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**Next Meeting: October 17, 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                   
September 19, 2019 at 5:30 p.m.    ♦Council Chambers - Room #115 
 
ROLL CALL 
 
APPROVAL OF MINUTES:   August 2019 
              
REPORTS, RESOLUTIONS, AND COMMUNICATIONS: 
 
PETITIONS CONTINUED TO:  October 2019 
 
V-17-19 City of Bloomington  

105/111 W. 4th St., and 222 S. Walnut St. 
Request: Variances from entrance and drive standards in the Commercial 
Downtown (CD) zoning district.  
Case Manager: Jackie Scanlan 

 
UV/V-31-19 Rimrock Companies 

1901 W. 3rd St., and 307 S. Cory Lane 
Request: Use variance to allow for larger units in the ‘Mini-warehouse Facility’ 
use in the Commercial Arterial (CA) zoning district. Also requested is a variance 
from   non-residential sign standards.   
Case Manager: Jackie Scanlan 

 
  
PETITIONS: 
 
UV-24-19 Jason Hobson 

901 W. 1st St. 
Request: Use variance to allow a business/professional office in the Medical 
(MD) zoning district.  
Case Manager: Ryan Robling 
 

V-33-19 Catalent, LLC 
1300 S. Patterson Dr. 
Request: Variance from riparian buffer and landscaping standards to allow a new 
parking area.  
Case Manager: Eric Greulich 
 

CU-34-19 Indiana Center for Recovery, LLC & ICFR Residence, LLC 
909 W. 1st St. 
Request: Conditional use approval for a ‘Rehabilitation Clinic’ in the Medical 
(MD) zoning district.  
Case Manager: Jackie Scanlan 
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**Next Meeting: October 17, 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.   
 
 

CU-35-19 Indiana Center for Recovery, LLC & ICFR Residence, LLC 
1004 W. 1st St. 
Request: Conditional use approval for a ‘Rehabilitation Clinic’ in the Medical 
(MD) zoning district.  
Case Manager: Jackie Scanlan 
 

CU-36-19 Indiana Center for Recovery, LLC & ICFR Residence, LLC 
637 ½ S. Walker St. 
Request: Conditional use approval for a ‘Rehabilitation Clinic’ in the Medical 
(MD) zoning district.  
Case Manager: Jackie Scanlan 
 

V-37-19 City of Bloomington Redevelopment Commission  
489 W. 10th St. 
Request: Variance from maximum driveway width and setback from adjacent 
intersection to allow a new driveway and entrance for a new parking garage.  
Case Manager: Eric Greulich 
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BLOOMINGTON BOARD OF ZONING APPEALS CASE #: UV-24-19 
STAFF REPORT      DATE: September 19, 2019 
LOCATION: 901 W 1st St.  
 
PETITIONER:  Jason Hobson (Advancing Eco Agriculture) 
   1550 E. Bethel Lane Bloomington, IN 47408 
  
REQUEST: The petitioner is requesting a use variance to allow a business/professional 
office in the Medical (MD) zoning district.  
 
BACKGROUND: 
 
Area:                       0.52 acres 
Current Zoning:   Medical 
Comp Plan Designation:  Mixed Urban Residential 
Existing Land Use:  Vacant Building (former medical clinic) 
Proposed Land Use:  Business/professional office  
Surrounding Uses: North – Surface parking lot 

West  – Residential rehabilitation clinic 
East  – Single family residences 
South – Multi-tenant light manufacturing   
 

REPORT: The 22,651 sq. ft. property is zoned Medical (MD) and is located at the 
southwest corner of W. 1st Street and W. Wylie Street. The property has been developed 
with a single family residence which has been converted into a medical office, a surface 
parking lot, and a detached garage. The surrounding properties include a surface parking 
lot to the north, a single family residence to the east across W. Wylie St., a residential 
rehabilitation clinic to the west, and light manufacturing to the south.  
 
The petitioner is proposing to relocate a portion of their current business into the existing 
1,464 structure. As part of the proposed use, the petitioner would remotely make sales, 
and assist customers. The Unified Development Ordinance (UDO) classifies this use as a 
“business/professional office.” This is not a permitted use in the MD zoning district, and 
therefore would need a use variance to be allowed in the district. There would be no 
exterior changes to the building as part of this request. 
 
As the former use as a Medical Clinic has been discontinued since May 2018, this proposal 
will be required to come into full compliance with UDO standards (20.08.060(b)).  
 
PLAN COMMISSION RECOMMENDATION: The Plan Commission reviewed the use 
variance request at their August 12th meeting. The Plan Commission voted 8-0 to 
forward the use variance request to the Board of Zoning Appeals with a positive 
recommendation.  
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20.09.140 CRITERIA AND FINDINGS FOR USE VARIANCE: 
Business/Professional Office 
 
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: No injury to the public health, safety, morals, and general 
welfare of the community is found in the requested use variance. The previous use of 
the site was as a medical office which brought both employees and patients to the site. 
The proposed use of business/professional office would also host employees, as well 
as customers. Due to the size of both the structure and property, the Department does 
not expect the proposed use of business/professional office to be more impactful than 
the previous use as a medical office.  

 
(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: No adverse impacts to the use and value of the adjacent area 
are found as a result of this proposal. The current structure has been vacant since May 
2018. This use variance would allow for a local business to relocate and utilize an 
existing vacant building. The petitioner is not proposing any structural changes as a part 
of this use variance request. The scale and character of the building will remain in line 
with the surrounding neighborhood. The site has been developed with a surface parking 
area, and detached garage which will allow for on-site parking. 
 

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

 
PROPOSED FINDING: Peculiar condition is found in the property being zoned within 
the MD district based on its proximity to the Bloomington Hospital. The MD district was 
created with the intent to provide for the location and regulation of hospital uses and 
associated medical facilities. Because of this intent business/professional offices were 
not included in the permitted or conditional uses in the district. The hospital currently 
has plans to move away from the area negating the need both to locate associated 
medical facilities in the district, and prevent other similarly impactful uses from being 
permitted in the district.  

 
(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 
 

PROPOSED FINDING: Strict application of the UDO would constitute as an 
unnecessary hardship because the list of permitted and conditional uses for the district 
were designed with the long-term location of the Bloomington Hospital in mind. 
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Because the hospital has plans to relocate, many of these permitted and conditional 
uses will no longer desire to be located in the area. These restriction have caused the 
property to become vacant. The Department finds the proposed use is appropriate at 
this location as its use and intensity are similar to permitted and previous uses.  
 
