
AGENDA 
BLOOMINGTON PLANNING COMMISSION 

REGULAR MEETING 
WEDNESDAY, April 27, 2016 4:00 P.M. 
COUNCIL CHAMBERS, CITY HALL 

109 EAST OLIVE STREET 
BLOOMINGTON, ILLINOIS 

 
1. CALL TO ORDER 
 
2. ROLL CALL 
 
3. PUBLIC COMMENT 
 A public comment period not to exceed thirty (30) minutes will be held during each 
Board and Commission meeting, as well as all regularly scheduled City Council meetings, 
Committee of the Whole meetings, meetings of committees and/or task forces (hereinafter 
“committees”) created by the City Council, work sessions, and special meetings of the City 
Council. Nothing herein shall prohibit the combination of meetings, at which only one 
public comment period will be allowed.  
 
Anyone desiring to address the Board, Commission, Committee or City Council, as 
applicable, must complete a public comment card at least five (5) minutes before the start 
time of the meeting. Public comment cards  shall be made available at the location of the 
meeting by City staff at least 15 minutes prior to the start time of the meeting. The person 
must include their name, and any other desired contact information, although said person 
shall not be required to publicly state their address information. If more than five 
individuals desire to make a public comment, the order of speakers shall be by random 
draw. If an individual is not able to speak due to the time limitation and said individual 
still desires to address the individuals at a future meeting of the same type, said individual 
shall be entitled to speak first at the next meeting of the same type. (Ordinance No. 2015-
46)) 
 
4. MINUTES: Review the minutes of the April 13, 2016 regular meeting of the 
    Bloomington Planning Commission. 
 
5. REGULAR AGENDA: 
 

A. Z-11-16 Public hearing, review and action on the petition submitted by Brian and 
Jessica Szarek requesting the annexation and rezoning of property commonly 
located west of Szarek Drive and south of Six Points Road, approximately 2.12 
acres  (Ward 2 )  
 

B. PS-03-16 Public hearing, review and action on the petition submitted by ARK VI, 
L.L.C requesting the approval of the Amended Preliminary Plan for Eagle View 
South Subdivision of the property located east of Towanda Barnes Rd., north GE 
Road and 1500 N Rd., and south of Fort Jesse Road, approximately 15.84 acres  
(Ward 9 )  



 
C. Public hearing, review and action on a resolution to amend the representation of 

property commonly located at Highland Golf Course on Figures 11.3 Future Land 
Use and 11.4 Land Use Priorities of the City of Bloomington 2035 Comprehensive 
Plan.   

 
6. OLD BUSINESS: 

A. Review and act on Draft Bylaws distributed at the April 13, 2016 agenda 
 
7. NEW BUSINESS: 
 
 
8. ADJOURNMENT 
 
For further information contact: 
Katie Simpson, City Planner 
Department of Community Development 
Government Center 
115 E. Washington Street, Bloomington, IL 61701 
Phone: (309) 434-2226 Fax: (309) 434-2857  
E-mail: ksimpson@cityblm.org 



MINUTES 
BLOOMINGTON PLANNING COMMISSION 

REGULAR MEETING 
WEDNESDAY, APRIL 13, 2016, 4:00 P.M. 

COUNCIL CHAMBERS, CITY HALL 
109 EAST OLIVE STREET, BLOOMINGTON, ILLINOIS 

MEMBERS PRESENT: Mr. Balmer, Mr. Barnett, Mr. Pearson, Mr. Protzman, Mr. Scritchlow, 
Mr. Suess, Chairman Stanczak 

MEMBERS ABSENT: Mr. Cornell, Ms. Schubert 

OTHERS PRESENT: Mr. Tom Dabareiner, Community Development Director; Ms. Katie 
Simpson, City Planner; Mr. George Boyle, City Attorney; Mr. Austin Grammer, Economic 
Development Coordinator 

CALL TO ORDER: Chairman Stanczak called the meeting to order at 4:00 P.M. 

ROLL CALL: Mr. Dabareiner called the roll. A quorum was present. 

PUBLIC COMMENT: There being no public comments the Commission moved on to approval 
of the minutes. 

MINUTES: The Commission reviewed the February 24, 2016 minutes. Mr. Suess asked for his 
name to be spelled correctly. There being no further changes, Mr. Pearson moved to approve the 
February 24, 2016 minutes; Mr. Scritchlow seconded the motion, which passed unanimously by 
a voice vote of 7-0. 

