
AGENDA 
BLOOMINGTON ZONING BOARD OF APPEALS 

REGULAR MEETING - 4:00 P.M. 
WEDNESDAY, APRIL 19, 2017 

COUNCIL CHAMBERS, CITY HALL 
109 EAST OLIVE STREET 

BLOOMINGTON, ILLINOIS 
1. CALL TO ORDER

2. ROLL CALL

3. PUBLIC COMMENT
A public comment period not to exceed thirty (30) minutes will be held during each Board and 
Commission meeting, as well as all regularly scheduled City Council meetings, Committee of the 
Whole meetings, meetings of committees and/or task forces (hereinafter “committees”) created by the 
City Council, work sessions, and special meetings of the City Council. Nothing herein shall prohibit 
the combination of meetings, at which only one public comment period will be allowed.  
Anyone desiring to address the Board, Commission, Committee or City Council, as applicable, must 
complete a public comment card at least five (5) minutes before the start time of the meeting. Public 
comment cards  shall be made available at the location of the meeting by City staff at least 15 minutes 
prior to the start time of the meeting. The person must include their name, and any other desired contact 
information, although said person shall not be required to publicly state their address information. If 
more than five individuals desire to make a public comment, the order of speakers shall be by random 
draw. If an individual is not able to speak due to the time limitation and said individual still desires to 
address the individuals at a future meeting of the same type, said individual shall be entitled to speak 
first at the next meeting of the same type. (Ordinance No. 2015-46)) 

4. MINUTES: Consideration, review and approval of Minutes from the March 15, 2017
meeting.

5. REGULAR AGENDA
A. Z-08-17 Consideration, review and approval of the petition for a variance 

submitted by Susan Atkins and Mark Rhodes for the property located at 
206 Tanner Street to allow an accessory structure greater than 1000 sqft, 
408 sqft increase (Ward 9) 

B. Z-09-17 Consideration, review and approval of the petition for variances 
submitted by Stan Geison from Habitat for Humanity for the property 
located at 407 N Allin Street to allow a rear yard setback of 18’11”, a 6’1” 
decrease.   

 (Ward 9). 

C. Z-10-17 Consideration, review and approval of the petition for variances 
submitted by Paul Young for the property located at 2 Briarwood Ave to 
allow: 

1). An accessory structure greater than 1000 sqft, 282 sqft increase 
2). An accessory structure greater than the principal structure, 170 sqft 
increase (Ward 7) 

D. Z-11-17 Consideration, review and approval of the petition for 
variances submitted by Jeff Dodson for the property located at 701 



Marshall Ln to allow a six (6) foot fence in the required front yard, a 
two (2) foot increase. (Ward 7) 

6. OTHER BUSINESS
A. Resolution of Appreciation to Richard “Dick” Briggs for service to the City of
Bloomington Zoning Board of Appeals

B. Resolution of Appreciation to Robert A. Kearney for service to the City of
Bloomington Zoning Board of Appeals

C. Resolution of Appreciation to James Simeone for service to the City of
Bloomington Zoning Board of Appeals

7. NEW BUSINESS

8. ADJOURNMENT

For further information contact: 
Katie Simpson, City Planner 
Department of Community Development 
Government Center 
115 E. Washington Street, Bloomington, IL 61701 
Phone: (309) 434-2226 Fax: (309) 434-2857  
E-mail: ksimpson@cityblm.org 



DRAFT MINUTES 
BLOOMINGTON ZONING BOARD OF APPEALS 

REGULAR MEETING - 4:00 P.M. 
WEDNESDAY, MARCH 15, 2017 

COUNCIL CHAMBERS, CITY HALL 
109 EAST OLIVE STREET 

BLOOMINGTON, ILLINOIS 

Members present: Chairman Bullington, Mr. Briggs, Mr. Brown, Mr. Butts, Ms. Meek, 
and Mr. Simeone 

Members absent: Mr. Kearney 

Also present:  Mr. George Boyle, Assistant Corporation Counsel 
Ms. Katie Simpson, City Planner 
Tom Dabareiner, Community Development Director 

At 4:04PM, Mr. Dabareiner called the roll. With six members in attendance, a quorum was 
present.  

PUBLIC COMMENT: Steve Listwan, 513 W. Seminary Avenue, stated that public debt in 
taxation without representation for future generations. 

MINUTES: The Board reviewed the minutes from February 15, 2017. Mr. Briggs added a 
statement about the right to appeal a result if the majority has less than five votes. A motion to 
approve the minutes as corrected was made by Mr. Butts; seconded by Mr. Briggs. The 
minutes were approved by a 6-0 voice vote.   

Chairman Bullington explained the meeting procedures. 

SP-03-17 Consideration, review and approval of a recommendation to City Council for a 
special use petition to allow a duplex in the R-1C district at 603 Seminary Ave submitted 
by Gerard Berthel and Karen Kineslla 

Mr. Gerard Berthel and Nicholas Hadden, were sworn in. Mr. Berthel explained that they had 
a fire and decided to rebuild, and they wish to take it from a 3 unit apartment to a two unit 
apartment but need a special use to do so. He indicated the structure would be the same 
footprint. Mr. Simeone asked if the outside of the building would be changed for access 
purposes; Mr. Hadden responded in the affirmative and while those changes are on the plans 
the living space itself would rest on the same footprint. Mr. Simeone asked for better plans to 
review. Ms. Meek asked if these was a remodel or a rebuild; Mr. Hadden indicated it was a 
new building from the foundation on up. 

Mr. Steven Listwan, 513 Seminary Avenue, was sworn in. Mr. Listwan stated he believes this 
will be high quality housing, in character with the neighborhood. He added it will attract like 
people to the neighborhood and his investment is welcome. Mr. Listwan stated he supports 
the duplex and the variances. 
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Mr. Randy Mars, 1308 N. Oak Street, was sworn in. Mr. Mars stated he originally wanted it 
single family but now supports the proposed duplex. 

