 

 

CITY OF BLOOMINGTON 
HEARING OFFICER (Hybrid Meeting) 
February 11, 2026 at 2:00 p.m. 
    
City Hall, 401 N. Morton Street 
Kelly Conference Room #155 
   
Virtual Link: 
https://bton.in/xRLRA 
 

Meeting ID: 882 2545 1589  Passcode: 897298 
 
Petition Map: https://bton.in/G6BiA 
 
 
APPROVAL OF MINUTES:   
 
January 14, 2026 
 
PETITIONS: 
 
ZR2025-12-0118   David & Linda Stewart 
     1015 S. Dunn Street 
     Parcel(s): 53-08-04-300-118.000-009 

Request: Variance from maximum cumulative square footage 
allowed for accessory structures in the Residential Small Lot (R3) 
zoning district. Case Manager: Jamie Kreindler 

 
 
 
 
 
 
 
 
 
 
 
 

Hearing Officer Member: 
 

Member Appointed By Term 

Ryan Robling Plan Commission 10/11/2022-Current 
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HEARING OFFICER –Kelly Conference Room #155 
January 14, 2026 @ 2:00 p.m. - Record of Meeting    

Hearing Officer                January 14, 2026 
1 

The Hearing Officer meeting was held on Wednesday, January 14, 2026 in the Kelly 
Conference Room #155 and on Zoom. Hearing Officer present: Ryan Robling 
 
APPROVAL OF MINUTES:   
December 17, 2025 
 
Robling made a motion to approve the minutes. Motion passes.   
 
PETITIONS: 
ZR2025-12-0115   Valu-Built, INC 
     614 N. Grant Street 
     Parcel: 53-05-33-210-100.000-005 

Request: Variance from tree and forest preservation 
standards to allow tree removal for construction of a new 
"Dwelling, triplex" in the Residential High-Density 
Multifamily (RH) zoning district. Case Manager: Gabriel 
Holbrow 

 
Gabriel Holbrow, case manager, presented ZR2025-12-0115. See meeting packet for more 
detail. The department recommends that the Hearing Officer adopt the proposed findings and 
approve ZR2025-12-0115 with the following conditions:  
 

1. A least nine new trees, chosen from species listed in the UDO as permitted large street 
trees or permitted large interior trees, shall be planted on the property. These nine trees 
shall be in addition to required street trees. The required tree planting shall be verified by 
a site inspection by Planning and Transportation Department staff either before any of 
the dwelling units are occupied or within six weeks after any of the dwelling units are 
occupied. 

 
Sable Beyers, presented the variance request on behalf of the petitioner.   
 
PUBLIC COMMENT:  
 
Amy Butler spoke.  
 
Michael Brams spoke.  
 
BACK TO HEARING OFFICER:  
 
Robling made a motion to forward ZR2025-12-0115 to the January 22, 2026 Board of 
Zoning Appeals meeting. Motion passes.  
 

Meeting adjourned 2:39 P.M. 

3



BLOOMINGTON HEARING OFFICER STAFF REPORT CASE #: ZR2025-12-0118 

Location: 1015 S. Dunn Street     DATE: February 11, 2026 

  

PETITIONER/OWNER:   David Stewart 

  1015 S. Dunn Street  

Bloomington, IN, 47401 

 

REPRESENTATIVE: Chris Sturbaum 

    334 S. Jackson Street 

    Bloomington, IN, 47403 

 

REQUEST: The petitioner is requesting a variance from the maximum cumulative square 

footage allowed for accessory structures in the Residential Small Lot (R3) zoning district. 

 

REPORT: The petition site is zoned Residential Small Lot (R3) and is approximately 0.33 acres 

in size. The petitioner owns two platted lots that are each approximately 56’ wide by 116’ deep 

and have been developed with a single-family home that spans both lots. There is an existing 120 

square foot accessory shed located in the northeast corner of the lot. The petitioner is proposing 

to build a new 484 square foot Accessory Dwelling Unit (ADU) in the southeast corner of the 

property. As shown on the submitted site plan, the proposed ADU includes an uncovered exterior 

deck and an unenclosed covered entry porch. Surrounding properties to the north, east, south, 

and west are all zoned R3 with single-family homes. 

