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**Next Meeting: May 21, 2020     
 
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                   
April 23, 2020 at 5:30 p.m.    ♦Council Chambers - Room #115 
 
ROLL CALL 
 
APPROVAL OF MINUTES:   March 2020 
              
REPORTS, RESOLUTIONS, AND COMMUNICATIONS:  None at this time 
 
PETITIONS CONTINUED TO:  May 21, 2020 
 
AA-41-19 Judie Baker and David Holdman  

523 W. 7th St. 
Request: Administrative Appeal of the Notice of Violation (NOV) issued related to 
the demolition of two structures.   
Case Manager: Jackie Scanlan 
 

V-44-19 Randall McGlothlin  
621 N. Lincoln St.  
Request: Variances from front yard setbacks and maximum impervious surface 
coverage standards to allow for a deck.   
Case Manager: Ryan Robling 

 
AA-08-20 The Annex Group  

1100 N. Crescent Rd. 
Request: Administrative Appeal of decision to enforce fines from 1/13/20 through 
1/23/20    
Case Manager: Jackie Scanlan 

 
 
  
 
PETITIONS: 
 
UV-03-20 Bobby Staggs  

1414 W. Arlington Rd. 
Request: Use variance to allow for the expansion of a multi-family residential use 
in the Residential Single-family (RS) zoning district.   
Case Manager: Keegan Gulick 
 

UV/V-09-20 Bloomington Housing Authority  
1020 N. Monroe St. 
Request: Use variance to allow a child daycare center and three multi-family 
residential units in a 4,970 square foot building. Also requested is a variance 
from side yard parking setback standards.   
Case Manager: Eric Greulich 
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BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: UV-03-20 

STAFF REPORT       DATE: April 23, 2020 

Location: 1414 W. Arlington Rd.  

 

PETITIONER:  Shane Staggs 

   1414 W. Arlington Rd.  

Bloomington, IN 47404 

  

REQUEST: The petitioner is requesting a use variance to allow for the expansion of a multifamily 

use in the Residential Single-Family (RS) zoning district.  

 

Background: 

Area:                  2.57 acres 

Current Zoning:   Residential Single-Family (RS) 

Comp Plan Designation:  Neighborhood Residential 

Existing Land Use:  Multi-Family 

Proposed Land Use:  Multi-Family 

Surrounding Uses:  North – Single-Family Residence 

West  – Single-Family Residence 

East  – Multi-Family Residence 

South – Single-Family Residence / Multi-Family Residence 

 

REPORT: The property is approximately 2.57 acres, zoned Residential Single-Family (RS), and is 

located along West Arlington Road. The property has been developed with three (3) single-family 

residences on the same lot, making the site a multifamily use. The surrounding properties include a 

single-family residence to the north, multifamily residences to the east, single-family residences and 

multi-family residences to the south, and single-family residences to the west across Arlington Road. 

 

The petitioner is proposing to construct a 32’ x 52’ attached garage, connected to one of the single-

family residences by an 8’ x 8’ addition. The garage would be for the stated purpose of parking and 

storage of vehicles, including a backhoe. The Unified Development Ordinance (UDO) classifies this 

use as multifamily because of multiple units on the parcel and this property is lawful nonconforming, 

as a result.  Multifamily is not a permitted use in the Residential Single-Family (RS) zoning district 

and therefore needs a use variance from the Board of Zoning Appeals (BZA) to allow for the 

expansion of a nonconforming use. Strict application of the UDO would allow this property to 

continue as it is as a lawful nonconforming use and site but would prohibit the desired addition to the 

property. To date, one of the adjacent property owner’s has contacted the Planning and 

Transportation Department to voice their opposition to the variance.   

 

PLAN COMMISSION RECOMMENDATION: The Plan Commission reviewed the use 

variance request related to the Comprehensive Plan at its April 13th meeting. The Plan 

Commission voted 6-2 to forward the use variance request to the Board of Zoning Appeals with a 

recommendation for denial.  

 
LAWFUL NONCONFORMING USES: The Unified Development Ordinance (UDO) contains 
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several provisions on lawful nonconforming uses and sites and guidance. The multifamily use on the 

site is currently a lawful nonconforming use that can continue on without expansion. (Emphasis 

added below.) 