Ms. Simpson provided the staff report and recommended in favor of the special use for a 
duplex. She showed a photo from Google Earth of the former structure which had burned 
down. She provided the location and described the neighborhood. Ms. Simpson stated the 
property is zoned R-1C and identified the surrounding uses. She described the access to the 
property and the tenant parking area which will accommodate 4-5 vehicles. She noted there 
are existing duplexes in the area. Ms. Simpson noted that the special use permit aligns with 
the vision of the comprehensive plan. She reviewed the standards for granting a special use 
and concluded that the standards were met. She stated that access and utilities are all adequate 
and the mass of the building is consistent with that found in the neighborhood. 

Ms. Meek confirmed that the off-street parking requirements are met. Ms. Simpson indicated 
four spaces are needed and at least four are provided. 

Mr. Butts motioned for approval of the special use; seconded by Ms. Meek. The 
motion passed 6-0 with the following votes: Mr. Butts—yes; Ms. Meek—yes; Mr. Briggs—
yes; Mr. Brown—yes; Mr. Simeone—yes; Chairman Bullington—yes. 

Z-04-17 Consideration, review and approval of the petition for variances submitted by 
Gerard Berthel and Karen Kineslla for the property located at 603 Seminary Ave to 
allow: 1) a minimum lot width of 50 ft in lieu of 70 ft for a duplex in the R-1C district 
(44.10-4), and; 2) a minimum lot area of 7450 sq ft in lieu of 10,000 sq ft for a duplex in 
the R-1C district (44.10-4) 

Chairman Bullington provided an opportunity for the petitioner or anyone else to come 
forward and make a separate case regarding the variances. Because no one expressed an 
interest in doing so, he turned the presentation back over to Ms. Simpson. 

Ms. Simpson provided the staff report focused on the two variances requests. She stated staff 
supports the two variances. She stated that many duplexes exist in the neighborhood on 
similarly sized lots. Because the neighborhood was established prior to the existence of the 
codes in question, she added, undersized lots are common in the area. Ms. Simpson reviewed 
the standards for granting a variance. She believes there is a physical hardship not of the 
owner’s making which make it difficult to comply with the code. She stated there are similar 
or denser rental uses in the neighborhood and the duplex is consistent with the intended and 
allowed uses here. She believes neighborhood character will be maintained. 

Mr. Butts motioned for approval of the special use; seconded by Mr. Briggs. The variance 
requests passed 6-0 with the following votes: Mr. Butts—yes; Mr. Briggs—yes; Mr. 
Brown—yes; Ms. Meek—yes; Mr. Simeone—yes; Chairman Bullington—yes. 

Chairman Bullington explained the ZBA approved the variance, which they have the authority 
to do, and the ZBA has made a favorable recommendation to the City Council on the special 
use. He suggested the petitioner tale with staff for more information.  

OTHER BUSINESS: 
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Mr. Briggs asked about the financial disclosure form and whether he needed to fill it out. Mr. 
Dabareiner responded that the form asks about business conducted over the prior year, so 
should be completed. Mr. Boyle explained that staff, commission and board members need to 
fill it out. 

Ms. Meek stated that she will be reappointed for two years. Mr. Boyle confirmed that terms 
continue through April. 

NEW BUSINESS: 

ADJOURNMENT: 
Mr. Butts motioned to adjourn; seconded by Mr. Brown. It was approved by voice vote and 
the meeting was adjourned at 4:31PM.  

Respectfully submitted  
Tom Dabareiner, AICP
Secretary 
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206 Tanner St 

1 

CITY OF BLOOMINGTON 
REPORT FOR THE BOARD OF ZONING APPEALS 

APRIL 19, 2017 

CASE NUMBER: SUBJECT: TYPE: SUBMITTED BY: 

Z-08-17 206 Tanner St Variance Katie Simpson, 
City Planner 

PETITIONER’S REQUEST: 
Section of Code: 44.4-4C Accessory Structure Requirements 

Type of Variance Request Required Variation 
Allow accessory structure 

> 1000 sqft 
1408 sqft 1000 sqft 408 sqft increase 

STAFF 
RECOMMENDATION: 

Staff determines the petition does not meet the Zoning Ordinance’s 
standards required to grant a variance (4.13-3).   
Staff recommends the Zoning Board of Appeals deny the variance 

for 206 Tanner Street to allow accessory structure(s) greater than 

1000 sqft.  

N  



  Agenda Item A 
Z-08-17 

206 Tanner St 
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NOTICE 
The application has been filed in conformance with applicable procedural requirements and 
public notice was published in The Pantagraph on April 3, 2017. 
 
GENERAL INFORMATION 
Owner and Applicant: Susan Atkins and Mark Rhodes 
 
PROPERTY INFORMATION 
Legal description  
SUB SE 8-23-2E W80’ E160’ Lot 7 
 
Existing Zoning: R-1C, Single Family Residential District  
Existing Land Use: Single family home with detached garage  
Property Size:  Approximately 30,560 sqft (80’ X 382’) 
PIN:   21-08-430-004 
 
Surrounding Zoning and Land Uses 
Zoning       Land Uses 
North: R-1C, Single family residential district North: Single/two family home(s) 
South: S-2, Public Lands and Institutions  South: Parks and Recreation Dept. Storage  
East: R-1C, Single family residential district East: Single/two family home(s)  
West:  S-2, Public Lands and Institutions  East:  Miller Park  
West: R-1C, Single family residential district West:  Single/two family home(s) 
 
Analysis 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 

1. Application for Special Use 
2. Site Plan 
3. Aerial photographs 
4. Site visit 

 
PROJECT DESCRIPTION 
 

 

 

 

 

 

 

 

 

 

 

 

Pictured:  
206 Tanner 
St.  