Additionally, the UDO offers development review guidance on new and expanded 
medical facilities so long as Bloomington Hospital continues to provide its current level 
of community service. Due to Bloomington Hospital’s plans to relocate, the current 
hospital site will no longer provide its current level of community service. 

 
(5) The approval does not interfere substantially with the Comprehensive Plan.  
 

PROPOSED FINDING: The Plan Commission found that this proposal does not 
substantially interfere with the Comprehensive Plan. The Comprehensive Plan 
designates this property as Mixed Urban Residential. The Mixed Urban Residential 
district was intended to protect the existing built-out core neighborhoods while 
encouraging small scale redevelopment opportunities. This petition involves the reuse 
of an existing building used for a commercial business to continue being used for a 
commercial business. 
 
In addition, Policy 1.7 in the Comprehensive Plan gives guidance to “Retain, develop, 
and attract quality jobs by fostering a healthy economic climate for area employers.” 
This request expands an existing local business. 

 
CONCLUSION: The Department finds that the proposed use does not substantially 
interfere with the intents of the Comprehensive Plan. The petition will revitalize a currently 
existing commercial space, allowing for an existing employer to move into and use the 
space.   
 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals 
adopt the proposed findings and approve #UV-24-19 with the following conditions: 
 

1. The site is required to be brought into limited compliance to the extent required by 
the UDO standards 20.08.060(b). 
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Jason L. Hobson, CEO 
Advancing Eco Agriculture 
1550 E. Bethel Lane 
Bloomington, IN 47408 
 
July 8, 2019 
 
Bloomington Plan Commission 
401 N. Morton St., Ste. 130 
Bloomington, IN 47404 
 
Dear Commissioners: 
 
Please allow this notice to signal my intention, as Petitioner, to gain a use variance for the 
property located at 901 W. 1st St., Bloomington, IN 47403. The property is currently designated 
Medical (MD) and is owned by Dr. Jerry Jesseph, M.D. A variance will enable a change in the 
designation of this property so that, upon being granted, a lease agreement can be initiated 
with Dr. Jesseph that would enable the use this existing former medical offices to serve as office 
space for the locally based staff of an agricultural products and consulting enterprise. 
 
Advancing Eco Agriculture, LLC (AEA), for which I serve as CEO, is a farm products and services 
company headquartered in Ohio. The company has maintained a satellite office in Bloomington 
since 2012, and currently employs six local residents as soil health consultants and support staff 
who consult with remote customers via phone and internet and sell product for shipment from 
the Ohio manufacturing facility 
 
Leading Regenerative Agriculture since 2006, AEA is an $10M company which manufactures 
liquid fertilizers and plant nutrition formulas for growers ranging in size from large commercial 
growers to smaller farms and backyard gardeners in all 50 states. We make innovative use of 
cutting-edge technological tools, such as plant sap analysis and our proprietary plant nutrition 
products, that allow us to custom-formulate fertility programs for any crop type, and which 
promote enhanced levels of plant function and performance. 
 
Given the immanent relocation of the hospital to the new site, the MD designation will soon 
become obsolete. The land use portion of the Bloomington Comprehensive Plan labels this 
property as being within a Mixed Urban Residential area. Our proposal is in line with the 
Comprehensive Plan and will help maintain and enhance this neighborhood in transition. The 
building, which is consistent with the character and development pattern of the area, requires 
little to no modification for our purposes. There are several mature hardwood species on the 
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property which will be maintained and protected. There is ample off-street parking to 
accommodate the minimal needs of the proposed tenants, leaving on-street spaces adjacent to 
the property open to other residents and users. 
 
I thank all members of the Commission and the Planning staff for your consideration of this 
proposed change in land use. 
 
 
 
 
Sincerely, 
 
 
 
 
Jason Hobson, CEO 
Advancing Eco Agriculture  
812-340-2576 
jhobson@advancingecoag.com 
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BLOOMINGTON BOARD OF ZONING APPEALS       CASE #: V-33-19 
LOCATION: 1300 & 1400 S. Patterson Dr.     DATE: September 19, 2019  
 
PETITIONER:   Catalent Indiana, LLC 

 1300 S. Patterson Dr, Bloomington 
 
CONSULTANT:  Bledsoe, Riggert, Cooper and James 
   1351 W. Tapp Road, Bloomington 
 
REQUEST: The petitioner is requesting a variance from riparian buffer and landscaping 
standards to allow the construction of two new parking areas. 
 
REPORT: The property is located at 1300 S. Patterson Drive and is located on Tract B within 
the Thomson Area PUD. The property has been developed with 2 large buildings that were 
constructed as part of the Thomson/RCA manufacturing plant that was the former use on this site 
and were subsequently re-used by Cook Pharmica who moved into the property in the early 
2000’s to now Catalent. Surrounding land uses include a concrete production facility to the south, 
office uses to the east, an industrial warehouse to the west, and a mix of single and multi-family 
residences to the north.  
 
The Board of Zoning Appeals approved a petition #V-30-19 at its August hearing to allow a 
portion of the existing driveway to be relocated south to allow for the construction of new cooling 
towers. 
  
The petitioner is proposing a large remodeling project to the existing building that will include 
substantial remodeling and an increase in their workforce. As a result of the new work and the 
associated employee increase, the petitioner is looking at opportunities to gain additional parking 
on the site. To that end they have identified two possible areas for additional parking that include 
adding parking along an existing driveway that runs along the south side of the building and 
constructing a new parking lot on the southwest area of their property.  
 
There is an access drive that runs along the entire south side of the building that was installed 
when the railroad tracks were removed that previously served a loading bay on the south side of 
the building. The access drive is located approximately 65’ from the top of bank of an adjacent 
intermittent stream to the south and is currently in the riparian buffer. The area of the proposed 
parking area on the southwest side of the property would involve placing a culvert in the 
intermittent stream to facilitate parking across that area. Both of these proposed activities 
therefore require a variance from the riparian buffer standards. 
  
