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**Next Meeting: April 3, 2019  
  
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 
March 20, 2019 at 2:00 p.m.      *Kelly Conference Room #155 
 
 
PETITION CONTINUED TO:     4/3/19 
 
CU-07-19 Matthew Francisco and Selma Sabanovic 

512 W. Howe St. 
Request: Conditional Use approval to allow a detached accessory dwelling unit 
(ADU). 
Case Manager: Eric Greulich 

 
PETITIONS: 

 
CU-05-19 Peter and Sara Kinne 

1016 S. Henderson St. 
Request: Conditional Use approval to allow an accessory dwelling unit (ADU).  
Case Manager: Ryan Robling 
 

V-06-19 Fierst Rentals 
503 N. Grant St. 
Request: Variance from side yard building setback standards to allow an addition to a 
single-family residence.  
Case Manager: Eric Greulich 
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BLOOMINGTON HEARING OFFICER                                 CASE #: CU-05-19 
STAFF REPORT               DATE: March 20, 2019 
Location: 1016 S. Henderson Street 
 
PETITIONER: Peter Kinne 
   8899 E. Baby Creek Road, Bloomington, Indiana  
 
REQUEST: The petitioner is requesting conditional use approval to allow an attached 
accessory dwelling unit in the Residential Core (RC) zoning district.   
 
REPORT: This 0.39 acre (17,205 sq. ft.) site is located at 1016 S. Henderson Street. 
The property is zoned Residential Core (RC). The site currently contains one single 
family residence and a detached garage which has a legal nonconforming accessory 
dwelling unit above the garage. The petitioner is requesting conditional use approval in 
order legitimize the existing Accessory Dwelling Unit (ADU) to allow an addition to the 
primary structure and to connect the ADU to the primary residene. The residence and 
the garage/accessory dwelling unit will be connected by the addition of a new 120 sq. ft. 
mud room. The petitioner will also be adding a 99 sq. ft. kitchen addition.  
 
There is an existing driveway that accesses the garage from S. Henderson Street. The 
garage will continue to be used for parking. The accessory dwelling unit is currently 
being rented, and will continue to be so after the additions are constructed. The 
proposed addition will meet all side and rear yard setback requirements. A building 
permit has been applied for to construct the addition and can be approved pending the 
approval of this conditional use application. 
 
ACCESSORY DWELLING UNIT ISSUES: 
 
Section 20.05.0333 outlines the particular standards required for Accessory Dwelling 
Units in single-family residential zoning districts in Bloomington. 
 
The petition meets all of the standards of Section 20.05.0333. 
 
Setbacks: The proposed structure will be located approximately 5’ from both side 
property lines.  
 

Site Standards Allowed Proposed 
Maximum Number 1 per lot 1 

Number of Residents One Family per lot 
One Family or 3 

unrelated per lot 
Minimum Lot Size 7,200 square feet 17,424 sq. ft. 

Proximity 
At least 300 feet from approved 

ADU 
No approved ADU’s 

within 300’ 
Owner Occupancy Required on Lot  Owner in House 

 
 

Design Standards Allowed Proposed 
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Maximum Square 
Footage 440 square feet 422 square feet 
Maximum Bedrooms 1 1 
Minimum Setbacks 

  Front Same as Dwelling 10 feet behind house 
Side 5 feet 5 feet 
Side 5 feet 5 feet 
Maximum Height 25 feet 25 feet 

 
 
Criteria and Findings for Conditional Use Permits 
 
20.05.023 Standards for Conditional Use Permits 
 

No Conditional Use approval shall be granted unless the petitioner shall 
establish that the standards for the specific Conditional Use are met and that the 
following general standards are met. 
                                                                        
1. The proposed use and development must be consistent with the Comprehensive 

Plan and may not interfere with the achievement of the goals and objectives of the 
Comprehensive Plan; 

 
Proposed Finding: The proposal for an ADU does not interfere with the goals and 
objectives of the Comprehensive Plan and in fact the Comprehensive Plan 
specifically supports Accessory Dwelling Units as a way to provide affordable 
housing options and maintain owner occupied housing in the older neighborhoods 
by incorporating Accessory Dwelling Units. Policy 5.3.1 encourages opportunities for 
infill and redevelopment across Bloomington with consideration for increased 
residential densities through accessory dwelling units. Under Land Development 
policy guidance the Comprehensive Plan states “Accessory dwelling units for single-
family residential uses offer options to consider for affordability, aging in place, and 
to meet other housing needs.” 