REGULAR AGENDA: 

Z-09-16. Public hearing, review and action on the petition submitted by Interchange City West 
LLC,  requesting approval to rezone a portion of the Interchange City West Subdivision located 
north of Valley View Drive, west of Wylie Drive and south of Enterprise from B-1, Highway 
Business District, to M-1, Restricted Manufacturing District. 

Chairman Stanczak introduced the case. Ms. Simpson presented City Staff’s report, 
recommending denial of the proposed rezoning. She noted that the petitioner supplied inadequate 
information to allow a favorable recommendation to be made. Ms. Simpson described the subject 
site and surrounding uses. She noted the history of the adjacent M-1 property and the proximity 
of residential uses and districts. Ms. Simpson reviewed the comprehensive plan’s intention for 
the area as an employment center. 

Mr. Balmer asked about the status of the zoning ordinance comprehensive amendment, pointing 
out the concerns raised a few years ago over how best to zone this area. Mr. Dabareiner reported 
that the RFP for this work was going out next week. Mr. Protzman asked for a definition of 
“employment center”; Ms. Simpson referred to the Comprehensive Plan. Mr. Pearson asked if 



the B-1 district fit the “employment center” definition; Mr. Dabareiner mentioned the difference 
between general land use categories and zoning districts, noting that B-1 uses and M-1 uses 
could guide development in an employment center. Mr. Dabareiner added that it is a high burden 
to rezone property when a public process previously occurred which established the existing 
zoning designation; rezoning, he mentioned, to serve a property without supporting information 
is not always in the City’s interest. Ms. Simpson mentioned some of the intense uses in an M-1 
district  not allowed in the B-1 district, which rezoning would allow. Chairman Stanzyk 
suggested the employment center concept is a hybrid between M-1 and B-1 districts. 

Elizabeth Megli, attorney for the petitioner, was sworn in. Ms. Megli stated that the petitioner 
has been unable to market the subject property as B-1 so is requesting the M-1 zoning district. 
She noted that recent interest has come from two M-1 listed uses, a warehouse and indoor 
recreation activity. She indicated that the B-1 district’s retail emphasis is not practical in the 
location, that the adjoining property is M-1 and that the uses contemplated are compatible with 
M-1. She noted that R-3A to the north is vacant. Ms. Megli emphasized the stronger position her 
client could be in if able to market the property with an M-1 designation. 

Chairman Stanzyk noted that like uses are treated in like fashion in a zoning ordinance. The 
problem, he noted, is that most of the uses proposed by the client are allowed in both the B-1 and 
the M-1 districts. Chairman Stanzyk clarified whether the warehouse and indoor sports use were 
moving ahead; Ms. Megli indicated they are anticipated to. Chairman Stanzyk asked if those uses 
could be accommodated in the B-1 district; Ms. Megli indicated in the affirmative, noting that 
one of the properties is located in both zoning districts. Mr. Scritchlow asked how the City 
reviews a property with two different districts designated; Mr. Dabareiner mentioned that 
different bulk requirements apply, but the location of the principal structure is important. 

Mr. Pearson sought clarification on the location of the proposed rezoning and the property 
containing the shared zoning districts. Ms. Simpson highlighted the information and the zoning 
plat was presented to aid with the clarification. Mr. Dabareiner noted that when there is a specific 
proposed use associated with a rezoning request, an effort can be made to determine likely 
impacts; in this case, staff has no information, so a worst-case scenario must be considered as far 
as M-1 uses, including stockyards, food manufacturing, rail yards, and other impactful uses. Mr. 
Barnett asked why the M-1 property did not revert back to B-1 when the Wirtz Beverage 
distribution facility did not locate there; Mr. Dabareiner indicated that is another way to handle 
these kinds of uncertainties, an opinion echoed by Mr. Pearson. 

Chairman Stanzyk closed the public hearing. Mr. Balmer motioned to deny the rezoning request; 
seconded by Mr. Pearson. The motion to recommend denial passed by a vote of 5-2 with the 
following votes being cast on roll call: Mr. Balmer-yes; Mr. Pearson-yes; Mr. Barnett -yes; Mr. 
Protzman-no; Mr. Scritchlow-no; Mr. Suess-yes; Chairman Stanczak-yes. 

PS-02-16 Public hearing, review and action on the petition submitted by Interchange City West 
LLC,  requesting approval to reinstate and revise a portion of the Third Preliminary Plan for the 
Interchange City West Subdivision located north of Valley View Drive, west of Wylie Drive and 
south of Enterprise Drive, approximately 46.03 acres in size. 