 

20.01.120       Uses Rendered Nonconforming 

 When a use was lawfully existing as a permitted use on the effective date of this Unified 

Development Ordinance and this Unified Development Ordinance, or any amendment thereto, no 

longer classifies such as a permitted use in the zoning district in which it is located, such use shall 

be deemed a lawful nonconforming use and shall be subject to the provisions of Chapter 20.08: 

Nonconforming Lots, Sites, Structures, and Uses. 

 

20.08.050  Changes in Use Restricted 

(a) A lawful nonconforming use, including a lawful nonconforming use involving 

occupancy by four (4) or five (5) adults, shall not be intensified, expanded, enlarged, extended or 

relocated to another portion of the lot or another part of the structure, nor may any structure 

containing or associated with such use be expanded, enlarged, extended, relocated, or altered so as to 

create additional bedrooms or other habitable space. 

 

 (c) No building or structure shall be constructed in connection with an existing lawful 

nonconforming use. 

 

20.11.020 Defined Words 

Enlargement: Expansion of any use or structure into or onto any portion of a structure or lot 

not previously occupied by said use or structure, or increase in any physical dimension of a structure. 

Also, expansion of a use into any structure floor area not previously occupied by said use. 

Enlargement includes expansion of a principal use into floor area previously used as an accessory 

use, such as expansion of residential living area into a basement, attic or garage not previously used 

as living area. 

 

The use is lawful nonconforming and therefore requires a use variance to allow any 

intensification, expansion, enlargement, extension, or relocation of the use. Adding the requested 

storage space is classified as an enlargement. 

 

SITE PLAN ISSUES: This property is considered a lawful nonconforming site. If the use variance 

is approved, in order to allow for the expansion of a nonconforming site, the site would have to be 

brought into limited compliance with the Unified Development Ordinance (UDO). This includes the 

following:  

 

Paving: Any substandard parking surfaces shall be brought into compliance with Chapter 20.05; 

§PK: Parking Standards. 

 

Striping: All parking areas must be striped in accordance with Chapter 20.05; §PK: Parking 

Standards 

 

Pedestrian Facilities: The petitioner will build a five foot wide sidewalk along the frontage of W. 
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Arlington Road.  

 

Landscaping: The UDO requires landscaping and to be added to the site. The density will be based 

on the number of parking spaces, as well as the size of the parcel. The petitioner will work with staff 

on a final landscape plan. The petitioner will meet UDO requirements, including maintenance of 

landscaping. 

 

 
20.09.140 CRITERIA AND FINDINGS FOR USE VARIANCE: 

Dwelling, Multifamily 

 

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 use of the property would remain as 

multifamily, though the proposed addition would expand this use. The addition would be located a 

substantial distance from the public right-of-way.   

 

(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: Adverse impacts to the use and value of the adjacent area are found. The 

proposed addition is substantial in size and much larger than a traditional single family accessory 

garage. The use would be for the purpose of parking and storage. The petitioner has stated the 

storage would be for equipment such as vehicles, lawn mowers, a backhoe, or other belongings. An 

addition of this size may encourage a degree of expansion that would not be consistent with a 

residential use or the character of the surrounding uses.  

 

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

 

PROPOSED FINDING: No peculiar conditions are found that would require the need for a use 

variance. The property is considered to be a lawful non-conforming use and site and can exist as such 

in perpetuity. Having a non-conforming use is not considered to be peculiar as the UDO provides 

specific guidance on the development of these types of sites and uses. The UDO prohibits expanding, 

intensifying, enlarging, or extending a non-conforming use. The site could be put to a conforming 

use if two of the houses were removed.   

 

(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 not constitute as an unnecessary 
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hardship because as a non-conforming use, the property is permitted as it is in perpetuity. The 

property already contains three units in an area that should only support one. Regular maintenance 

and similar activity is permitted for nonconforming uses and sites. Expanding a non-conforming use 

is prohibited by the UDO. Allowing the expansion of nonconforming sites and uses would not be 

consistent with the intents of Chapter 20.08: Nonconforming Lots, Sites, Structures and Uses. 