 
2. The proposed use and development will not create nuisance by reason of noise, 

smoke, odors, vibrations, or objectionable lights; 
 

Proposed Finding: The proposed use will not create a nuisance. The structure 
currently exists on the site and no known nuisance exists or have been reported. 
The use on the site will take place completely indoors. No smoke, odors, vibrations, 
or objectionable lights are typically associated with a residential use. 

 
3. The proposed use and development will not have an undue adverse impact upon the 

adjacent property, the character of the area, or the public health, safety and general 
welfare;  

 
Proposed Finding: No adverse impacts to the adjacent properties or character of 
the area will occur as a result of this petition. An accessory dwelling unit already 
exist on the site, with no known adverse impacts upon adjacent properties. The 
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overall use of the property will still be a single family residential use. The limits on 
occupancy for the property minimizes impacts to the adjacent properties. No 
additional buildings are proposed. 

 
4. The proposed use and development will be served adequately by essential public 

facilities and services such as streets, public utilities, stormwater management 
structures, and other services, or that the applicant will provide adequately for such 
services; 

 
Proposed Finding: The site is adequately served by all public utilities. No additional 
development is proposed. 

 
5. The proposed use and development will not cause undue traffic congestion nor draw 

significant amounts of traffic through residential streets; 
 

Proposed Finding: The limit on occupancy imposed with the ADU standards 
insures that the maximum occupancy on the property does not exceed that of a 
typical residential property. There is ample parking on site for both the house and 
accessory dwelling unit with a driveway in front of the garage plus parking within the 
garage, and no significant amounts of traffic will be generated by the one-bedroom 
ADU unit. 

 
6. 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; 
 

Proposed Finding: The ADU will have no significant effect on the natural, scenic, 
or historic features of the parcel or area. The house is not located in a historic 
district. 

 
7. The hours of operation, outside lighting, and trash and waste collection must not 

pose a hazard, hardship, or nuisance to the neighborhood. 
 

Proposed Finding: The Department does not find any negative impacts to the 
neighborhood from the proposed ADU operation. 

  
8. Signage shall be appropriate to both the property under consideration and to the 

surrounding area.  Signage that is out of character, in the Board of Zoning Appeal's 
determination, shall not be approved. 

 
Proposed Finding: No signage is allowed for the ADU. 

 
9. The proposed use and development complies with any additional standards imposed 

upon the particular use by Chapter 20.05; CU: Conditional Use Standards. 
 

Proposed Finding: There are no other standards applicable to the ADU. 
 
RECOMMENDATION: The Department recommends that the Hearing Officer adopt the 
proposed findings and approve CU-05-19 with the following conditions: 
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1. The Conditional Use is approved for the existing accessory structure as 
submitted. 

2. Petitioner shall record a commitment to satisfy 20.05.0333(l), indicating that the 
ADU cannot be sold separately from the primary unit and that the conditional 
use approval shall only be in effect as long as the owner(s) of record occupies 
either the house or the ADU as his or her primary residence. If the ADU 
approval is revoked at any time, the ADU must be removed from the property. 

3. Petitioner shall submit a copy of the property tax homestead exemption for the 
property. 
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BLOOMINGTON HEARING OFFICER     CASE #: V-06-19 
LOCATION: 503 N. Grant Street     DATE: March 20, 2019  
 
PETITIONER:   Fierst Rentals 

 PO Box 1288, Bloomington 
 
CONSULTANT: Kirkwood Design Studios, Mary Krupinski 
   PO Box 7915, Bloomington 
 
REQUEST: The petitioner is requesting a variance from side yard setback standards to allow an 
addition to an existing residence. 
 
REPORT: The property is located at 503 N. Grant Street and is zoned Residential Multifamily 
(RM). Surrounding land uses include single and multifamily residences to the north, south, west 
and east. The property has been developed with a two-story, single family residence. The building 
is listed as a contributing structure and the Historic Preservation Commission voted not to locally 
designate the building at their February 14, 2019 meeting per Demo Delay case #19-03.  
 