The petitioner is requesting a variance from the required 75’ riparian buffer standards to allow 
for parking to be added along the driveway along the south side of the building and for a new 
parking area to be constructed at the southwest corner of the site. The petitioner is also requesting 
a variance to not require landscaping around the new parking area on the south side of the 
building due to overhead electric lines that prohibit the installation of tall canopy trees in that 
area. Duke Electric does not allow the placement of any tall canopy trees within their easement 
and there are other conflicts with the placement of tall canopy trees close to the building related 
to strict air quality restrictions for this use. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
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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:  
 
Parking: No injury is found with this petition. The area of the existing road along the south 
side of the building was disturbed with previous development and the removal of the railroad 
lines. The area of the proposed parking on the southwest side of the property was also 
disturbed with previous grading in that area for stormwater detention requirements. No 
mature canopy trees will be removed with this proposal.  
 
Landscaping: No injury is found by not requiring landscaping around the parking area on 
the south side of the site. The required density of landscaping will be planted elsewhere on 
the site to offset the landscaping requirements variance. The parking area on the south side 
of the building will not be visible from any public right-of-way. 
 
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:  
 
Parking: No negative effects from this proposal on the areas adjacent to the property are 
found. The area to be disturbed was previously used as a railroad spur and is not encumbered 
by mature tree canopy coverage. The area in the southwest corner was graded with previous 
work to install a stormwater detention pond in this area. A culvert will be installed to continue 
to convey stormwater when needed. 
 
Landscaping: No adverse impacts on adjacent properties are found as a result of relocating 
the required landscaping from around the area of the parking on the south side of the site to 
other portions of the site. As mentioned previously, this proposed parking area is not visible 
from any public right-of-way. 

 
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:  
 
Parking: Practical difficulty is found in that the area of the access drive was previously 
heavily used and disturbed with a railroad spur. The installation of new parking in this area 
will not require any substantial grading or disturbance of native vegetation. In addition, the 
Thomson PUD was approved prior to the current riparian buffer standards. The Thomson 
PUD also only identified the West Branch of Clear Creek as a dominant stream through this 
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area and required existing vegetated buffers to be preserved along that corridor only which is 
not affected by this request. Both areas of proposed disturbance do not contain any mature 
tree canopy coverage and were previously disturbed for railroad traffic and stormwater 
detention facilities. Peculiar condition is found in the limited amount of area along this 
portion of the site due to the overhead power lines and the previous level of disturbance 
combined with the existing warehouse location. The Thomson PUD anticipated development 
within existing disturbed areas. The proposed encroachment is not excessive and is in keeping 
with the development pattern within the PUD. 
 
Landscaping: Practical difficulty is found in the limited amount of area available on the site 
for parking and the limited amount of area along the south side of the property to install 
landscaping due to the overhead electric lines. Peculiar condition is found in the location of 
the electric lines and already developed nature of the property in relation to the building 
location and distance to property lines that limits the area available for landscaping. 

 
RECOMMENDATION: Based upon the written findings above, the Department 
recommends that the Board of Zoning Appeals adopt the proposed findings and recommends 
approval of V-33-19 with the following conditions: 
 
1. This variance applies to the scope of work for this exact project as proposed only. Any 

subsequent encroachment would require a variance. 
2. All required landscaping for the parking area on the south side of the site will be installed 

elsewhere on the property. 
3. The parking area on the southwest corner will be landscaped as required and submitted. 
4. The proposed parking area on the south side of the building will be paved and striped 

once construction is complete to meet all UDO parking lot minimum dimensions. 
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September 5, 2019 
 
 
City of Bloomington Board of Zoning Appeals 
401 N. Morton Street 
Bloomington, IN 47403 
 
RE: Catalent Biologics, 1300 S. Patterson Drive 
 Variances from Environmental and Landscape Standards 
 
Dear BZA Members: 
 
The number of employees at Catalent Biologics is growing and Catalent is experiencing parking problems.  
Catalent has 1,250 employees at their Bloomington site.  There are currently 896 parking spaces.  During 
the change between the first and second shift there are 1050 employees arriving for work or leaving.   
 
Based on current job openings, the number of employees will rise to 1,500 with an additional 190 employees 
overlapping between the first and second shift.  Once the DP Expansion Project is complete in 2021 
Catalent anticipates their staff will grow to 1,700. 
 
In an effort to address their parking needs Catalent would like to construct a new parking lot at the southwest 
corner of their property and expand parking eastward along the south side to provide 144 new parking 
spaces.     
 
On behalf of Catalent Biologics, we respectfully request your consideration of variances from the 
environmental and landscaping standards of the Unified Development Ordinance.   
 
With regard to the environmental standards, there is an open drainageway that runs through and along the 
south side of the Catalent property.  The western portion of their building is located 50-feet north of the 
drainageway and the eastern portion is 100-feet north.  The proposed southwest parking area will extend 
300-feet south from the building and include a culvert extension to cross the drainageway.  The 
southeastern parking area will extend 60-feet south of the building and be within 40-feet of the open 
drainageway.  The environmental standards require new development to preserve or provide a graduated 
75-foot riparian buffer along the existing drainageway.  The variance we seek is necessary to allow for the 
construction of essential parking for Catalent’s employees. 
 
With regard to the landscaping standards, Duke Energy has 69kV transmission lines and easements that 
run along the south side of the Catalent property and then south to the substation toward the southwest.  
Duke also has an underground line and easement along the east side of the Strong Drive right-of-way.    
Duke has prescribed planting limitations within their transmission right-of-way zones that limit what can 
plant.  The landscaping standards require specific plantings within and around parking areas that we will 
not be able to completely satisfy due to the location of the transmission lines.  The variance we seek in 
necessary due to Duke’s planting limitations.  
 
Your positive consideration of this request is greatly appreciated. 
 
Sincerely,        
        
 
         
William S. Riggert, PE  
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BLOOMINGTON BOARD OF ZONING APPEALS          CASE #:   CU-34-19 
STAFF REPORT                      CU-35-19 
             CU-36-19 
                 DATE: September 19, 2019 
 
Locations: 909 W. 1st Street / 1004 W. 1st Street / 637 ½ S. Walker Street 
PETITIONER: Indiana Center for Recovery LLC 
   1004 W. 1st Street, Bloomington 
 
   ICFR Residence LLC 
   1004 W. 1st Street, Bloomington 
 
CONSULTANT: Clendening, Johnson, & Bohrer PC 
   409 W. Patterson Drive, Suite 205, Bloomington   
 
REQUEST: The petitioner is requesting conditional use approval to allow rehabilitation clinic(s) 
in the Medical (MD) zoning district.  
 