Chairman Stanzyk introduced the case. Ms. Simpson indicated that staff supports this petition 
with several conditions, including that the plan incorporate comments from the City’s engineers 
and the Town of Normal, along with addition of a cul-de-sac at the Subdivision’s westernmost 
end of Valley View Drive. She provided an overview of the proposed changes to the plan, 
including some lot reconfigurations and eliminating the through-status of JC Parkway in lieu of 
creating a cul-de-sac from Enterprise Drive. She stated the Town has requested limited access to 
and from properties along Enterprise Drive. Ms. Simpson indicated that the petitioner is aware 
that staff’s comments should be addressed prior to submittal of this to the City Council, but 
should be included as a condition today. 
 
Mr. Scritchlow asked if the access at the western end of Valley View Drive would be retained; 
Ms. Simpson replied in the affirmative. Mr. Pearson clarified that the first case was a portion of 
this area; Chairman Stanzyk confirmed that this case is independent of any action taken in the 
first case. 
 
Ms. Megli, attorney for the petitioner, reiterated her client’s desire to reinstate and amend the 
previously approved preliminary plan, which takes into consideration a more reasonable 
configuration of the lots and the elimination of the fully extended JC Parkway. She indicated that 
many of the staff’s requested changes have already been addressed in a revised set of plans, 
including the new Valley View Drive cul-de-sac. 
 
Mike Swartz, manager for the McLean County Fair, was sworn in. Mr. Swartz asked that the 
Valley View Drive cul-de-sac design maintain an easement for access to their properties to the 
west. Mr. Scritchlow asked if an easement existed today; Mr. Swartz responded there is not. Mr. 
Scritchlow, asked since private access is allowed to the west, whether a cul-de-sac still needed; 
Mr. Dabareiner indicated that the easement or access to the west provides access from a public 
street, which ends at the property line, to private property and that the Valley View Drive cul-de-
sac is needed for turning around large vehicles on the public street.  
 
There was some additional discussion to clarify which cul-de-sacs are serving which streets. Ms. 
Simpson clarified the Enterprise Drive access limitations required by the Town of Normal. Mr. 
Barnett endorsed the concept of maintaining access to the west of the proposed Valley View 
Drive cul-de-sac; Mr. Dabareiner stated he would pass that along to the City’s engineers. 
  
Chairman Stanzyk closed the public hearing. Mr. Balmer motioned to approve the reinstatement 
and amendment of the Third Preliminary Plan with the inclusion of the conditions noted by staff, 
and including that the Valley View cul-de-sac design not interfere with access to properties to 
the west; seconded by Mr. Scritchlow. The motion to recommend passed by a vote of 7-0 with 
the following votes being cast on roll call: Mr. Balmer-yes; Mr. Scritchlow-yes; Mr. Pearson-
yes; Mr. Barnett -yes; Mr. Protzman-yes; Mr. Suess-yes; Chairman Stanczak-yes. 
 
OLD BUSINESS 
The draft revisions to the Commission’s by-laws were distributed, for consideration and action at 
the next meeting of the Commission. Mr. Boyle reviewed his approach towards making the 
revisions. He promised copies of the existing by-laws would be distributed to Commissioners so 
they could compare documents. 



 
NEW BUSINESS 
Mr. Dabareiner discussed some of the upcoming proposed changes to the zoning ordinance and 
how they relate to the One-Stop-Shop concept being implemented. He responded to several 
questions about the concept, which will likely be discussed in more detail when the zoning 
ordinance amendment comes before the Planning Commission. 
 
ADJOURNMENT 
Mr. Protzman motioned to adjourn; seconded by Mr. Scritchlow, which passed unanimously by 
voice vote. The meeting was adjourned at 5:08PM. 
 
 



  Agenda Item A 

CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

APRIL 27, 2016 
 
 
SUBJECT: TYPE: SUBMITTED BY: 
Z-11-16 
Annexation and Rezoning for 
approximately 2.12 acres west 
of Szarek Drive and south of 
Six Points Road.  

Annexation and Rezoning to 
R-1A for approximately 2.12 
acres west of Szarek Drive 
and south of Six Points Road. 

Katie Simpson 
City Planner 

 
 
REQUEST 
The petitioner is seeking approval of an Annexation Agreement and Rezoning of approximately 
2.12 acres located west of Szarek Drive and south of Six Points Road.  
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice 
requirements. 
 
