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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

CITY OF BLOOMINGTON 
BOARD OF ZONING APPEALS (Hybrid Meeting) 
 
City Hall, 401 N. Morton Street 
Common Council Chambers, Room #115 and via Zoom 
               
November 14, 2024 at 5:30 p.m.   
 
Virtual Meeting:  
https://bloomington.zoom.us/j/82448983657?pwd=enJxcnArK1pLVDlnWGROTU43dEpX
dz09 
 
Meeting ID: 824 4898 3657  Passcode: 319455 
 
Petition Map: https://arcg.is/19PGjH0 
 
ROLL CALL 
 
APPROVAL OF MINUTES:  October 17, 2024 
 
PETITIONS CONTINUED TO:  December 19, 2024 
 
AA-17-22 Joe Kemp Construction, LLC & Blackwell Construction, Inc.  
  Summit Woods (Sudbury Farm Parcel O) W. Ezekiel Dr.  
 Parcel(s): 53-08-07-400-008.002-009, 53-08-07-400-008.004-009… 

Request: Administrative Appeal of the Notice of Violation (NOV) issued 
March 25, 2022. Case Manager: Jackie Scanlan 
 

V-27-22  Cutters Kirkwood 123, LLC  
113 E. Kirkwood Ave.  
Parcel: 53-05-33-310-062.000-005 
Request: Variances from Downtown Character Overlay standards to allow less 
non-residential area and less large display windows; and a variance from the 
requirement to align with the front setback of an adjacent historic structure in the 
Mixed-Use Downtown zoning district with the Courthouse Square Character 
Overlay (MD-CS). Case Manager: Jackie Scanlan 

 
CU-31-24 Tim Henke 

915 & 927 E Miller Drive 
Parcel(s): 53-08-09-104-124.000-009, 53-08-09-104-120.000-009 
Request: Conditional use approval to allow a “Dwelling, cottage development” in 
the Residential Medium Lot (R2) zoning district.  
Case Manager: Eric Greulich 
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Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomingto.in.gov. 

   
 

The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you encounter 

difficulties accessing material in this packet, please contact Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or description 

of the document or web page you are having problems with. 
 

PETITIONS:  

 
V-26-24 Elisha Spier 
  2110 E. Covenanter Drive 
  Parcel: 53-08-03-407-027.000-009, 53-08-03-409-002.000-009 

Request: Conditional use request to allow a home occupation in the home 
and variances from use-specific standards related to the number of 
employees and on-site sales in the Residential Medium Lot (R2) zoning 
district. Case Manager: Jackie Scanlan 
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BLOOMINGTON BOARD OF ZONING APPEALS   CASE #: CU/V-26-24 
STAFF REPORT   USE2024-07-0056 

VAR2024-07-0043
DATE: November 14, 2024 

LOCATION: 2110 E Covenanter Drive (parcel #53-08-03-409-002.000-009) 

PETITIONER: Elisha Spier 
2110 E. Covenanter Drive 
Bloomington, IN 47401 

REQUEST: The petitioner is requesting conditional use approval for a Home Occupation in the 
home and variances from use-specific standards related to number of employees and on-site sales 
for fundraising in the Residential Medium Lot (R2) zoning district. *The petitioner has since 
requested to remove the on-site sales request. 

REPORT: This roughly 1.65 acre property is located at 2110 E Covenanter Drive and is zoned 
Residential Medium Lot (R2). The property is located at the southwest corner of E Covenanter 
and S Brooks Drives. This property contains a residential home and the use of this property is 
Dwelling, Single Family (detached). All adjacent properties are also zoned R2 and adjacent land 
uses are also all used as a Dwelling, Single Family (detached). 

The petitioner is proposing to use roughly 632 square feet of existing indoor space in order to 
offer educational opportunities related to the germination of seeds and other indoor plant care, as 
well as instruction for processing fruits and vegetables for sale and donation. The space where 
instruction would take place was built for personal use, as well as the possibility of use as an 
educational space. 

The Home Occupation will be conducted in approximately 9% of the home and the petitioner 
proposes up to 10 visitors (students, volunteers, and parents) at any one time between 8:00 am 
and 8:00pm. Visitors will park on the property, and a parking exhibit has been submitted by the 
petitioner to show space for on-site parking on the roughly 250 foot long driveway.  

A number of emails, letters, and petitions have been submitted by the petitioner and members of 
the public, and those are included in this packet. 

For reference, Title 20.07 defines a Home Occupation use as: “An activity or occupation carried 
on within a dwelling or approved residential accessory structure by members of the family 
occupying the dwelling and where the use of the home as an occupation shall be incidental and 
subordinate to the use of the home as a dwelling, unless this UDO states that the activity or 
occupation is not treated as a Home Occupation” 

The Home Occupation Use is permitted by Title 20 of the Bloomington Municipal Code as an 
Accessory Use, which is defined as: “An activity that is conducted or located on the same zoning 
lot as the primary building or use served, except as may be specifically provided elsewhere in this 
UDO; is clearly and customarily incidental to, subordinate in purpose to, and serving the primary 
use; and is either in the same ownership as the primary use or is clearly operated and maintained 
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solely for the comfort, convenience, necessity, or benefit of the occupants, employees, customers, 
or visitors of the primary use.” 
 
Conditional Use approval for this Home Occupation proposal is required because it is not an 
exempted Home Occupation use. It is not exempted from the conditional use approval process 
because this Home Occupation proposal involves students and volunteers visiting the site and 
parking vehicles on the premises. Variances are required and have been requested related to the 
number of on-site employees. 
 
HOME OCCUPATION STANDARDS: BMC 20.03.030(6) lists requirements, as follows: 
 

1. Operator Residency Required: The operator must live on the property. The operator of the 
proposed Home Occupation lives in the home at 2110 E. Covenanter Drive. 

2. Maximum Number of Nonresident Employees: One nonresident employee is allowed. The 
proposed Home Occupation proposes to use nonresident volunteers and interns. The UDO 
does not define ‘employee’, but the Department has determined that volunteers and interns 
will have the same impact on the site as employees. The petitioner has requested a variance 
from this requirement in order to allow a limited number of volunteers and interns on the 
site. 

3. Maximum Floor Area: 50% of the dwelling is allowed for the Home Occupation. The 
proposed Home Occupation is conducted inside the home, taking up approximated 9% of 
the footprint of the home (632 square feet).  

4. Multiple Home Occupations: More than one Home Occupation is allowed. There are no 
other approved Home Occupations operating at this property. The petitioner operates a 
temporary use listed in the UDO as ‘farm produce sales’ at the site, but this is not a 
separate Home Occupation and can only be operated for 180 days in a calendar year. 

5. Residential Character: There shall not be any interior or exterior, structural or aesthetic 
alterations that change the residential character of the dwelling unit within which the 
Home Occupation operates. There will not be any exterior changes proposed for the 
structure. The interior changes made at the site are for personal use, as well as the Home 
Occupation. 

6. Outdoor Display and Storage: Outdoor display of goods, materials, supplies, or 
equipment is prohibited. The proposed Home Occupation will not include outdoor 
display of goods, materials, supplies, or equipment. While the petitioner would like to 
operate the educational opportunities outside of the home, that is not currently allowed by 
the UDO and is not an option. 

7. Sales and Rentals Prohibited: Direct sales and/or rentals of products from the property on 
which the Home Occupation is located is prohibited, except that incidental sales of 
products related to personal services provided through the Home Occupation are 
permitted. Mail and/or telephone sales activities are permitted. The proposed Home 
Occupation is no longer requesting a variance from this standard to allow part of the 
educational experience to be preparing and selling items for fundraising. 

8. Off-street Parking and Loading: No additional driveway to serve the Home Occupation 
shall be permitted. A minimum of one off-street parking space shall be provided for 
Home Occupations that are located within an established Neighborhood Parking Zone 
District. No additional driveway is required to serve the Home Occupation. The petitioner 
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has ample off-street parking and has included a parking plan. The site is not within a 
Neighborhood Parking Zoning District. 

9. Hours of Operation: Customer visits in association with the Home Occupation shall not 
occur before 8:00 a.m. or after 8:00 p.m. The proposed Home Occupation will only 
operate between the hours of 8:00 am and 8:00 pm. 

10. Commercially Licensed Vehicles: No vehicles requiring the operator to have a 
commercial driver's license shall be allowed in conjunction with any Home Occupation. 
The proposed Home Occupation will not require the operator to have a commercial 
driver’s license.  

11. Deliveries: Deliveries to the property shall not be permitted, except those by typical 
residential delivery services at a frequency similar to homes that do not operate a Home 
Occupation. No additional deliveries outside of regular frequency are proposed. 
 

CRITERIA AND FINDINGS 
The Hearing Officer or Board of Zoning Appeals shall review the conditional use permit petition 
and approve, approve with conditions, or deny the petition in accordance with Section 
20.06.040(d)(7)), based on the general approval criteria in Section 20.06.040(d)(6), and the 
additional criteria applicable to conditional uses in Section 20.06.040(d)(6). 
 
20.06.040(d)(6) Approval Criteria 
(B) General Compliance Criteria: All petitions shall be subject to review and pursuant to the 
following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with other applicable regulations 
iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with prior approvals 

 
PROPOSED FINDING: The petition proposes is utilize an existing building with existing 
utilities and services and shall comply with utility, service, and improvement standards. No other 
applicable regulations nor prior approvals are known, however, the petitioner has worked with 
the Monroe County Health Department to meet any requirements related to food production at 
the site. The interior educational classes do not have additional utility, service, or improvement 
standards. No other prior approvals exist.  
 
20.06.040(d)(6) Approval Criteria 
(C) Additional Criteria Applicable to Conditional Uses: All petitions shall be subject to 
review and pursuant to the following criteria and shall only be approved if they comply with 
these criteria. 

i. Consistency with Comprehensive Plan and Other Applicable Plans - the proposed use 
and development shall be consistent with and shall not interfere with the achievement of 
the goals and objectives 
 

PROPOSED FINDING: The petition is supported by a number of facets of the Comprehensive 
Plan including those that encourage an expansion of the types of facilities in our local food 
system including in Policy 3.8.1, which reads: Work to provide residents with access to safe, 
nutritious, and affordable food, including through a sustainable, resilient local food sector. 
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The preceding section describes the following when discussing the Bloomington Food Charter of 
2015: The Food Charter recognizes that food security is a basic human right; that collaborations 
among local government, businesses, and community groups should take place to support a 
sustainable, well-functioning local food system; that urban agriculture should be supported, 
including farming, community gardens, rooftop and home gardens, orchards, and edible 
landscaping; and that local food processing and marketing should be facilitated and not hindered 
by local regulations. However, the Comprehensive Plan also has a focus on quality of life and 
sustaining and improving the quality of life for residents. 
 

ii. Provides Adequate Public Services and Facilities - Adequate public service and facility 
capacity shall exist to accommodate uses permitted under the proposed development at 
the time the needs or demands arise, while maintaining adequate levels of service to 
existing development. Public services and facilities include, but are not limited to, streets, 
potable water, sewer, stormwater management structures, schools, public safety, fire 
protection, libraries, and vehicle/pedestrian connections and access within the site and to 
adjacent properties. 
 

PROPOSED FINDING: Adequate public service capacity exists. There is sufficient parking on 
the site for the proposed Home Occupation. The petitioner is working with various City 
departments on improvements to their site and the right-of-way of S. Brooks Drive in order to 
improve stormwater management, but those improvements are not directly germane to this 
Conditional Use request. 
 
iii. Minimizes or Mitigate Adverse Impacts –  

1. The proposed use and development shall not result in the excessive destruction, 
loss or damage of any natural, scenic, or historic feature of significant 
importance.  

2. The proposed development shall not cause significant adverse impacts on 
surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights.  

3. The hours of operation, outside lighting, and trash and waste collection shall not 
pose a hazard, hardship, or nuisance to the neighborhood.  

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 
 

PROPOSED FINDING: This proposed use does not result in damage to natural, scenic, or 
historic features. No nuisance related to smoke, odors, vibrations will occur with the use in the 
house. Some disturbance related to noise, light, and hours may occur as participants arrive and 
depart from the site. No changes to outside lighting are proposed, but of course all vehicles 
visiting the site will have lights and may create more of a noticeable light impact than a typical 
residence. All trash and waste collection will remain in the structure. No pre-submittal 
neighborhood meeting was required. 
 

iv. Rational Phasing Plan - If the petition involves phases, each phase of the proposed 
development shall contain all of the required streets, utilities, landscaping, open space, 
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and other improvements that are required to comply with the project’s cumulative 
development to date and shall not depend upon subsequent phases for those 
improvements. 

PROPOSED FINDING: There is no phasing plan for this proposal. 
 
CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 
 
20.06.080(b)(3)(E)(i)(1) Standards for Granting Variances from Development Standards: 
Pursuant to Indiana Code 36-7-4-918.5, the Board of Zoning Appeals or Hearing Officer may grant 
a variance from the development standards of this UDO 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 
 
Employees PROPOSED FINDING: The granting of the variance to allow volunteers and 
interns to assist in the educational offerings at the site will not be injurious to the public 
health, safety, morals, or general welfare of the community. There is plenty of room for 
on-site parking and all operations done by these individuals will be done within the house. 

 
(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; and 
 

Employees PROPOSED FINDING: The granting of the variance to allow volunteers and 
interns to assist in the educational offerings at the site will not be injurious to the public 
health, safety, morals, or general welfare of the community. There is plenty of room for 
on-site parking and all operations done by these individuals will be done within the house. 
 

(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 questions; that the development standards variance will relieve the 
practical difficulties. 
 

Employees PROPOSED FINDING: The strict application of the terms of the Ordinance 
will not result in practical difficulties in the use of the property, as the home occupation 
can be operated without additional employees beyond the allowed one nonresident 
employee. No peculiar conditions of the property exist that require relief given by a 
variance. 

 

RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Board of Zoning Appeals adopt the proposed findings and 
approve the conditional use request associated with CU/V-26-24 / USE2024-07-0056 and deny 
the variance request associated with CU/V-26-24 / VAR2024-07-0043. The following conditions 
apply to the Conditional Use approval: 
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1. This home occupation approval is for the use, as described in the petitioner statement, 
excepting the items for which variances are denied. 

2. The entirety of the home occupation shall take place within the structure. If the 
Bloomington Municipal Code is changed to allow home occupations to occur outside of 
structures, any required approvals must be met before this property can have a home 
occupation outside of a structure. 

3. The petitioner may not have more than 15 people on site for educational programming. 
4. Those utilizing the educational programming at the site must park on improved surfaces or 

in the garage on the site. 
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Fwd: UDO Clarification Request
Heather Lacy <heather.lacy@bloomington.in.gov> Fri, Nov 8, 2024 at 2:20 PM
To: Ellee Spier <gardenquest.org@gmail.com>
Bcc: scanlanj@bloomington.in.gov

Ms. Spier,

As a preliminary matter I think it's important to note that I represent the City of Bloomington and as such, nothing in this
communication should be construed as legal advice to you.  Should you require legal assistance or advice, you would
need to retain legal counsel.  I have responded to your questions in blue below.  

Sincerely,

HL 

From: Ellee Spier <gardenquest.org@gmail.com>
Date: Fri, Oct 25, 2024 at 2:22 PM
Subject: UDO Clarification Request
To: heather.lacy@bloomington.in.gov <heather.lacy@bloomington.in.gov>

Dear Ms. Lacy,

My name is Elisha Spier, and I am a resident of 2110 E Covenanter Drive (zoned R2). I am writing to you and the rest
of the City of Bloomington’s legal team today because I have tried for months to get answers from Bloomington’s Planning and
Transportation Department regarding the definitions of certain phrases and words used in the Unified Development
Ordinance. Unfortunately, P&T has been unable to provide me the clarity that I need to truly understand the UDO, and thus, what
the city is expecting of me as a community member.

At P&T’s request, since it appears that the zoning code does not currently offer me any way to teach anyone on my urban
farm outdoors, I have instead only applied for a conditional use permit for a home business to allow me to teach about urban
agriculture inside and a variance to allow me to have more than one intern/volunteer. My BZA hearing for my nonprofit
GardenQuest, is November 14, 2024. Could you or one of your colleagues, please provide clarification on the questions below,
before the hearing?  I want to make sure that we are all defining words and phrases in the same, exact way so that my petitioner’s
statement is easy to understand and we don’t waste time at the BZA meeting debating the definition of word that evening. 

· My understanding is that the City of Bloomington does not allow any home occupation to have activities outside
even with conditional use approval. That means I will not be able to teach people about farming outside. Is that
correct?   Yes.

· I want to be able to regularly teach students outside on my property for free. My understanding of the City’s
position is that there is no way for me to ask for permission to do this because this would be a home occupation
occurring outdoors and the code does not allow for home occupations to occur outdoors. If I am incorrect about that,
please advise why.  Correct.  A home occupation  is "An activity or occupation carried on within a dwelling or
approved residential accessory structure by members of the family occupying the dwelling and where the use of the
home as an occupation shall be incidental and subordinate to the use of the home as a dwelling, unless this UDO
states that the activity or occupation is not treated as a Home Occupation."  (BMC 20.07.010).

· If I am correct that I am prohibited from regularly teaching about farming outside even with a home
occupation permit, are there any alternative permits or permissions I can seek to be able to teach
outside?  No.

11/8/24, 3:44 PM City of Bloomington, Indiana Mail - Fwd: UDO Clarification Request
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·         My understanding of the City’s position is that, just by regularly teaching students for free, GardenQuest would
be categorized as a home business, even though we are a nonprofit, and I do not take a salary, and we do not have
employees. If I am incorrect about that, please advise why.   Correct.

·         Likewise, I understand the City’s position to be that, even if I regularly taught students at my property for free
with no help from an intern or volunteers, GardenQuest would still be a home business, even though all the same
things from the previous bullet apply. If I am incorrect about that, please advise why.  Correct.   

·         Similarly, my understanding of the City’s position is that, even if I alone (without GardenQuest being involved
in any way) regularly taught students at my property for free with no intern or volunteer help, I’d still be a home
business. If I am incorrect about that, please advise why.  Correct   

·         My understanding of the City’s position is that my farm by itself is not a home occupation. If I am incorrect
about that, please advise why.   Using the generally accepted definition of the words - that a garden's produce is
grown primarily for personal consumption and a farm's produce is primarily sold - I understand what is occurring on
your property to be a garden, not a farm.  Gardens are permitted and are not a home occupation in and of
themselves.  