REPORT: Two of the petition sites, 909 W. 1st Street and 1004 W. 1st Street, are located on W. 
1st Street between South Walker and West Wylie Streets. The third site, 637 ½ S. Walker Street, 
is located directly north of 1004 W. 1st Street, with access from Walker Street. All three sites, in 
conjunction with 1000 W. 1st Street, operate as a ‘campus’ for Indiana Center for Recovery. 909 
is developed with an apartment building and surface parking lots. 1004 is developed with an office 
building and associated surface parking lots. 637 ½ is developed with a larger office building and 
surface parking lot. Indiana Center for Recovery currently operates a rehabilitation clinic at 1000 
W. 1st Street, which is adjacent to 1004 and 637 ½. All properties are zoned Medical (MD) and 
1004 and 637 ½ are completely surrounded by other MD property. 909 is surrounded by MD, 
except for a Mobile Home Park district with an existing mobile home park to the south. 
Surrounding uses for 637 ½ and 1004 include a rehabilitation clinic, office and residential; and 
surrounding uses for 909 include a vacant use to the east, mobile home park to the south, single-
family residential to the west, light industrial to the southeast and rehabilitation clinic and office 
to the north. 
 
The petitioner is requesting a conditional use approval for each site to allow the use ‘rehabilitation 
clinic’ on each. The definition of ‘rehabilitation clinic’ encompasses many forms of rehabilitation, 
and is as follows: 
 
A facility used for the purposes of temporary or long-term inpatient treatment of victims of alcohol 
or drug use addiction. 
 
ICFR is ‘an addiction service provider certified to provide addiction services by the Indiana 
Division of Mental Health and Addiction.’ Each of the locations provides a different portion of the 
services provided by ICFR and are described below. 
 
The apartment building at 909 will be used as a ‘transitional level’ residential facility for 
individuals who have gone through the detox facility process, many at 1000 W. 1st Street. The 
facility contains twelve 2-bedroom units and ten 1-bedroom units. Residents do not bring vehicles 
to the property. 
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The office building at 1004 will be used as primarily an ancillary office building for the ICFR 
facilities in the area, but there will be some treatment services provided in the building, such as 
therapy for patients. 
 
The office building at 637 ½ will be used for a ‘partial hospitalization program, an intensive 
outpatient program, and an outpatient program.’ Each of those designations relates to a level of 
care offered. Little to no changes are proposed for the interior of the building to meet these program 
needs. 
 
The sites that are approved would be required to come into compliance with section BMC 
20.08.060(b) Nonconforming Sites and Structures; Limited Compliance section of the UDO. The 
Department will work with the petitioner to address the needed site improvements that would be 
required to bring the sites into compliance. This will likely address landscaping, bicycle parking, 
and any excessive parking. For example, BMC 20.08.060(b) requires landscaping to the maximum 
extent practicable, so will likely require additional landscaping at each site. 
 
The petitioner reached out to the contact for the McDoel Gardens Neighborhood Association, but 
did not receive a response. When previous petitions were discussed for ICFR in 2018, the 
Executive Committee did not agree to a recommendation. There are a number of facilities in this 
area that support those experiencing addiction, and there were some concern raised about the 
cumulative secondary effects of grouping similar uses. 
 
CRITIERIA AND FINDINGS 
909 W. 1st Street 
20.05.023 Standards for Conditional Use Permits – Rehabilitation Clinic 
 
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 Growth Policies Plan and may 

not interfere with the achievement of the goals and objectives of the Growth Policies Plan; 
 

Proposed Finding: The Comprehensive Plan identifies this area as ‘Mixed Urban Residential’ 
and is located in the West 2nd Street Focus Area. The main focus of Mixed Urban Residential 
is on preservation and enhancement of existing residential development in this area. The 
proposed site would utilize an existing office building that was previously used as a doctor’s 
office. No expansion to the existing building is proposed. 
 
In Community Services and Economics, Policy 1.2.1 gives guidance to “work with community 
partners to facilitate access to mental health services and addictions treatments”. The use of 
the property as a rehabilitation clinic will further that policy goal and will not interfere with 
the achievement of the goals and objectives of the Comprehensive Plan. 
 

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 have any impacts that are different from typical 
multifamily uses. The use will generate typical noises and lights of a multifamily residential 
complex. When this site appeared in an Administrative Appeal petition in 2018, the main 
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complaint heard from the neighbors was that of noise. However, the Department has not heard 
complaints related to this site since that time. 

 
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: The proposed use will not have an undue adverse impact upon the adjacent 
property, the character of the area, or the public health, safety and general welfare. The building 
will be used in a manner similar to any multifamily residential use. The petitioner also added 
a privacy fence to the property last year.  

 
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 use requires no additional infrastructure services. There is no new 
development associated with this petition. The petitioner has received a building permit in 
order to improve the fire suppression system in the building. New landscaping will likely be 
required with this petition. 

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

amounts of traffic through residential streets; 
 

Proposed Finding: No undue traffic congestion or traffic is expected with the proposed use. 
Many of the patients will not bring vehicles to treatment. 

 
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: There will be no significant natural features lost with this petition. No new 
construction is proposed with this petition. Additional landscaping is required with this 
petition. 

 
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: Access to the facility is 24 hour, as it is a residential site. The site has been 
operating at this location since February 2018 without noticeable impacts related to lighting 
and waste. Trash and waste collection will continue as it has. While issues were raised in the 
Administrative Appeal public comment period, since that time no issues regarding trash and 
waste collection have been raised. 
  

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 changes to existing signage or new signage have been proposed at this 
time. Any future signage will be reviewed by staff according to the UDO standards. 
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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 additional standards in Chapter 20.05 for the proposed use. 

 
CRITIERIA AND FINDINGS 
1004 W. 1st Street 
20.05.023 Standards for Conditional Use Permits – Rehabilitation Clinic 
 
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 Growth Policies Plan and may 

not interfere with the achievement of the goals and objectives of the Growth Policies Plan; 
 

Proposed Finding: The Comprehensive Plan identifies this area as ‘Mixed Urban Residential’ 
and is located in the West 2nd Street Focus Area. The main focus of Mixed Urban Residential 
is on preservation and enhancement of existing residential development in this area. The 
proposed site would utilize an existing office building that was previously used as a doctor’s 
office. No expansion to the existing building is proposed. 
 