 

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

 

PROPOSED FINDING: Staff does find that the proposed addition does interfere with the 

Comprehensive Plan. The Comprehensive Plan designates this property as Neighborhood 

Residential. The intent of this district is to protect the integrity and homogeneity of existing 

neighborhoods while also allowing for low intensity development. For guidance on land use 

approvals in this district the Comprehensive Plan states, “New and redevelopment activity for this 

district is mostly limited to remodeling existing or constructing new single-family residences.” This 

petition involves the expansion of a multifamily use which would be in conflict with the 

Comprehensive Plan.  

 

The Comprehensive Plan goes on to state, “For larger tracts of land, single-family, attached single-

family (duplex, triplex, fourplex buildings, bungalow courts, townhouses, row houses), and 

multifamily residential uses may be appropriate.” The property in this petition contains three (3) 

single-family residences on a single large lot, the size of the lot is not out of character with other 

single-family uses in the immediate area. While the site can continue to exist as a multifamily use, 

expanding the use would not be consistent with the goals of the Neighborhood Residential district.    

                                

_____________________________________________________________________ 

CONCLUSION: The Department finds that the proposed use does interfere with the intents of the 

Comprehensive Plan and the Unified Development Ordinance (UDO). The site is lawful 

nonconforming as it is currently zoned Residential Single-Family (RS). Since the site is considered 

to be a lawful nonconforming use, it can exist as such in perpetuity. However, the proposed addition 

would expand a lawful nonconforming use which is prohibited by the UDO and no hardship or 

unique characteristics are found to require relief. 

  

RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopts 

the proposed findings and denies UV-03-20. 

6



7



8

keegan.gulick
Rectangle



9



10



11



12



13



14



15



16



BLOOMINGTON BOARD OF ZONING APPEALS  CASE #: UV/V-09-20 
STAFF REPORT       DATE: April 23, 2020 
Location: 1020 N. Monroe Street 
 
PETITIONER:  Bloomington Housing Authority 
   502 W. 2nd Street, Bloomington 
  
REQUEST: The petitioner is requesting a use variance to allow a day care center and three multi-
family residences in the Residential Core (RC) zoning district. Also requested is a variance from 
sideyard parking setback standards. 
 
BACKGROUND: 
Area:    0.32 acres 
Current Zoning:   Residential Core 
Comp Plan Designation:  Mixed Urban Residential 
Existing Land Use:   Vacant (previously used as a City Water Tower) 
Proposed Land Use:   Day Care Center/Multi-family residences 
Surrounding Uses:  North – Single family residences 

West  – Multi-family residences (Crestmont Community) 
East  – Single family residences 
South – Single family residences  
 

REPORT: The property is zoned Residential Core (RC) and is located at the southeast corner of W. 
14th Street and N. Monroe Street. The property had been used by the City Utility Department as a 
water tower, however that was recently removed. Surrounding properties to the north, east, and south 
are used for single family residences, while the properties to the west are used as multi-family 
residences and are part of the Crestmont Community. 
 
The petitioner is proposing to enter into a long term lease on this property with the Utilities 
Department and would construct a new two-story building on the site. The proposed building would 
feature a day care center on the ground floor with 3 multi-family residences on the upper floor. There 
would be one vehicular entrance to the site from Monroe Street to a parking area for 5 vehicles. A 
bike rack has been shown adjacent to the building entrance as well. Although there is currently a 
sidewalk and tree plot along Monroe Street, there are no street trees and a multi-use path is required 
instead of a sidewalk and must also be installed. A new sidewalk and minimum 5’ wide tree plot 
with street trees will be installed along 14th Street as required. A Type 1 buffer yard is required along 
the east and south property lines since those sides of the property are adjacent to single family 
residences and the required landscaping will be installed.  
 
The petitioner is requesting a use variance to allow for a day care center and to allow three multi-
family residences. With the use variance request the Board determines the appropriate zoning district 
standards to apply for site plan review. In this case, the Department recommends that the Residential 
Multifamily (RM) district standards be applied. Since this property is adjacent to the Residential 
Core zoning district, a Type 1 buffer yard is required. This adds an additional 10’ setback onto the 
base 7’ setback of the district and also requires an additional landscaping requirement. The required 
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side yard parking setback is therefore 17’. The petitioner is requesting a variance from the required 
17’ parking setback to allow a 7’ setback along the south property line. 
 