·         The P&T staff report on our CUP application (#CU/V-26-24) recommends that we “may not have more than 15
people on site for educational programming.” I am beginning to work on an instructional game plan for 2025 in case
the BZA likes the staff recommendation to approve our application and was hoping you could clarify the City’s
position about whether the following people would count toward that 15-person limit? 

 

1. Employee(s) Yes.

2. Student(s) (e.g., someone making an appointment to take a single tour of the farm for free, a small group of
Girl Scouts working on a badge for free) Yes.

3. Volunteer(s) (e.g., an unpaid neighbor helping me teach once a month, an unpaid friend helping me teach a
large class once a year) Yes.

4. Intern(s) (e.g., an unpaid high-school or college student who helps me teach from time to time) Yes.

5. Parent(s)/required student staff member(s)/organizational leader(s) (e.g., a parent chaperone with elementary
school students, or an elementary school teacher with their students). Yes.

  

·         My understanding of the City’s position is that my participation in the TerraCycle project pilot program is
separate from my CUP application. In other words, my neighbors and I are allowed to continuing doing TerraCycling
outdoors, regardless of how the BZA resolves my CUP application or my request to teach about urban farming
outside. If I am incorrect about that, please advise why.  I am not familiar with the details or intricacies of your
participation in the TerraCycle program and cannot comment without more information.  If it is a home occupation,
the provisions of the UDO related to home occupation would apply.   

·         I also understand that under the current zoning code I am allowed to do other activities on the farm outdoors,
such as hosting social events?  Can I have social events that are totally personal in nature, and not related to my farm,
like a birthday party for family? What about social events that are related to my farm/home occupation, like a
birthday party for a Girl Scout and her troop?  Events that are personal in nature, such as a  birthday party for a friend
or family member, are not regulated by the UDO.   

  
I would appreciate clarification on these questions, so we are not moving forward based on misunderstandings. Thank you

so much for your time and consideration.  

11/8/24, 3:44 PM City of Bloomington, Indiana Mail - Fwd: UDO Clarification Request

https://mail.google.com/mail/u/0/?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f:1815183258476169186&simpl=msg-f:1815183258476169186 2/4

13



  
Sincerely, 
Elisha Spier 

On Fri, Oct 25, 2024 at 2:22 PM Ellee Spier <gardenquest.org@gmail.com> wrote:
Dear Ms. Lacy,

My name is Elisha Spier, and I am a resident of 2110 E Covenanter Drive (zoned R2). I am writing to you and the
rest of the City of Bloomington’s legal team today because I have tried for months to get answers from Bloomington’s Planning
and Transportation Department regarding the definitions of certain phrases and words used in the Unified Development
Ordinance. Unfortunately, P&T has been unable to provide me the clarity that I need to truly understand the UDO, and thus,
what the city is expecting of me as a community member.

At P&T’s request, since it appears that the zoning code does not currently offer me any way to teach anyone on my
urban farm outdoors, I have instead only applied for a conditional use permit for a home business to allow me to teach about
urban agriculture inside and a variance to allow me to have more than one intern/volunteer. My BZA hearing for my nonprofit
GardenQuest, is November 14, 2024. Could you or one of your colleagues, please provide clarification on the questions below,
before the hearing?  I want to make sure that we are all defining words and phrases in the same, exact way so that my
petitioner’s statement is easy to understand and we don’t waste time at the BZA meeting debating the definition of word that
evening. 

·         My understanding is that the City of Bloomington does not allow any home occupation to have activities
outside even with conditional use approval. That means I will not be able to teach people about farming outside. Is
that correct?   

·         I want to be able to regularly teach students outside on my property for free. My understanding of the City’s
position is that there is no way for me to ask for permission to do this because this would be a home occupation
occurring outdoors and the code does not allow for home occupations to occur outdoors. If I am incorrect about
that, please advise why.  

·         If I am correct that I am prohibited from regularly teaching about farming outside even with a home
occupation permit, are there any alternative permits or permissions I can seek to be able to teach outside? 

·         My understanding of the City’s position is that, just by regularly teaching students for free, GardenQuest
would be categorized as a home business, even though we are a nonprofit, and I do not take a salary, and we do not
have employees. If I am incorrect about that, please advise why.   

·         Likewise, I understand the City’s position to be that, even if I regularly taught students at my property for free
with no help from an intern or volunteers, GardenQuest would still be a home business, even though all the same
things from the previous bullet apply. If I am incorrect about that, please advise why.   

·         Similarly, my understanding of the City’s position is that, even if I alone (without GardenQuest being
involved in any way) regularly taught students at my property for free with no intern or volunteer help, I’d still be
a home business. If I am incorrect about that, please advise why.  

·         My understanding of the City’s position is that my farm by itself is not a home occupation. If I am incorrect
about that, please advise why.    

·         The P&T staff report on our CUP application (#CU/V-26-24) recommends that we “may not have more than
15 people on site for educational programming.” I am beginning to work on an instructional game plan for 2025 in
case the BZA likes the staff recommendation to approve our application and was hoping you could clarify the
City’s position about whether the following people would count toward that 15-person limit? 
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1. Employee(s) 

2. Student(s) (e.g., someone making an appointment to take a single tour of the farm for free, a small group of
Girl Scouts working on a badge for free) 

3. Volunteer(s) (e.g., an unpaid neighbor helping me teach once a month, an unpaid friend helping me teach a
large class once a year) 

4. Intern(s) (e.g., an unpaid high-school or college student who helps me teach from time to time) 

5. Parent(s)/required student staff member(s)/organizational leader(s) (e.g., a parent chaperone with
elementary school students, or an elementary school teacher with their students). 

  

·         My understanding of the City’s position is that my participation in the TerraCycle project pilot program is
separate from my CUP application. In other words, my neighbors and I are allowed to continuing doing
TerraCycling outdoors, regardless of how the BZA resolves my CUP application or my request to teach about
urban farming outside. If I am incorrect about that, please advise why.   

·         I also understand that under the current zoning code I am allowed to do other activities on the farm outdoors,
such as hosting social events?  Can I have social events that are totally personal in nature, and not related to my
farm, like a birthday party for family? What about social events that are related to my farm/home occupation, like a
birthday party for a Girl Scout and her troop? 

  
I would appreciate clarification on these questions, so we are not moving forward based on misunderstandings. Thank

you so much for your time and consideration.  
  
Sincerely, 
Elisha Spier 

[Quoted text hidden]

11/8/24, 3:44 PM City of Bloomington, Indiana Mail - Fwd: UDO Clarification Request

https://mail.google.com/mail/u/0/?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f:1815183258476169186&simpl=msg-f:1815183258476169186 4/4
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Petitioner’s Statement

Thank you all for hearing my petition. I understand that I am asking

the BZA for permission, but with all due respect, I want to politely

state that I don’t believe that I should have to ask. I think the

Constitution protects my right to be able to use my property as I see

fit as long as the use is not harming the environment or the health,

safety, and welfare of others.

I think I have 1st amendment free speech and association

protections to invite people into my home and onto my property to

teach them about residentially-relevant topics. And I believe that I

have the support of the equal protection and due process clauses to

be free from arbitrary restrictions and irrational decisions.

What harm am I causing by welcoming learners of any age onto my

property to share with them our residentially-based approaches to

reducing our environmental footprint and our techniques for growing

and processing food? The restrictive, black & white wording in the

UDO is making it impossible for me to do that, which I believe

violates my constitutional rights.

What have I been given permission to ask of you today? As the

co-owner (with my husband) of 2110 E. Covenanter Drive, the

manager of the urban farm GardenQ, and the director of the nonprofit

Petitioner's Statement
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GardenQuest, I am requesting a conditional residential-use permit for

indoor urban Farm-To-Table educational purposes.

We have almost finished a 4-season conservatory, with the approval

of the Monroe County Building Department. It contains 632 square

feet of multi-use space, which we built for personal use with the

option of teaching students of all ages and abilities the process of

germinating seeds and how to care for edible and native plants

indoors. While we would like to also use this space for teaching

entrepreneurial farming skills and how to process excess produce for

donation to others less fortunate, we have removed this variance

request from our November 14th petition.

While the indoor teaching space we are requesting a permit for is

new, we have been asking for assistance from Planning and

Transportation since 2021 to figure out a way to align our mission to

support the City’s Climate Action Plan with the UDO. To date, the

proposed use of the property is consistent with the Comprehensive

Plan.

Noncommercial urban farms are allowed within the city and we

worked with a senior planner to certify our farm in 2021, which

included extensive soil quality tests and learning the rules for signage

and the selling of produce. In addition, we worked with the Monroe
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County Soil and Water District and the US Farm Agency to certify our

farm on the national level.

Once our farm was certified, we followed the UDO’s definition of

non-commercial urban agriculture, which is: Noncommerical

agriculture may be divided into separate plots by one or more

individuals or may be farmed collectively by members of the group

and may include common areas maintained and used by group

members. This definition includes gardens, container gardens, edible

landscapes, residential greenhouses, herb gardens, rooftop gardens,

berry patches, vegetable gardens and other similar activities.

Based on the aforementioned definition, might this board rule that

indoor and outdoor urban agriculture educational activities are in fact

exempt from needing a home occupation permit?

This is what we hoped would happen when when were verbally told

in 2021 by a P&T senior planner that we could offer small group

educational opportunities for free or on a non-suggested

donation-basis while the department worked on developing its next

suggestions for the UDO to improve its clarity and better align the

document with the city’s sustainability initiatives.

So, when asked by neighbors, community members, out-of-town
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guests, school teachers, and student organizations to share our

knowledge about the outdoor usage of our property, we did so with

the understanding that while we did not fit into the Home Occupation

box, we did fit into the non-commercial urban agriculture box.

Nonetheless, in January of 2024 as we started to explore the Home

Occupation permitting process for our indoor space (see attached),

we were surprised when told by another planner that nothing had

changed in the UDO since 2021, regarding the right to request a

permit to allow for both indoor and outdoor education to occur even

though the department agreed that our use aligned with the city’s

climate action goals. Not understanding how we were doing through

one lens, but not another, we started to reach out to other

departments, city officials, and commissions in the city for clarity. We

continued to offer educational opportunities until the end of May

2024 when we received a violation notice informing us to cease and

desist with all educational initiatives plus fix several items that make

sense with operating a farm but are zoning violations in the UDO.

Since the end of May, we no longer offer educational opportunities

on our property and believe that we have fixed all or have an agreed

upon solution that will resolve all zoning violations. With that said,

what we are asking in our request to you today is our best attempt at

understanding the wording nuances of the UDO. We have asked for

clarification for months without success from Planning and
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Transportation (see attached) and most recently from the City of

Bloomington’s legal department (see attached). We are trying to be

compliant. We are trying to be an asset to the city and the

community, but it is very difficult without clarity and support. Please

help us.

Our 2nd official ask of you today is to be allowed to have more than

one human (non-family/non-resident) on property that wants to learn

about what we are doing to combat climate change. These humans

are not employees and are not being paid. To be honest we are not

sure what to call them because the UDO defines anyone that is not a

family member as an employee. We classify them as students,

volunteers, or interns. The UDO is concerned about usage of the

property and how that can cause issues. How is a family coming

over to use the neighbors pool any different than a family coming

over to u-pick blueberries? Our ask is to be able to host more than 1

human at a time so that family units can learn together. We also use

a method where we teach a student a skill and then empower that

student to teach another student. We call it training the trainer and

this is a main reason why we are requesting the right to have multiple

humans on property at the same time.

As an example, here is what I want to be able to do: I want to be able

to share with a learner, whether this person is defined as a student, a

volunteer, or an intern, how to successfully start a sweet potato plant

20



inside their home, tend to that sweet potato plant inside their home

until it is time to take it outside. Then I want to show that learner how

to plant and care for sweet potatoes outside their home or in a pot

on their property, so that in the fall that learner may dig in the ground

and feel the joy and pride of harvesting sweet potatoes for their

family, friends and/or the community. How do people learn best? By

seeing, doing, and replicating. What is the easiest way to replicate?

When it is apples to apples: my home, to their home; my home to

their school.

I want to be able to offer these learning opportunities in three

categories of property usage

1. One-time, small group experiences. This could be in the form of

a tour to give learners inspiration and ideas or a hands-on

workshop, pertaining to a specific topic, like the Bokashi Food

Waste Fermentation workshop I held in May 2024 that was

funded by a grant from the Indiana Dept. of Environmental

Management. I would compare this usage of my property to

that of a neighbor having friends over to hang out in their pool a

few times per month.

2. Regular, recurring lessons with 1-2 students a few times per

week for a couple hours a day. I am working with MCCSC

Community Transition students, one of whom you might see
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present at the hearing. I would compare this usage of my

property to that of a neighbor having friends over to hang out

weekly for dinner on the deck, a glass of wine on the front

porch, or a pick-up basketball game.

3. Special, sporadic educational events: This would be affiliated

with a school or a youth organization. In the Fall of 2023 we had

60 students from Marlin Elementary visit the property. All

neighbors were informed of this, buses quickly dropped the

students & parked elsewhere, and the 10 volunteers parked on

property or walked from their homes. We are now very

conscious of congestion in the neighborhood and will always

work to keep it at a minimum or normal level. My ask would be

for these to occur no more than a few times per year. I would

compare this usage of my property to that of a neighbor having

an annual 4th of July or Superbowl Party.

While the permit that I am asking for is not a party, basketball, or

pool permit, the effects of the usage of my property while I share

sustainability and gardening information and techniques are the

same.
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It seems like we are being held to a different standard just because

we do not fit the current mold - the standard box of group activities

that are allowed in a neighborhood. Is that right? Via the signatures

and letters of several hundred City of Bloomington residents, this is

absolutely absurd, especially with the goals the city of Bloomington

has established for combating climate change.

Maybe you think that we are doing this to make money??

This endeavor has never been about making money; It has

always been focused on helping to prepare family, friends,

neighbors, and community members to adapt to our ever

changing environment. We fund programming through grants

and donations, especially donations of my family’s time and

energy. We are not doing this to benefit ourselves; we want to

open our home and our property to the community to inspire

others to make the world a better place for the future of our

children and grandchildren one household at a time.

If you allow us to have our constitutional rights to freedom of

speech both indoor and outdoors on our property, here is how

our usage activities will continue to follow the stated zoning

rules of the UDO.
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A. Our usage is in line with the Comprehensive Plan.

b. The indoor Farm-To-Table programming and equipment will not

create a nuisance by reason of noise, smoke, odors, vibration, or

objectionable lights. Grow lights will be oriented in a downward

fashion. The equipment will include a three compartment sink with

grease trap and garbage disposal, a countertop, cutting boards,

kitchen cutlery, residential grow light shelving units and a

residential hydroponic system.

c. The proposed use of space at this residential property is based

on reasons of accessibility.

1. It is within walking distance of four neighborhoods, three

elementary schools and one high school. It is one block from a

City of Bloomington bus stop.

2. Operating at a residence allows GardenQuest more flexibility

to offer opportunities around challenging work, school and

extracurricular schedules.

3. Neither GardenQuest, nor the Spier Family, has the budget to

purchase a separate non-residentially zoned space for teaching.
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All of the equipment, supplies and tools are for both personal

and community-use.

d. The proposed indoor space complies with all city, county and state

laws regarding public utilities and services. The proposed use of

outdoor space would also not change. We would use our property the

same way whether GardenQuest was in existence or not. We are a

family that gardens; composts; collects rainwater, solar, & geothermal

energy; recycles; cooks, and more. Based on climate change, we

strongly believe that it is critical to share this knowledge with other

residents that have asked us to teach them. We only started

GardenQuest because of repeated requests we have received over

the years - to teach what we are doing at our home both inside and

outside. In fact in order to qualify for the IDEM grant that funded the

Bokashi Food Waste Fermentation training, an IDEM Compliance

Officer visited the property and conducted an inspection for safety,

health, and environmental state standards

e. Parking will be restricted to the driveway and covered parking,

which can comfortably hold 10 vehicles. However, for small group

programming such as Girl Scout badge work, groups will be asked to

carpool to reduce the number of vehicles. For special programming,

the maximum number of students and caregivers allowed indoors at

one time would be less than 10, with typical numbers being between
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1-4 individuals at a time. Please see the attached parking document.

1. The desired outdoor usage of our residence is no different

from the many gatherings that happen on a weekly basis in our

neighborhood that foster a sense of community and

well-being. Whether it is 2nd Friday Covenanter neighborhood

gatherings with 30-50 neighbors to large birthday parties,

holiday celebrations, and random get-togethers at a neighbor’s

pool, our kids inviting 10+ friends over to hang out, this is a

very active neighborhood. At any given time outdoors we

would never have more people participating w/ educational

learning than we would have when we just have general

gatherings at our home to play pickleball, jump on the

trampoline, or any other things people do in their homes when

they have a family and friends.

f. The addition and proposed use has not resulted in the excessive

destruction, loss or damage of any natural, scenic, or historic feature

of significant proportion. Floodplain requirements have been followed.

Permeable pavers, gutters, downspouts, and rainwater collection

devices have been designed in an environmentally friendly approach.

G. Learning opportunities would be scheduled between 8:00 AM -

8:00 PM, per the UDO.
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h. Trash and recycling is hidden behind a half wall and cedar shrubs.

Our neighborhood Terracycle recycling pilot program boxes (funded

by a BCOS grant) are located within the carport on a paved slab,

tucked up against the wall. They are kept orderly and within our

private property lines.

i. The signage for GardenQ and GardenQuest is a small yard sign

placed inside the property line installed temporarily in the ground

for no more than 180 days per the UDO.

j. The proposed use complies with any additional standards currently

imposed.

As you ponder my petition, here are additional questions that I

ask of you:

Would I be held to a different set of rules if it is just me, Elisha

Joy Austin Spier, as a mother, as a neighbor, as a community

member, not the director of GardenQuest, just wanting to share

information with others. Would I be allowed to teach a bunch of

neighborhood kids how to pick the ripest blueberries on my

own, by myself, outdoors on my property?

Would I need a permit to share my knowledge about plants on

property if it is once a week, versus once per month, versus

27



once per year?