The petitioner is proposing to add a 200 square foot, one-story addition on the rear of the building. 
The existing residence is located 8.6’ from south property line and 11.6’ from the north property 
line, both of which are side yards. The proposed addition has been designed to be historically 
appropriate to the house and will be inset 2’ from both adjacent façades of the house. The 
proposed addition would be 10’ from the south property line and 12’ from the north property 
line. Since this property is in a multi-family district, the UDO requires a 15’ setback from a side 
yard property line regardless of the number of stories. 
 
The petitioner is requesting a variance from the required 15’ side yard setback in order to allow 
a 13.6’ setback to the north and a 10.6’ setback to the south. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.09.130 e) Standards for Granting Variances from Development Standards: A variance 
from the development standards of the Unified Development Ordinance may be approved only 
upon determination in writing that each of the following criteria is met: 
 

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

 
PROPOSED FINDING: No injury is found with this petition. The proposed addition would 
be setback further from the property line then the existing house and would exceed the 
setback for a structure if this was located in a single family zoning district. The use of the 
property will remain as a single family house. 
 
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 negative effects from this proposal on the areas adjacent to the 
property are found. The setback encroachment is not increasing and is actually getting closer 
to compliance. There are several other structures in this area with a side yard setback that 
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does not meet the required sideyard setback. The property will remain as one detached single-
family dwelling.  

 
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: Practical difficulty is found in the limits inherent in the lot size 
combined with the location of the existing residence on the lot. The addition will not be closer 
to the side property line then the existing structure. Peculiar condition is found in the location 
of the existing residence within the required setback and that the setbacks for the lot do not 
provide a very useable portion remaining to allow for a small addition to the house. In 
addition, the zoning and development standards for the property are designed for a larger 
scale development and not for a single family residence. 

 
RECOMMENDATION: Based upon the written findings above, the Department 
recommends that the Hearing Officer adopt the proposed findings and recommends approve 
V-06-19 with the following conditions: 
 
1. The petitioners must obtain a building permit prior to construction. 
2. This variance applies to the addition as proposed only. Any subsequent encroachment 

would require a variance. 
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February 22, 2019 Updated March 15,2019                          
 
Eric Gruelich 
City of Bloomington Planning Department 
401 N Morton 
Bloomington, IN 47404 
 
Sent Via Email: gruelice@bloomington.in.gov 
 

Re: Addition to 503 N. Grant Street 

Dear Mr. Gruelich, 
 
On behalf of Fierst Rentals, LLC,  we are submitting this project for your review and 
approval. The subject property is 503 N Grant Street, Bloomington, IN and is zoned 
RM, Multi-family Residential.  It is a two-story single-family residential structure for 
which we are proposing a one-story addition.  
 
We have introduced this project to you at a pre-application meeting held on Friday, 
January 25th. This property is located in the Old Northeast Neighborhood and is 
considered a contributing structure within the Bloomington Survey of Historic 
Structures. We have submitted to the Historic Preservation Commission for a 
hearing on February 14th regarding the partial demolition delay process. We posted 
the required sign for this hearing on January 25th.  
 
The subject home is a small craftsman four-square constructed in 1930. It was built 
as a companion property to property immediately to the north at 509 N Grant 
Street. These two four-square style homes were built by two brothers, 
approximately 5 years apart in 1925 and 1930. Each have small, almost identical 
footprints and both are of brick construction. The companion property at 509 has 
an addition at the rear that appears to have been added sometime in the latter half 
of the 20th Century.  The homes share a driveway that straddles the property line 
between them.  
 
Currently the subject property at 503 N Grant contains 4 bedrooms. Given the date 
of the home, the RM zoning allows for up to 5 unrelated adults. The owner would 
like to add on to the rear of the home to accommodate a main floor bedroom. They 
would also like to return the upper floor to it’s original bedroom configuration and 
make the bedroom sizes more accommodating to todays market. The addition and 
renovation would accommodate two bedrooms in the basement level. One of these 
currently exists and the second would be located within the addition.  Each of these 
lower level bedrooms would have code complying windows and egress window 
wells. These market improvements would help secure the long-term viability of this 
historically contributing neighborhood residence.  
 