PLAN COMMISSION RECOMMENDATION: The Plan Commission reviewed the proposed use 
variance at the April 13, 2020 hearing and found that the proposed use does not substantially 
interfere with the goals of the Comprehensive Plan. The Plan Commission voted 6-0 to forward this 
to the Board of Zoning Appeals with a positive recommendation. 
 
20.09.140 CRITERIA AND FINDINGS FOR USE VARIANCE:  
Day Care Center, Child & Dwelling, Multifamily 
 
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 (Daycare center): No injury to the public health, safety, morals, and 
general welfare of the community is found in the approval of the proposed daycare center. This 
use variance approval would place a neighborhood serving use in a residential area that is in need 
of this service and would therefore further promote the general welfare of the community.  
 
PROPOSED FINDING (Multi-family Residences): No injury to the public health, safety, 
morals, and general welfare of the community is found in the approval of the multi-family units. 
There are multi-family uses located immediately adjacent to this on the west side of Monroe 
Street, with no known negative impacts. The scale of development of the lot will remain in line 
with that found regularly in the district. 
 

(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 (Daycare): No substantial adverse impacts to the use and value of the 
area adjacent to the property are found. Again, this use will be utilized by the surrounding 
residential uses and would therefore benefit from its location within the neighborhood. The 
placement of this use in close proximity to residences reduces vehicular traffic and provides a 
neighborhood serving use.  
 
PROPOSED FINDING (Multi-family Residences):  No substantial adverse impacts to the use 
and value of the area adjacent to the property are found. The small size of this property, 
combined with the low number of units and low bedroom count limits negative impacts to 
adjacent properties. In addition, an opaque fence and buffer yard landscaping will be installed 
along the south and east property lines that are adjacent to the single family residences which 
will minimize visual impacts of the parking area. 

 
(3) The need for the variance arises from some condition peculiar to the property involved; and 
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PROPOSED FINDING (Daycare center): Peculiar condition is found in that this property has 
a history of nonresidential uses. The property was previously used as a water tower by the 
Utilities Department. The location of this property at the corner of the neighborhood is unique 
and allows the opportunity for a diversity of uses that is encouraged by the Comprehensive Plan. 
 
PROPOSED FINDING (Multi-family residences): Peculiar condition of the property is found 
in that this property is at a unique location on the edge of the neighborhood, is located 
immediately adjacent to a classified street, and is adjacent to higher density multi-family uses to 
the immediate west. The comprehensive plan encourages a diversity of land uses and density at 
appropriate locations, such as the perimeter of neighborhoods and on classified streets.  
 

(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 (Daycare center): Strict application of the UDO will constitute an 
unnecessary hardship because the zoning district list of uses does not consider supportive 
housing and accessory uses to that need, and would not allow for this specific use that is an 
appropriate use at this location. The placement of a daycare center at this corner lot, on a 
classified street, adjacent to both single family and multi-family uses reduces vehicular trips to 
commercial areas that are farther away.  
 
PROPOSED FINDING (Multifamily residences): Strict application of the UDO will 
constitute an unnecessary hardship because the zoning district list of uses does not consider 
supporting housing and would not allow for this specific use that is an appropriate use at this 
location. The inclusion of 3 multi-family units helps promote the sustainability of the building 
and places affordable, multi-family residences in an area that already has higher density multi-
family residences. The location of the property on a corner lot and on a classified street is an 
appropriate location for diversity of residential uses and at an appropriate density that is 
encouraged.  

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

Plan).  
 

PROPOSED FINDING (Daycare center & Multifamily residences): 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 development of a corner lot with a 
neighborhood serving use and new infill housing. The Comprehensive Plan notes that locations 
may support increases in density and multifamily residential uses when adjacent to higher 
volume roads, or near major destinations, or located along neighborhood edges that may support 
small-scale neighborhood mixed-uses. In addition, the Plan allows for context sensitive 
multifamily redevelopment along higher volume roads, along district edges, and near major 
destinations when appropriately integrated with adjacent uses and styles. This project meets 
many of those criteria in that the property is located on the neighborhood edge and is located on 
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Monroe Street, which is classified as a Secondary Collector. The building has been designed with 
a pitched roof and a residential design similar to adjacent uses and styles. 