Does it change your decision if I teach students versus interns

versus volunteers?

In conclusion, I am not trying to harm or hurt anyone. I hope that

our community does not consider outdoor education to be a

crime. I am just trying to help, share and inspire others to take

small steps on their own properties and living spaces to

confidentially grow their own food and lessen their

environmental footprint. What is wrong with using my own

property, both indoors and outdoors and personal resources to

do this?

Best Intentions,

Ellee Spier

If at any time there is confusion or misunderstanding with the

aforementioned, a request for on-site discussion / explanation is

welcome and will be provided.

Attachments:

Parking Plan (originally submitted)

Information about GardenQuest (originally submitted)
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Letters and Statements of Support (originally submitted)

Letter to City Legal

Planning and Transportation Emails
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GardenQuest.org Alignment with City of Bloomington Climate
Action Plan and the Department of Economic and
Development Sustainable Urban Gardening Plan

Local Food and Agriculture
Goal FA 1: Increase food and nutrition security citywide.
Strategy FA 1-A: Address financial food insecurity.

FA1-A-1: Explore potential of collaborating with low-cost produce providers to establish local
food markets serving low-income, vulnerable, and food-insecure communities
while addressing retail and commercial food waste.

FA1-B-4: Improve the availability of culturally appropriate food accessible to the City's
populations of color, religiously diverse, and limited English speakers. Explore
opportunities to expand local development of these goods through engagement
with local food producers and promote information on locations and price ranges of
uncommon culturally important produce and food products.

Goal FA 2: Increase local agricultural resilience to climate shocks.
Strategy FA 2-A: Provide information and promote climate-responsive agriculture practices.

FA2-A-1: Collaborate with the Monroe County School Corporation, Monroe County, Indiana
University, Monroe County Farmer's Association, Indiana Grown, and local organic
farmers associations to encourage adoption of strategies to increase soil health
and increased carbon sequestration for Croplands and Grazing Lands.

Goal FA 3: Increase and stabilize local food market.
Strategy FA 3-A: Increase local food supply.

FA3-A-2: Revise zoning ordinances to remove barriers to urban agriculture: yard and
rooftop food production, edible landscaping, and foraging. Examine and pursue
other policy levers to increase food production within the City. Utilize available and
appropriate Parks and Recreation lands for urban farming and food production.

FA3-A-3: Assess, develop, and adopt financial incentives through CDFI and CDBG
programs to recruit and support the startup of small and mid-sized food
processors in the City.

FA3-A-5: Support existing school and community gardens and provide opportunities to
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expand community growing spaces with a focus on youth, immigrant, and
low-income residents.

FA3-A-7: Equitably promote educational opportunities for residents to gain skills in organic
gardening, fruit production, food preservation and cooking, and affordable, healthy
eating.

FA3-A-8: Develop entrepreneurial program for middle and high school parents to grow food
and sell in marketplace.

Waste Management
Goal WM 1: Increase landfill solid waste diversion by 30% of 2018 values
Strategy WM 1-A: Increase organics diversion by 40% of 2018 values

WM1-A-6: Establish an At-Home and Community Garden Composting program supporting
the expansion of food waste diversion through at-home composting. Provide
backyard composting workshops, tips, and resources.

Greenspace and Ecosystem Health
Goal G 3: Increase citywide tree canopy coverage by 3% of 2018 values
Strategy G 3-B: Support and empower community partners, businesses, and residents in
meeting tree canopy goals.

G3-B-1: Create additional incentives for tree planting, particularly in prioritized areas within
the City as established by the Citywide Ground Cover and Heat Island Assessment.

G3-B-2: Develop educational and informational resources providing information on
beneficial and climate-adaptive tree species, "carbon gardening" strategies for
ornamental gardens, and produce gardens, tree profile rebuilding, elimination of
synthetic fertilizer and pesticide use, high mow deck settings, use of biochar
amendments, polyculture lawn mixture and other beneficial greenspace practices
included in this CAP.

Sustainable Urban Gardening Implementation Plan

ACCESS TO HOME GARDENING RESOURCE STRATEGIES
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Resource Distribution Hubs: Establish centralized hubs in neighborhoods to distribute
seeds, soil, compost, and gardening tools.

Seed Swapping Events: Organize community seed-swapping events where
residents can exchange seeds. Provide information on
plant varieties and growing tips during the events.

Community Composting
Initiatives:

Establish community composting programs to provide
residents with locally sourced compost.

Community Garden
Mentorship Program:

Pair experienced local gardeners with individuals or
families new to gardening.

COMMUNITY GARDEN INITIATIVE STRATEGIES

Provide Educational
Support:

Offer workshops and training sessions on sustainable
gardening practices.

Garden Maintenance
Training Sessions:

Conduct training sessions on garden maintenance, covering
watering schedules, pest control, and soil health.

Garden Education Partners: Partner with educational institutions to integrate community
gardens into school curricula

EXPANDING URBAN AGRICULTURE STRATEGIES

Implement Vertical Farming
Initiatives:

Explore and implement vertical farming techniques, such as
hydroponics or aquaponics, in urban environments.

Promote Native Plant
Planting in Urban Areas:

Encourage the planting of native plants in urban areas to
enhance biodiversity, support local ecosystems, and promote
sustainable landscaping practices.

Collaborate with Schools
and Educational Institutions:

Partner with schools and educational institutions to integrate
urban agriculture and native plant education into curricula.

Create Demonstration
Gardens:

Establish demonstration gardens in accessible locations to
showcase successful urban agriculture and native plant
landscaping.

The City of Bloomington Climate Action Plan recommends strategies for the City of Bloomington
and the community to reduce greenhouse gas emissions and adapt to local climate impacts.
Implementation of the Climate Action Plan will be essential to meet Bloomington's commitment
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to minimize greenhouse gas emissions and prepare for climate change.

The goal of the Bloomington Climate Action plan is to reduce greenhouse gas emissions
by 25% (below 2018 emissions levels) by 2030 and achieve carbon neutrality by 2050.

Resolution 21-08 accepting the City of Bloomington Climate Action Plan was passed
unanimously on April 21, 2021.
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Email Communications 
Submitted by Petitioner
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From: Katie Gandhi
To: Ellee Spier
Subject: Re: Conditional Use Permit for 2110 E Covenanter Dr
Date: Monday, March 4, 2024 8:13:16 AM
Attachments: Screen Shot 2024-02-21 at 6.56.57 AM.png

I'm not sure how or why you decided that withdrawing is the best decision...but, it's up to you.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Fri, Mar 1, 2024 at 6:05 PM Ellee Spier <gardenquest.org@gmail.com> wrote:
Ok. It appears that the best decision is that I withdraw our application.  I will just continue to
do what I have been doing. 

Thank you for your time,
Ellee

On Fri, Mar 1, 2024 at 5:01 PM Katie Gandhi <katie.gandhi@bloomington.in.gov> wrote:
Ellee, 

I apologize for the delay; it's been an extremely busy day. 

You will be on the Board of Zoning Appeals (BZA) agenda for the March 21 2024
meeting, provided that you complete the rest of the steps below. Here is a list next steps:

1. By March 3: You need to pick up two (2) "Zoning Request" yard signs from the
atrium of City Hall (401 N Morton, Bloomington IN) - ask for it at the front desk; it's
in the small office behind the atrium desk. And, by March 3, place the yard sign in
a location on the property (not in the right of way), in plain public view, along each
road frontage of your property.
2. By March 7: You pay the legal ad. You'll receive an email from Herald Times
around this time asking you to pay for the Legal Ad. They will tell you the deadline
for the payment in the email they send - you'll only have a day or two to pay it, so
make sure you check your email these days and pay promptly.
3. By March 7: You submit to me any final revisions you want to make to your
application materials.
4. By March 11: You need to mail the public meeting notice letter to the list of
interested parties by this date (as shown on the attached map - for your reference
only). To this email, I have attached a copy of the public notice letter and the list of
interested party addresses you need to mail the letter to.
5. By March 14: You need to return a signed and notarized "Affidavit of Notice to
Interested Parties" to Katie (see blank Affidavit form attached to this email). There
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are notaries available at City Hall, if needed.
6. March 21: You attend the Board of Zoning Appeals meeting, virtually or in-
person, to represent and speak on behalf of your petition. (You'll have up to 20
minutes to talk, if desired).

Just as an FYI - when petitions are considered by the BZA at the meeting, the BZA takes
my department's recommendations into consideration (although it's not the only thing they
consider). I present the department's findings in a staff report to the BZA at the meeting,
which assesses your proposal against the terms of Title 20 in the Bloomington Municipal
Code (aka "planning/zoning code") and the report ends in my department either
recommending denial or approval, which we determine based on how closely your request
aligns with the code. I do want to give you a heads up that it's likely that my staff report
will recommend denial. This recommendation has nothing to do with my personal opinion
about what you do; this is strictly based on code interpretation. A home occupation permit
is the closest thing that the code has, right now, for legally allowing what you are
requesting to do at your property - there really isn't any other method for getting you what
you want at this time - and unfortunately there's just no way to finagle your proposal to
meet the terms of home occupation, so I will have to recommend denial. However, it's still
possible that the BZA may support it - you can never know. Just wanted to give you a
heads up about all of that. I suggest that you use your revision time to fine tune exactly
what you want to propose; there is no way you can tweak this to make it compliant, so I
recommend that you just propose exactly what you want/need and see what the BZA says.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Fri, Mar 1, 2024 at 12:10 PM Ellee Spier <gardenquest.org@gmail.com> wrote:
Hello Katie.

When will be a good time to receive an update this afternoon?

I teach from 12:50-2:40pm and drive kids around from 4-4:25pm.

On Thu, Feb 29, 2024 at 7:22 PM Ellee Spier <gardenquest.org@gmail.com> wrote:
Ah ha. Thank you for taking the time to explain! I understand where the confusion
might be coming from. My previous request to your department was as a business
owner. Now, I am applying as a 501c3 educational non-profit. Maybe there's no need
to apply at all because conditional use is only intended for-profit entities??? 

I have interns, but the interns are not employees; Maybe I mis-titled them? They are
students earning school credit by taking a hands-on urban ag class with me as their
teacher. 
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Please let’s talk about how GardenQuest can continue to promote, inspire, and teach
about urban ag. 

Thanks,
Ellee

On Thu, Feb 29, 2024 at 6:01 PM Katie Gandhi <katie.gandhi@bloomington.in.gov>
wrote:

Ellee, 

I'm concerned that this likely cannot meet Home Occupation standards because
a Home Occupation is defined as "an activity or occupation carried on WITHIN a
dwelling unit or approved residential accessory structure by members of the family
occupying the dwelling." I did tell her that your petitioner statement articulates the
indoor nature, but the reality is, you'll be taking your guests outdoors, because your
home occupation is gardening and learning how to grow plants, and the outdoor
garden spaces will inevitably be part of it - and more than just members of the
family will be carrying on the activities of the business (interns). 

We are well acquainted with what you are doing and we all think it's a wonderful
thing - who wouldn't think urban ag and food education is important!? And you are
right that it aligns with community goals. But our job is to uphold the legality of the
words in the code, which include considering the impact of the home occupation on
the neighbors and right now, the language in the code doesn't seem to support it. It
was my mistake that I didn't look up the definition of Home Occupation from the
start. From my understanding, you've asked about this in the past and have been told
it doesn't meet code. Unfortunately, it likely still can't meet today's current code -
however, we are going to double check that with our legal counsel tomorrow.

Perhaps applying for a variance would be a better path forward in the future. I will
provide you with an update tomorrow.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Thu, Feb 29, 2024 at 4:49 PM Ellee Spier <gardenquest.org@gmail.com> wrote:
You or anyone else are more than welcome to come check out what we are doing
to clarify anything.

On Thu, Feb 29, 2024 at 4:40 PM Ellee Spier <gardenquest.org@gmail.com>
wrote:

I am not going to be able to sleep tonight. Could you tell me what the something
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involves?

On Thu, Feb 29, 2024 at 4:38 PM Ellee Spier <gardenquest.org@gmail.com>
wrote:

It is something with the kitchen prep space portion?

On Thu, Feb 29, 2024 at 4:34 PM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

Ellee, 

I spent a lot of time on your petition today, but just now, at 4pm, learned
that there is a potential hang up about something - a hang up that may affect
your ability to move forward with this petition. I won't have an answer until
tomorrow. Look for my email or call tomorrow. Sorry!

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Thu, Feb 22, 2024 at 3:16 PM Ellee Spier
<gardenquest.org@gmail.com> wrote:

On Thu, Feb 22, 2024 at 3:10 PM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

Here's the application to
complete: https://bloomington.in.gov/sites/default/files/2022-
09/Application%20form_REVISED%20%2809-08-
2022%29%20fillable.pdf

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Wed, Feb 21, 2024 at 8:21 AM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

I think that should be fine. There is time after you file to gather more
info if needed though. 
I just sent a meeting invite for 3pm tomorrow. 
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Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Wed, Feb 21, 2024 at 7:38 AM Ellee Spier
<gardenquest.org@gmail.com> wrote:

How about Thursday at 3 PM? Over the phone is fine. Just let me
know if I need to gather additional approval from CBU or if what I
sent you from the Monroe County Building Department approval
website works. If I do, then would 9AM on Friday work for you? 

On Wed, Feb 21, 2024 at 7:01 AM Ellee Spier
<gardenquest.org@gmail.com> wrote:

I have attached the plans to show the location of the 3
compartment sink/grease-trap as well as the fridge/freezer. Do I
need to go back and reconfirm with Tonia or someone else at
CBU still or will this suffice? 
Screen Shot 2024-02-21 at 6.56.57 AM.png

On Tue, Feb 20, 2024 at 5:01 PM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:
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I won't review your statement until after you formally file.
There will be time for adjustments later, as needed. 

If you refer to my earlier email, I attached filing instructions
that detail what materials are required for filing.

Also if you refer to an earlier email, I had said that we can do a
filing meeting virtually (with you paying the filing fee over the
phone), or we can meet in person. I'm busy Tues and Thurs
morning this week, but everything else is flexible. Just let me
know what works for you.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Tue, Feb 20, 2024 at 10:58 AM Ellee Spier
<gardenquest.org@gmail.com> wrote:

How does this look for my petitioner's statement?
Suggestions? Additions? Deletions? Ignore the formatting
please.

Petitioner's Statement

As the co-owner of 2110 E. Covenanter Drive, the manager of urban farm GardenQ, and
the director of the nonprofit GardenQuest, I am requesting a conditional residential use
permit for indoor urban Farm-To-Table educational purposes. The approved addition to
our house contains a space for teaching students of all ages and abilities the process of
germinating seeds and caring for edible and native plants.  

 In addition, there is a separate space where students will learn, based on Monroe County
Department of Health standards, how to wash, chop, and freeze fruits and vegetables
directly from the garden. This frozen produce will be donated to local food banks and food
kitchens with the purpose of providing nutrient-dense food such as turnip greens and
winter squash that these organizations and individuals do not have time to process. Frozen
produce will also be available for neighbors and community members to buy on a
donation-basis as a fundraiser to support the educational programs and projects of
GardenQuest. 

a. The proposed use of the property is consistent with the Comprehensive Plan. As
an educational urban farm, GardenQuest’s programming also aligns with
initiatives of the city’s newly formed urban gardening task force as well as the
city’s climate action plan.

b. The indoor Farm-To-Table programming and equipment will not create a nuisance by
reason of noise, smoke, odors, vibration, or objectionable lights. Grow lights will be
turned off by 10PM. The equipment will include a fridge/freezer, three compartment sink
with grease trap and garbage disposal, a countertop, cutting boards, kitchen cutlery, and
grow light shelving units.

c. The proposed use of the property is providing an accessible, neighborhood space for
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students of all ages to learn how to grow plants for their family’s use. It is an asset to the
neighborhood and surrounding community. 

d. The addition complies with all city, county and state laws regarding public utilities and
services.

e. Parking will be restricted to the driveway, which can comfortably hold 10 vehicles.
However, for small group programming such as Girl Scout badge work, groups will be
asked to carpool to reduce the number of vehicles. For special programming, the
maximum number of students allowed indoors at one time will be 12, with typical
numbers being between 1-4 students at a time.

f. The addition and proposed use has not resulted in the excessive destruction, loss or
damage of any natural, scenic, or historic feature of significant proportion.

g. Programming and educational internships will commence between the hours of 7:30
AM - 8:30 PM. Trash, recycling, and composting will follow R2 zoning rules and be kept
orderly and within the private property lines.

h. The signage for GardenQ and GardenQuest is a small, temporary yard sign placed
inside the property line installed in April and removed in December.

i. The proposed use complies with any additional standards currently imposed.

On Tue, Feb 20, 2024 at 8:28 AM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

Ok great. We can do that virtually (with you paying over
the phone), or we can meet in person. 
I'm busy Tues and Thurs morning this week, but everything
else is flexible. Just let me know what works for you.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Mon, Feb 19, 2024 at 3:46 PM Ellee Spier
<gardenquest.org@gmail.com> wrote:

I would like to schedule a filing meeting with you please. 

On Thu, Feb 15, 2024 at 12:13 PM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

Ellee, 

Here are the first steps:

1. Read the section in code about (6) Home Occupation,
pages 111-113 and make sure you can agree to comply
with all sections. This section describes the expectations
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of Home Occupations and gives you an idea of the
information I will need in order to evaluate your
proposal to formally establish a Home Occupation. Also
review the Conditional Use Permit section of our
Administrative Manual, page 41; and, review the
Conditional Use Permit section of the UDO, page 312-
316. 

2. Read over the filing instructions (attached to this
email).

3. In order to be considered for the agenda for the Board
of Zoning Appeals March 21, 2024 meeting, complete
and submit the items listed under "Filing" (in the filing
instructions packet attached to this email) by February
23rd. See 2024 P&T Meeting Schedule for additional
dates and deadlines.

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov

On Wed, Feb 14, 2024 at 3:18 PM Katie Gandhi
<katie.gandhi@bloomington.in.gov> wrote:

Ellee - 

I'll send you paperwork first thing tomorrow
morning! 