 

Per Table 03-4 in the City’s Unified Development Ordinance (UDO), properties in the R3 zoning 

district are permitted a maximum of two accessory structures with a maximum cumulative 

footprint of 580 square feet. The existing accessory shed on the site is 10’ by 12’ or 120 square 

feet in size. The proposed ADU is 22’ by 22’ or 484 square feet in size. The combined total size 

of the accessory shed plus the proposed ADU is 604 square feet, which exceeds what the UDO 

allows by 24 square feet. To install the new ADU and keep the existing shed on the property, the 

petitioner is requesting a variance to increase the maximum cumulative square footage allowed 

for accessory structures in the R3 zoning district. The requested increase is from 580 square feet 

to 604 square feet, which totals an increase of 24 square feet. 

 

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 

 

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 is not expected to be injurious to the 

public health, safety, morals, or general welfare of the community. The requested variance is a 

minimal increase of 24 square feet to the total allowed cumulative square footage for accessory 

structures on the property. The Planning and Transportation Department received several letters 
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of support for the requested variance from neighbors at 1008 S. Henderson Street, 1016 S. 

Henderson Street, and 1025 S. Dunn Street. These three properties that submitted letters of 

support for the requested variance are most impacted by the proposed installation of a new ADU 

in the southeast corner of the site. 

 

2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 

 

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties as 

a result of the requested variance are found. As mentioned above, several letters of support were 

received from surrounding neighbors who would be most impacted by the proposed ADU. The 

petitioner has designed the ADU to be as compact as deemed possible, and it is intended to be 

occupied by a member of the petitioner’s family. As stated by the petitioner in their submitted 

statement to the Hearing Officer, “The room size is already minimal and the loss of more than a 

foot of width would push the compact design to being overcrowded and thereby less livable and 

diminished in value.” The petitioner also adds in their statement that the existing shed is nestled 

under a tree in the back corner of the lot. This shed has been there for decades and is screened 

from the neighbor’s property by a fence. The variance request to allow a small increase in the 

cumulative square footage of accessory structures on the property is offset by the increased size 

of the lot. The total square footage of the accessory structures is proportional to the overall size 

of the property. 

 

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 strict application of the terms of the UDO will result in practical 

difficulties in the use of the property as the property owner would be required to remove the 

existing 10’ by 12’ shed in order to install the new 22’ by 22’ ADU. The practical difficulties are 

peculiar to the property in question because 1015 S. Dunn Street is nearly twice the size of many 

of the surrounding smaller lot properties. Due to the R3 zoning, the location is limited to two 

accessory structures with a maximum cumulative total size of 580 square feet. Similarly sized 

properties are typically zoned with a greater size allowance for accessory structures. If the 

property was zoned Residential Medium Lot (R2), the maximum cumulative total size for two 

accessory structures increases to 840 square feet. The petitioner is requesting a variance to 

increase the maximum cumulative square footage allowed from 580 square feet to 604 square 

feet which is a minimal increase of 24 square feet. The granting of the requested variance will 

relieve the practical difficulties as it would allow for appropriately sized accessory structures 

proportional to the dimensions of this property. 

 

RECOMMENDATION: The Department recommends that the Hearing Officer adopt the 

proposed findings and approve the petition with the following conditions: 

 

1. The variance approval is limited to the design shown and discussed in the packet. 

2. A Certificate of Zoning Compliance must be issued prior to construction of the ADU. 
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Jamie Kreindler <jamie.kreindler@bloomington.in.gov>

1015 south dunn street

sharleedavis@att.net <sharleedavis@att.net> Mon, Dec 15, 2025 at 11:59 AM
To: jamie.kreindler@bloomington.in.gov

Hello. My name is Sharlee Davis. I live at 1025 South Dunn Street. I am writing you to let you know that it is
o.k. with me if the Stewarts at 1015 want to build a structure in their backyard for their son to reside in. I
admit, I am totally against increasing the density in core neighborhoods and if this structure was going to b
right up next to my house I would be against it. I have a very large yard and there is a large amount of
space between where they want to put this and my home. Also, they, as home owners, would be residing at
1015 so there would not be added cars to our street. Thanks for your time and consideration…