 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
Side Yard Parking Setback 
 
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 granting of the variance to allow the parking area to be within 
the parking setback will not be injurious to the public health, safety, morals, or general 
welfare of the community. The proposed parking area is small in scale and will be heavily 
landscaped. The parking area meets the front parking setback and will therefore have 
minimal visual impacts from the 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: No adverse impacts to the use and value of surrounding properties 
as a result of the requested variance are found. The petitioner will be installing the required 
landscaping and will be installing an opaque fence to hide the visual impact of the parking 
area. The small size of the parking area will also minimize impacts to the adjacent property 
to the south. 

 
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 
ddifficulties. 

 
PROPOSED FINDING:  The strict application of the terms of the terms of the Unified 
Development Ordinance will result in practical difficulties in the use of the property in that 
the Comprehensive Plan encourages a diversity of land uses on the edges of neighborhoods 
and the small size of this property creates difficulty in designing a site plan that meets all of 
the Unified Development Ordinance requirements while at the same time trying to further the 
broad goals of the Comprehensive Plan. Peculiar condition is found in the property is small 
in size and the proposed site plan is similar in size and scope to a typical single family 
residence. The parking area is similar in size to a typical driveway and the allowance of the 
parking area within the parking setback will have very minimal impacts. In contrast, a 
parking area for a single family residence would not be required to have any setback from the 
property line. Additionally, a corner lot makes siting a compliant parking area that meets the 
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needs of the development difficult. 
  

CONCLUSION: The Plan Commission found that the proposed use does not substantially interfere 
with the intents of the Comprehensive Plan. The proposal allows for a neighborhood serving use, on 
the neighborhood edge, and along a classified street. The petition will allow for the reuse of a 
formerly underutilized parcel. The inclusion of residential units adds infill housing stock to the 
neighborhood and community. 
 
RECOMMENDATION: The Department recommends that the Board of Zoning Appeals adopt the 
proposed findings and approve UV-V-09-20 with the following conditions: 
 

1. A multi-use path is required along the Monroe Street frontage. This must be shown on the 
grading plan. 

2. All variances are for the submitted Bloomington Housing Authority project only. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
 
Date:  April 13, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: UV-08-20:  The Bloomington Housing Authority  
  Monroe St.  
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations for conditions 
of approval from the Environmental Commission (EC) with the hope that action will be taken to 
enhance its environment-enriching attributes.  The EC reviewed the petition and offers the following for 
your consideration.   
 
COMMENTS 
 
1.)  The Landscape Plan needs some revisions prior to issuance of a Grading Permit. 
 
2.)  The EC would like to see the results of any environmental remediation that has been conducted to 
the soil on site. 
 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
1.)  Revise the Landscape Plan. 
 
2.)  Submit any environmental remediation plans and/or reports. 
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213 SOUTH ROGERS, SUITE 5  |  BLOOMINGTON, INDIANA 47404  |  812.318.2930  |  WWW.SPRINGPOINTARCHITECTS.COM 

 
March 9, 2020 
Bloomington Board of Zoning Appeals 
401 N. Morton Street  
Bloomington, Indiana 47403 
 
Attention: Eric Gruelich 
 
RE: Use Variances for Bloomington Housing Authority Childcare Center & Apartments 
 
Dear Mr. Gruelich, 

We are pleased to present this request for two (2) use variances on behalf of the Bloomington Housing 
Authority (BHA) for a childcare center and apartment project at the southwest corner of 14th and 
Monroe Streets in Bloomington, IN. The property is zoned Residential Core (RC) but has historically 
served as the Dyer water storage tower facility. We submit that the proposed project meets the findings 
of fact to support the required use variances for childcare and multifamily on the site. 

The BHA will enter into a long lease agreement with City of Bloomington Utilities to construct and 
operate the project on the former Dyer water tower site. The two-story building will be located at the 
corner build-to lines of the site with the main entry Monroe Street to the west. The entry vestibule will 
have doors facing south and west. A parking lot on the south side of the building accessed off Monroe 
Street will contain five (5) parking spaces including one (1) van accessible space and a dumpster 
enclosure at the east end. The parking lot side and rear setbacks will be seven (7) feet and contain solid 
fencing and buffer yard plantings. To meet accessibility, the site will be graded to depress the finish floor 
elevation of the building resulting in an approximately two (2) foot high berm along the east property 
line. A 2,500 square foot naturalized, outdoor play area will be located on the east side of the building. 
The exterior of the building will be fiber cement board siding with a masonry base and stair tower. 