  Agenda Item A 
Z-08-17 

206 Tanner St 

3 
 

 

Background 

The subject site is commonly known as 206 Tanner Street located east of Miller Park and north 
of a City of Bloomington Parks and Recreation storage facility. The lot is improved with a single 
family home and detached garage. A smaller wood shed also exists on the property. The lot is a 
little smaller than an acre, approximately 30,650 sqft (80ft by 382 ft), and deeper than most lots 
in the City of Bloomington. The neighborhood consists of single family homes, most with 
detached garages. The area is less dense than other neighborhoods in Bloomington due to the 
surrounding parks and wooded areas. The lots on the south side of Tanner are relatively flat in 
the front portions closer to Tanner St and slope in the rear down towards the Parks and 
Recreation facility. There also appears to be an east-west utility easement that bisects these 
properties. The area is somewhat wooded and the rear of the property is screened. 208 Tanner 
Street has multiple accessory structures that exceed code but a variance was awarded to this 
property in 2004 allowing them to construct a 24’ by 24’ shed, total structure areas was increased 
to 1,336 sqft. The variance was approved 5-0 although staff recommended denial.  
 
Density increases on the north side of Tanner Street and the lot sizes are also smaller. Most 
homes have one accessory structure on their property.    
 
The petitioner would like to construct an additional 26ft by 32ft (832sqft) accessory structure in 
the rear yard.  
 
The City of Bloomington Zoning Ordinance allows for: 
1). up to 1000 sqft of accessory structure, or 
2). up to 30% of the rear yard, or 
3). or accessory structures smaller than the floor area of the principal structure, whichever is less.   
 
The existing detached garage is 24ft by 24ft (576 sqft). The existing detached garage is closer 
than ten (10) feet from the house and is therefore nonconforming. If the new building is built as 
proposed, the total amount of accessory structure for the property would be 1,408sqft exceeding 
the maximum allowances of the code by 408sqft.   
 
Project Description:  

The petitioner proposes to construct an 832 sqft accessory structure in the rear yard of the home. 
The structure would be a two car garage, twelve (12) ft tall with two 9’ by 10’ overhead garage 
doors. The petitioner would like additional space to park collector cars and/or yard equipment. 
The petitioner has a 576 sqft detached garage. The addition of the proposed accessory structure 
would increase the floor area of accessory structures for this property 408 sqft over the 
maximum allowance.    
 
The following is a summary of the requested variations: 
Applicable Code Sections:  
Section of Code: 44.4-4C Accessory Structure Requirements 

Type of Variance Request Required Variation 
Allow accessory 

structure > 1000 sqft 1408 sqft 1000 sqft 408 sqft increase 
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Analysis 
Variations from Zoning Ordinance 

The petitioner proposes to construct a 26ft by 32ft by 12ft two-car garage/accessory structure at 
206 Tanner Street. Staff is concerned about access to the proposed structure. The site plan shows 
the accessory structure positioned directly behind the existing garage. Due to the width of the lot, 
a second curb cut would not be permitted at this site. The City of Bloomington’s Manual of 
Practice for Public Improvements only allows one curb cut for residential lots less than 100 ft 
wide. As it is placed the petitioner would be required to either convert the existing garage into a 
drive through garage or drive through the yard to access the proposed two car garage. Access is 
not the primary topic of discussion but should be considered by the Zoning Board of Appeals.  
 
The Zoning Board of Appeals may grant variances only in specific instances where there would 
be practical difficulties or particular hardships in carrying out strict adherence to the Code. 
Staff’s findings of fact are presented below. It is incumbent on each Zoning Board of Appeals 
member to interpret and judge the case based on the evidence presented and each of the Findings 
of Fact. 
 
FINDINGS OF FACT 
The petitioner has outlined the request for variation in the attached narrative and drawings.  The 
Zoning Ordinance requires that the petition meet the findings of fact as outlined below.  
 
That the property has physical characteristics that pose unreasonable challenges which 
make strict adherence to the Code difficult; and the subject property is larger than most 
properties in this zoning district. It is screened on the south side by a wooded area. It is also 
highly unlikely it would be subdivided into two lots, due to limited access on the south side.  
Nonetheless, the code provides a maximum requirement for all accessory structures in the City 
of Bloomington. There appears to be no physical hardship posing unreasonable challenges 
making strict adherence to the Code difficult. If the proposed garage were smaller or if the 
petitioner removed the existing garage, it would be possible to comply with the standards of the 
code. The standard is not met. 
 
That the variances would be the minimum action necessary to afford relief to the applicant; 
and the applicant has other options besides this variance. The proposed garage could be 
decreased by 408 sqft, (a 424 sqft building would be permitted by the Code). Expanding the 
existing structure or attaching it to the home could be other possibilities but variances would also 
be required in both instances. Nonetheless, the existing garage could be removed and the 
petitioner would be allowed to build a 1000 sqft accessory structure that could house. Removing 
the existing garage could also eliminate a nonconforming structure. The standard is not met.   

 
That the special conditions and circumstances were not created by any action of the 
applicant; and the need for the variance is related to the petitioner’s desire to store yard 
equipment and/or collector cars. The combination of the size of the proposed accessory structure 
and the existing accessory structures are driving the request for the variance. Although the lot is 
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larger than most, the requested variance would not be necessary if the structure were smaller (a 
one car garage could be built) or if the existing structure were removed. The standard is not met.  
 
That granting the variation request will not give the applicant any special privilege that is 
denied to others by the Code; and adjacent properties have more than one accessory structure, 
such as 208 Tanner Street. A variance was awarded for 208 Tanner Street in 2004 (Z-21-04) 
allowing accessory structures totaling 1,336 sqft. Staff also recommended denial in the previous 
case but the variance was approved 5-0. However, other properties in Bloomington are restricted 
to the 1000 sqft requirement of the code unless a variance is awarded. The standard is not met.  
 
That the granting of the variation will not be detrimental to the public welfare, alter the 
essential character of the neighborhood, nor unreasonably impair the use of development 
of adjoining properties. To access the proposed accessory structure the petitioner would either 
have to request an additional curb cut, which would not be permitted, or drive through the yard 
or alter the existing accessory structure to have two garage doors and function as a drive through 
car-port. These changes could alter the character of the neighborhood. Furthermore, the structure 
could potentially block the views of the adjoining properties. The standard is not met.  
 