GENERAL INFORMATION 
Owner and Applicant: Brian and Jessica Szarek  
 
PROPERTY INFORMATION 
Existing Zoning: R-1 (unincorporated) 
Existing Land Use: Vacant  
 
Surrounding Zoning and Land Uses 
Zoning        Land Uses 
North: R-1, Single Family Residential (unicorporated)  North: Single-family residence  
South: R-1, Single Family Residential (unicorporated)  South: Single-family residence  
East: R-1B, Medium Density Single Family Residential East: Single-family residences 
West: R-1A, Low Density Single Family Residential  West: Single-family houses 
 
PROJECT DESCRIPTION 
The subject property is approximately 2.12 acres of unincorporated land. The petitioner is 
proposing to improve the property with a Single-Family Residence. The petitioner will need 
water and sewer provided by the City of Bloomington, and, therefore, is seeking annexation into 
the City. Traditionally annexed land is zoned A-Agriculture, therefore the petitioner is also 
seeking a rezoning to R-1A, Low Density Single Family Residential. The proposed zoning is 
compatible with neighboring uses and zonings.  
 
ANALYSIS 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 
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1. Annexation Agreement 
2. Petition for a Zoning Map Amendment  
3. Plat for property being rezoned 
4. Aerial photographs 

 
Compliance with the Comprehensive Plan 
The Comprehensive Plan 2035 envisions the subject property as New Neighborhood and 
encourages the City to “ensure the availability of safe, attractive and high quality housing stock 
to meet the needs of all current and future residents of Bloomington (pg. 61).  

Findings of Fact: Pursuant to Chapter 8.5 Section 203(d) of the City’s Code “The Planning 
Commission shall consider the amendment to the Official Zoning Map for the City of 
Bloomington, McLean County and shall recommend the adoption of such amendment unless the 
Commission finds that such amendment is not in the public or is solely for the benefit of the 
person requesting such amendment”. In making such a finding the Planning Commission may 
consider:  

1. The suitability of the subject property for uses authorized by the existing zoning; the 
property is currently zoned R-1 (unincorporated), the petitioner is proposing to construct 
a single family house. The zoning is suitable, the standard is met.  
 

2. The length of time the property has remained vacant as zoned considered in the context 
of land development in the area; the property has never been developed. Neighboring 
development is of single-family houses, this is the trend of development in the area. The 
standard is met.  
 

3. The suitability of the subject property for uses authorized in the proposed zoning; the R-
1A District contemplates large lot single family houses. The R-1A district allows for 
approximately 2 dwelling units per acre. The standard is met.     
 

4. The existing land uses of nearby property; the proposed rezoning and proposed 
development are compatible with neighboring uses and zoning districts. The standard is 
met.  
 

5. Existing zoning of nearby property, relative gain or hardship to the public as contrasted 
and compared to the hardship or gain of the individual property owner resulting from the 
approval or denial of the zoning amendment application; the property owner wishes to 
develop the property. Recently, the City has taken the position that it will allow access to 
water and sewer for unincorporated properties on the condition that said properties are 
annexed into the City. The rezoning should have little impact on neighboring properties. 
The standard is met.  
 

6. The extent to which adequate streets connected to the arterial street system are available 
or can be reasonably supplied to serve the uses permitted in the proposed zoning district; 
the R-1A zoning district is one of the lesser intense zoning classifications in our Code. 
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Streets provide adequate connectivity to accommodate the proposed zoning. The standard 
is met.  
 

7. The extent to which the proposed amendment is consistent with the need to minimize 
flood damage and whether the development of the subject property for uses permitted in 
the proposed zoning classification would have a substantial detrimental effect on the 
drainage patterns in the area; the petitioner is addressing detention and drainage in their 
development; the development is of low intensity. The standard is met.  
 

8. The extent to which adequate services (including but not limited to fire and police 
protection, schools, water supply, and sewage disposal facilities) are available or can be 
supplied to serve the uses permitted in the proposed zoning classification; and   
 

