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**Next Meeting: June 20, 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 
BOARD OF ZONING APPEALS                   
May 23, 2019 at 5:30 p.m.    ♦Council Chambers - Room #115 
 
ROLL CALL 
 
APPROVAL OF MINUTES:   None at this time 
              
REPORTS, RESOLUTIONS, AND COMMUNICATIONS: 
 
PETITIONS WITHDRAWN:   
 
 
  
PETITIONS: 
 
UV/V-14-19 Bloomington Cooperative Living, Inc.  

921 W. 9th St.  
Request: Use variance to allow a cooperative housing unit. Also requested is a 
variance from the minimum number of on-site parking spaces.  
Case Manager: Ryan Robling 
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BLOOMINGTON BOARD OF ZONING APPEALS           CASE #: UV/V-18-19 
STAFF REPORT                   DATE: May 23, 2019 
LOCATION: 921 W 9th Street                                                     
  
PETITIONERS:  Bloomington Cooperative Living, Inc. 
    404 W Kirkwood Ave., Bloomington, IN  
 
REQUEST: The petitioners are requesting a use variance to allow a cooperative 
housing unit. The petitioners are also requesting a variance from the minimum number 
of on-site parking spaces required.  
  
REPORT: The 8,184 square foot property is located at 921 W 9th St. The property is 
zoned Residential Core (RC) and has been developed with a large two-story single 
family house. The surrounding properties to the south, east, and west are also zoned 
RC, and have been developed with single family houses. The property to the north is 
zoned Institutional (IN), and is home to Reverend Ernest D. Butler Park. The property 
fronts on both W 9th St. to the north, and N John St. to the west. There is an 
unimproved alley to south of the property. 
 
The petitioners are proposing to reuse the existing building for a new cooperative 
housing unit. The petitioners would be modifying the interior of the building to create 12 
private bedrooms, and 3 private two-bedroom suites. This would allow space for 19 
unrelated adults, with the 3 private two-bedroom suites being designed for families with 
children. Tenants would share common kitchen spaces, living areas, and bathrooms. 
The petitioners are proposing to create 4 parking spaces, including one van accessible 
space. The petitioners are proposing to pave the alley to the south of the property, 
which will then be used to access the newly created parking. The proposed parking will 
be paved with pervious paving and will not increase the impervious surface coverage of 
the lot. Additional on-street parking will be available along N John St. to the west, and W 
9th St. to the north. The petitioners are proposing to install a new second story egress 
stair which would allow access to the second story from the outside. No other change to 
the exterior of the building is being proposed.  
 
Housing cooperatives are typically characterized by several distinct elements including 
that each resident has to be a member of the coop, each resident/member has certain 
responsibilities related to the maintenance of the house and property, meals are 
frequently prepared and eaten as a group, members contribute to and control the capital 
of the cooperative, and all residents are governed by specific rules of behavior with 
quiet hours of the building being established. 
 
 
The Unified Development Ordinance (UDO) does not currently include cooperative 
housing units as a defined use. In the past the Department has proposed the use of the 
following definition for another location and will propose its use at this location as well – 
 

“A building used for the purpose of residential living where the residents share 
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common areas and cooking, dining, and maintenance duties. All residents shall 
be members of a Cooperative Corporation with membership open regardless of 
age, sexual orientation, gender, religion, ethnicity, etc. Governance of the 
cooperative is provided by the membership. Members are linked to the 
cooperative by sharing similar values of community, grass roots organization, 
and economic/environmental sustainability.” 

 
The petitioners are requesting a variance in order to be able to utilize an existing large 
structure as a cooperative housing unit in a primarily single-family residential 
neighborhood.  
 
The petitioners are also requesting a variance from the minimum required parking 
required. 
 
CRITERIA AND FINDINGS: Parking Space Total 
 
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: The Department finds that the reduced minimum parking 
requirement will not negatively affect the public health, safety, morals, or general 
welfare of the community. The use has a low parking demand and relies primarily on 
alternative and shared transportation. Additionally, street parking is available 
adjacent to 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: The Department finds no known adverse impacts to the use 
and value of the surrounding area associated with the proposed variances. The 
proposal will reactivate a site that has been sitting vacant for years. The Department 
has also received a letter of support from the Near Westside Neighborhood 
Association.  

 
3) The strict application of the terms of the Unified Development Ordinance will 

result in practical difficulties in the use of the property; that the practical 
difficulties are peculiar to the property in question; that the Development 
Standards Variance will relieve the practical difficulties. 

 
PROPOSED FINDING: The Department finds peculiar conditions in the combination 
of the existing development on site and the fact that the proposed land use is not 
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identified in the UDO. Because of this the UDO does not have specific parking 
requirements for Cooperative Housing Units. The closest land use (multifamily 
dwelling unit) would require 0.8 parking spaces per bedroom resulting in a required 
16 parking spaces. The existing layout of the site does not allow for nearly that much 
parking. The Department believes the proposed inclusion of 4 onsite parking spaces, 
along with the availability of on street parking along both John Street and 9th Street 
will meet the parking needs of the property.  
 