STAFF RECOMMENDATION: 
Staff recommends the Zoning Board of Appeals deny the variance for 206 Tanner Street to allow 

accessory structure(s) greater than 1000 sqft. 
 
Respectfully submitted, 
 
Katie Simpson 
City Planner 
 
Attachments: 

 Variance Application 
 Petitioner Statement of Findings of Fact  
 Site Plan 
 Aerial Map Zoning Map  
 Newspaper notice and neighborhood notice  
 List of notified property owners  
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

March 31, 2017 

Dear Property Owner or Resident: 

The Zoning Board of Appeals will hold a public hearing on Wednesday April 19, 2017 at 
4:00 PM in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to hear testimony 
on for the following petitioner(s) requesting variance in the regulations of the described property: 

Petitioner(s) Property Address Legal Description 
Susan Atkins and Mark 

Rhodes 206 Tanner Street SUB SE 8-23-2E W80' E160' LOT 7 

Request: requesting an accessory structure greater than 1000 sqft, a 408 sqft increase 

All interested persons may present their views upon such matters pertaining thereto at the 
public hearing. The petitioner or his/her Counsel/Agent must attend the meeting.  

You are receiving this courtesy notification since you own property within a 500 foot radius 
of the land described above (refer to attached map). All interested persons may present their views 
upon matters pertaining to the requested special use during the public hearing. Communications 
in writing in relation thereto may be filed with the Department of Community Development, or at 
such hearing. In compliance with the Americans with Disabilities Act and other applicable federal 
and state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk at (309) 434-2240, preferably no later 
than five days before the hearing. 

Please note that cases are sometimes continued or postponed for various reasons (i.e lack 
of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  

The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email me at ksimpson@cityblm.org or call me 
at (309) 434-2226.  

Sincerely, 

Katie Simpson 
City Planner 

Attachments: Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
mailto:ksimpson@cityblm.org
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Agenda Item B 
Z-09-17 

407 N Allin St. 

CITY OF BLOOMINGTON 
REPORT FOR THE BOARD OF ZONING APPEALS 

APRIL 19, 2017 

CASE NUMBER: SUBJECT: TYPE: SUBMITTED BY: 

Z-09-17 407 N Allin St Variance Katie Simpson, 
City Planner 

PETITIONER’S REQUEST: 
Section of Code: 44.6-40 Bulk Requirements 

Type of Variance Request Required Variation 
Rear yard setback 18’11” 25’ 6’1” decrease 

STAFF 
RECOMMENDATION: 

Staff determines the petition meets the Zoning Ordinance’s 
standards required to grant a variance (4.13-3).   
Staff recommends the Zoning Board of Appeals approve the 
variance for 407 N Allin St to allow a reduction in the required rear 
yard setback from 25’ to 18’11”.  

N ∆ 
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  Agenda Item B 
Z-09-17 

407 N Allin St.  
NOTICE 
The application has been filed in conformance with applicable procedural requirements and 
public notice was published in The Pantagraph on April 3, 2017. 
 
GENERAL INFORMATION 
Owner and Applicant: Stan Geison, Habitat for Humanity  
 
PROPERTY INFORMATION 
Legal description  
SUBN BLK 26 WESTERN ADD S54.7’ LOT 9 
 
Existing Zoning: R-2 Mixed Residential  
Existing Land Use: Vacant  
Property Size:  Approximately 3630 sqft (55’X66’) 
PIN:   21-04-159-008 
 
Surrounding Zoning and Land Uses 
Zoning       Land Uses 
North: GAP-3      North: Multifamily/single family home(s) 
South: R-2, Mixed Residential   South: Single/two family homes  
East: GAP-3      East: Multifamily home(s)  
West:  B-2, General Business Service District West:  Single/two family homes  
West: GAP-3      West:  Single/two family home(s) 
 
Analysis 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 

1. Application for Special Use 
2. Site Plan 
3. Aerial photographs 
4. Site visit 

 
PROJECT DESCRIPTION 
 

 
 
 
 
 

 
 
 
 
 
 

Pictured:  
407 N Allin 
Street  
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Background 
The subject property is commonly known as 407 N. Allin Street. It is smaller than our minimum 
lot requirements and consequentially nonconforming. The property is approximately 3,630 
square feet or 66 ft by 54ft.  It was previously improved with a home but is currently vacant. The 
City of Bloomington acquired the dilapidated home and had it demolished. The vacant lot was 
recently donated to Habitat for Humanity to be improved with a 1,200 square foot single family 
home. The home is the smallest footprint that Habitat for Humanity can construct to make 
reasonable use of the property. Consequentially, to accommodate the home, a rear yard variance 
is necessary. Additionally, to construct on a nonconforming parcel, city code requires the 
setbacks be met. In this instance, the proposed home complies with front and side yard setbacks. 
The petitioner is requesting a six (6) foot decrease in the required rear yard setback.  
 
The lot was originally platted as a 66ft wide lot that was very deep and was eventually parceled 
off into its current formation. Other properties nearby have similar parcel configurations. The lot 
has water and sewer. It is bordered on the rear (east side) by a parking lot to accommodate the 
neighboring multifamily home. A six (6) foot wooden fence separates the subject property from 
the east property.   
 
Project Description:  
Habitat for Humanity is a registered 501c3 dedicated to constructing affordable single family 
homes. The petitioner would like to construct a 1,200 sqft single family home (28’ X 27’) on the 
subject property. The property is considered nonconforming since it is smaller than the minimum 
lot width and lot area requirements for the R-2, Mixed Residential District. Nonetheless, City 
Code allows the reconstruction of a residence on a nonconforming lot as long as the lot complies 
with bulk requirements of the zoning ordinance. 25ft front and rear yard setbacks and six (6) foot 
side yard setbacks are required. The petitioner is requesting a variance to reduce the rear yard 
setback.    
 