9. The extent to which the proposed amendment is consistent with the public interest, giving 
due consideration for the purpose and intent of Chapter 44, Article 2.00 of the 
Bloomington City Code-1960, including the following specific purposes:  
 

a. To conserve and protect the taxable value of land and structures;  
b. To protect the air, water, and land resources within the City from the hazards of 

pollution and misuse;  
c. To protect land and structures from natural hazards; including flooding and 

erosion;   
d. To preserve and protect historic locations, structures and groups  
e. To preserve and protect and encourage the development of structures, groups of 

structures, and neighborhoods of distinctive architectural character and 
appearance;  

f. To provide for the orderly and functional arrangement of land uses and 
structures;  

g. To establish standards for the orderly development or redevelopment of 
geographic areas within the City;  

h. To secure for the public locations for housing, employment, shopping, education, 
and recreation that are adequate in terms of health, safety, convenience and 
number; 

i. To facilitate the adequate provision of transportation, water, sewage disposal, 
schools, parks and other public facilities;  

j. To conserve and protect natural resources including prime agricultural land, 
mineral resources and areas of scientific interest;  

k. To permit public involvement in the planning of private land uses which have the 
potential for significant impact on the use of enjoyment of surrounding property 
or on the public resources and facilities of the City of Bloomington; and  

l. To promote the Official Comprehensive Plan adopted by the City of Bloomington.  

The above standard and sub-clauses are met. Recently the City has taken the position that it will 
require unincorporated properties that desire to tap-on to City utilities and water, to be annexed 
into the City. The proposed annexation is in agreement with Standards 8 and 9 as outlined in 
Chapter 8.5 Section 203 (d). 
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The following impact fees should be included in the Annexation Agreement under the section 
titled “Development Obligations” prior to Council’s review:  

D. Parkland fee. Owner shall pay a fee-in-lieu for parkland dedication pursuant to the City Code 
in place at the time of annexation. 

E. Annexation Fee. Owner shall pay an annexation fee pursuant Chapter 8.5 Section 205 of the 
City Code in place at the time of annexation. 

F. Substandard Road Fee.  Owner agrees to reimburse City, at the time of construction for one-
half the construction cost of the improvement of all public streets that are adjacent to said 
premises from their present condition to a 30 foot wide improved street with curb 
and gutter for the full extent that such streets are adjacent to said premises. For 
purposes of definition of this agreement, streets shall be considered adjacent to 
said premises if: 

  a. any portion of said streets are contiguous to any portion of said premises;  
     or 
  b. said streets are either necessary or the most convenient route for ingress to   
     and egress from said premises. 
  c. the length of the street(s) which the owner is responsible under paragraph 
     (b) above shall not be limited to that portion which is contiguous to said 
     premises; it shall extend to that portion of the street (s) for which the cost 
     is fairly apportionable to said premises, using frontage, area, or other 
     reasonable methods of determination. 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission pass a motion recommending that the City Council 
approve Case Z-11-16 a petition for the Annexation and Rezoning of 2.12 acres located west of 
Szarek Drive and south of Six Points Road.  
 
Respectfully submitted, 
 
Katie Simpson 
City Planner 
 

Attachments:  

1. Annexation Agreement  
2. Annexation Petition 
3. Rezoning Petition 
4. Legal Description “Exhibit A” 
5. Owners Certificate 
6. Natural Resources Review 

7. Notice Affidavit 
8. Plat 
9. Aerial View 
10. Zoning Map 
11. Neighborhood Notification and Notification 

List 
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Aerial View-2.12 Acres Szarek Road. Annexation and Rezoning
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Zoning Map-2.12 Acres Szarek Road. Annexation and Rezoning
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

April 13, 2016 

Dear Property Owner or Resident: 

The City of Bloomington Planning Commission will hold a public hearing on Wednesday, April 
27, 2016 at 4:00 p.m. in the Council Chambers of City Hall Building, 109 E. Olive St., 
Bloomington, Illinois for a petition submitted by Brian and Jessica Szarek requesting 1) the 
annexation of property commonly located on Szarek Drive; and 2) the rezoning of the annexed 
property from R-1 (County) to R-1A, Low Density Single Family Residential. A legal 
description of the property is attached to this letter.  

You are receiving this notification since you own property within a 500 foot radius of the land 
described above (refer to map on back). All interested persons may present their views upon 
matters pertaining to the requested rezoning during the public hearing.  

In compliance with the Americans with Disabilities Act and other applicable federal and state 
laws, the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary 
aids and services should contact the City Clerk at (309) 434-2240, preferably no later than five 
days before the hearing. 

Please note that cases are sometimes continued or postponed for various reasons (i.e lack of 
quorum, additional time needed, etc.). The date and circumstance of the continued or postponed 
hearing will be announced at the regularly scheduled meeting. The hearing’s agenda will be 
available at www.cityblm.org. If you desire more information regarding the proposed petition or 
have any questions you may contact me by phone, (309) 434-2226, or email, 
ksimpson@cityblm.org.  