Best,

Sharlee Davis

1025 South Dunn Street

Bloomington Indiana
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Jamie Kreindler <jamie.kreindler@bloomington.in.gov>

ADU at 1015 S Dunn Street (Dave Stewart)

David Millen <millend@att.net> Sat, Dec 27, 2025 at 1:41 PM
To: "jamie.kreindler@bloomington.in.gov" <jamie.kreindler@bloomington.in.gov>
Cc: David Stewart <batttyna2@gmail.com>

Jamie,
I forgot to mention that I also have no problem with Dave Stewart keeping his shed on his property in addition to the ADU.
Sorry I didn't make that clear in my first email.
Thank you.
David Millen

On Friday, December 26, 2025 at 03:32:12 PM EST, David Millen <millend@att.net> wrote:

Jamie,
I  own the house and property at 1008 S Henderson Street which is directly east of Dave Stewart's property and it shares
his (Stewart's) eastern boundary with our western boundary. The legal description of our property is 015-36340-00 Rogers
Park Lots 10 & 11. It is owned jointly by myself and my brother Thomas who recently passed away (October 18, 2025)
and will be solely owned and occupied by myself.
Concerning the proposed ADU in the southeast corner of Dave Stewart's property at 1015 S. Dunn Street, I have no
problems with the approval of building the ADU. So consider this email as my complete approval of the project.
If you need anything else concerning this matter my snail mail address is:
David Millen
1008 S. Henderson St.
Bloomington, IN 47401-5969

email address:
millend@att.net

and my phone is:
812-340-8670.

Thank you,
David Millen

45



Jamie Kreindler <jamie.kreindler@bloomington.in.gov>

Dave Stewart ADU

Pete Kinne <pkinne8899@gmail.com> Sun, Dec 21, 2025 at 1:00 PM
To: jamie.kreindler@bloomington.in.gov, battyna2@gmail.com

Hello, Jamie, Pete Kinne here, 1016 S. Henderson St.  My property has an ADU in the northwest corner, addressed as
1014 S. Henderson St.  It was originally 1010 1/2 , but that was changed a few years ago to better align with the
surrounding neighborhood's address patterns.  Dave and Linda Stewart propose to build their ADU in the southeast
corner of their property, directly diagonal to mine.  I support their goal to have the ADU in that location and to be able to
keep their existing garden shed.  I hope this minor variance will be approved, as the small square footage involved is
unlikely to affect anyone but them.

Pete Kin
1016 S. Henderson St.
812 369-8302
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 m c a      architects + urbanists 
 

1015 S. Dunn St. Residence 
Bloomington, IN 47401 

 
February 5, 2026 
 
Stewart Residence Addition & Renovation – COB Planning Variance Request (R3 Zone) 
 

 
Please be advised that the Owner’s of the attached property (Linda & David Stewart) are requesting an 
impervious surface coverage/allowable area variance due to the Owner’s need to maintain the use of an 
existing shed on the northeast corner of the property (exceed requirement by 24 s.f.). 
 
Project design as presented and maintaining site characteristics are an essential element in that the Owner’s 
are addressing very specific needs and desires of the family member who will be living in the proposed ADU. 
 
The total combined lot area is 14,118 s.f. with calculated impervious surface coverage (both lots combined) 
of 4,745 s.f. (33.6%) which is substantially less than the maximum allowable of 6,353 s.f. (45%). 
 
Reducing the footprint of the proposed ADU by 24 s.f. would have a significantly negative impact on the 
compact use and livability of the ADU as designed (reduction in widths/clearances in hallways/passageways, 
bath, kitchen, closets/storage). 
 
All remaining COB Unified Development Ordinance requirements (R3 Zoning District) and ADU standards 
have been met. 
 
We thank you for your assistance and hopeful this request will be supported. 
 
 
 
Sincerely, 
 
Marc Cornett 
mca architects + urbanists 
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