In Community Services and Economics, Policy 1.2.1 gives guidance to “work with community 
partners to facilitate access to mental health services and addictions treatments”. The use of 
the property as a rehabilitation clinic will further that policy goal and will not interfere with 
the achievement of the goals and objectives of the Comprehensive Plan. 

 
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 operate 24 hours a day as part of the ICFR ‘campus’ 
in this area. The proposed use will not have any impacts that are different from other medical 
office uses, as the building will be used for office support services. No development nuisances 
are expected, and no changes to the site are proposed. 

 
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: The proposed use will not have an undue adverse impact upon the adjacent 
property, the character of the area, or the public health, safety and general welfare. The building 
will be used in a manner similar to a medical clinic and the use will occur completely inside 
the existing building. The buildings to the north, east, and southeast are all part of the ICFR 
‘campus’. 

 
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 use requires no additional infrastructure services. There is no new 
development associated with this petition. There is adequate utility service in this area and no 
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improvements are needed. New landscaping will likely be required with this petition. 
 
5. The proposed use and development will not cause undue traffic congestion nor draw significant 

amounts of traffic through residential streets; 
 

Proposed Finding: No undue traffic congestion or traffic is expected with the proposed use. 
Many of the patients will not bring vehicles to treatment. 

 
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: There will be no significant natural features lost with this petition. No new 
construction is proposed with this petition. Additional landscaping is required with this 
petition. 

 
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 facility will be operational 24 hours a day because patients have 24 
hour access. All lighting and trash collection areas will meet UDO requirements. The 
Department does not believe that the use will create and hazard, hardship, or nuisance to the 
neighborhood. 
  

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 changes to existing signage or new signage have been proposed at this 
time. Any future signage will be reviewed by staff according to the UDO standards. 

 
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 additional standards in Chapter 20.05 for the proposed use.  
 
CRITIERIA AND FINDINGS 
637 ½ S. Walker Street 
20.05.023 Standards for Conditional Use Permits – Rehabilitation Clinic 
 
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 Growth Policies Plan and may 

not interfere with the achievement of the goals and objectives of the Growth Policies Plan; 
 

Proposed Finding: The Comprehensive Plan identifies this area as ‘Mixed Urban Residential’ 
and is located in the West 2nd Street Focus Area. The main focus of Mixed Urban Residential 
is on preservation and enhancement of existing residential development in this area. The 
proposed site would utilize an existing office building that was previously used as a doctor’s 
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office. No expansion to the existing building is proposed. 
 
In Community Services and Economics, Policy 1.2.1 gives guidance to “work with community 
partners to facilitate access to mental health services and addictions treatments”. The use of 
the property as a rehabilitation clinic will further that policy goal and will not interfere with 
the achievement of the goals and objectives of the Comprehensive Plan. 

 
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 have any impacts that are different from many 
other medical office uses, which were previously active on the site. Activity on the property 
will take place indoors and no changes to the building on the site are proposed. 

 
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: The proposed use will not have an undue adverse impact upon the adjacent 
property, the character of the area, or the public health, safety and general welfare. The building 
will be used in a manner similar to a medical clinic and the use will occur completely inside 
the existing building.  

 
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 use requires no additional infrastructure services. There is no new 
development associated with this petition. There is adequate utility service in this area and no 
improvements are needed. New landscaping will likely be required with this petition. 

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

amounts of traffic through residential streets; 
 

Proposed Finding: The use is located in an existing office building that is set more than 400 
feet from Walker Street. The site would function as a part of the larger ICFR ‘campus’ and the 
Department does not believe that the use will generate any excessive traffic. Many users of the 
site will be located at residence at 909 W. 1st Street.  

 
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: There will be no significant natural features lost with this petition. No new 
construction is proposed with this petition. Additional landscaping is likely required with this 
petition. 

 
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 site is a 24-hour facility, as it will be open to patients at all times. All 
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lighting and trash collection areas will meet UDO requirements. The use will not pose a hazard, 
hardship, or nuisance to the surrounding neighborhood, as ICFR is the direct neighbor to the 
south, and no exterior changes to the site are being proposed. 
  

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 changes to existing signage or new signage have been proposed at this 
time. Any future signage will be reviewed by staff according to the UDO standards. 

 
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 additional standards in Chapter 20.05 for the proposed use. 
 
RECOMMENDATION: The Department recommends the BZA adopt the recommended 
findings and approve CU-34-19, CU-35-19, and CU-36-19 with the following conditions: 
 

1. Petitioner will submit a site plan for each of the three locations to meet UDO requirements.  
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LANDSCAPING NOTES:
STREETSCAPE:
120 LF ALONG ROW

REQUIRED = 3 TREES
EXISTING = 7 TREES (EQUIVALENT)*

PARKING INTERIOR:
1 BUMPOUTS/ISLANDS

REQUIRED = 1 TREES
EXISTING = 0 TREES*

SITE INTERIOR:
0.06 ACRES UNCOVERED

REQUIRED = 1 LARGE CANOPY TREE
1 EVERGREEN TREE
1 MED/SMALL CANOPY TREES
2 SHRUBS

EXISTING = 0 TREES*
0 SHRUBS*

* REMAINING ("EXTRA") EQUIVALENT TREES TO BE APPLIED
TO REQUIRED INTERIOR TREES.

N

LEGEND:
EXISTING SHRUB - DECIDUOUS

EXISTING SHRUB - EVERGREEN

EXISTING TREE - DECIDUOUS

EXISTING TREE - EVERGREEN

1. THIS SITE PLAN HAS BEEN CREATED FROM THE
MONROE COUNTY G.I.S. SYSTEM.  DISCREPANCIES MAY
EXIST BETWEEN FIELD MEASUREMENTS AND G.I.S.
SUPPLIED DATA.  INFORMATION BASED UPON THE USE
OF THESE DRAWINGS SHALL BE VERIFIED WITH A FIELD
SURVEY.

2. SITE LOCATION: SECTION 05, T8N, R1W

3. ANY PLANT OR OTHER LANDSCAPE MATERIAL
SUBSTITUTIONS INSTALLED WITHOUT DESIGNER
AND/OR OWNER APPROVAL SHALL BE REPLACED AT
CONTRACTOR'S EXPENSE.  ALL PLANTS ARE SUBJECT TO
THE APPROVAL OF THE OWNER BEFORE, DURING AND
AFTER INSTALLATION.