Sincerely, 

Katie Simpson 
City Planner 

Attachments: 
Location Map 
Legal Description of property 
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

APRIL 27, 2016 
 
 
SUBJECT: TYPE: SUBMITTED BY: 
PS-03-16 
East of Towanda Barnes Road, 
North of 1500 North Road  

Amended Preliminary Plan 
for a Portion of Eagle View 
South Subdivision 

Katie Simpson 
City Planner 

 
 
REQUEST 
The petitioner is seeking approval of an Amended Preliminary Plan Petition for a Portion of 
Eagle View South Subdivision. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice 
requirements. 
 
GENERAL INFORMATION 
Owner and Applicant: Ark View Development, Inc.  
 
PROPERTY INFORMATION 
Existing Zoning: B-1, Highway Business District, with an S-3 Aircraft Noise Impact 
Overlay 
Existing Land Use: The proposed changes align with the 2008 three party agreement.  The 

land is currently vacant and used for agriculture.  
 
Surrounding Zoning and Land Uses 
Zoning       Land Uses 
North: R-2, Mixed Residence, S-3 Aircraft Noise Impact North: Two-Family Residences  
South: A, Agriculture (unincorporated    South: Silos 
East: A, Agriculture (unincorporated)   East: Agriculture 
West: B-1, Highway Business    West: Church 
West: C, Commercial (unincorporated)   West: Landscaping business   
 
PROJECT DESCRIPTION 
The subject property is approximately 15.84 acres, located northeast of the intersection of GE 
Road and Towanda Barnes Road. The plan shows the development unfolding in two phases. 
Phase one consists of the development of lot 131 (approximately 7.58 acres) and Outlots A and 
B. The petitioner proposes to develop lot 131 as a Senior Living and Memory Care Facility. A 
new public street, Holly Brook Court, is proposed to extend North and South along the property. 
It will be completed, connecting with Main Street (Barnes) at the time that Phase 2 is developed.  
At this time lots 132 and 133 will also be developed. Currently, there is no proposed use for 
these lots.  As required by Chapter 24 of the City’s Code, the petitioner’s engineer held a pre-
application conference with City Staff.    
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ANALYSIS 
Submittals 
This report is based on the following documents, which are on file with the Community 
Development Department: 

1. Petition for Approval of Amended Preliminary Plan for the Eagle View South 
Subdivision 

2. A Revision to a portion of the Eagle View South Subdivision Preliminary Plan 
3. Aerial photographs 

 
Compliance with the Comprehensive Plan 
This area is identified as a Tier-2 development priority in the Bloomington Comprehensive Plan 
2035. The improved access on the southern end of the property supports the potential for future 
growth and commercial activity center land use as described in the Comprehensive Plan.  The 
proposed use, senior living facilities, also works toward “creating a lifelong community that 
meets the needs of residents,” a goal identified in the 2035 Comprehensive Plan. The 
development is in accordance with Goal 3, objective A of the 2015 Strategic Plan Goals.    
 

Findings of Fact:  

Section 24.2.3 of the City’s Code outlines the following guidelines to be used to evaluate a 
proposed subdivision within the jurisdiction:  

1. To protect, provide and promote the public health, safety and general welfare of the City; 
the proposed preliminary plan does not conflict with this guideline. The standard is met.  
 

2. To guide the future growth and development of the City, in accordance with the 
Comprehensive Plan; The proposed use, senior living facilities, also works toward 
“creating a lifelong community that meets the needs of residents.” The standard is met.  
 

3. To provide for adequate light, air, and privacy, to secure safety from fire, flood, and 
other danger, and to prevent overcrowding of the land and undue congestion of 
population; the proposed preliminary plan shows an adequate gross floor area ratio for 
the B-1 district and provides adequate fire hydrants. The standard is met.  
 

4. To protect the character and the social and economic stability of all parts of the City and 
to encourage the orderly and beneficial development of all parts of the community; the 
proposed senior living facility and mental care center protect the social and economic 
stability of the City. The standard is met.  
 

5. To protect and conserve the value of land throughout the City and the value of buildings 
and improvements upon the land, and to minimize the conflicts among the uses of land 
and buildings; the preliminary plan aligns with the 2008 three party agreement and does 
not conflict with this guideline. The standard is met.  
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6. To guide public and private policy and action in order to provide adequate and efficient 
transportation, water, sewerage, schools, parks, playgrounds, recreation and other 
public requirements and facilities; The City’s Engineering and Water Departments 
reviewed the plan and their comments are attached to this report. Please address these 
comments before Council votes on the plan. The standard is met.  
 