Katie
Katie Gandhi

Zoning Planner & GIS Analyst
Planning & Transportation Department
office: 812-349-3527

bloomington.in.gov
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Dear Ms. Lacy,

My name is Elisha Spier, and I am a resident of 2110 E Covenanter Drive (zoned R2). I am writing to you and the

of the City of Bloomington’s legal team today because I have tried for months to get answers from Bloomington’s Planning

and Transportation Department regarding the definitions of certain phrases and words used in the Unified Development

Ordinance. Unfortunately, P&T has been unable to provide me the clarity that I need to truly understand the UDO, and thu

what the city is expecting of me as a community member.

At P&T’s request, since it appears that the zoning code does not currently offer me any way to teach anyone on m

urban farm outdoors, I have instead only applied for a conditional use permit for a home business to allow me to teach abo

urban agriculture inside and a variance to allow me to have more than one intern/volunteer. My BZA hearing for my nonpr

GardenQuest, is November 14, 2024. Could you or one of your colleagues, please provide clarification on the questions be

before the hearing? I want to make sure that we are all defining words and phrases in the same, exact way so that my

petitioner’s statement is easy to understand and we don’t waste time at the BZAmeeting debating the definition of word th

evening.

My understanding is that the City of Bloomington does not allow any home occupation to have activitie

outside even with conditional use approval. That means I will not be able to teach people about farming outsi

Is that correct?

I want to be able to regularly teach students outside on my property for free. My understanding of the C

position is that there is no way for me to ask for permission to do this because this would be a home occupati

occurring outdoors and the code does not allow for home occupations to occur outdoors. If I am incorrect abo

that, please advise why.

If I am correct that I am prohibited from regularly teaching about farming outside even with a

home occupation permit, are there any alternative permits or permissions I can seek to be able to tea

outside?

My understanding of the City’s position is that, just by regularly teaching students for free, GardenQues

would be categorized as a home business, even though we are a nonprofit, and I do not take a salary, and we d

not have employees. If I am incorrect about that, please advise why.

Likewise, I understand the City’s position to be that, even if I regularly taught students at my property fo

free with no help from an intern or volunteers, GardenQuest would still be a home business, even though all t

same things from the previous bullet apply. If I am incorrect about that, please advise why.

Similarly, my understanding of the City’s position is that, even if I alone (without GardenQuest being

11/8/24, 3:28 PM UDO Clarification Request - scanlanj@bloomington.in.gov

https://mail.google.com/mail/u/0/popout?ver=dak5lvsf4ig5&msg=%23msg-f%3A1814484454905209927&attid=0.5 1/1
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Letters of Support 
Submitted by Petitioner
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Letters Submitted by GardenQuest Board 
Member

109



110



111



112



113



114



115



116



117



118



119



120



Other Letters and Items Submitted121
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petition_signatures_jobs_490100341_20240716171013

Joanne Shead Matteson IL 60443 US 2024-07-11

Aaron Hoffman Savannah GA 31405 US 2024-07-11

Sam Clemetsen Greenville SC 29601 US 2024-07-11

Sarah Portwood Bloomington IN 47403 US 2024-07-11

Bruce David Heltonville IN 47436 US 2024-07-11

Madeline Hirschland Bloomington IN 47401 US 2024-07-11

Jerry Myerson Bloomington IN 47403 US 2024-07-11

Andrew Floyd US 2024-07-11

juelci klotz Bloomington IN 47401 US 2024-07-11

Larry Moss Albany CA 94706 US 2024-07-12

Katie Webber Bloomington IN 47401 US 2024-07-12

Precilla Aviles New Britain CT 6051 US 2024-07-12

Daphne Richards Bloomington IN 47401 US 2024-07-12

Angela Aneiros Bloomington IN 47401 US 2024-07-12

Sara Friedman Bloomington IN 47401 US 2024-07-12

danery cervantes San Jose CA 95132 US 2024-07-12

Layla Wood Apex NC 27502 US 2024-07-12

Natasha Coles Anchorage AK 99501 US 2024-07-13

Diane Legomsky Bloomington IN 47401 US 2024-07-13

gisselle garcia greenwood IN 46143 US 2024-07-13

Joseph Kreft Oceanside CA 92057 US 2024-07-13

Heather Isaac Vista 92084 US 2024-07-13

Harmony Rucker Monticello GA 31064 US 2024-07-13

Bonnie Gordon-Lucas Glen Mills PA 19342 US 2024-07-14

LA Fitzgerald Winchester TN 37398 US 2024-07-14

Lynsey Bartholomew Justin TX 76247 US 2024-07-14

Alexys Martinez Dallas TX 75270 US 2024-07-14

James Collins New Orleans LA 70114 US 2024-07-14

Tyler Walker San Antonio TX 78254 US 2024-07-14

Vita Washington Fort Washingto MD 20744 US 2024-07-14

Ralphie Beam Cumberland MD 21502 US 2024-07-15

Kelly Chapman Boca Raton FL 33433 US 2024-07-15

Nicole Collings Sebring FL 33870 US 2024-07-15

Alana Preziosi Swedesboro NJ 8085 US 2024-07-15

Lilly Hupke Mooresville NC 28117 US 2024-07-16
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To Note: The Change.org system inputs users zip code based on the 
original location where they set up their email address or their cell phone. 
The individuals on the list are members of Congregation Beth Shalom on 
East Third Street. 
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Ŝ U
Y&'1'-
*FF+*.
(+)
O&C
)5+
;])57
*'M
&'
*
F6D.1%.B
M1()C1D6)+M
F+)1)1&'
DB
)5+
HF1+C(2
R+
5*E+
̀*'
5&6C
*-&a
C+%+1E+M
)5+
&OO1%1*.
F+)1)1&'
OC&0
A(2
H%*'.*'7
*'M
B&6
N1..
C+%+1E+
&)5+C
'&)+(
*D&6)
1)
.*)+C2

45+
'+1-5D&C5&&M
F+&F.+
&'
)51(
+0*1.
*C+
+1)5+C
1'
*-C++0+')
N1)5
)51(
.+))+C
&C
*C+
(+'M1'-
)5+1C
&N'b%*..1'-7
+)%2

45*',(
O&C
B&6C
%&'(1M+C*)1&'
&O
&6C
%&'%+C'(2

S+()7

J&''1+
J&&,
V.+'
*'M
8*0+(
V.+'

���c
de�fgfh
i
����	�
��
�����
�������	���j
9;[X

kb9?b;=7
:>]]
UA J1)B
&O
S.&&01'-)&'7
Z'M1*'*
A*1.
W
U))+')1&'>
l+1-5D&C5&&M
L+(F&'(+
)&
HF1+C(_
L+G6+()(

5))F(>bb0*1.2-&&-.+2%&0b0*1.b6b<bm1,nO\=]%O:;9;oE1+NnF)o(+*C%5n*..oF+C00(-1Mn0(-WO>9:<=?[[kk[9?\=]?<;:o(10F.n0(-WO>9:<=?[[kk[9?\=]?<;: 9b9

128



�����
�

����� �	

��������������
�������������������������

�����	���	���������� 	!	��"	����	
!��	�������	
�������������������������

���
#����$������%""	�����	&	
���������������������������
��������������	&	
��������������������������

�

'
������������	����(�)�	�����	��)�	���%
���
�%�#	
�������#	
�����*�
(�� ����#�����	
����
���
��
���	+���	����	���,	
���
	�����,	
��-�#�
���
�+�������+�.�+����
���/������,��������	��

�,������

0.	��#	��������
��(�� 
�!	���������������1���
�

 ��	��������23��4546�

�

.	��� 7	���������
�����	#�&����	��"�	
�'�������
����"	�����7	
�����#������	����$������

/	��
	�,
���������	8"
	�����
��""�������������	�"	������������,	���,������	��"�����
���&�����		���#��
	��
�"�	
��,������		(���""
�!����
����	�������������������
#����$������%""	������#�����������������

"
�!�#	�	#�������������	�
����9"
�������
&�����
������
	���
������	���
�	
�����:���!	����	
���#��:�

�
��(�:�;<�=>?�@?A@B?�C>A�CADBE�F?�GA<=�HG@IJ=?E�FK�I@@LAMIB�AN�=>H<�@?=H=HAO�AO�I�EIHBK�FI<H<P�C?�

N??B�ADL�MAHJ?<�<>ADBE�F?�>?ILEQ�R>?�@?=H=HAO�H=<?BN�H<�MISD?�I<�=A�>AC�@BIO<�CADBE�F?�HG@B?G?O=?EQ���

/	��
	��,�
	��������	��"�	
����!	��""��	#���
���#�
	�	�!	#����9"
������������&�����
����	���#�����

�	�
	��
���������	���#���	����	
����.	!	��	��	
!��	���
���	�&����	����������	���"	
��	������	�
�
	��#	������

"
�"	
��:���	���"	
��	������#	
���	���	�T)�
#	���	�������:U�,�����������(	#�,����T)�
#	�V6W:U��

�
��
���#	
����#������������IN=?L�FDHBEHOS�I�<=LDJ=DL?�NAL�FD<HO?<<�IOE�?EDJI=HAOIB�@DL@A<?<�HO�IO�IL?I�

XAO?E�L?<HE?O=HIBP���	��"�	
����!	���(	#���
���!�
����	������	�W ������������	�������������	�����"	
��	���

���"
�����	��	
"
��	������	#�����
&�����
������
	��&		(		"�������������&�	��
&�����
#	��������#�
�	���&�
���#���
#	�����	#�������:�/	��������#	
����#��������	���
	�
	��	�������������	��	
�������	�

W ��,�����
	�����	�
	��#	������+������&	������	#��������,������
�	#�����������
&�����
������"	
��	����

�������������#��������,���	�
��,�����"
��������	8"��#:�Y>HB?�=>?�Z@H?L<[�JAGGH=G?O=�=A�
?OMHLAOG?O=IB�<D<=IHOIFHBH=KP�JBHGI=?�L?<HBH?OJKP�IOE�?EDJI=HAO�GIK�F?�JAGG?OEIFB?P�C?�EAO[=�

F?BH?M?�=>I=�=>?�A@?LI=HAO�AN�=>?HL�OAO\@LANH=�F?BAOS<�HO�I�L?<HE?O=HIB�O?HS>FAL>AAE��#	�"��	���	�
�

"	���������������"�������������	������	����������:���	
	��
	�
	������,���
	��#	�������	���&�
���#����!	�

&		��+��	#���
�"
�!��	���!	����#���	��&]	���!	�����"
�!��	�
	��#	��	����#�"�&���9�������	��	
"
��	���
	����
�##��,����	�������	
:���	�����	
�����	�	���
�������,�
#9���������������
�����	���&����	#�	�������������
	���

���"
���������������!���	�Q�̂AL�D<P�=>?�HO<?L=HAO�AN�I�@DFBHJ�?O=?L@LH<?�HO�=>?�GHE<=�AN�I�L?<HE?O=HIB�

O?HS>FAL>AAE�H<�=>?�JLD_�AN�=>?�H<<D?Q�%�����	�	��	��������	#�&	��,��
	�
	���	#������	����	
�8���������	�	�
����"���&�	����	
	���:�/	������#������&	��	!	��������	��"�	
������&	��
���	#����(		"���	�
�	��	
"
��	�������

�����	����!	�#��
	��
#	#�+��������,�������	�"���:�

�

��	�"	������	
����!	������#	������#�������	���
������##
	�����
�����	
��:�%���#�
	�����������,������	�

�"�	
��
	��
#������	��"���������	�
�"
�]	��������	���&�
�̀���!	���������
�����&		��#��
	��
#	#:�;<�<DJ>P�

C?�JIOOA=�JADO=�AO�=>?HL�JAO<HE?LI=HAO�AN�>AC�=>HOS<�AO�=>?HL�CALaHOS�NILG�HG@IJ=�D<Q��

/	���(����������b���	�	�	��	#�	���
����#�"
��	���
�������
���������b������#	
��	!	
�������	��������
	�

������(	:���	��"�	
�̀�"	���������������
������	��������"������	�
�"
�"	
�����#��&]	���!	���cd�efgg�cd�hijdf�

jk�jhifl�lfdmnfohd�mo�hif�ofmpiqjlijjn:��

21�����
�����	���&�
��

129



����������	
�
�������	�
������������	������
�������	��������������
�����������
���������
���������
��
�������	��������������
�������� !"#$$%&�'�#()!*�)**+�"��$#'(����������	�������	��������������

�	���������������	������������
���,�������������-	
���������������	����./0�����
������
�����	�����

	�����1234�56�������	
��	���������7
��-�����������	��		��-�������
��	����	����
�����
��

��
���

�
������	����8���	�
�������������
���	����������	�	
��������	�-������	9�������������
	��	���������	���������	���������	9����������
������	���	���������������	�����������	���
����	���


��������������
�����������
�����	����	9������
�����������������:��;1<�<=�<><�?@�����123A�

.��	���������������B�������-������
�����������������
��������
���
����
��
��	���������
����-����������
��������	-��������	������������
���	-�������������
��6�������	9���
���������
������	��	������
�����

�����������������������������-	��	�
�C	��������������	��		���B	-��	���
�������D����������

����-�����	����	-�-�-���
�	������B�������-�����������������������
����-���
��E��+*�'*$�
!�&#�F��$)%$�$)�G�H*&&*I�+�$)����*J����*H�#'H*�"#'(�#""�+#%$��'�#()!*���*H�$)�#���&%'��%'+�

$)�#����$#$#*'K�

��

LM�N	�����
���	�������
�

6���./0���
�
������
��������!* '+%�#����	������
�	�����������
��������	���������	��������	
���

6��
�����������	�������
��������	-	����$%!#&#$GO��
�������
�
���	�����������������������	���	������

�	���	����������������P�
��		�
������
���	-�
����
���

�
������
	��	�����@���	����	������B����
Q�

������	���	�����	-���
����������������	-��	�
��������	�����
������-�����������	�
������
���

��
��������������	��		������
������
�
����-�����������./0�����������	
�4�;1<�<3�<3<�R>�S��3TA��

56��
�./0��
���	����4��	�U�	�����������������������
���������	����
������������
������	�������
���

��

�-��	�-���������������������
�:�1<�03�<3�RV�����RW���
	�
������	����
���������������������

��	�������5����
�������������������	���D�
���������	�-������	-���������	���-����	��

���	-���������
�
�:�

�
X����	���
����������	��������	�
����������������	�
������
���������	�������
��������	�������

������������,��
��	��������
�	-�	���������������������������	��	�������������./0��	�

���	--	�����������,��
�
��������B����
��	���������	�������������
��6��
��
�'*$������
���������
	��	
����	��������	�������������
�������������������
������������������	�����������	������	�

�������	�������������
����������
���������8	����������D���������!* '+%�#���	����
����������
�����

,��
��	���������
���������������������-��
�	�����
���	�������
������	������������������	����Y�����
������,��
���
�����	�������	�	���
��
�������-���
�	��
������
�	��������-	���	������
�	�����	�Y�

��	������	���
��������	���������D���
�	��	��	������
�
������	������	����
Y�

�

?T�/�
���������	������������

6������
�����
�����	������B����
Q�������	������������
���
���+#�$ �!%'J��*H�$)����%J���������

�����	��		�Z���
�	����
��	�����7��	���������	������������	
�������	--�����������	�-�����	��
�����	--	��		��	�����������	��		���6	����������4�E���%G�$)#��!�J% ���I�O�$)��J&*���$�

'�#()!*��O�&�%�'�+�%!* $�$)#����$#$#*'�!G�%JJ#+�'$���F��%&�I��[��%H$���#$��+#�$�#! $#*'�%$�%�

&*J%&��\��J#���H%J#&#$GO�! $�'*$�$*� �K�6�������	9���
�������	������������	������*'�#!&��
+�F�&*�"�'$�	��������	��������������������������
�����
�����	�
�	������
����������������	�������	�

�����
�����
�-����	�����-	��	�
������	��		�
��@
�
���������	�������������	��	��������������

�������������������	�
�������	��	��	�����,��
�
�	���	�����
���

�

>T�]+F�����̂"�%J$4�������
���_	�
���6��������̀�
��	�7C�
�	-���U�����������a	��
�	��0������	��

b�
��C	����������
�������������
��
�������@��������������	�b�
��C	�����������
��������
������
�	�������	��
	-����-��������
������

����	
���������������C�������������������	��	��
�����

��-�
��c�������
�
�	������B����
Q���	���������133<�b��C	��������������������-	���$�%HH#J��	�b�
��

C	��������������	�����
	��������	��B��R�		�
�/������B��R�		�
��
�������	���	��������
�����
	���

130



����������		������
���������������	������
������������
����
���
�����
��������������
�����	���
��������
����������
���������	������������
�������
�����������
���������������������������

	���������
��������
��
��������������������
��������������	���������
���������� ��!��������
�

��������
������"�����
����������������
�������������������������
��	�������	��������������#�

$���
�������	��	�
�������������	���������	������������������		�������������
������
������

	���������������	����������
�����%����	������
����	���������������
���&���������������������
��
�����
�����������������������������
��������
��������������
�����'���������'���������	����

������������&	�����������
��	��������������
������
�	���������������������������������()*����	�

����������	���������	���������&����������+,�������������
�	������
���������
���
�����	����������

�
�������-�.()*�/0�01�23��4����4445�

67�89:;<=;�>?@;AB�CDE?FAG���������
�������	�����������������

*��
�
�	������������������
�������&����������
�������������
�����������
����������������

��������������&������������
��������	�����������
����	��������������������	�
��
�������
�

�
���
���HI�JHK�HLHM�JKNO�PQRSK�QNOR�HI�TNIISUVR��������
��	������������
������������������
���
�
���
��������
���
�����
�(����	��������
�������������������������������	�
��
������W��
�

������	�%��������������X,7���
�	��������	�������������������
������������������
�������������

������
������	����������������������������������������
�����"����	������������
��

��
�������������������������
�����������������������
����������
�������������������
������
��������
�����$�������"�������������������������������������������
�����
������
���������Y�

���	�������
�����������������Y�����Z[D[A�?FF;==[\[Z[AB���
�����������	�������������	
����������

���
�������
�

"���������
������	������������
�������������������
���������
�����������	���
�������������������

�������
���
�������
�����������
�������������������	
������$���
��	��	�
����������������������
���	�

����������	������������������������������	���
����������
�������������
���
������
�����Y�

�����	���������
������������$���	���������������������������	����
����
��������������������
��������

����]�
�����	���
�
���������������
��������

�
3������������������������
�����������
����������
�������������
�����������	����
�	����+����

����-�=[̂_���������������������������������	�
��
�������
��
���
��������	����
���������������

�����	���
�������������!�����������������
��	������������
������̀QR�aRL�URR�LHVV�IPHabI�HI�JHK�
HI�TNIISUVR�JKNO�PQRSK�NLa�QNORc�

�

3��
�������������	�����	
��������������W��
��7���������
���d��	��������������"���������	������
������
����������
�	����Y����������������
���������������
��������������������������

������
��������$���
�����������������������������������������������3
���3
���!���	���

	��������������	�����������������
����
�������
���
����������������	�����������
����

�������	��ef;<;�[=�?�EZ?F;�@g<�Eh\Z[F�Dh<?Z=i�[A�[=�_gA�g_�?�<;=[9;_A[?Z�=A<;;Aj��
�

27�89:;<=;�>?@;AB�CDE?FAG��
����	�����!���
���

�������
�����������������������������������
��������	���
����������������
���
������
�����	��������
��������������
�������
�����������
���

��
���������
�����

��

k7��������
���+�
������
�-����������������?@@;FA�E<gE;<AB�:?Zh;=�

$�����������������
����&������������������
������
���������d�
�����������	
�����������������
������
����
���
����������������������
������������()*�����
�l���
���3��
�����l����%�+���
���������������������
�����]�	�����������
���
�����	������������������������������
�����
���	��

131



����������	�
��	��	����
������
���
����
�	��	��
��	������������������������� !"�#���	$
���	��
�
%��	����&��'���(����	�����
������������%	�������	�����
��	��������	��%
��
��	
��
��	��
��

	$�	����	��	���
������)*+,�*-�./�*0�)1�23**4/�5*.67�0*8�9:;,�<*.=98�9*+,/�>0�89>/�

0,>=9<*39**7�>-�5,�9:7�40*50�89:8�:�<./?�-:3+�:07�0*0@A3*->8�,7.B:8>*0:6�-:B>6>8?�5*.67�

<,�<.>68�*0�89,�B*30,31��

�C�D�����
�����	��
�������
D��%��E%��
�	��
����	�%
�	��		��
������%	�F
�	�G�	��HF
�	�GIJ�	��	�����	��	������K���
��

�
����E��������	�������	�
�	�
�
�	��%
���%	��	����
���	
�����	�	����%��E��������	�	����	���	��

L�	��	
���E���������	�
����������	��������
����������
���	�E%���%����%
�����
�����M���
���	��
�(	�C�	�	������E������	�%������������
���	��	�����'���E	�	�
������	N�	�%
���E�
�%
��

���	������E���%��E�
�����
���
��������
��
�E	��
�����E
�	����������
�������
��
�	
����
��
�E	��

��	�
��������
����
��
�	
��
��

O%
����	����������	�(����
������%	�����	���	��	�����	P�O	�(�����%
���%	�&��	���
������M
��

%	��	��C��E���������	��%	�����
������	�������%	����
��
��������
���Q��	�
��	���R%	�����	��
���

�%�		��
�	E���	�������
�	�
���	���
���	���	�(��������E��%	������	�
��%	����������
�	�������		�
&��	���O	�
����(�����%
���%	�&��	������	��	EE�������
�	�������%	��S	���������%��(	�������%	���

�
���D�����	����������%	��%
�	����	�	��	
����������%	���
�����������(T���������%	�������	�����

�
R%����������
��	��	�����	��%	�	�
���������
�	�E���������	���
�	���������
�(����	��E�����E������

�����%	������������	�����	���U���������
��	��	�����	��%	�	������������	��	����%
�	�����������

�%	���������������������(	��%	�����������E
�	���	
���%	�VWQD��U���������
��
�����E
�	�������

�		��E�
��
�����
����������
������
���'������E����%��	����
�

X*0B6.7>0=�Y9*.=98/�

O	��	��	��������
�(�������������	���%	�%	���%	������������
��	$�	�������������	���JZL�����
��	��


��������	���	E��
���E��%	�������	�����	��	���
������	����������	��������	�����'������E�����E��	���%	�
��(	��%����%
���%	��	�������
������	���	���	������������	��R%	�
�	��	�������
��	��M����	����
������

�
�(��E������	��
����
�	�	�������		%��	��	���C����
��	�E%���%���	�������	����	��
������		�������	�T

��������	��������������������E��R%	��������������
�����
���
����%
���		(��K���	����������%	����
������
���[	�����	�	��
������	\���	��
������
����������%	��������	����%���
��	��	���
���	�E%���%�������	
����

����	���
��S	��U��	��%	��
���	��
���	�����M
�S����E��
��
��	C����E�
��	����
���	��S����E�
�	��	������


�����	���	���E	��%
����������	�����	�
�	��	�����%	�Q�����Y9>/�/,,+/�0,B,//:3?]�:/�89,/,�:3,�>//.,/�

89:8�B*.67�+:=0>-?�B>8?@5>7,�>-�+*3,�A,*A6,�>0�/8:<6,�0,>=9<*39**7/�->07�89,+/,6;,/�/.77,06?�6>;>0=�
0,̂8�8*�:0�,7.B:8>*0:6�_-:3+̀ �*3�<./>0,//1�Y9,/,�>//.,/�B*.67�A3*;>7,�A*8,08>:6�-*3�0,>=9<*3/�8*�<,�

>0�B*0-6>B8�*3�B*.67�3,a.>3,�89:8�*0,�/>7,�7,-,3�8*�89,�+*3,�:==3,//>;,�A:38?]�0,>89,3�*0,�<,>0=�

B*07.B>;,�8*�0,>=9<*36?�B*,̂>/8,0B,�<:/,7�*0�6*0=/8:07>0=�6:5/�=*;,30>0=�b*0,7�3,/>7,08>:6�

0,>=9<*39**7/1��

U��������E���	��	\�	����%
���	��	�E��	��
�����	���������������
������%	�&��	��N��	�����������%	������	��

R%
�(��������
�
��	������������������
�������(		���E�����S	���������	����
�
��	����
����		���E�����


��������

132



���������	
���
�
�	��
��
��������	��	�
�����
������������������
������	
����	����������

�������	��������	�
����
����
�	�	�
������	��
�	�����������	�������������
����������������
��

	
������
��������������
���	������������������������������������	�
�� 
�����	
������	�
�	��

��	�	�����������	���������������������������������������	�
�������	�
������	
��	�
����������
�

�����
��	
��������
������
	
���
���������	
������������������������	������	
�	
��	��	
������

���!��������
�	
�������
�����"����������!	�����������������	�����
��	�	���������	�
������������

�����
	������	�	�
���	
������	��
�	�������	
���
��!	���������������������	
���
"�������������

�
�����	���������������������	
���	
�������	�����#��	�
�$��
��

133



��������	�
���	��	
���	��	��������	���	��	�����

�	����	��	���
�������	
�������
��
�����	����

������
 �����!�
"#$%%&'($($)*%&+,-.+/$&)(#0/1 23'4
53)
674
898:
$-
;<:=
>?
20<
@#$A)$AB.*)00/&A+-0A(&A(+0C
D#<
E$#,$')
F$%+'A-
"%$#,$')(@$%+'A-.*)00/&A+-0A(&A(+0C1

G&
5$#H&'4

I$@-
/0A-,4
-,'
JD
@'A-
J))''
FK&'%
LM$%N'AO3'@-
P&%'#-0%Q
$
)'--'%
0R
@3KK0%-
R0%
,'%
'N3#$-&0A$)
'RR0%-@
-,%03+,
M$%N'AO3'@-(
F,'
@,$%'N
-0N$S
-,$-
S03
$%'
+$-,'%&A+
-,'
/$-'%&$)@
R0%
TUV(
WXC'
$--$#,'N
-,'
)'--'%4
K)'$@'
)'-
/'
HA0Y
&R
S03
A''N
$AS-,&A+
$NN&-&0A$)
R%0/
/'
L##X&A+
JD
)&$&@0A4
E$#,$')
F$%+'A-
R0%
,'%
%'#0%N@
$@
Y'))Q(


T'@-4
D$%%&'

Z�����
��
�������	�����	
���
�����	����
[\]����̂
6_̀

ab6;b8:4
66<8a
V? D&-S
0R
T)00/&A+-0A4
WAN&$A$
?$&)
c
JAC&%0A/'A-$)
D0//&@@&0A
F3KK0%-
0R
M$%N'AO3'@-

,--K@<bb/$&)(+00+)'(#0/b/$&)b3b9bd&HeR7:=#R;868fC&'YeK-f@'$%#,e$))fK'%//@+&Ne/@+cR<6;9:a;=9a;==;g=8:7:f@&/K)e/@+cR<6;9:a;=9a;==;g=8:7: 6b6

134



��������	�
���	��	
���	��	��������	���	��	�����

������������
����	�
��
������
�������
 ����	�
!����	���	�

"�#
"��		
$%&''()*+,-*. /0*1
2*3
451
6768
&9
:;84
<=
/>;
?@&A>B(C3>>@)D%9>D+)D+%>E?
$@&A>B(C3>>@)D%9>D+)D+%>E.1
?F3&DD)D%(C3>>@)D%9>D+)D+%>E?
$F3&DD)D%(C3>>@)D%9>D+)D+%>E.1
2&GH*,3)D,
IG&D3&D
$'G&D3&DJ(C3>>@)D%9>D+)D+%>E.1
K)9A
K>*DG)3
$G>*DG)3(C3>>@)D%9>D+)D+%>E.1
L&E,
M>33>
$B>33>-(C3>>@)D%9>D+)D+%>E.1
?@>B%&D+CB*@@,99(C3>>@)D%9>D+)D+%>E?
$@>B%&D+CB*@@,99(C3>>@)D%9>D+)D+%>E.1
?J*'9)D+GB>''3,A(C3>>@)D%9>D+)D+%>E?
$J*'9)D+GB>''3,A(C3>>@)D%9>D+)D+%>E.1
?-,')B,,+-,@>3)D&(C3>>@)D%9>D+)D+%>E?
$-,')B,,+-,@>3)D&(C3>>@)D%9>D+)D+%>E.1
?%B,9G0,D+ND&FF(C3>>@)D%9>D+)D+%>E?
$%B,9G0,D+ND&FF(C3>>@)D%9>D+)D+%>E.1
?'>F0),+'*9,B(C3>>@)D%9>D+)D+%>E?
$'>F0),+'*9,B(C3>>@)D%9>D+)D+%>E.1
?,OA&99(@GG'G+,-*?
$,OA&99(@GG'G+,-*.1
?&0,DD,'',A(@GG'G+,-*?
$&0,DD,'',A(@GG'G+,-*.1
?&F)B&D)(@GG'G+,-*?
$&F)B&D)(@GG'G+,-*.1
?GPB(@GG'G+,-*?
$GPB(@GG'G+,-*.1
?,G>>F,B@&D(@GG'G+,-*?
$,G>>F,B@&D(@GG'G+,-*.1
?B%B)@,'(@GG'G+,-*?
$B%B)@,'(@GG'G+,-*.1
?C'0*BB(@GG'G+,-*?
$C'0*BB(@GG'G+,-*.1
?=>>D,A1
I)&D?
$')@>>D()*+,-*.1
L,CC)
K>DN3,
$-,CC)G>DN3,(%@&)3+G>@.1
?K>DN3,1
L&D),3
Q+?
$G>DN3,()D-)&D&+,-*.1
I&B&0
RA&99
IO&D'>D
$'&B&0+OA&99+'O&D'>D(%@&)3+G>@.1
?S,D(',GB,93AG&D&-)&D+G>@?
$S,D(',GB,93AG&D&-)&D+G>@.1
?T*%0,'1
I&B&0
2&D,?
$'J0*%0,'()D-)&D&+,-*.1
?S&BD,'1
U
2&@,'?
$C&BD,'&J()D-)&D&+,-*.1
2)@
V3,D
$J%3,D)D(%@&)3+G>@.1
=&90,BW
S>,0@
L,C>B&0
$-@C&BG076(%@&)3+G>@.1
T&-&B
X&B@&YAD
$0&-&B+N&B@&YAD(%@&)3+G>@.1
?B&Y+C>&Y(%@&)3+G>@?
$B&Y+C>&Y(%@&)3+G>@.1
ZD-,B@>0&DE)BN
$)D-,B@>0&DE)BN(%@&)3+G>@.1
?U3-,B'>D1
UB90*B
I+?
$&B&3-,B'()D-)&D&+,-*.1
@&B)&
@&B9)D,Y
$@&B)&[4[\7\7(%@&)3+G>@.1
2,&DD),
S>O,B
$'*F,B@>@8[:](&99+D,9.1
?V&''1
V3,DD?
$%&''()D-)&D&+,-*.1
?J@&:[5](A&0>>+G>@?
$J@&:[5](A&0>>+G>@.1
?K>>N1
K>D'9&DG,
̂+?
$G%3,D()D-)&D&+,-*.
KG;
?V&''1
V3,DD?
$%&''()*+,-*.

R,
O>*3-
3)N,
9>
&--
>*B
E>)G,'
)D
'*FF>B9
>P
K>DD),
&D-
2)@
V3,D_'
'*%%,'9)>D
̀C,3>Oa
90&9
90,
@,,9)D%
B,%&B-)D%
90,
IF),Bb'
cd-*G&9)>D&3
*BC&D
P&B@e
̀V&B-,Df8ga

C,
F>'9F>D,-
*D9)3
,E,BA>D,
0&'
0&-
&
G0&DG,
9>
B,E),O
90,
->G*@,D9'
&D-
F>D-,B
90,
)''*,'+
=*G0
0&'
D>9
C,,D
'0&B,-
&3>D%
90,
O&A
&D-
&9
90)'
F>)D9
)9
P,,3'
3)N,
&D
&@C*'0+
/0,
E,BA
D,)%0C>B'
)9
O)33
,PP,G9
@>'9
0&E,
C,,D
F*BF>',P*33A
N,F9
>*9
>P
90,
3>>F+
/0)'
)''*,
0&'
&3B,&-A
G&*',-
@>B,
90&D
,D>*%0
PB)G9)>D
)D
90,
D,)%0C>B0>>-1
&D-
O)90
'>
@&DA
E&B)&C3,'1
O0>
ND>O'
0>O
&OBA
90)D%'
G>*3-
%>h
/0)'
)'
&
C*')D,''1
D>9
&
C&GNA&B-
%&B-,D+

Z
O>Db9
C,3&C>B
F>)D9'
90&9

0&E,
&3B,&-A
C,,D
@&-,1
C*9
90)'
FB>J,G9
')@F3A
->,'
D>9
',,@
9>
P)9
90,
G0&B&G9,B
>P
90,
D,)%0C>B0>>-+
R>*3-
iQg
3)N,
9>
3)E,
D,j9
9>
&D
*BC&D
P&B@1
O)90
D>)'A
,H*)F@,D9
B*DD)D%
5;77&@
W
5;77F@
&D-
N)-'
>D
P),3-
9B)F'
B*DD)D%
&B>*D-
D,j9
->>Bh

i,'1
N)-'
F3&A
)D
C&GNA&B-'
&D-
>DG,
)D
&
O0)3,
̀B&B,3Aa
90,B,
&B,
D,)%0C>B0>>-
%,9W9>%,90,B'1
C*9
)9
)'
-)')D%,D*>*'
9>
G>@F&B,
90>',
B&D->@
,E,D9'
9>
90)'
9AF,
>P
>D%>)D%
&%B)G*39*B&3
O>BN
&D-
c,-*G&9)>D&3
@)'')>D+e

/0,
F,9)9)>D
&3'>
@,D9)>D'
c,@F3>A,,'e
&D-
c)D9,BD'e
&D-
F>)D9'
>*9
90&9
cZ9
)'
O)90)D
O&3N)D%
-)'9&DG,
>P
P>*B
D,)%0C>B0>>-'1
90B,,
,3,@,D9&BA
'G0>>3'
&D-
>D,
0)%0
'G0>>3+e

g@k
>N+
/0>',
&B,
90,
9AF,
>P
D*@C,B'
O,
G&D
,jF,G9
J&@@)D%
*F
K>E,D&D9,Bh
UFF&B,D93A
)P
&33
%>,'
&GG>B-)D%
9>
F3&D1
)9
O)33
C,
&
B,&3
C,,0)E,
>P
&G9)E)9A
̀F&B->D
90,
F*Da+
Z'
90)'
'>@,90)D%
O,
O&D9h

&̂'93A1
O,
G&D_9
0,3F
C*9
D>9,
90)'
G>@@,D9
PB>@
90,
IF),B'
F,9)9)>D;

?Z
O&D9
9>
F>3)9,3A
B,@)D-
90)'
C>-A
90&9
Z
->D_9
C,3),E,
90&9
O,
'0>*3-
0&E,
9>
&'N+e

L>D_9
0&E,
9>
&'Nh
M,&33Ah
L>
O,
0&E,
&
4'9
U@,D-@,D9
B)%09
9>
'9&B9
&
-&)BA
P&B@
)D
>*B
C&GNA&B-
9>
9,&G0
N)-'
0>O
9>
@)3N
G>O'
&D-
',33
90,
@)3N
P>B
>*B
cD>DWFB>P)9eh

=&AC,
90,
9)@,
9>
&'N
O>*3-
0&E,
C,,D
C,P>B,
90,
'9B*G9*B,'
O,B,
C*)39
&D-
&33
>P
90)'
O&'
)D
F3&G,+
cZP
O,
C*)3-
)91
90,A
O)33
&FFB>E,e
',,@'
9>
C,
90,
&99)9*-,+
<3,&',
->
D>9
C,
9&N,D
)D
CA
90,
P,,3%>>-
O>B-'
&C>*9
G3)@&9,
&D-
'*'9&)D&C3,
%B>O901
P>>-
)D',G*B)9A1
,9G+
<3,&',
G>@,
3>>N
P>B
A>*B',3E,'
&9
90,
'G&3,
>P
90)'
>F,B&9)>D
&D-
F*9
A>*B',3P
)D
90,
D,)%0C>B'_
'0>,'+

/0&DN
A>*
E,BA
@*G0
P>B
A>*B
G>D')-,B&9)>D1

l
V3,DD
m
2*3),
V&''
6644
K>E,D&D9,B
LB)E,
S3>>@)D%9>D1
Zn
8o874

l

op4\p681
\;65
U= K)9A
>P
S3>>@)D%9>D1
ZD-)&D&
=&)3
W
n,)%0C>B0>>-
M,'F>D',
9>
IF),B'b
M,H*,'9'q
=,,9)D%
<>'9F>D,@,D9

099F';pp@&)3+%>>%3,+G>@p@&)3p*p7ph)NrP:8]GP5646mE),OrF9m',&BG0r&33mF,B@@'%)-r@'%WP;4578\]58]:]78544o68m')@F3r@'%WP;4578\]58]:]78544o68 4p6

135



���������

�	���
���������	��������	��������

���������������
�������������	����������	��������������������������������	����������
�������������	�������������� ���	��������������	����������������������!����	���	���������������������	��� ������
��������������	�
����� ��"�������������������� ��#�	�������������������
���!