The following is a summary of the requested variations: 
Applicable Code Sections:  
Section of Code: 44.6-40 Bulk Requirements 

Type of Variance Request Required Variation 
Rear yard setback  18’11” 25’ 6’1” decrease 

 
 
Analysis 
Variations from Zoning Ordinance 
The petitioner is requesting a six (6) ft decrease in the required rear yard setback for the R-2 
Mixed Residential District. 
  
The Zoning Board of Appeals may grant variances only in specific instances where there would 
be practical difficulties or particular hardships in carrying out strict adherence to the Code. 
Staff’s findings of fact are presented below. It is incumbent on each Zoning Board of Appeals 
member to interpret and judge the case based on the evidence presented and each of the Findings 
of Fact. 
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407 N Allin St.  
 
FINDINGS OF FACT 
The petitioner has outlined the request for variation in the attached narrative and drawings.  The 
Zoning Ordinance requires that the petition meet the findings of fact as outlined below.  
 
That the property has physical characteristics that pose unreasonable challenges which 
make strict adherence to the Code difficult; and the subject property is smaller than the 
minimum requirements and was previously improved with a single family home. The size of the 
lot presents a physical hardship that restricts reasonable use of the property and makes strict 
adherence to the setback requirements of the code difficult. The property complies with all of the 
other bulk requirements of the code. The standard is met.   
 
That the variances would be the minimum action necessary to afford relief to the applicant; 
and the petitioner proposes to construct a home with a very small footprint. The proposed home 
complies with front and side yard setbacks and would not impose a restriction on the neighboring 
properties nor alter the character of the neighborhood. The standard is met.  

 
That the special conditions and circumstances were not created by any action of the 
applicant; and the neighborhood consists of single family homes situated on similar smaller 
lots. The circumstances were not created by the petitioner and are due to the lot size. The 
standard is met.  
 
That granting the variation request will not give the applicant any special privilege that is 
denied to others by the Code; and other homes exist in the neighborhood on smaller lots. 
Granting the variance would allow reasonable use of the property. The standard is met.  
 
That the granting of the variation will not be detrimental to the public welfare, alter the 
essential character of the neighborhood, nor unreasonably impair the use of development 
of adjoining properties. The surrounding neighborhood consists of single family home located 
on smaller lots. The home complies with the side and front yard setbacks for this district. The 
proposed home will also comply with maximum height requirements. The proposed setbacks 
allow for adequate fire separation for neighboring properties and is consistent with the patterns 
of development for the neighborhood. Additionally, the surrounding GAP zoning has setback 
requirements consistent with those proposed by the petitioner. The setback will impact the 
property to the east the most and this property cannot be parceled into smaller lots due to access 
and size requirements, therefore the likeliness of constructing a principal building or home on the 
rear portion of the property to the east is very low. Lastly, since this property once housed a 
single family home, view sheds will not be altered from what previously existed. The standard is 
met.    
 
STAFF RECOMMENDATION: 
Staff recommends the Zoning Board of Appeals approve the variance for 407 N Allin St to allow 
a reduction in the required rear yard setback from 25’ to 18’11”. 
 
Respectfully submitted, 
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Agenda Item B 
Z-09-17 

407 N Allin St. 
Katie Simpson 
City Planner 

Attachments: 
• Variance Application
• Petitioner Statement of Findings of Fact
• Site Plan
• Aerial Map Zoning Map
• Newspaper notice (see Item A) and neighborhood notice
• List of notified property owners
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

March 31, 2017 

Dear Property Owner or Resident: 

The Zoning Board of Appeals will hold a public hearing on Wednesday April 19, 2017 at 
4:00 PM in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to hear testimony 
on for the following petitioner(s) requesting variance in the regulations of the described property: 

Petitioner(s) Property Address Legal Description 
Stan Geison on behalf of 

Habitat for Humanity 407 N. Allin St SUBN BLK 26 WESTERN ADD 
S54.7' LOT 9 

Request: requesting a reduction in the required rear yard setback from 25ft to 18ft 11in,  a 6ft 
1in reduction 

All interested persons may present their views upon such matters pertaining thereto at the 
public hearing. The petitioner or his/her Counsel/Agent must attend the meeting.  

You are receiving this courtesy notification since you own property within a 500 foot radius 
of the land described above (refer to attached map). All interested persons may present their views 
upon matters pertaining to the requested special use during the public hearing. Communications 
in writing in relation thereto may be filed with the Department of Community Development, or at 
such hearing. In compliance with the Americans with Disabilities Act and other applicable federal 
and state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk at (309) 434-2240, preferably no later 
than five days before the hearing. 

Please note that cases are sometimes continued or postponed for various reasons (i.e lack 
of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  

The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email me at ksimpson@cityblm.org or call me 
at (309) 434-2226.  

Sincerely, 

Katie Simpson 
City Planner 

Attachments: Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
mailto:ksimpson@cityblm.org
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Agenda Item C 
Z-10-17 

2 Briarwood Ave 

CITY OF BLOOMINGTON 
REPORT FOR THE BOARD OF ZONING APPEALS 

APRIL 19, 2017 

CASE NUMBER: SUBJECT: TYPE: SUBMITTED BY: 

Z-10-17 2 Briarwood Ave Variance Katie Simpson, 
City Planner 

PETITIONER’S REQUEST: 
Section of Code: 44.4-4C Accessory Structures 

Type of Variance Request Required Variation 
Accessory Structure > 1000 sqft 1,282 sqft 1000 sqft 282 sqft increase 

Type of Variance Request Required Variation 
Accessory Structure>Principal 

Structure  
1,282 sqft 1,112 sqft 170 sqft increase 

STAFF 
RECOMMENDATION: 

Staff determines the petition does not meet the Zoning Ordinance’s 
standards required to grant a variance (4.13-3).   
Staff recommends the Zoning Board of Appeals deny the variances 
for 2 Briarwood Ave to allow an accessory structure greater than 
1000 sqft (282sqft increase) and greater than the principal structure 
(170sqft increase).  