7. To provide the most beneficial relationship between the uses of land and buildings and 
the circulation of traffic throughout the City, having particular regard to the avoidance 
of congestion in the streets and highways, and the pedestrian traffic movements 
appropriate to the various uses of land and buildings, and to provide for the property 
location and width of streets and buildings setback lines; The preliminary plan meets the 
City Code’s set back requirements for the B-1 District, including transitional yards. Holly 
Brook Court will facilitate access throughout the site. A temporary bulb for emergency 
vehicle turnaround will need to be constructed at the end of Holly Brook Court in the 
interim, until Phase 2 is constructed. The standard is met.  
 

8. To establish reasonable standards of design and procedures for subdivision codes and 
re-subdivisions, in order to further the orderly layout and use of land, and to insure 
property legal descriptions and monumenting of subdivided land; the preliminary plan is 
in agreement with the Manual of Practice and Design and the 2008 three party agreement 
between the City, Property Owner and Developer. The standard is met.  
 

9. To insure that public facilities are available and will have a sufficient capacity to serve 
the proposed subdivision code and area reasonably anticipated to be served by such 
facilities; the capacity of public facilities is adequate. The City’s Engineering Department 
asks the petitioner to please clearly designate which storm sewers will be public and 
which will be private. All storm sewers not within public ROW or dedicated public 
easements shall be considered private. Additionally, please show a minimum 15’ wide 
easement for public water main, sewers, and storm sewers not located in the proposed 
ROW. Additional easement width for large pipes should be provided per City Code. The 
standard is met.  
 

10. To prevent the pollution of air, streams, and ponds; to assure the adequacy of drainage 
facilities; to safeguard the water table; and to encourage the wise use and management 
of natural resources throughout the City in order to preserve the integrity, stability and 
beauty of the community and the value of the land; the petitioner is proposing adequate 
drainage and detention. The standard is met.  
 

11. To preserve the natural beauty and topography of the City and to insure appropriate 
development with regard to these natural features; the standard is met.  
 

12. To provide for open spaces through the most efficient design and layout of the land, 
including the use of average density in providing for minimum width and area of lots, 
while preserving the density of land as established in the City’s zoning ordinance 
(Ordinance No. 1998-42). The density of lot 131 meets our regulations for gross floor 
area. The standard is met.   

3 
 



  Agenda Item B 

The provided comments from the City of Bloomington’s Engineering Department need to be 
addressed before the preliminary plan is considered before council and please add a temporary 
cul-de-sac shown to be built at the end of Phase 1 development Holly Brook Court to the plan. 
Said cul-de-sac can is to facilitate emergency vehicles and can be eliminated after Phase 2 is 
complete and Holly Brook Court is extended to Barnes Road.  
 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission pass a motion recommending that the City Council 
approve the petition for an Amended Preliminary Plan for Eagle View South Subdivision 
conditioned upon the incorporation of the following items before Council’s review: 

1) the attached comments from Engineering; and  
2) A temporary cul-de-sac should be shown on the plan at the southern terminus of 

Holly Brook Court until Phase 2 is complete and the road is extended to the southern 
end of the property.  

 
Respectfully submitted, 
 
Katie Simpson 
City Planner 
 

Attachments:  

1. Staff Comments 
2. Petition for an Amended Preliminary Plan for Eagle View South Subdivision 
3. Exhibit A-“Legal Description” 
4. Exhibit B- Amended Preliminary Plan 
5. Ordinance 
6. Zoning Map 
7. Aerial Map 
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     Public Works Page 1 of 1 

MEMORANDUM 
 
TO:  Kevin Kothe, City Engineer 
  Katie Simpson, City Planner 
 
FROM:  Ryan L. Otto, Assistant City Engineer 
 
DATE:  April 19, 2016 
 
SUBJECT: Revision to a Portion of the Preliminary Plan for 

Eagle View South Subdivision dated 4/5/2016  
 
Per your request, I have reviewed the subject preliminary plan dated 4/5/2016, and 
provide the following comments. 

1. Please clearly designate which storm sewers will be public and which will be 
private.  All storm sewers not within public ROW or dedicated public easements 
shall be considered private. 

2. Please show a minimum 15’ wide easements for public water main, sewers, and 
storm sewers not located in the proposed ROW.  Additional easement width for 
large pipes should be provided per City Code. 