��	�������� ��������������	����������������������������	�����	�������������������������������������"���������$

����	$%%���!������!���%�%	��������������������	�����������������&���������'�()�*(��+,-���������.�".��'
�+/��
�0*1�1���
2�)0�(1,(
�)��+�-���.	�����'	����.��������-���.��������'��������.��	������.	����.
�����-���.������'���"����

����	� ��"� �������	������
�����������������������������������������������	��������������"!�

��	��������	��������"���������������������
���������	�������������������	���������������344�4�����	����������5!��6��"����
������������	�������"����������	����������	!

7�	��
4������4����8���

+%�1%*)��1$*2��3 4��"��
�7��������������������3�����9������������:�	���	����������	;�:����	�	<�3�������=�	���������

����	$%%����!������!���%����%�%0%&��'
/),�
2*�*- ���'��-	�����'���-�����	���'�	�
$�20)1,2),/,0)2��+*)-	����'�	�
$�20)1,2),/,0)2��+*) *%*

136



��������	�
���	��	
���	��	��������	���	��	�����

���
�	�
�������
�����	�
���
�����
�������	

��	��	���������	����������
 !"#$%&#!'!""()*'#+),&-*.!",/ 01-2
34*
562
7879
&%
9:79
;<
=":
3&!>4'*-#'
?!&#*&#
 $!&#*&#@+A*"",-#)%"#.-#.)"B/2
C*&##-#)+A*"","#%"#.-#.)"B
D!:
E'AA-
D"#(*'
 F'AA-!"#(*'+),&-*.!",/2
G*'##
G&$$
 )&$$+-#F-&#&.'F4/2
H#F'1,"I&#
J-1(
 -#F'1,"I&#B-1(+),&-*.!",/2
?&1&I
3&#'
K4)I'$
 $@I4)I'$+-#F-&#&.'F4/2
K&F&1
L&1,&MN#
 I&F&1.(&1,&MN#+),&-*.!",/2
<&%I'1OP"'I,
E'A"1&I
 F,A&1!I87+),&-*.!",/2
DI-M4("
3"I#$"#
 !I-M4("@"I#$"#+),&-*.!",/2
?&1&I
QN&%%
?R&#$"#
 $&1&I.RN&%%.$R&#$"#+),&-*.!",/2
3&,'$
G*'#
 @)*'#-#+),&-*.!",/2
S
3&,'$
P&1#'$
 A&1#'$&@+-#F-&#&.'F4/2
P"&M
T&M
 1&M.A"&M+),&-*.!",/2
E&#-'*
D"#(*'
 !"#(*'+-4.'F4/

H
R"4*F
*-('
%"
1'>4'$%
%I&%
%I'
,',"
$4A,-%%'F
"#
=I41$F&N
A'
4CF&%'F
%"
-#!*4F'
%I'
%'1,
!"#F-%-"#&*
1'$-F'#%-&*
4$'.
=I-$
#"%'
-$
%"
!"#U-1,
"CC"$-%-"#
%"
%I'
!"#F-%-"#&*
1'$-F'#%-&*
4$'
C'%-%-"#
C4%
U"1%I
AN
%I'
?C-'1$.

Q'
#"%'
%I&%
%I'-1
C'%-%-"#
$-)#'1$
&1'
#"%
U1",
P1""($
F1-B'
&#F
$",'
&1'
"4%
"U
$%&%'.

=I'
C4A*-!
C'%-%-"#
-$
4#!*'&1
&A"4%
%I'
%'1,$
"U
%I'
!"#F-%-"#&*
4$'
1'>4'$%.
=I'
C'%-%-"#'1$
$%&%','#%
&*$"
'VC&#F$
U1",
1'>4'$%-#)
"#*N
-#F""1
4$'
%"
$4))'$%-#)
%I&%
%I'
PWS
U-#F
&
R&N
%"
&CC1"B'
"4%F""1
4$'
%"
&**"R
U"1
U4**
N'&1
4$'
RI-!I
R'
"CC"$'.
H%
1'>4'$%$
$&*'$
"U
C1"F4!%$
-#
%I-$
!",,'1!-&*
B'#%41'
RI-!I
R'
&*$"
"CC"$'.
=I'
$%&%','#%
&A"4%
-#$C-1-#)
"%I'1$
14#$
!"4#%'1
%"
"41
'VC'1-'#!'
R-%I
?C-'1$
RI"
I&B'
A''#
F-$,-$$-B'
&%
A'$%
&A"4%
&**
"U
"41
!"#!'1#$
.
=I'N
I&B'
!"#$-$%'#%*N
,-$1'C1'$'#%'F
%I'-1
&!%-"#$
&#F
1'U4$'F
%"
'B'#
!"#$-F'1
&#N
!*"$'
#'-)IA"1X$
$%&%','#%$.
Q'
-#
U&!%
R'1'
#"%
)-B'#
%I'
"CC"1%4#-%N
%"
F-$!4$$
%I'-1
C4A*-!
C'%-%-"#
&$
-%
R&$
#"%
)-B'#
%"
4$.
Q'
I&B'
A''#
%1'&%'F
&$
-U
R'
R'1'
-#B-$-A*'.
=I'
U-#&*
C&1&)1&CI$
&1'
&$%"4#F-#)
A4%
1'C1'$'#%
%I'
&%%-%4F'
R'
'VC'1-'#!'
U1",
%I',.

=I&#(
N"4
U"1
&**
"U
N"41
'UU"1%$
U"1
%I'
!-%-M'#$
"U
P*"",-#)%"#.
Q1-%%'#
"#
A'I&*U
"U
3-,
&#F
D"##-'
G*'#
R-%I
!"C-'$
%"
!*"$'
#'-)IA"1$.

?'#%
U1",
,N
-;I"#'

Y#
34*
5Z2
78792
&%
58:8Z[S<2
3&!>4'*-#'
?!&#*&#
 $!&#*&#@+A*"",-#)%"#.-#.)"B/
R1"%':

K-
E'AA-2

H
I&B'
&%%&!I'F
%I'
4CF&%'F
C'%-%-"#'1\$
$%&%','#%
U"1
N"4.

=I&#($2
3&!(-'

Y#
=I42
34*
5Z2
7879
&%
55:8][S<
E'AA-
D"#(*'
 F'AA-!"#(*'+),&-*.!",/
R1"%':
3&!(-'2

=I&#($
U"1
%I-$
-#U"1,&%-"#.

H
1'&*-M'
%I&%
R'
F"
#"%
I&B'
%I'
&!%4&*
C'%-%-"#
%I&%
̂**''
U-*'F
R-%I
%I'
D-%N.

H
&,
!"CN-#)
D"##-'
G*'#2
&
#'-)IA"1
"#
?"4%I
P1""($
#'V%
%"
%I'
?C-'1
C1"C'1%N.

Q"4*F
N"4
C*'&$'
$'#F
%I&%
%"
D"##-'
&#F
,'_


=I&#(
N"42
E'AA-

Y#
=I42
34*
5Z2
7879
&%
58:5][S<
3&!>4'*-#'
?!&#*&#
 $!&#*&#@+A*"",-#)%"#.-#.)"B/
R1"%':
K-
E'AA-2

K'1'
-$
&
*-#(
%"
%I'
̀EY.
=&A*'
8aO5
*-$%$
4$'$
&#F
RI'%I'1
%I'N
&1'
C'1,-%%'F2
!"#F-%-"#&*2
%',C"1&1N2
"1
&!!'$$"1N.
;&)'
Zb
cCFU
C&)'
6]d
*-$%$
eK",'
Y!!4C&%-"#e
&$
&#
&!!'$$"1N
4$'
-#
%I'
T7
M"#-#)
F-$%1-!%2
RI-!I
-$
%I'
M"#-#)
U"1
%I'
C1"C'1%N.
01",
%I'
A"%%",
"U
C&)'
558
%I1"4)I
%I'
%"C
"U
C&)'
55a
$I"R
%I'
4$'O$C'!-U-!
$%&#F&1F$
U"1
%I'
4$'
\K",'
Y!!4C&%-"#e.
=I'N
&1'
1'>4'$%-#)
%I'
D"#F-%-"#&*
$̀'
1'>4-1'F
AN
cDd
"#
C&)'
555
&#F
B&1-&#!'$
U1",
%I'
c0d
&#F
cLd
-#
%I'
$&,'
*-$%.

=I&#($2

bf56f792
9:]g
;< D-%N
"U
P*"",-#)%"#2
H#F-&#&
<&-*
O
T':
Y#'
U41%I'1
!",,'#%
1':
?C-'1
C'%-%-"#$

I%%C$:ff,&-*.)"")*'.!",f,&-*f4f8f_-(hUg9]!UZ757iB-'RhC%i$'&1!Ih&**iC'1,,$)-Fh,$)OU:5Z8]898aZ69b9Z8gZa]i$-,C*h,$)OU:5Z8]898aZ69b9Z8gZa] 5f7

137



����������	
�	�����
����
����	�������������	����

�	��������
����� ! "����#$� %�����&&����	�
��'��&&���	�
�(����
)���*�+����$
��)����	
�	�

,-�	���������-�.��������	��+��-�����	���	�+���	���/�0������	��1������.�+���	��������)�

2	.����	���
/���.�������������+-��������.������������������.��-��2��������	�0������	)����	�+��-����-�
2��������3456�
�	��������	��+��-���	/��������	�)�

��	�/�����

����+-�����7���
/�+�����-��.�	���-�����������������-���4

��������8���������	���
��������	�)�������	��&����+��
��&�������-�
�.�
)�

,-�	���������-�
��&&����	�
�

9:;<;<=>:?@A�B;C;:D:>;�EFGHFGIJKLM
N�O

�P�QP "��"$RN��� ���/��.�S
����	���	��	���	�����
�T�5�$��	��.���-��������	����$��������������	�

-����$PP���
)����
�)���P���
P�P!PU��V.N"R�.W � X���+V��X�����-V�

X���������V���T.$�W!R!"!#WQ"�"W!NW#RX����
V���T.$�W!R!"!#WQ"�"W!NW#R  P 

138



��������	�
���	��	
���	��	��������	���	��	�����

������
��
�������
���
�����	����

��	� 
��!���
"#$#%&'()*$+,-&$.((/%(+0 1234
526
784
9:9;
$<
=>?@
AB
1(>
C)%$#6$#D-E6((+,#'<(#/,#/'(FC
")%$#6$#D-E6((+,#'<(#/,#/'(F0

GH33<,#')4

I
$+
*H,<,#'
<(
3JKH3))
+&
3#<.2),$)<,%
)2KK(H<
L(H
M6633
NK,3H
$#O
G$HO3#P23)</
G$HO3#P23)<
(LL3H)
$#
,#F$62$E63
(KK(H<2#,<&
<(
KH(F,O3
.$#O)Q(#
)2)<$,#$E63
2HE$#
'$HO3#,#'
3O2%$<,(#
<(
63$H#3H)
(L
$66
$'3)4
,#
(2H
%(++2#,<&/

G$HO3#P23)<R)
%(++,<+3#<
<(
L()<3H,#'
$#
2#O3H)<$#O,#'
(L
)2)<$,#$E63
'$HO3#,#'
KH$%<,%3)
,)
F,<$6
,#
KH(+(<,#'
3#F,H(#+3#<$6
)<3*$HO).,K
$#O
3#.$#%,#'
6(%$6
L((O
)&)<3+)/

S)
$#
$F,O
'$HO3#3H
$#O
%(++2#,<&
+3+E3H4
I
F$623
<.,)
,+K(H<$#<
$))3</



1.3
'($6)
(L
G$HO3#P23)<
$6,'#
K3HL3%<6&
*,<.
<.3
#33O)
(L
(2H
%(++2#,<&
$#O
)2HH(2#O,#'
$H3$)/

T&
3O2%$<,#'
,#O,F,O2$6)
$E(2<
)2)<$,#$E63
2HE$#
'$HO3#,#'
<3%.#,U23)4
M663
NK,3H
,)
3+K(*3H,#'
H3),O3#<)
<(
<H$#)L(H+
<.3,H
)K$%3)
,#<(
<.H,F,#'
'$HO3#)4
<.3H3E&
3#H,%.,#'
(2H
%(++2#,<&
$#O
KH(+(<,#'
.3$6<.,3H
6,L3)<&63)/

MF3#
K(<3#<,$66&
.36K,#'
<(
36,+,#$<3
6(%$6
L((O
O3)3H<)/

G$HO3#P23)<R)
L(%2)
(#
)2)<$,#$E,6,<&
$#O
2HE$#
'$HO3#,#'
3O2%$<,(#
,)
%(++3#O$E63
*,<.
,<R)
$E,6,<&
<(
,#)K,H3
+(H3
K3(K63
<(
3#'$'3
*,<.
<.3,H
3#F,H(#+3#</

1.3
3O2%$<,(#$6
(KK(H<2#,<,3)
G$HO3#P23)<
%(26O
KH(F,O34
LH(+
<3$%.,#'
)2)<$,#$E63
2HE$#
'$HO3#,#'4
<.3
,#LH$)<H2%<2H3
<.$<
$)),)<)
<(
3#)2H3
,#%H3$),#'
'$HO3#,#'
K(<3#<,$64
H3)26<,#'
,#
.,'.3H
&,36O)/

M#)2H,#'
<.$<
+(H3
(L
(2H
%(++2#,<&
+3+E3H)
.$F3
$%%3))
<(
U2$6,<&
#2<H,<,(2)
L((O)/

G$HO3#P23)<
$6)(
KH(F,O3)
$#
,#%62),F3
$<+()K.3H3
*.3H3
3F3H&(#3
%$#
63$H#
$#O
'H(*/

VLL3H,#'
$
F,<$6
H3)(2H%3
L(H
.(+3
$#O
)%.((6
'$HO3#3H
<.$<
,)
%H2%,$6
,#
E2,6O,#'
$
%(++2#,<&
<.$<
F$623)
)2)<$,#$E63
3#F,H(#+3#<$6
$#O
)(%,$6
KH$%<,%3)/

SOO,<,(#$66&4
<.3
$%%3)),E63
6(%$<,(#
(LL3H)
)+$66Q)%$63
L,36O
<H,K)4
)<2O3#<
,#<3H#).,K)4
$#O
F(62#<33H
(KK(H<2#,<,3)
<.$<
*,66
L()<3H
$
)K,H,<
(L
%(66$E(H$<,(#
$#O
3#'$'3+3#<
$+(#'
%(++2#,<&
+3+E3H)
(L
$66
$'3)/



I
2H'3
&(2
<(
)2KK(H<
G$HO3#P23)<
,#
,<)
+,)),(#
<(
KH(F,O3
63$H#,#'
(KK(H<2#,<,3)
,#
E2,6O,#'
$
)2)<$,#$E63
L2<2H3
L(H
(2H
%(++2#,<&
$#O
(<.3H)/



1('3<.3H4
$6(#'
*,<.
G$HO3#P23)<4
*3
%$#
%26<,F$<3
$
'H33#3H4
+(H3
)2)<$,#$E63
%(++2#,<&/



N,#%3H36&4
W$#%&
G()*$+,




@X7=X9;4
77>9=
SB Y,<&
(L
T6((+,#'<(#4
I#O,$#$
B$,6
Q
Z3<<3H
(L
N2KK(H<
L(H
G$HO3#P23)<

.<<K)>XX+$,6/'(('63/%(+X+$,6X2X:X[,\]L8;?%L=979̂F,3*]K<̂)3$H%.]$66̂K3H++)',O]+)'QL>7=:;@=?=9;78797@9=;̂),+K6]+)'QL>7=:;@=?=9;78797@9=; 7X7

139



1

Sarah Jane Hughes

1305 S. Brooks Drive

Bloomington

July 16, 2024

Mayor Kerry Thompson
City Council
City of Bloomington Board of Zoning Appeals
City Planning Commission
City Hall
N. Morton Street
Bloomington, IN 47401

Via email to planning@bloomington.in.gov; council@bloomington.in.gov; 
scanlanj@bloomington.in.gov

Re: Opposition to the current requests for a special permit/variance or conditional 
use permit for a home office or for a certificate of zoning compliance to operate 
an outdoor enterprise within an R2 neighborhood under the auspices of 
GardenQuest, Inc., a 501(c)(3) nonprofit, and the d/b/a of “GardenQ4U” an 
outdoor enterprise in the R2 residential zone on the property owned by by Ellee 
and Brett Spiers for 2110 E. Covenanter Drive

Dear Mayor Thompson, Members of the City Council, Members of the Board of Zoning 
Appeals, City Planning Department; and City Planning Commission:

Around June 12th, my husband and I learned that our neighbors, Ellee and Brett Spiers, 
were circulating a petition to gather support for a special permit/ variance or possibly for 
a “conditional use” permit to resume operations of their nonprofit at the corner of S. 
Brooks Drive and E. Covenanter Drive.  Their requests seem to include permission for a 
“home occupation” and an exemption of some kind from limits on the number of 
employees their nonprofit may have as well as permission to sell products for 
“fundraising” purposes to support their nonprofit. Their communications with others also 
mentioned a certificate of zoning compliance and potential change in the Unified 
Development Ordinance to enlarge activities permitted in the R 2 zone. 