N ∆ 
1 



Agenda Item C 
Z-10-17 

2 Briarwood Ave 
NOTICE 
The application has been filed in conformance with applicable procedural requirements and 
public notice was published in The Pantagraph on April 3, 2017. 

GENERAL INFORMATION 
Owner and Applicant: Paul Young, on behalf of Mr. and Mrs. John Hollister (property owners) 

PROPERTY INFORMATION 
Legal description BRIARWOOD SUB E10' LOT 16 ALL LOT 17 & 18 BLK 2 

Existing Zoning: R-1C, Single family residential 
Existing Land Use: Single family home with accessory structure 
Property Size: Approximately 15,318 sqft (138’ X 111’) 
PIN:  14-34-301-018 

Surrounding Zoning and Land Uses 
Zoning  Land Uses 
North: R-1C, Single family residential North: Single family home(s) 
South: R-1C, Single family residential South: Single family home(s) 
East: R-1C, Single family residential East: Single family home(s) 
West: R-1C, Single family residential West:  Single family home(s) 

Analysis 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 

1. Application for Special Use
2. Site Plan
3. Aerial photographs
4. Site visit

PROJECT DESCRIPTION 

Pictured: 
206 Tanner St. 
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Agenda Item C 
Z-10-17 

2 Briarwood Ave 
Background 
The subject site is commonly known as 2 Briarwood Ave and consists of two lots combined to 
form one larger parcel, approximately 15,318 square feet (138’ X 111’). The subject property is 
improved with a single family home and detached garage/accessory structure. A smaller shed 
also exists on the property. The subject property exists within Bloomington’s core and is 
surrounded by single family homes. It is an urban setting. Larger lots, exceeding 10,000 sqft, 
exist in Bloomington, however those tend to be located in more rural environments or within the 
R-1B and R-1A, low density single family residential zoning districts. The neighborhood was 
built around 1920 or 1925. It consists of smaller homes located on narrow, deep lots with smaller 
detached one and two car garages. The principal structure on the property is 1,112 square feet. 
The existing accessory structure is approximately 807 square feet.  

The petitioner would like to add 412 square feet onto the existing garage. The finished accessory 
structure would have a gross floor area of 1,282 square feet. The petitioner proposes to remove 
the smaller shed.  

The City of Bloomington Zoning Ordinance allows for: 
1). up to 1000 sqft of accessory structure, or 
2). up to 30% of the rear yard, or 
3). or accessory structures smaller than the floor area of the principal structure, whichever is less.  

The requested variances are to allow an accessory structure greater than the principal structure, a 
170 sqft increase (approximately 15.2%) and to allow an accessory structure greater than 1000 
square feet, a 282 sqft increase (approximately 28.2%).  

Project Description:  
The petitioner would like to add on to the existing accessory structure. As per city code, 
accessory structures are required to be three feet away from the loot lines. The existing structure 
is nonconforming in that it is located closer than three feet to the rear lot line. The petitioner 
proposes to bring the nonconforming setback into conformance with the code. They would also 
like to add 408 square feet to the north side of the accessory structure to be used as a 
library/reading room. The proposed structure would be situated at least three feet from the side 
and rear property lines.   

The following is a summary of the requested variations: 
Applicable Code Sections:  
Section of Code: 44.4-4C Accessory Structures 

Type of Variance Request Required Variation 
Accessory Structure > 1000 sqft 1,282 sqft 1000 sqft 282 sqft increase 

Type of Variance Request Required Variation 
Accessory Structure>Principal 

Structure  
1,282 sqft 1,112 sqft 170 sqft increase 
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Agenda Item C 
Z-10-17 

2 Briarwood Ave 

Analysis 
Variations from Zoning Ordinance 
The petitioner is requesting two variances from Section 44-4C to allow for an accessory structure 
that would exceed the gross floor area of the principal structure by 15.2% or 170 sqft and the 
maximum requirement of 1000 sqft by 28.2% or 282 sqft. The variances would enable the 
expansion of the existing 807 sqft accessory structure.  

The Zoning Board of Appeals may grant variances only in specific instances where there would 
be practical difficulties or particular hardships in carrying out strict adherence to the Code. 
Staff’s findings of fact are presented below. It is incumbent on each Zoning Board of Appeals 
member to interpret and judge the case based on the evidence presented and each of the Findings 
of Fact. 

FINDINGS OF FACT 
The petitioner has outlined the request for variation in the attached narrative and drawings.  The 
Zoning Ordinance requires that the petition meet the findings of fact as outlined below.  

That the property has physical characteristics that pose unreasonable challenges which 
make strict adherence to the Code difficult; and the subject property consists of two regular 
lots combined under a single parcel. It exceeds the average lot size for the neighborhood as well 
as the minimum lot width and area of the R-1C district. The property is relatively flat with no 
identifiable physical characteristics posing unreasonable challenges to meet the maximum 
accessory structure requirements of the zoning ordinance. The lot is a corner lot but the front 
yard setbacks are maintained. The standard is not met.  

That the variances would be the minimum action necessary to afford relief to the applicant; 
and the accessory structure currently complies with City Code. Additionally a 193 square foot 
addition would be allowed without a variance. The proposed addition could also be added to the 
rear of the principal structure, as long as a ten (10) foot separation between the accessory 
structure and principal structure was maintained. The standard is not met.  

That the special conditions and circumstances were not created by any action of the 
applicant; and the requested variances are directly related to the proposed expansion of the 
structure and the petitioner’s desire to add a library/reading room onto the existing accessory 
structure. If the addition were smaller it would comply with City Code. The special 
circumstances are created by the applicant and not directly related to a physical hardship or 
limiting, unique circumstances associated with the property. The petitioner is able to make 
reasonable use of the property as it exists, a smaller addition would not hinder that reasonable 
use nor would adding onto the existing principal structure. The standard is not met.  