Being located in one of the oldest sectors of the downtown, the lot size is typical of 
the Old Northeast neighborhood, but certainly smaller than what is typically 
required in RM Zones. The lot size is 43’ x 110 ‘ for a total of 4,730 square feet. The 
current lot coverage is 23.4%. We are proposing a 200 square foot addition and 
paving modifications that would increase the lot coverage to 35.5%. This is below 
the allowable 40% coverage allowed by the UDO.  
 

  
 

PO BOX 7915    
BLOOMINGTON IN 47407 

812-331-0255 
www.kdsarchitects.com 

 

ARCHITECTURE+PLANNING      
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503 N. Grant Street Updated 3/15/19 
Kirkwood Design Studio for Fierst Rentals, LLC                     2/22/2019 

 
The house currently is located 8’ from the south side-yard. This is a typical pattern 
of the neighborhood, which more resembles a Residential Core setting rather than  
the RM zone. The RM zone requires a 15’ setback, which the current home would 
not meet. The proposed addition is to the rear of the home, with a 2’ setback from 
each of the prominent sides of the house. This setback mimics the inset dimension 
afforded the front porch. This would put the one-story addition 10.67 from the 
south property line. The distance between the existing home and the north 
property line is 11.66’, making the distance to the proposed addition 13.66. the 
distance to the rear property line would be 49.93 
 
It is our intent to add on to this structure in a most compatible manner to 
complement the original historic pattern of this home. The home has a patterned 
brick for the full two stories with a wood detailed porch with brick columns.  

• We would be matching the homes 7:12 roof pitch and materials. The rear 
addition would only be 10’-8” wide in order to keep the addition and 
resulting roof form as small as possible.  

• The addition would cover-up the original window openings on the west side 
of the home. The original brick would be kept in place with the exception of 
where a new door opening would be created. This door opening would 
occur where there is a current window, and hence minimize the impact to 
any demolition of the existing brick.  

• The brick that would be removed for this purpose would be re-used to 
partially block in a second story window that is impacted by the proposed 
addition roof.  

• The current home would be receiving new roofing shingles at the time of 
this addition and renovation.  

• The materials of the addition would be cement board siding. We would 
utilize vertical siding, similar to a bead board pattern, in the upper triangular 
gable sections. The primary siding would be a smooth, horizontal, cement 
board clapboard with a 4” exposure. We would utilize a painted metal 
corner bead at the outside corners rather than  vertical trim. We believe this 
approach to be more complementary to the original structure.  

• The foundation, where exposed, would be split-faced concrete masonry. 
The original home has a limestone foundation which exposes itself near 
grade.  

 
The site improvements consist of extended paving to accommodate two parking 

spaces on site. The drive between the properties would remain shared. With these 

improvements the property is approximately at 35.5% coverage. The parking pad 

extension would extend to 10' from the rear property line. Currently there is a fence 

at about 7' from the rear property line, which is also the rear property line limit for 

parking. The fence would remain in place.  The other site improvements would be 

window wells at two locations along the south side of the home. We anticipate that 

these window wells will extend approximately 4’-6” into the side-yard setback.  
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503 N. Grant Street Updated 3/15/19 
Kirkwood Design Studio for Fierst Rentals, LLC                     2/22/2019 

It should be noted that there is a black walnut tree in the rear of the property that 
sits approximately 18’ from the existing house and 5’ from the south property line. 
We are proposing to remove this tree as it sits close to the home, the proposed 
addition and is suspected of attributing to current drainage problems.  
 
 
Regarding landscape, the current home has mature plantings at the front of the 
home, including a mature street tree adjacent to the front sidewalk. There are also 
plantings along the property chain-link fence at the south side and rear line of the 
property. 
 
Attached, please find supporting documents: Site Plan, Building Elevations, and 
Photos.  
 
We thank you for your time and effort in this review. Please let us know if you 
should need any further information in addressing your potential approval of this 
project.  
  
Sincerely, 
KIRKWOOD DESIGN STUDIO, P.C.    

 
Mary J. Krupinski, RA, AIA 
 
C: Dan Fierst 
 
Enlcosures: 
Survey 
Plans & Elevations (7 sheets) 
Photos 
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