 

20.09.140(e) CRITERIA AND FINDINGS FOR USE VARIANCE: Cooperative 
Housing 
 
Findings of Fact: Pursuant to IC 36-7-4-918.4. the Board of Zoning Appeals or the 
Hearing Officer may grant a variance from use 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: The Department finds that the proposal will not be injurious 
to the public health, safety, morals, and general welfare of the community as the 
surrounding uses are predominantly residential and the proposed use is residential. 
The proposal will utilize an existing vacant building.  
 
 

2. The use and value of the area adjacent to the property included in the variance will 
not be affected in a substantially adverse manner; and 

 
PROPOSED FINDING: The Department finds no adverse impacts on the use and 
value of the adjacent properties associated with the proposed use variance. The 
requested use will rehabilitate a residential building to provide a residential use, and 
provide an atypical type of housing, expanding choice in the community. 
 

3. The need for the variance arises from some condition peculiar to the property 
involved; and 

 
PROPOSED FINDING: The Department finds peculiar condition in the combination 
of the existing development on site and the fact that the Unified Development 
Ordinance does not list this land use as a permitted or conditional use. Only a use 
variance can allow for this use within the city, and the use is one that increases 
residential options for the community. 
 

4. The strict application of the terms of the Unified Development Ordinance will 
constitute an unnecessary hardship if applied to the property for which the variance 
is sought; and 
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PROPOSED FINDING: The Department finds that the strict application of the UDO 
will place an unnecessary hardship in that the existing structure is much larger than 
customarily used for a single-family use and the proposed land use is not a defined 
use and therefore is not listed as a permitted or conditional use in any district. A use 
variance is the only way to allow this land use, and a residential use allowing many 
residents is likely the only use for the existing building.  
 

5. The approval does not interfere substantially with the Growth Policies Plan.  
 

PROPOSED FINDING: The Department finds that this proposal does not 
substantially interfere with the Comprehensive Plan. The Comprehensive Plan 
encourages a mix of land uses and housing types in the city and encourages the 
rehabilitation of existing structures.  
 
The Comprehensive Plan designates this property as Mixed Urban Residential. The 
guidance for this land use is primarily geared towards single family development 
along with some larger higher density buildings. The Mixed Urban Residential district 
was intended to encourage the rehabilitation of older structures for residential uses. 
This petition is residential in nature and will be rehabilitating an existing structure.  
 
The guidance for parking in Mixed Urban Residential districts is primarily geared 
towards limited on-site parking accessed from alleys to the rear of the property, as 
well as encouraging on-street parking. This petition will utilize both alley accessed 
on-site parking and on-street parking.  
 
In addition, Policy 5.4.1 in the Comprehensive Plan gives guidance to “Promote and 
maintain housing options within neighborhoods to ensure that a diversity of housing 
types, a mix of household incomes, and a variety of homeownership and rental 
opportunities exist, including for locally protected classes of vulnerable residents. 
This petition will promote housing diversity to a mix of household incomes. 

 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals 
adopt the proposed findings and approve the use variance with the following conditions: 
  

1. The landscaping plan shall meet UDO standards. 
2. Unit must be inspected and registered with Housing and Neighborhood 

Development. 
3. A maximum of 19 bedrooms and a maximum of 19 unrelated adults are allowed.  
4. A building permit is required prior to any construction.  
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RECLAIM ALLEY FOR PARKING ACCESS

PREFERRED LOCATION FOR 

ACCESSIBLE PARKING

EXISTING TWO STORY WOOD DECK 

WITHOUT ROOF WITH GRASS AT 

GRADE - CALCULATED AS PERVIOUS 

COVER.

EXISTING WOOD DECK ACCESSIBLE 

ROUTE TO SIDE DOOR

NEW SECOND STORY EGRESS STAIR

EXISTING CONCRETE PATIO 

NEW PERVIOUS PAVING AT PARKING AREA

LOT AREA = 8184 SQFT

MAX IMPERVIOUS AREA AT 45% OF LOT AREA = 3,683 SQFT

MIN PERVIOUS COVER REQUIRED = 4,501 SQFT

EXISTING PERVIOUS COVER = 4,390 +/-

NO ADDITIONAL IMPERVIOUS COVER ADDED.

*CALCULATIONS ASSUME WOOD DECKING AS IMPERVIOUS UNLESS HIGH 

ENOUGH TO GROW GRASS AT GROUND LEVEL.

PARKING VARIANCE:

MAX PARKING AREA FOR RC = 20' X 20'

PROPOSED = 20' X 45'

20' SETBACK FROM FRONT OF BUILDING REQUIRED

0' SETBACK ALONG N. JOHN ST. PROPOSED

45' - 0"
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0
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NEW PERVIOUS PAVING AT WALK

NEW SUGAR MAPLE TREE

NEW REDBUD TREE

EDGE OF EXISTING STREET

NEW ASIAN PEAR TREE

NEW SUGAR MAPLE TREE

EXISTING CATALPA TREE

NEW EVERGREEN SHRUBBERY AT 

PROPERTY LINE

EXISTING DECK AND STAIRS

SHEET NUMBER

REVISIONS

CERTIFICATION
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2055 W INDUSTRIAL PK DR.

BLOOMINGTON, IN 47404

lucas@brownsmithstudios.com

812-961-8687

THESE DRAWINGS ARE FOR REVIEW PURPOSES ONLY. 

THEY ARE NOT TO BE USED FOR BIDDING, PERMITTING OR 

CONSTRUCTION.
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