I oppose the options regardless of the labels attached to them by the applicants. I 
have slightly different reasons that reflect my assessment of differing criteria for 
approval, as set forth below. 
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I also oppose a change in the parameters of the R2 Zone to permit enterprises such 
as theirs and urge that the City adopt limitations on beekeeping in a residential 
zone in terms of the maximum number of hives on a residential property and the 
permissible locations for hives to reduce the public safety issues that neighbors of the 
Spiers’ family perceive are associated with the placement and number of bee hives on 
the southeastern corner of their property close to the southern end of S. Brooks Drive. 

I. Neighborhood Context

My family’s property does not abut the Spiers’ property.  But we live on the same block 
that has only six homes, including theirs, with four families reliant on S. Brooks as our 
sole  means of ingress and egress from the block. We have lived in our home on this 
block since August 15, 1988, and have enjoyed respectful relationships with our 
neighbors on this block. 

We have enjoyed knowing the Spier family and have allowed the immediate family to 
use our tennis court and to park on our property when they celebrated family 
milestones.  We have placed trust in Dr. Spiers’ services. 

The Spiers have told neighbors that they no longer consult with S. Brooks Drive 
neighbors because no one supported their requests for City approval to install and 
operate a bicycle rest-and-repair stop at the corner of S. Brooks and E. Covenanter.  

Not true. My husband and I were among the few neighbors that supported their effort to 
build a bicycle-rest-and-repair stop at the corner of S. Brooks and E. Covenanter. 
Indeed, I spoke in favor at a City board meeting held on Zoom. We also supported their 
petition not to install a new sidewalk on the west side of the block (the east side of their 
land) when they first bought the property. Other neighbors including at least one abutter 
did not speak against or for the application for the rest-and-repair stop. 

The City denied permission for the bicycle-rest-and-repair stop – largely because many 
other neighbors on both ends of S. Brooks and some on East Covenanter expressed 
significant concerns about road safety and congestion if the rest-and-repair stop were 
built.  The fact that some neighbors, but not all neighbors, objected to the rest-and-
repair stop does not mean we should – or can – be dealt out of future plans the Spiers 
have for their property.  Those who spoke against the project were exercising their right 
to civic engagement and speech and their rights as abutters and neighbors to object to 
uses in the neighborhood that may change traffic and pedestrian safety or other aspects 
of an R 2 zoned neighborhood. 

We learned from a third party that the Spiers family had submitted requests for the 
special permit/variance or conditional use and a petition for a zoning change to permit 
expansion of their enterprise, we were surprised.  We also were not aware that the City 
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had suspended operations of their nonprofit in recent months.  We learned that, also, 
from third-party sources. 

We subsequently communicated with neighbors about the Spiers’ petitions to others in 
the Windermere Addition. Some of the group we communicated with supported and 
some who objected to the bicycle-rest-and-repair stop – about some concerns we had 
about the Spiers’ plans for their property.  Our memorandum signed by me and two 
other families on the block caused the Spiers to send a rebuttal on or about June 13, 
2024, to the same distribution list.  Fair enough.

The Spiers’ June 13, 2024, memorandum expressly seeks support for “neighborhood-
based garden education.”  The memorandum, at the time I first saw it, claimed to have 
received “131 signatures” for a petition to the City to operate an outdoor organization 
that would provide “urban agriculture education at [their] urban farm.”

A major cause of concern to me is the number and location on the Spiers’ property of 
bee hives that are causing some of us to be afraid to walk by. The bee population has 
expanded from one hive to the current three hives in the last few months -- two added 
earlier this year. The hives stand close to S. Brooks and too close in my opinion to the 
minimum setback for the R 2 residential zone.  The hives sit about as far from the 
Spiers’ house as possible. In recent months, the Spiers added two additional 
colonies/hives to the single hive present last season.  

We learned the day before construction of a “bee wall” – that was late on Friday 
afternoon when City offices were about to close before Saturday construction.  Ellee 
came by with a flyer about the bee wall. We had no effective opportunity to review the 
plans for the bee wall or seek the City’s thoughts on its addition to our formerly quiet 
neighborhood at that point. So, as recently as this spring, abutters and close neighbors 
did receive information from the Spiers about plans – just not with sufficient notice to 
raise concerns in any formal City forum. 

In June, I explained to Ellee that I have sensitivity to bee stings and that I am afraid of 
her bee hives.  She told me not to worry because in October, they would move the bees 
from their current hilltop location close to Brooks Drive to behind the bee wall, which is 
roughly the same distance from the edge of the street but closer to another property and 
to our property. Ellee’s remark did not alter my concerns. 

The bee wall is too close to S. Brooks and to an abutter’s property for everyone’s safety. 
Ellee told one neighbor that the placement was necessary because some members of 
her family are allergic to bee stings!  So, abutters and neighbors including those who 
walk, bike, or run on S. Brooks are exposed to the hives, but the hives are positioned to 
be as far away from the Spiers’ house as possible to reduce their risk? Unacceptable.
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The Spiers do not work near the hives without proper protective clothing. Do abutters, 
close neighbors, and those who use S. Brooks for exercise have protective clothing to 
walk on S. Brooks Drive? That is doubtful and would be wildly unfair.  

Is it enough when the Spiers are working on the bee hives to post signs that bee hives 
are present? No, not when the hives are so close to the road.

The Spiers have the burden of showing that the special permit/variance or conditional 
use permit or whatever other permissions or amendments they seek are consistent with 
City ordinances that apply to their land and to the R 2 zone. I assume that they will try to 
establish their case in terms of the Required Documents and Submittals described on 
the November 3, 2023, version of the “Application for a Variation from the Zoning Code 
(Variance)” or with requirements for Conditional Uses described in sections 
20.06.040(d)(6)(B) and (C) of the City’s UDO.  Their case for either form of relief should 
fail.

II. Reasons for Opposition to a Special Permit or Variance

As an application for a special permit or variance, the Spiers’ application appears to fail 
to meet their burden of proof in terms of at least three (3) of the five (5) “Findings of 
Fact” specified in the instructions.  Here are my thoughts:

Item 1 (physical characteristics pose unreasonable challenges making 
adherence to the Code “difficult”): The Spiers bought a piece of land that was 
bare at the time of purchase.  Thus, neither the land itself nor the location of 
buildings caused any challenge to their uses for a residence and a garden for 
their own consumption as many neighbors have.

The lot sits on a bend in E. Covenanter Drive that is tough to navigate without 
oncoming traffic from vehicles, bicycles or scooters, and pedestrians.  
Essentially, from both directions on E. Covenanter between High Street and S. 
Brooks drivers cannot see oncoming traffic. This street and this corner have all 
four types of traffic. The intersection of E. Covenanter and Brooks also has 
obstructed views of traffic on E. Covenanter – at least from the south end on 
which I live.  Adding traffic or parking or both on E. Covenanter will exaggerate 
the risks to everyone.

Any permission that brings more traffic to these streets will add to existing 
problems. This was a primary reason that some neighbors opposed the bicycle 
rest-and-repair stop that the City previously denied. 

Item 3 (conditions not created by the applicant): The Spiers have created the 
property as they have seen fit. The issues they now face and that apparently 
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caused the City to order a suspension of some activities and impose a fine on 
thee Spiers are entirely of their own ambitions, and thus of their own “making.”  

The primary obstacle to the uses the Spiers have in mind is the property’s 
location in the R 2 residential zone.  The zoning would have been obvious when 
the Spiers’ bought the property in the past 10 years.  So, instead of encountering 
a surprise condition of the property, the Spiers walked right into the zoning issue 
they now seek relief from. That is not grounds for a variance or for putting the 
rest of the immediate neighborhood at the mercy of what the Spiers wish to do 
inside the City limits in a residential zone. 

Additionally, it appears that the Spiers built a freestanding two-story structure on 
the northwestern end of their property to serve as a classroom for their 
GardenQuest, Inc. enterprise.  The classroom seems to sit above a large, 
enclosed space and sits next to a multi-car carport and roof deck.  At the time 
construction started on this structure, Ellee Spiers told me that the lower, 
enclosed floor would house two “commercial freezers” so that customers of her 
produce and other products could access their purchases easily.  

I believe I saw building permits for the new structure mentioned in the prior 
paragraph in 2023, but I am unaware that the Spiers applied for or received 
permission from the City to operate their educational ambitions in the new space 
or to serve retail customers from it. 

I infer from the recent actions by the City to suspend the enterprise’s activities 
and to impose a fine that the Spiers did not obtain necessary permissions or 
operating permits.  Thus, the Spiers were forced by City actions to commence 
their current well-coordinated effort to obtain permissions that the petitions being 
circulated describe. So, it appears that the Spiers gambled on either not getting 
caught in violations of some City rules or planned to seek various approvals long 
after they made what must have been a large investment in the new structure 
and its fixtures.

Item 5 (detriments to the public welfare, alteration of the essential character 
of the neighborhood, or unreasonably impair the use of development of 
adjoining properties): Ours has been a quiet, two-block street that intersects a 
thoroughfare. Traffic is sufficiently heavy that the City installed speed bumps at 
the request of some neighbors who live on E. Covenanter. Our block has five 
homes other than the Spiers’ compound. The road is narrow, making use by 
more than one car at a time an exercise in avoiding the other vehicle and the 
drainage ditches on both sides of the road.
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The Spiers’ use of their property (unfortunately for them) falls under each of the 
three topics mentioned in Item 5 for different reasons:

The current location of the bee hives and prolonged use of the road 
are “detriments to public welfare.” Vehicles, bicycles, kids’ scooters, 
walkers and joggers are faced with being close to the hives or finding 
other routes.   

Not all vehicles can find other routes because they are servicing needs 
of the four houses south and east of the Spiers’ property on the 
southern block of S. Brooks, including ours. 

The June 13, 2024, memorandum encourages support on the grounds 
that “[individuals] should be able to walk, bike, and/or use public 
transportation to access place-based educational experiences and 
volunteer opportunities no matter [their] age, gender, or the color of 
[their] skin.”  Thus, persons who decide to frequent the Spiers’ 
enterprise appear to have more rights than abutters and close 
neighbors and other residents in the Windermere Addition. 

The “urban farm” and “educational nonprofit” they are creating and 
operating (until the recent suspension) alters the essential character of 
our neighborhood. The June 13, 2024, memorandum does not mention 
other uses that the Spiers apparently intend including on-site food 
preparation for sale to the general public by students to help sustain 
the nonprofit.

The location of the bee hives is impairing our use of our properties and 
the uses by neighborhood residents to S. Brooks as a walking and 
jogging avenue. As to the bee hives’ existence and locations, any 
increase in the number of hives or any less desirable placement of the 
hives than currently exists would be detrimental to neighbors, their 
properties, and the use of our block by runners and walkers from 
around the whole Windermere Addition.  The bee hives’ numbers and 
location are at odds with the character of the immediate neighborhood.

One property on our block has been on the market to sell or rent for 
more than a year.  Ellee Spiers reported that some family has rented it 
beginning soon.  Some prospective purchasers apparently balked at 
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the extent of the operations on the Spiers’ property and the view of the 
“urban farm” equipment and other necessities. 

Three senior neighbors – abutters all who lived on the block since the 
late 1950’s, only one of whom survives – have been publicly opposed 
to the uses for which the Spiers are asking permission. The survivor 
may be the individual that the Spiers claim reported their uses to the 
City.  Her view is that the plans are inconsistent with the residential 
quality of the block and neighborhood. She is entitled to her position as 
her property looks out on the fenced area on the eastern edge of the 
Spiers’ property nearest S. Brooks Drive.  Until last year or so, the 
large “Garden@4U” sign faced her front door.  She also looks at the 
bee hives’ current position on the top of an artificial mound on the 
same boundary with S. Brooks. (Until the bees arrived, I had assumed 
the mound was for some sort of sports practice.)

I cannot name another property in the Windermere Addition that was 
being used for agricultural education purposes or any uses like the 
uses the Spiers had made prior to the suspension by the City. And,  
Such use is outside the character of this neighborhood of established 
homes and a few condos.

The Spiers make extensive use of the narrow road (S. Brooks) that is 
the egress means for four other houses, including ours. Builders’ 
trucks and other vehicles often make passage difficult; deposits of 
gravel and other supplies are made to their land and sometimes onto 
the road.  They also have had construction vehicles and workers’ 
vehicles parked along E. Covenanter in a manner that made passage 
by others – vehicles, pedestrians, and bicycles – harder. A major issue 
is the lack of information about how the Spiers plan to handle parking 
by customers of their produce and products or by groups coming for 
instruction. 

The Spiers told some neighbors that their current construction project 
would be over by year’s end. That project has lasted a long time and 
has caused additional parking on Covenanter and Brooks and 
contributed to less safe driving conditions in both directions on 
Covenanter and more noise. 

The essential character of the neighborhood as it stood quite recently is being altered 
negatively with every step towards the Spiers’ goals they take.  This is a pity for all 
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concerned, including the Spiers.  Approval of the Spiers’ plans would not be in the best 
interest of owners of close-by properties or of the Windermere Addition as a whole. 

III. Reasons for Opposition to a Conditional Use Permit

I appreciate that other criteria are used to determine eligibility for a “conditional use” 
permit from the ZBA. I note that “private schools” are considered appropriate for 
conditional uses in the R 2 zone.  Sections 20.06.040(d)(6)(B) and (C), but private 
schools will be subject to licensure, inspections, and other forms of regulations. Will the 
Spiers’ educational enterprise be subject to other licensure, inspections, or forms of 
regulation?   

I understand that sections 20.06.040(d)(B) and (C) are often cited as reasons why 
conditional use permits are denied by the ZBA.  They certainly seem to make approvals 
by your Board of the Spiers’ application(s) less likely without significant, enforceable 
conditions.

From the sections of the UDO cited above, I gather that the permission sought must be 
(A) proposed in a manner and (B) with suitable accommodations to neighbors as to 
render them not harmful or bothersome to neighbors.  

Efforts to discuss options with the Spiers since neighbors learned of the petitions for the 
special permission/variance/ conditional use have not resulted in changes in the Spiers’ 
plans insofar as we can tell. Effectively, Ellee and Bret Spiers have rebuffed suggestions 
that would make it easier for neighbors to support their plans.  It appears that they want 
what they want – regardless of how others may be affected. 

Thus, I conclude that unless the City or ZBA insists, the Spiers seem uninterested in 
any changes in their plans that would mitigate or minimize adverse effects on neighbors 
unless the ZBA or the City require changes. Their application for any “conditional use” 
currently described by the Spiers in applications or documents circulated in the 
neighborhood should be denied.

Shortly after we learned about the Spiers’ suspension and fine and about their 
applications for relief from various City agencies, three families on the southern block of 
S. Brooks raised these concerns in a document I participated in drafting and that we 
shared with other neighbors. I dispatched a copy the same day to Ellee Spiers. She 
shared her rebuttal document with me.  It did nothing to calm my concerns.  What did 
we get in response from Ellee Spiers? A rebuttal, not any offer to remedy concerns.

IV. The Spiers’ Alternate Option Is to Receive a Certificate of Zoning 
Compliance

The same June 13th memorandum used to gather signatures on the petition mentions an 
alternative – a certificate of zoning compliance that would enable the nonprofit to 
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provide “small-scale urban agriculture education indoors, in a residentially-zoned 
neighborhood.”  Under the current zoning ordinance, it appears that a certificate of 
compliance with zoning could not be issued. 

Their plans do not comply with the UDO requirements. From other sources, it appears 
that they intend to have more “employees” than the R 2 zoning permits. They intend to 
use – and have already used – their property for outdoor activities. 

There no doubt are more discrepancies between the UDO and their prior uses, which 
have included marketing meats provided by other producers in the surrounding 
communities to neighbors and the general public in email communications at prices 
marked up to match what Whole Foods charges for the same items or cuts. (Their 
description of pricing, not mine.) Sales of meats presumably are regulated activities. 
Does one need a license to sell meats in the City?  In Monroe County? In the state of 
Indiana?  I imagine so. Does one have to use a certified and supervised kitchen space if 
one plans to sell prepared foods to the general public? I imagine so as well. 

V. The Spiers Also Want the UDO Amended to Allow Small-Scale Urban 
Agriculture and Education Experiences Outdoors in Residentially Zoned 

Neighborhoods

The June 13th memorandum also mentions a future campaign to amend the UDO to 
allow what the Spiers want to do in the R 2 zone.  Any amendment of the UDO should 
be a widely publicized process with lots of opportunities for public participation and 
debate. I will not support such an amendment because it will have broad and negative 
consequences for the carefully crafted protections in the UDO for the R 2 zone. 
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VI. Concluding Thoughts

The Spiers did not consult abutters with whom I am in contact before sharing their plans 
with other owners in the Windermere Addition and perhaps others around the City and 
seeking other owners’ signatures on petitions we gather they intend to submit to the 
ZBA and other City agencies.  That did not engender trust among residents who own 
the properties on the southern block of S. Brooks and others who are owners nearby on 
Covenanter and the northern block of S. Brooks.

It appears that the Spiers consulted others in their quest for approval to operate their 
nonprofit and urban farm in our neighborhood.  We have identified two meetings with 
City boards and commissions that they attended in recent months. They may have had 
a pre-application meeting with the Covenanter Neighborhood Association principals as 
well.  We had no notice of a meeting, if indeed one occurred, or any invitation to 
participate. Don’t abutters and close neighbors deserve timely notice of requests for 
meetings that must be held?

Efforts by neighbors to alert other neighbors of the Spiers’ plans have not been well-
received by the Spiers. The Spiers want what they want.  They do not want to hear our 
concerns.

The Spiers are trying to claim moral high ground in their campaign to get what they 
want, but that current zoning does not allow. Their June 13th memorandum claims they 
want to operate their enterprise (it really sounds like more than an educational nonprofit) 
“responsibly and respectfully” (see the last paragraph on page 2).  I appreciate that tone 
of those adverbs, but based on conversations and email exchanges, it appears that they 
see the current situation as a one-way street: I have not seen, so far, respect for direct 
abutters whose uses and quiet enjoyment of their own properties are being frustrated 
and challenged by the Spiers’ behavior and desires.

Because they have shown little respect for abutters and close-by neighbors so far in the 
current campaign, I see no reason to expect that “respect” will be part of the operations 
if the BZA or other City boards or the City Council grant any of the requests that they 
have made or apparently plan to make. 