That granting the variation request will not give the applicant any special privilege that is 
denied to others by the Code; and the proposed expansion would result in an accessory 
structure exceeding the maximum requirements of city code. These requirements apply to all 
residential zoning districts and granting the variances could potentially result in precedence. 
Additionally, other properties in the neighborhood would not be allowed to have a structure of 
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Z-10-17 

2 Briarwood Ave 
this size because not only would the lot sizes not allow for it but also it would deviate from the 
established neighborhood character. Essentially, the 1,282 square foot accessory structure could 
easily be converted into a principal structure which could impact the density and character of the 
neighborhood. For example, if a future property owner decided to convert the accessory structure 
into a dwelling unit by adding a kitchen and bathroom, the three feet setbacks would not allow 
adequate fire separation (at least 10 feet) from this unit and any accessory structures located on 
neighboring properties. The standard is not met.   

That the granting of the variation will not be detrimental to the public welfare, alter the 
essential character of the neighborhood, nor unreasonably impair the use of development 
of adjoining properties. The neighborhood is developed with smaller single family homes on 
narrow lots, each with detached one and two car garages. Although the subject property is 
located on two lots, the accessory unit exceeds the gross floor area of the principal structure as 
well as other principal structures in the neighborhood.  The potential of using the accessory 
structure as a dwelling unit exists and could essentially alter the density of the neighborhood. 
Additionally, the City’s zoning ordinance imposes height and bulk regulations on accessory 
structures to protect view sheds, reduce the likelihood of converting these structures into 
principal units or illegal uses, and to reduce the likelihood of displacing storm water, which, if 
displaced enough could potentially flood neighboring properties. Although the proposed addition 
will maintain a height less than 14 ft, the bulk of the structure can still potentially block view 
sheds and could possibly, due to its mass, impact neighboring properties. An addition on the 
existing principal structure would align better with the neighborhood character. The standard is 
not met.    

STAFF RECOMMENDATION: 
Staff recommends the Zoning Board of Appeals deny the variances for 2 Briarwood Ave to allow 
an accessory structure greater than 1000 sqft (282 sqft increase) and greater than the principal 
structure (170 sqft increase). 
Respectfully submitted, 

Katie Simpson 
City Planner 

Attachments: 
• Variance Application
• Petitioner Statement of Findings of Fact
• Site Plan
• Aerial Map Zoning Map
• Newspaper notice (see Item A) and neighborhood notice
• List of notified property owners
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

March 31, 2017 

Dear Property Owner or Resident: 

The Zoning Board of Appeals will hold a public hearing on Wednesday April 19, 2017 at 
4:00 PM in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to hear testimony 
on for the following petitioner(s) requesting variance in the regulations of the described property: 

Petitioner(s) Property Address Legal Description 
Paul Young, on behalf of Mr. 

and Mrs. John Hollister 2 Briarwood Ave BRIARWOOD SUB E10' LOT 16 
ALL LOT 17 & 18 BLK 2 

Request: 1) an accessory structure greater than 1000 sqft, a 282 sqft increase; and 2) an 
accessory structure greater than the principal building, a 170 sqft increase 

All interested persons may present their views upon such matters pertaining thereto at the 
public hearing. The petitioner or his/her Counsel/Agent must attend the meeting.  

You are receiving this courtesy notification since you own property within a 500 foot radius 
of the land described above (refer to attached map). All interested persons may present their views 
upon matters pertaining to the requested special use during the public hearing. Communications 
in writing in relation thereto may be filed with the Department of Community Development, or at 
such hearing. In compliance with the Americans with Disabilities Act and other applicable federal 
and state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk at (309) 434-2240, preferably no later 
than five days before the hearing. 

Please note that cases are sometimes continued or postponed for various reasons (i.e lack 
of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  

The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email me at ksimpson@cityblm.org or call me 
at (309) 434-2226.  

Sincerely, 

Katie Simpson 
City Planner 

Attachments: Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
mailto:ksimpson@cityblm.org
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  Agenda Item D 
Z-11-17 

701 Marshall Ln  
 
 
 
 
 

CITY OF BLOOMINGTON 
REPORT FOR THE BOARD OF ZONING APPEALS 

APRIL 19, 2017 
 

CASE NUMBER: SUBJECT: TYPE: SUBMITTED BY: 
 

Z-11-17 
 

701 Marshall Ln Variance Katie Simpson, 
City Planner 

 
PETITIONER’S REQUEST: 

Section of Code: 44.4-4C Accessory Structures  
Type of Variance Request Required Variation 
Front Yard Fence  6’ 4’ 2’ increase 

 
 

STAFF 
RECOMMENDATION: 

Staff determines the petition meets the Zoning Ordinance’s 
standards required to grant a variance (4.13-3).   
Staff recommends the Zoning Board of Appeals approve the 
variances for 701 Marshall Ln to allow a 6 ft fence in the front yard.  

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

N ∆ 
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  Agenda Item D 
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701 Marshall Ln  
NOTICE 
The application has been filed in conformance with applicable procedural requirements and 
public notice was published in The Pantagraph on April 3, 2017. 
 
GENERAL INFORMATION 
Owner and Applicant: Jeff Dodson  
 
PROPERTY INFORMATION 
Legal description LES WILSON SECOND SUB LOT 29 
 
Existing Zoning: R-1B, Medium density single family residential  
Existing Land Use: Single family home   
Property Size:  Approximately 16,092 sqft (108’ X 149’) 
PIN:   21-06-226-011 
 
Surrounding Zoning and Land Uses 
Zoning       Land Uses 
North: R-1B, Single family residential  North: Single family home(s) 
South: B-1, Highway Business District  South: Red Roof Inn 
East: B-1, Highway Business District  East: Red Roof Inn  
West: R-1B, Single family residential  West:  Single family home(s) 
 
Analysis 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 

1. Application for Special Use 
2. Site Plan 
3. Aerial photographs 
4. Site visit 

 
PROJECT DESCRIPTION 
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  Agenda Item D 
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701 Marshall Ln  
Background 
The subject site is commonly known as 701 Marshall Lane. It is located south of Truckers Lane 
and Market Street and is adjacent to the Red Roof Inn. The property is improved with a single 
family home facing west. The property is zoned R-1B, single family residential and is bordered 
by B-1, Highway business district to the south and east. The neighborhood is improved with 
similar ranch style single family homes.  The property is relatively flat with a small slope in the 
rear. It sits about ten feet higher than the adjacent hotel.  
 