PLANNING DATA:
ZONING ORDINANCE: CoB UNIFIED DEVELOPMENT

ORDINANCE
ZONE: MD
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Project Title: 909 1st Street
AMDG Project #: 2019016

Address: 909 1st Street, Bloomington, IN

Governing Ordinance: City of Bloomington Unified Development Ordinance

Required / D-Value Existing Needed

3 Trees 7 trees* 0

1 Trees 0 * 0

1 Trees (Canopy) * 0
1 Trees (Evergreen) 2 trees 0

1 Trees (Small) 2 trees 0
2 Shrubs 50 shrubs 0

* "extra" trees to be applied to required interior trees

Landscaping Calculations

Streetscape

Perimeter Parking Lot Landscaping (20.05.053)

Interior Parking Lot Lanscaping (20.05.053)
1 islands

Interior Landscaping (20.05.056)
0.06 acres unpaved (open)

Bufferyards - Type 'D'

120 LF along ROW

NA - Parking is fully screened on all sides by 6' tall opaque fencing

170 LF along south property line - 6' tall opaque fencing provided along entire length
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Project Title: 909 1st Street
AMDG Project #: 2019016

Address: 909 1st Street, Bloomington, IN

Location Type Caliper (in) Quantity Credit
Street Cherry 10 1 2
Street Cherry 8 1 2
Street Cherry 6 1 1
Street Dogwood 8 1 2
Total 7

Existing Trees

60



(4) YEW

18" PINE

21" MAPLE

18" PEAR

(3) YEW

(3) YEW

12" MAPLE

18" MAPLE

(5) YEW

24" ELM

24" ELM

(5) YEW

(6) JUNIPER

6" ARBORVITAE

18" PEAR

(5) YEW

Abram-Moss
Design Group

9215 WEST MALLORY ROAD
BLOOMINGTON, INDIANA 47404

812-955-0539
INFO@ABRAM-MOSS.COM

00 10' 20'

Scale: 1:10

SITE LANDSCAPE PLAN

A C1.01
DRAWING NO.

DRAWING TITLE:

SITE
LANDSCAPE

PLAN

PRINT DATE:
DRAWN BY:
DESIGNED BY:
REVIEWD BY:

PLAN SET:

REVISIONS:

GENERAL NOTES:
G:

\M
y 

Dr
iv

e\
Pr

oj
ec

t F
ile

s\
20

19
01

4_
63

7 
S 

W
al

ke
r S

tr
ee

t\
Dr

aw
\2

01
90

15
_B

AS
E.

dw
g

C. MOSS

C. MOSS
C. MOSS

09/10/2019
FOR CONSTRUCTION

-

BL
O

O
M

IN
GT

O
N

, I
N

DI
AN

A 
47

40
4

AM
DG

-2
01

90
15

10
04

 W
ES

T 
1S

T 
ST

RE
ET

LANDSCAPING NOTES:
STREETSCAPE:
100 LF ALONG ROW

REQUIRED = 3 TREES
EXISTING = 7 TREES (EQUIVALENT)*

PARKING INTERIOR:
5 BUMPOUTS/ISLANDS

REQUIRED = 5 TREES
EXISTING = 12 TREES (EQUIVALENT)*

PARKING PERIMETER:
28 SPACES

REQUIRED = 7 TREES
84 SHRUBS

EXISTING = 11 TREES*
26 SHRUBS

SITE INTERIOR:
0.07 ACRES UNCOVERED

REQUIRED = 2 LARGE CANOPY TREE
1 EVERGREEN TREE
1 MED/SMALL CANOPY TREES
5 SHRUBS

EXISTING = 0 TREES*
5 SHRUBS

* REMAINING ("EXTRA") EQUIVALENT TREES TO BE APPLIED
TO REQUIRED INTERIOR TREES.

N

LEGEND:
EXISTING SHRUB - DECIDUOUS

EXISTING SHRUB - EVERGREEN

EXISTING TREE - DECIDUOUS

EXISTING TREE - EVERGREEN

1. THIS SITE PLAN HAS BEEN CREATED FROM THE
MONROE COUNTY G.I.S. SYSTEM.  DISCREPANCIES MAY
EXIST BETWEEN FIELD MEASUREMENTS AND G.I.S.
SUPPLIED DATA.  INFORMATION BASED UPON THE USE
OF THESE DRAWINGS SHALL BE VERIFIED WITH A FIELD
SURVEY.

2. SITE LOCATION: SECTION 05, T8N, R1W

3. ANY PLANT OR OTHER LANDSCAPE MATERIAL
SUBSTITUTIONS INSTALLED WITHOUT DESIGNER
AND/OR OWNER APPROVAL SHALL BE REPLACED AT
CONTRACTOR'S EXPENSE.  ALL PLANTS ARE SUBJECT TO
THE APPROVAL OF THE OWNER BEFORE, DURING AND
AFTER INSTALLATION.

PLANNING DATA:
ZONING ORDINANCE: CoB UNIFIED DEVELOPMENT

ORDINANCE
ZONE: MD
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Project Title: 1004 1st Street
AMDG Project #: 2019015

Address: 1004 1st Street, Bloomington, IN

Governing Ordinance: City of Bloomington Unified Development Ordinance

Required / D-Value Existing Needed

3 Trees 7 trees* 0

5 Trees 12 trees* 0

7 Trees 11 trees* 0
84 Shrubs 26 shrubs 0

2 Trees (Canopy) * 0
1 Trees (Evergreen) * 0

1 Trees (Small) * 0
5 Shrubs 5 shrubs 0

* "extra" trees to be applied to required interior trees

NA - all surrounding property is same zoning

Landscaping Calculations

Streetscape

Interior Parking Lot Lanscaping (20.05.053)

Perimeter Parking Lot Landscaping (20.05.053)
28 parking spots

Interior Landscaping (20.05.056)
0.16 acres unpaved (open)

Bufferyards - Type 'D'

100 LF along ROW

5 islands
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Project Title: 1004 1st Street
AMDG Project #: 2019015

Address: 1004 1st Street, Bloomington, IN

Location Type Caliper (in) Quantity Credit
Street Pine 18 1 4
Street Maple 12 1 3