With no interest shown by the Spiers in accommodating neighbors’ concerns about the 
bee hives’ locations, I must oppose any relief the Spiers seek that imposes more on 
direct abutters and those who live close enough to be affected by the enterprise they 
seek to operate.  I also am concerned about traffic increases and parking on E. 
Covenanter and S. Brooks (both ends). I am sad that they have shown no interest in 
meeting neighbors part way.
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If you are inclined to grant any of the parts of their application – in whatever form the 
permission may take – please help us by specifying enforceable conditions on 
numbers of participants, parking, expansion only by additional applications to your 
board or other City Agencies, and better locations of the beehives closer to their own 
house and farther away from S. Brooks and abutting properties with suitable fencing to 
prevent inadvertent contact with the hives by visitors.  A serious fence around the bee 
hives and the bee wall would help allay my fears. (Some communities require a four-
foot fence around hives.) Mandatory movement of both the hives and bee wall away 
from S. Brooks and from the lot lines on abutting properties would help. 

Please do not grant a special permit/variance or conditional use permit or any certificate 
of zoning compliance without significant changes consistent with the requirements the 
City has specified for either a special permits/variances or a conditional uses.

If the Spiers continue to seek a zoning change to permit their use and similar uses in 
residential zones in the City, I would expect that a series of hearings with ample 
advance notice of dates and times and extensive opportunity for public comment would 
be provided to all concerned. I will participate in those hearings and invite others to join 
me. 

So much information has come into light since mid-May about the plans and various 
campaigns the Spiers have used to rally support.  I fully expect more information to 
emerge.  Thus, despite the length of this letter, I reserve the right to file additional 
comments to respond to or rebut claims made by others as consideration of the Spiers’ 
application(s) proceeds. I also will follow closely subsequent meetings on the 
application(s) the Spiers may make.  

I take no pleasure in objecting to plans a family that I have liked are proposing.  It is a 
sad state of affairs indeed.

Respectfully submitted,

Sarah Jane Hughes

Cc: Ellee Spiers
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Support for 2110 E Covenanter DR
Keri Miksza <kjmiksza@miksza.com> Sun, Jul 14, 2024 at 9:24 PM
To: "scanlanj@bloomington.in.gov" <scanlanj@bloomington.in.gov>

Dear Ms Scanlan,

I'm writing in support of re-zoning of 2110 E Covenanter Drive.

The work the non-profit does at this residence in regards to garden education is essential for the youth in our community.
AND if the Indiana State Board of Education passes the new diplomas as is, which is incredibly work heavy for high
school students, programs like this in neighborhoods near home and school...and along a city bus route...will be essential
for high school students who lack transportation.

If you wish to discuss more, please reach out to me.

Sincerely,
Keri Miksza
2313 E Rechter Road
Bloomington, IN 47401
303-746-8986

11/8/24, 3:32 PM City of Bloomington, Indiana Mail - Support for 2110 E Covenanter DR

https://mail.google.com/mail/u/0/?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f:1804606324519692016&simpl=msg-f:1804606324519692016 1/1
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Melissa Hirtzel <hirtzelm@bloomington.in.gov>

[Planning] 2110 E. Covenanter Drive Petition
1 message

Robinson, James Nelson <jarobins@iu.edu> Sun, Aug 11, 2024 at 6:07 PM
Reply-To: jarobins@iu.edu
To: "planning@bloomington.in.gov" <planning@bloomington.in.gov>

Hello,

I am wriƟng as a Covenanter Drive neighborhood resident to support Ms. Elisha Spier's peƟƟon for use of her property
to further educaƟonal opportuniƟes for young people in our community. I have lived in the neighborhood for over four
years, have watched her farm grow and seen the improvements she has made. At no point have I found anything
offensive or harmful. That her house will be opened for short periods to help young people learn and grow seems to fit
perfectly with our community—a college town and a place where sustainable farming and ecology have long been
values.

Please approve her peƟƟon.

Sincerely,

James Robinson
1312 South Rechter Court

NOTE: Beginning 2025, my email will change to jarobins@iu.edu. Please make changes in your contacts.

James Robinson, Ed.D.
Assistant Research ScienƟst
Indiana InsƟtute on Disability and Community
Indiana University Bloomington
2810 East Discovery Parkway
Bloomington, IN 47408-9801
www.iidc.indiana.edu/cell
812.219.0140
jarobins@iu.edu
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Fwd: The Spiers proposed plan and permits
Jeannie Bower <supermom4365@att.net> Wed, Aug 14, 2024 at 4:07 PM
To: Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Jean T. Bower

Begin forwarded message:

From: Jeannie Bower <supermom4365@att.net>
Date: August 14, 2024 at 3:12:43 PM EDT
To: City Council <council@bloomington.in.gov>
Subject: Re: The Spiers proposed plan and permits

Thank you I just wanted to make sure you felt like it was okay .I will send her a copy as well .We are leaving
Early tomorrow for a wedding in CO.so I’m trying to get much done before I leave .( the letter being one
priority ) When you mentioned Kajal ( I just met her a few weeks ago but it turns out she knows our oldest
son Mark ) We have 3 boys and one daughter all whom went to Rogers /Binford / Jackson Creek and South
.Small world . I feel for them
with that sidewalk and the proposed dwelling at the end of their house ?! It’s crazy how people cannot just

be kind and respectful.
Jean T. Bower

On Aug 14, 2024, at 2:04 PM, City Council <council@bloomington.in.gov> wrote:

Good afternoon Ms. Bower,

Thank you for your email. I will file it with our records if this ever comes before the Council.

I did want to let you know, however, that there is nothing before the Council regarding this
issue at this time. The last I heard, the Spiers request will go before the Board of Zoning
Appeals, perhaps in their September meeting. They make the final decision on zoning
variance requests and these types of conditional use permit requests.

If you would like more information, I would suggest reaching out to Jackie Scanlan in our
Planning and Transportation Department. Her email is scanlanj@bloomington.in.gov. She will
know more about the process, when it may go before the Board of Zoning Appeals, and she
may be able to add your comments to their records for review.

Best regards,
Colleen Williamson

Office of the Common Council
City of Bloomington
401 N. Morton, P.O. Box 100
Bloomington, Indiana 47404
(v:) 812.349.3409 (f:) 812.349.3570 (e:)council@bloomington.in.gov
www.bloomington.in.gov/council

On Wed, Aug 14, 2024 at 12:52 PM Jeannie Bower <supermom4365@att.net> wrote:

8/14/24, 4:10 PM City of Bloomington, Indiana Mail - Fwd: The Spiers proposed plan and permits
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As I sit down to write this letter I want to begin by saying we have lived on S Brooks drive
almost 40 years .In the many years our neighbors remained the same and sadly some have
passed .We have been very fortunate to gain new neighbors in the past few years .We have
always had a wonderful street and neighborhood.We all respected each other and if
anything made sure our communication lines were always open .Unfortunately this new
project that Ellie Spiers is pushing is not the first time we have found out after the fact she /
they applied for zoning and permits in regard to their personal agenda! The first time it was
their bike path stop and now the bees and city farming education intentions .I attended the
neighborhood meeting we had last week and as I stated there I have an Elementary and
Special education degree so I have the upmost respect for learning and opportunities.It was
apparent from the number of people there were not aware ( myself included) until thankfully
a neighbor found out about it all yet the Spiers did not relay the information to us . I admire
the passion for a learning environment and understand the first phase will allow them to
have a minimal number of students inside their house only .I am perplexed if the intention is
to teach agricultural,farming techniques and the bee hive how that will happen .It is
inevitable that the project will eventually warrant itself to move outdoors and bring larger
numbers.It is their property but if any of you lived on our street you would understand our
concerns .There is not ample room for parking and it takes up the whole side of their side of
the road .I know when Mr.Biggs was alive and current elderly neighbor across the street
now it felt like no respect to them .I sincerely hope when you read this and there are several
neighbors that feel the same way you will consider we all have appreciated the value and
cohesion we have had for years .It seems like for one person to make decisions for only
themselves is a contradiction to all the years we have enjoyed a wonderful location .It would
be a a well suited project on a farm or a huge lot that is not surrounded by neighbors and a
often busy Covenanter drive .Thank you for your time .Jeannie Bower
Jean T. Bower

8/14/24, 4:10 PM City of Bloomington, Indiana Mail - Fwd: The Spiers proposed plan and permits
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

August 22 meeting
James Glen <jglenin@gmail.com>
To: scanlanj@bloomington.in.gov

TO: Jackie Scanlan, Planning Department, Bloomington Zoning Board of Appeals.

As I will be unable to attend the meeting on August 22, I am sending this note asking the Board to carefully consider the immediate neighbors point of view. I am a lifelong high school s
for providing learning opportunities, but a quiet, residential neighborhood is not the appropriate venue. Seemingly, the Spiers' pattern is to violate city ordinances and then ask for accom
when their activities are discovered. Apparently, without checking to see if it was legal,they built a large addition to their house with the express purpose of teaching their farming techni
They are now scrambling to get permission.

It is important for the board to be aware that the projects on the Spiers property are ever-growing. From the time we moved into our home in 2021, our street
has had to live with the bike project plan, the addition of three beehives, a bee wall mural, a variety of small to large educational activities with interns, children,
and adults, the petition at hand, and, as Ellee Spier alluded to in her informational meeting on August 8, the inevitable future request for outdoor instruction on
their property. While Ellee Spier noted that this is not what they are asking for at the time, they are throwing it out "for discussion." The unending advancement
of their registered non-profit is not what immediate neighbors should have to endure. Please look at this issue from the point of view of someone living right next
door (as we are).

--
Jim Glen

"Keep a clean nose, watch the plain clothes.
You don't need a weatherman to know which way the wind blows."

8/20/24, 9:56 AM City of Bloomington, Indiana Mail - August 22 meeting

https://mail.google.com/mail/u/0/?ik=f645cf8212&view=pt&search=all&permmsgid=msg-f:1807464690819858163&simpl=msg-f:1807464690819858163 1/1
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Gardenquest zoning compliance
Didi Kerler <didikerler@gmail.com> Tue, Aug 13, 2024 at 9:04 AM
To: scanlanj@bloomington.in.gov

Dear Ms Scanlan,
I am writing in support of Ellee and Brett Spier's zoning compliance request to allow a small urban educational set-up on
their property.
I live at 1030 S. High St and have known the Spiers for over 15 years, even before they built their home on Covenanter as
a model for environmental friendliness. Everything they have created is done with forethought and care on how to help
with urban sustainability.

Garden Q has been my own personal CSA and I walk to pick up the produce. I have learned so much about nutrition just
from chatting with Ellee about the parts of the plant that are edible and their nutrients. It has been a really wonderful and
actually inspirational experience for us to see how and what can be grown in our neighborhood.

The property is beautifully landscaped with lots of room for guests and with the garden in the back of the house (although
if you approach the porch, there are beautiful plants that are in fact crops! )
It would be so beneficial and such an inspiration for the community -- children and adults -- to be able to learn from Ellee
about urban farming which includes lessons on nutrition, biology, and botany.
I urge the commission to allow this to happen.
Best,
Didi (Roberta) Kerler
1030 S. High St

8/13/24, 10:15 AM City of Bloomington, Indiana Mail - Gardenquest zoning compliance
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

[Planning] 2110 E. Covenanter Drive Petition
Robinson, James Nelson <jarobins@iu.edu> Sun, Aug 11, 2024 at 6:07 PM
Reply-To: jarobins@iu.edu
To: "planning@bloomington.in.gov" <planning@bloomington.in.gov>

Hello,

I am wriƟng as a Covenanter Drive neighborhood resident to support Ms. Elisha Spier's peƟƟon for use of
her property to further educaƟonal opportuniƟes for young people in our community. I have lived in the
neighborhood for over four years, have watched her farm grow and seen the improvements she has made.
At no point have I found anything offensive or harmful. That her house will be opened for short periods to
help young people learn and grow seems to fit perfectly with our community—a college town and a place
where sustainable farming and ecology have long been values.

Please approve her peƟƟon.

Sincerely,

James Robinson
1312 South Rechter Court

NOTE: Beginning 2025, my email will change to jarobins@iu.edu. Please make changes in your contacts.

James Robinson, Ed.D.
Assistant Research ScienƟst
Indiana InsƟtute on Disability and Community
Indiana University Bloomington
2810 East Discovery Parkway
Bloomington, IN 47408-9801
www.iidc.indiana.edu/cell
812.219.0140
jarobins@iu.edu

8/12/24, 10:20 AM City of Bloomington, Indiana Mail - [Planning] 2110 E. Covenanter Drive Petition
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Jacqueline Scanlan <scanlanj@bloomington.in.gov>

Ellee Spier petition
Indermohan Virk <indermohanvirk@gmail.com> Fri, Aug 9, 2024 at 12:51 PM
To: Jacqueline Scanlan <scanlanj@bloomington.in.gov>, planning@bloomington.in.gov

Dear Members of the Bloomington Zoning Appeals,

I aƩended the informaƟonal session on the Spiers’ peƟƟon held in the Covenanter neighborhood on August 8 and I
write with some thoughts regarding this issue.

I want to begin by saying quite clearly that I respect the right of the Spiers as Bloomington residents to make this
peƟƟon to advance their interests. It is now in the hands of the City to adjudicate their request. However, I hope that
the City will keep something in mind that I have no doubt they are well aware of: individual rights have to be balanced
with communal rights. I would argue that communal rights ought to be looked at concentrically. Those closest to the
request of any household are the ones most affected. As such, I hope that you will give due consideraƟon to how the
Spiers’ peƟƟon affects neighbors on S. Brooks Drive, in parƟcular.

I am not going to make a case for the City to approve or deny the Spiers’ request. However, I am most certainly going
to quesƟon their claim of asking for an “indoor” excepƟon. In this case, the indoor/outdoor disƟncƟon they are
making is enƟrely arƟficial. Take, for instance, someone teaching piano lessons indoors. The acƟvity is located inside
the house. Sure, there might be piano notes flowing out through the windows, but the student(s), instructor, and
more importantly, the piano are all inside the house. This is not the case with Ellee Spier’s request to teach about
various aspects of gardening, creaƟng products out of garden produce, and the showcasing of various agricultural
pracƟces and products. The indoor instrucƟon is very much dependent on everything that is happening on their farm.
In that way, as I said above, the indoor acƟviƟes are integrally based on what occurs outside.

Moreover, the Spiers are not simply running a household vegetable garden, the harvest and lessons of which they
would like to share with their neighbors and beyond. It is a formal enterprise, with formal names and registered non-
profit status—Garden Q and Garden Quest. Ellee Spier’s informaƟonal session stated it as such. In light of this
admiƩedly formal enterprise, they are understandably ambiƟous about its success and promoƟon. I give them credit
for their ambiƟon and gardening skills. Yet, the desire for them to promote their farm and its affiliated projects is
anƟtheƟcal to what the rest of us on the street expect from our lives in the neighborhood. As any one of us can
tesƟfy, life is busy in our modern world and, without geƫng poliƟcal on any one side, we are living in a poliƟcally
charged environment. Most of us are seeking refuge and solace in our private lives. This is what is at the heart of my
leƩer today. The peace on our street—the exact reason we picked this locaƟon—has been disrupted with the ongoing
projects on the Spiers’ property, starƟng with their bike project in 2020 to the current peƟƟon, drawing us all into
neighborhood poliƟcs we did not bargain for. It has affected the peace and neighborliness on our street. Most of our
neighbors want to live quiet, harmonious lives with each other. The exact opposite is the case at present, in light of
the events on our street.

What is the soluƟon, then, given what the Spiers have the right to ask for and what the rest of us hope for? I am not
going to oppose their request to have students and what-not if they are willing to put up a fence on our street side of
their property. In this way, we would not have to witness the ever-busy farm acƟviƟes and projects. It would have a
calming effect on our street. I have no doubt that Ellee will not be in favor of this idea, as she has said to me and
others that they have their projects sited on the street so that people can learn from them. But, this lies at the crux of
this request: the rest of us don’t want to be surrounded by the noise (read: not literal noise) of their enterprise and its
overt publicity. A fence is the soluƟon I suggest. If the City were to approve their peƟƟon, a protecƟon like this should
be required for immediate neighbors. It will allow us all to achieve the lives we aspire to.

Thank you for your consideraƟon.

Best,

Indermohan Virk

(1301 S. Brooks Drive)

--
Indermohan

8/9/24, 1:13 PM City of Bloomington, Indiana Mail - Ellee Spier petition
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October 29, 2024 
 
Re: Zoning-   
Attn: Jackie Scalan, Planning Department scanlanj@bloomington.in.gov , 
esd@bloomington.in.gov ,  jane.kupersmith@bloomington.in.gov 
 
We wish to offer support for GardenQuest to be able to teach about gardening, urban 
farming and sustainability, outdoors in a residentially-zoned neighborhood allowing city 
residents to use both their home and their outdoor property for educational purposes 
and for more than one student at a time. Being able to host educational events with a 
focus on sustainability for small groups within the city allows for more access to the 
citizenry to attend trainings where on-site, hands-on opportunities, enhance the 
classroom setting. We applaud GardenQuest for providing the infrastructure for urban 
trainings that support Bloomington’s sustainability goals. 
  
In addition, the USDA currently supports small scale growing operations through LFPA 
funds held by the State of Indiana and its cohorts to provide contracts to marginalized 
growers in both urban and rural settings to purchase, at market price, their excess 
produce which is delivered to local pantries.  This supports inclusive employment 
opportunities for urban marginalized growers, further supports local pantries and the 
sustainability goals put forth by the City of Bloomington. 
 
Urban growers/farms are key players in climate resiliency which is part of the overall 
sustainability focus of cities nationwide and of Bloomington.  On the Economic & 
Sustainable Development government webpage for Bloomington it states:  
“The mission of the City of Bloomington's Department of Economic & Sustainable 
Development is to cultivate a resilient community built on shared prosperity, inclusive 
economic opportunity, environmental stewardship, and a thriving arts and culture 
ecosystem.”   Encouraging urban farms and their contribution to climate mitigation 
would assist Bloomington in meeting its own climate initiatives and thereby qualify for 
more federal funding. 
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We believe Urban farming and its educational opportunities to be a great advantage to 
those struggling with food and employment insecurity locally.  It allows for 
producing/growing locally, delivering locally and keeping the dollars local. 
 
 
Yours, 

 
 
Juan Carlos Arango  and Robert Frew  
Sobremesa Farm, Bloomington, Indiana 
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