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Location:
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Docket #25-25

1105 W Camp LLC

The subject property is located at 1105 W Camp Street, Lebanon, Indiana 46052.
The subject property is zoned Residential (R4) and is comprised of 0.55 acres.

Board of Zoning Appeals

This is the first time this petition has appeared in front of the City of Lebanon
Board of Zoning Appeals. The property currently contains a residential structure,
detached garage, and a surface parking area. The home has been converted into
three residential rental units with two currently being occupied. The detached
garage has also been converted to a residential unit that is also occupied. Staff has
not been able to find any records of approval to allow the current conversions and
no building permits or inspections have been completed to ensure code compliance.
Staff’s determination is the home and garage conversions have been done so illegally
and the current status of the property is an illegal non-conforming use.

Lebanon Planning Staff Determination: The applicant is seeking to purchase the
property and invest in the structures as future residential rentals. Because the
subject property’s current status is illegal, the site much be brought into compliance
with the Unified Development Ordinance. In order to bring the property into
compliance, in addition to receiving Conditional Use approval, the proposed
residential units within the residential structure must meet all applicable
development standards. In particular, one-bedroom dwellings are required to be a
minimum of 650 SF and two-bedroom dwellings are required to be a minimum of
800 SF. Of the three existing residential units in the home that will be remodeled,
the one-bedroom units are 561 and 629 SF and the two-bedroom unit is 1456 SF.
Therefore, the applicant is requesting a variance to allow the existing one-bedroom
units relief from the minimum square footage requirement.

Applicant Request: Development Standard Variance Request

Variance Request #1 — Multi-Family Dwelling Minimum Living Area
Requirement

UDO Section 2.2

The UDO requires one-bedroom multi-family units to have a minimum of 650 SF.
The existing one-bedroom units in the home are 561 and 629 SF. The applicant is
requesting relief from the minimum living area requirement to allow the existing
units to remain.
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Variance Evaluation:

Variance #1:

Evaluation of Variance(s)

Statutory Authority of BZA for Reviewing Variances.

Pursuant to state statue and the Lebanon Unified Development Ordinance, the
Board of Zoning Appeals must find that each of the following conditions is satisfied
in order to grant a variance from the development standards in the Ordinance. Per
Indiana Code (IC) 36-7-4-918.5; No variance in the application of the provisions of
the ordinance shall be made by the Board relating to buildings, land or premises now
existing or to be constructed, unless after a public hearing, the Board shall find, in
writing that each of development standard variances listed above has been reviewed
based on the following (3) statutory criteria:

Statutory Ctitetia
Critetia-1 The approval will not be injutious to the public health, safety,
morals, and general welfare of the community.

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

Criteria-3 The strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property.

Staff Evaluation of Development Standard Variances

Variance Request #1 — Multi-Family Dwelling Minimum Living Area
Requirement

UDO Section 2.2

The UDO requires one-bedroom multi-family units to have a minimum of 650 SF.
The existing one-bedroom units in the home are 561 and 629 SF. The applicant is
requesting relief from the minimum living area requirement to allow the existing
units to remain.

Staff Evaluation of Development Standard Variances
Critetia-1 The approval will not be injutious to the public health, safety,
morals, and general welfare of the community.

Staft Analysis

The requested relief from the minimum living area requirement poses no imminent
threat to the public health, safety, morals, or general welfare of the community.
Upon receiving inspections associated with remodel construction, all units will be
brought up to current building code and meet all applicable standards.

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

Staff Analysis

The requested variance for relief from the minimum living area will not affect the
use and value of the area adjacent to the property in an adverse manner. The
resulting three units in the home will maintain the same square footages as the units
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do now thus there will be no change that would impact the surrounding area. With
the condition to eliminate the residential unit in the garage, the property will end up
with less units than are present now.

Critetia -3 The strict application of the terms of the Unified Development
Ordinance will result in practical difficulties in the use of the property.

Staff Analysis

The strict application of the terms of the UDO will result in practical difficulties in
the use of the property. Requiring compliance with the minimum living area
standard will result in significant and unnecessary changes to the floorplan or
footprint of the home. The variance approval will allow the existing units in the
home to remain at their current square footages.

Staff Recommendation: | Staff Recommendation:

The City of Lebanon Planning Staff recommends approval of the Development
Standards Variance request to permit relief from the minimum living area
requirement of the Unified Development Ordinance subject to the following
conditions:

1. That the applicant eliminate the residential unit currently within the garage
structure and convert the structure back into a working garage for the
remaining residential units within the home. The subject property shall
contain no more than three (3) residential units per the Unified
Development Ordinance requirements.

2. 'That the applicant apply for a remodel building permit from the Planning
office and provide code compliant plans for all construction work within
both the home and the garage. All work shall be inspected for building code
compliance at applicable stages during the construction process as specified
by the Planning office.
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