Project Description:  
The subject site has a six (6) foot fence along the south, side property line. The fence provides a 
barrier and screening between 701 Marshall Lane and the Red Roof Inn, zoned B-1. The fence 
transitions to a four (4) foot fence as it encroached into the front yard of the property. The 
petitioner is requesting a variance to increase this four (4) foot tall section of fence to six (6) feet. 
To provide extra privacy and screening from the hotel residents. This area was once screened 
with trees, but recently some of these trees have died and were removed so the screening is less 
dense.  
 
The following is a summary of the requested variations: 
Applicable Code Sections:  
Section of Code: 44.4-4C Accessory Structures  

Type of Variance Request Required Variation 
Front Yard Fence  6’ 4’ 2’ increase 

 
 
Analysis 
Variations from Zoning Ordinance 
Since the fence is located in the required front yard, where four feet is the maximum permitted 
height, a variance is needed to fulfill this request.    
 
The Zoning Board of Appeals may grant variances only in specific instances where there would 
be practical difficulties or particular hardships in carrying out strict adherence to the Code. 
Staff’s findings of fact are presented below. It is incumbent on each Zoning Board of Appeals 
member to interpret and judge the case based on the evidence presented and each of the Findings 
of Fact. 
 
FINDINGS OF FACT 
The petitioner has outlined the request for variation in the attached narrative and drawings.  The 
Zoning Ordinance requires that the petition meet the findings of fact as outlined below.  
 
That the property has physical characteristics that pose unreasonable challenges which 
make strict adherence to the Code difficult; and the property is relatively flat but adjacent to a 
commercial site. The property sits at a higher elevation to the commercial site. Under the current 
zoning ordinance, a transitional yard with fencing and screening would be required for business 
zones adjacent to residential. The two feet variance could allow the petitioner to make reasonable 
use of their property and provide screening. The standard is met.  
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  Agenda Item D 
Z-11-17 

701 Marshall Ln  
That the variances would be the minimum action necessary to afford relief to the applicant; 
and a four foot fence exists but due to the height of the adjoining hotel, four feet is inadequate to 
provide screening and separation. The standard is met.  

 
That the special conditions and circumstances were not created by any action of the 
applicant; and the commercial development occurred after the residential property was built, 
the height of the development reduces the functionality of the existing four (4) foot fence. The 
conditions were not created by the applicant but are directly related to the surrounding 
development and more intense use in the adjacent B-1 District. Also, the need for the fence is 
related to the removal of existing screening on the commercial property. The standard is met.   
 
That granting the variation request will not give the applicant any special privilege that is 
denied to others by the Code; and other properties in this neighborhood have six foot fences in 
the front yard. Additionally, 701 Marshall Street is bordered by a business development. The 
proposed fence will not extend in front of the home but will run along the side property line. It 
will not block visibility and therefore is not giving the applicant special privilege denied by 
others in the code. The variance will allow the property owner to mitigate the impacts of the 
neighboring development and experience a quality of life received by other residential 
homeowners in other parts of the City. The standard is met.  
 
That the granting of the variation will not be detrimental to the public welfare, alter the 
essential character of the neighborhood, nor unreasonably impair the use of development 
of adjoining properties. The additional screening will provide benefit to the other residences in 
the neighborhood in addition to the property owner. It will enhance a physical barrier between 
the business district and residential district and help mitigate environmental, noise and light 
impacts from the business development. The neighborhood character is preserved and public 
welfare is maintained. The standard is met.  
 
STAFF RECOMMENDATION: 
Staff recommends the Zoning Board of Appeals approve the variances for 701 Marshall Ln to 
allow a 6 ft fence in the front yard. 
Respectfully submitted, 
 
Katie Simpson 
City Planner 
 
Attachments: 

• Variance Application 
• Petitioner Statement of Findings of Fact  
• Site Plan 
• Aerial Map Zoning Map  
• Newspaper notice (see Item A) and neighborhood notice  
• List of notified property owners  
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

March 31, 2017 

Dear Property Owner or Resident: 

The Zoning Board of Appeals will hold a public hearing on Wednesday April 19, 2017 at 
4:00 PM in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to hear testimony 
on for the following petitioner(s) requesting variance in the regulations of the described property: 

Petitioner(s) Property Address Legal Description 

Jeff Dodson 701 Marshall Ln LES WILSON SECOND SUB LOT 
29 

Request: requesting a six (6) foot fence in lieu of the four (4) foot maximum allowed in the 
front yard of a residential property, a two (2) foot increase 

All interested persons may present their views upon such matters pertaining thereto at the 
public hearing. The petitioner or his/her Counsel/Agent must attend the meeting.  

You are receiving this courtesy notification since you own property within a 500 foot radius 
of the land described above (refer to attached map). All interested persons may present their views 
upon matters pertaining to the requested special use during the public hearing. Communications 
in writing in relation thereto may be filed with the Department of Community Development, or at 
such hearing. In compliance with the Americans with Disabilities Act and other applicable federal 
and state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk at (309) 434-2240, preferably no later 
than five days before the hearing. 

Please note that cases are sometimes continued or postponed for various reasons (i.e lack 
of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  

The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email me at ksimpson@cityblm.org or call me 
at (309) 434-2226.  

Sincerely, 

Katie Simpson 
City Planner 

Attachments: Map of notified properties within 500 ft of subject property 

http://www.cityblm.org/
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