The proposed project will contain 4,970 square feet total with the first floor serving as a childcare center 
to be operated by Early Head Start. There will be two classrooms to accommodate up to eight (8) 
infants/toddlers each as well as a laundry, kitchen and office for support. The classrooms will have 
exterior doors that lead directly to the outdoor play area. 

The three (3) two-bedroom apartments which range from 584 - 665 square feet will be accessed 
separately from a stair on the south side of the building. The apartments will serve the Family Scholars 
pilot program in Bloomington which is a model that provides housing and supportive services for single 
parents with children completing school. 

The Findings for Fact for Uses Variances: 

1. The approval will not be injurious to the public health, morals or general welfare of the 
community. 
Recommended Finding (Childcare & Multifamily Uses): Granting of the variance from the 
standards will not be injurious to the public health, safety or morals. On the contrary, the 
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variances will provide further needed affordable housing opportunities as well as affordable 
childcare services for the adjacent Crestmont and Reverend Butler public housing projects. 

2. The use and value of the area adjacent to the property included in the use variance will not be 
affected in a substantially adverse manner.  
Recommended Finding (Childcare & Multifamily Uses): No negative effects from the approval of 
this proposal are found. The project is to be located on the former Dyer water tower site which 
now contains only the tank foundations surrounded by chain link fence topped with barbed 
wire.  
 

3. The need for the use variance arises from condition peculiar to the subject property itself. 
Recommended Findings (Childcare Use): The peculiar condition of the property is its adjacency 
to the large public housing projects of Crestmont and Reverend Butler to the west which 
provide housing opportunities for low income residents. There is great need for accessible and 
affordable childcare to serve the residents of the area. The early Head Start facility located 
nearby on 15th Street currently has a wait list of 27 children. There is an established pattern of 
community service providers beginning further south on Monroe Street with the Community 
Kitchen, the Boys & Girls Club and Catholic Charities that would continue with this project. 
Recommended Findings (Multifamily): The peculiar condition of the property is its adjacency to 
the large public housing projects of Crestmont and Reverend Butler which provide a variety of 
small-scale, multi-family options such as duplexes and fourplexes. Immediately to the north, on 
the east side of Monroe Street is duplex operated by South Central Community Action Program. 
 

4. The strict application of the terms of the Unified Development Ordinance will constitute an 
unnecessary hardship if they are applied to the subject property. 
Recommended Finding (Childcare & Multifamily Uses): Strict application of the Unified 
Development Ordinance will place an unnecessary hardship in that the proposed uses create 
additional affordable housing options and expand access to affordable childcare which have 
been identified as critical needs in the Bloomington community. These uses extend the existing 
land uses of the nearby properties. 
 

5. The approval of the use variance does not interfere substantially with the goals and objective of 
the growth policies plan. 
Recommended Finding (Childcare Use): 
This proposed use does not substantially interfere with the Comprehensive Plan. The 
Comprehensive Plan calls for an Urban Village Center just two blocks to the south of this 
property and the project would build upon theses goals as stated in the Comprehensive Plan: 
“Consider a mix of retail and office uses that bring essential services such as pharmacies, 
groceries, education and health services to neighborhood residents.” 
Recommended Finding (Multifamily Use): 
This proposed use does not substantially interfere with the Comprehensive Plan. The site which 
is located on Monroe Street represents a transition from Neighborhood Residential to Mixed 
Urban Residential. The Comprehensive Plan policy guidance for Mixed Residential states: “Allow 
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context sensitive multifamily redevelopment along higher volume road, along distinct edges, 
and near major destinations when appropriately integrated with adjacent uses and styles.” 

 

We greatly appreciate your consideration of these two use variances for the Bloomington Housing 
Authority Childcare Center & Apartments. Please feel free to contact us to discuss any aspect of this 
petition further. 

Respectfully, 

 

Barre Klapper, AIA 

Springpoint Architects, pc  
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