Parking (Per) Elm 24 2 10
Parking (Per) Arborvitae 6 1 1
Parking (Int) Pear 18 1 4
Parking (Int) Pear 18 1 4
Parking (Int) Maple 18 1 4

Total 30

Existing Trees
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BLOOMINGTON BOARD OF ZONING APPEALS                     CASE #: V-37-19 
STAFF REPORT                   DATE: September 19, 2019 
Location: 489 W. 10th Street 
 
PETITIONER: City of Bloomington Redevelopment Commission 
   401 N. Morton Street, Bloomington   
 
CONSULTANTS: Bledsoe, Riggert, Cooper, and James  
   1351 W. Tapp Road, Bloomington 
 
   CSO Architects, Inc. 
   8831 Keystone Crossing, Indianapolis 
 
REQUEST: The petitioner is requesting a variance from the minimum driveway separation 
requirements from an intersection. 
 
BACKGROUND: 
Area:     3.35 acres 
Current Zoning:   CD – Showers Technology Park Overlay 
Comp Plan Designation: Downtown 
Existing Land Use:   Surface parking 
Proposed Land Use:   Commercial / Parking Garage 
Surrounding Uses:  North – Undeveloped   

West  – Business/Professional Office 
East  – Showers Building 
South – Surface parking/Business and Professional Office 

 
 
REPORT: The property is located on the east side of Rogers Street and south of W. 10th Street 
and is zoned Commercial Downtown (CD), in the Showers Technology Park Overlay. 
Surrounding land uses include undeveloped lots within the Certified Technology Park to the 
north; the Showers office building to the east; surface parking and offices to the south; and 
business/professional offices to the west. The property currently contains a surface parking area 
that is used by tenants of the Showers building. 
 
The petitioner proposes to redevelop this property by constructing a new 3-story parking garage 
with 4,000 square feet of commercial space and public amenity space on the first floor. The 
parking garage would contain 379 vehicular parking spaces. The design also includes 50 outdoor 
and indoor bicycle parking spaces as well as restrooms available to the public. The petitioner is 
proposing to include various green features, such as electric vehicle charging stations and solar 
panels. The petitioner is seeking a Silver level ParkSmart designation for the project. The 
petitioner proposes vehicular entrances on the north side of the building from a new drivecut on 
10th Street and a second entrance on the south side of the garage from the interior parking area. 
The Plan Commission approved the site plan for this petition under SP-31-19, contingent on the 
granting of this variance request. 
 
The petitioner is seeking a variance to allow the existing drivecut on 10th Street that accesses the 
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interior parking area to be relocated east. The UDO requires a 100’ separation requirement 
between a drivecut and an intersection. The relocated driveway would be located 85’ from the 
intersection of Madison Street to the east. 
  
SITE PLAN ISSUES:  
 
Parking: No minimum number of spaces are required for either the commercial space in the 
building or the parking garage use. The petitioner is proposing a total of 379 parking spaces in 
the building with an additional 50 bicycle parking spaces located indoors and outdoors. The 
spaces will be used by both CFC and future users within the Certified Technology Park.  
 
Access: There are two proposed vehicular accesses to the parking garage, one on 10th Street and 
one on the south side of the garage from the interior parking area. The entrance on 10th Street will 
be 2-way with one lane for the entrance and one lane for the exit, the proposed drivecut meets the 
24’ maximum width allowed.  
 
As mentioned previously, a variance is needed from the minimum separation requirement for a 
drive from an intersection to allow the existing drive into the parking lot from 10th Street to be 
relocated to the east. 
 
There will be pedestrian access to the garage from the north and the southeast sides of the garage, 
near the stair towers and pay locations.  
 
Bicycle Parking: No bicycle parking is required for the parking garage use. The petitioner 
proposes 32 indoor bicycle parking spaces on racks and in lockers, with an additional 18 covered 
bicycle parking spaces on the exterior along the B-Line Trail. The commercial space requires 4 
bicycle parking spaces within 50 feet of the entrances. Inclusion of those 4 spaces is a condition 
of approval. Approved location and separation design of these locations will be worked out with 
staff during the grading permit process. 
 
Architecture/Materials: The building will be finished in primarily brick with a masonry base. 
There will be a center portion of the building covered in metal screening that will be used to 
display artwork. 
 
Streetscape: Street trees and pedestrian-scaled lighting were installed with the recent 
improvements to 10th Street. Any street trees or lights removed will be replaced with this project. 
Sidewalks were also installed with the improvements to 10th Street and new sidewalk segments 
will be installed as a result of moving the existing drive east.  
  
Pedestrian Facilities/Alternative Transportation: The new garage will have a plaza area along 
the B-Line trail frontage that connects to the trail through 2 access points. The existing vegetation 
along the trail will be preserved. A 5’ wide concrete sidewalk and tree plot are shown along the 
east side of the building, adjacent to the vehicular access driveway. This sidewalk connects to the 
sidewalk system along 10th Street and helps provided pedestrian access through the site. The 
portion of the building along the B-Line trail has been designed to meet the architectural 
requirements  for pedestrian entrances along the B-Line. 
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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 relocated 
driveway only serves a parking area that has low traffic and as a secondary access point to the 
garage. The majority of the traffic to the garage will most likely use the main entrance on 10th 
Street. The proximity of the driveway to Madison Street will not create any dangerous turning 
conflicts. 
 
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 location of the driveway closer to Madison Street will not have an 
adverse impact on traffic in this area. 10th Street is a low traffic volume street and was 
designed to minimize traffic speeds, therefore the driveway being closer to the intersection 
will not have in adverse impacts. 

 
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 limited amount of area between 
the existing Showers Building and Rogers Street which makes it difficult to facilitate an 
entrance to a new public parking garage and maintain access to an existing adjacent parking 
area. Peculiar condition is found in the limited area to work within between Rogers Street, 
the B-Line Trail, and the Showers Building, the existing access driveway must therefore be 
moved east to allow the construction of the garage. Peculiar condition is also found in that 
10th Street is a low volume street that primarily serves the uses within the Certified Tech 
Park. The low volume and low speed design help mitigate the reduced distance for the 
proposed entrance drive from Madison Street. 

 
RECOMMENDATION: Based upon the written findings above, the Department 
recommends that the Board of Zoning Appeals adopt the proposed findings and recommends 
approval of V-37-19 with the following conditions: 
 
1. The petitioners must obtain a building permit prior to construction. 
2. Approved per terms and condition of Plan Commission case #SP-31-19. 
3. A minimum of 4 bicycle parking spaces will be provided adjacent to the commercial 

spaces. 
4. Any street trees or street lights displaced with the construction must be replaced. 
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TOPOGRAPHIC SURVEY
A PART OF THE SOUTHEAST QUARTER OF

SECTION 32, T9N, R1W
MONROE COUNTY, INDIANA.

CONTROL POINTS:
HORIZONTAL DATUM:  Reference Frame NAD 83(2011) Epoch 2010.0000,
Indiana State Plane Coordinates  West Zone, U.S. Survey Feet.

VERTICAL DATUM: NAVD88 (Computed using Geoid 12A), U.S. Survey Feet.

NOTES:
1.  FIELD WORK PERFORMED JULY 11 - 30, 2019.

2.  CONTOURS REPRESENT 1-FOOT INTERVALS.

3.  UTILITIES SHOWN HEREON ARE PER OBSERVED ABOVE GROUND EVIDENCE AND
FROM UTILITY MARKINGS PLACED ON THE GROUND BY INDIANA811 MEMBER
UTILITIES (SEE TICKETS BELOW).  MEMBER UTILITIES DO NOT LOCATE PRIVATE LINES
OR FACILITIES.  MEMBER UTILITIES DO NOT LOCATE SERVICE LINES NOR ALL UTILITIES
WHEN A SURVEY IS THE PURPOSE OF THE TICKET. OVERHEAD UTILITIES ARE
IDENTIFIED AS OVERHEAD WITHOUT SPECIAL INVESTIGATION AS TO THE TYPE OR
NATURE.  STORM AND SANITARY INVERT ELEVATIONS, PIPE SIZES, AND MATERIALS
ARE ALL APPROXIMATE BASED ON LIMITED INFORMATION AVAILABLE FROM THE
SURFACE.  NO STRUCTURES WERE ENTERED TO ACCURATELY MEASURE PIPE SIZES OR
TO VERIFY PIPE TYPE AND MATERIAL.  STRUCTURE GRATES AND COVERS SHOWN
SHOULD NOT BE ASSUMED TO BE THE CENTER OF THE BELOW GROUND STRUCTURE.
ALL UTILITIES INCLUDING LOCATIONS AND SIZES NEED TO BE VERIFIED PRIOR TO
CONSTRUCTION EFFORTS.

4.  THE FOLLOWING ARE THE INDIANA 811 TICKET NUMBER/S FOR THIS PROJECT:
1907193668, 1907193695, 1907193719 & 1907193746.

5.  THE FOLLOWING ARE THE MEMBER UTILITIES NOTIFIED BY INDIANA 811:
AT&T - DISTRIBUTION COMMUNICATIONS
AT&T - TRANSMISSION FIBER OPTIC
BLOOMINGTON TRAFFIC DIVISION TRAFFIC LIGHTS
BLOOMINGTON UTILITIES WATER, SEWER
COMCAST CABLE (SOUTH) CABLE TV
DUKE ENERGY ELECTRIC
INDIANA UNIVERSITY FIBER OPTIC
SMITHVILLE TELEPHONE COMPANY TELEPHONE
VECTREN (BLOOMINGTON) GAS

7.  The utilities shown on this survey represent Quality Level C standard of care.
The American Society of Civil Engineers (ASCE) has developed an important standard
of care guideline, Standard Guideline for the Collection and Depiction of Existing
Subsurface Utility Data, CI/ASCE 38-02.
This standard guideline describes four quality levels of utility depiction:
Quality Level D - Information derived from existing records or oral recollections.
Quality Level C - Information obtained by surveying and plotting visible above-ground
utility features and by using professional judgment in correlating this information to
Quality Level D.
Quality Level B - Information obtained through the application of appropriate surface
geophysical methods to determine the existence and approximate horizontal position
of subsurface utilities.
Quality Level A - Precise horizontal and vertical location of utilities obtained by the
actual exposure and subsequent measurement of subsurface utilities, usually at a
specific point.
To order a copy of ASCE Standard 38-02, please go to the ASCE Bookstore:
http://www.pubs.asce.org/ or call 1-800-548-2723.

8.  FOR FULL REPORT AND BOUNDARY ANALYSIS, SEE PREVIOUSLY RECORDED SURVEY
BY RACHEL A. OSER DATED OCTOBER 23, 2014. PERFORMED BY BRG, INC. AND
RECORDED IN INST# 2015004424.

6th STREET

7th STREET

8th STREET

9th STREET

10th STREET

11th STREET

M
O

RTO
N

 STREET

FAIRVIEW
 STREET

W
ALN

U
T STREET

CO
LLEGE AVEN

U
E

RO
GERS STREET

M
ADISO

N
 STREET

74



 
 

 

September 5, 2019 
 
 
City of Bloomington Board of Zoning Appeals 
401 N. Morton Street 
Bloomington, IN 47403 
 
RE: City of Bloomington Trades District Parking Garage    
 489 West 10th Street 
 Variances from Entrance and Driveway Standards and Parking Standards  
 
Dear BZA Members: 
 
On behalf of the City of Bloomington, we respectfully request your consideration of our request for variances 
from Section 20.05.035 ED-01 – Entrance and Driveway Standards of the City of Bloomington Unified 
Development Ordinance (UDO) to allow for a driveway to the new parking garage along 10th Street.       
 
The design for the new Trades District Parking Garage calls for a 24-foot wide drive along 10th Street.  The 
new garage will be located as far west as possible on the existing property.  The new garage drive will be 
positioned 185-feet west of Madison Street and 80-feet west of the proposed relocation of the drive along 
the west side of the Showers Building.  This portion of 10th Street is considered a neighborhood street.  The 
UDO requires a minimum of 100-feet of separation between a drive and an intersecting street.  The eastern 
relocation of the existing drive along the west side of the Showers Building is necessary to accommodate 
the garage on the site.  The location of the new garage drive with respect to the parking structure is 
necessary to align with the internal drives and parking layout.    
 
Your positive consideration of this variance request is greatly appreciated. 
 
Sincerely,        
        
 
         
William S. Riggert, PE        
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