 
Respectfully Submitted, 
 
 
 
 
Ryan L. Otto, PE 
Assistant City Engineer 

 
115 E. Washington St. 

Post Office Box 3157 

Bloomington, Illinois 

61702-3157 

309.434.2225 tel 

309.434.2201 fax 

For Hearing Impaired 

TTY 309.829.5115 

 

an equal opportunity 
employer 











ORDINANCE NO ________ 
 

AN ORDINANCE APPROVING THE AMENDED PRELIMINARY PLAN OF THE 
EAGLE VIEW SOUTH SUBDIVISION 

 
WHEREAS, there was heretofore filed with the City Clerk of the City of Bloomington, McLean 
County, Illinois, a petition for approval of the Amended Preliminary Plan of Eagle View South 
Subdivision, legally described in Exhibit A, attached hereto and made a part hereof by this 
reference; and 
 
WHEREAS, said Petition requests no exemptions or variations from the provisions of the 
Bloomington City Code, 1960, as amended; and 
 
WHEREAS, said Petition is valid and sufficient and conforms to the requirements of the statutes 
in such cases made and the Amended Preliminary Plan attached to said Petition was prepared in 
compliance with the requirements of the Bloomington City Code except for said requested 
exemptions and/or variations; and 
 
WHEREFORE, said exemptions and/or variations are reasonable and in keeping with the intent of 
the Land Subdivision code, Chapter 24 of the Bloomington City Code, 1960, as amended. 
 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, 
McLean County, Illinois: 
 
1. That the Amended Preliminary Plan of the Eagle View South Subdivision is  hereby 
approved  
 
2. That this Ordinance shall be in full force and effective as the time of its passage on this 

____________ day of ____________, 20_____. 
 
        APPROVED:  
 
        __________________ 
        Mayor 
 
ATTEST: 
 
_______________ 
City Clerk 
 



Notes

Aerial View: Eagle View South Subdivision 

11,6851:

By using any McGIS products or services, you indicate your acceptance of the Licensing Agreement: http://www.McGIS.org/License
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Notes

Zoning Map: Eagle View South Subdivision 
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Department of Community Development 
115 E Washington St, Ste 201 
Bloomington IL  61701 

 
 
 
April 13, 2016 
 
 
Dear Property Owner or Resident: 
 
The City of Bloomington Planning Commission will hold a public hearing on Wednesday, April 
27, 2016 at 4:00 p.m. in the City Council Chambers, City Hall, 109 E. Olive Street, 
Bloomington, Illinois for a petition submitted by ARK VI, L.L.C. requesting approval of an 
Amended Preliminary Plan for A Portion of Eagle View South Subdivision, for property 
commonly located east of Towanda Barnes Rd., north of GE Rd., and south of Ft. Jesse Rd., 
consisting of approximately 15.84 acres, more or less.  
 
You are receiving this notification since you own property within a 500 foot radius of the land 
described above (refer to map on back). All interested persons may present their views upon 
matters pertaining to the requested rezoning during the public hearing.  
 
In compliance with the Americans with Disabilities Act and other applicable federal and state 
laws, the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary 
aids and services should contact the City Clerk at (309) 434-2240, preferably no later than five 
days before the hearing. 
 
Please note that cases are sometimes continued or postponed for various reasons (i.e lack of 
quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting. The hearing’s agenda 
and supporting materials will be available online at www.cityblm.org. If you desire more 
information regarding the proposed petition or have any questions you may contact me by 
phone, (309) 434-2226, or email, ksimpson@cityblm.org.  
 
Sincerely, 
 
 
 
 
 
Katie Simpson  
City Planner 
 
 
Attachments: 
 
Location Map  
Legal Description of Property 
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

APRIL 27, 2016 
 
SUBJECT: TYPE: SUBMITTED BY: 
Amendment to the 
Comprehensive Plan 
– Public Hearing 

Amend Figures 11.3, 11.4 and 6.3 of 
the Comprehensive Plan to show 
Highland Park Golf Course as Parks 
and Recreation and remove it as a 
development priority, respectively 

Katie Simpson 
City Planner 

 
REQUEST 
Staff is asking the Planning Commission to review and act on an amendment to the City of 
Bloomington Comprehensive Plan 2035 Figures 11.3, 11.4 and 6.3.  
 
Background 
Illinois Municipal Code Section 11-12-6 grants the City of Bloomington authority to prepare, 
adopt, use and amend the City’s Comprehensive Plan after receiving a recommendation from the 
Planning Commission. The document is advisory by its nature, with updates expected 
periodically as conditions change. 
 
On August 25, 2015, the City Council adopted the City’s Comprehensive Plan 2035, which 
included the following designations for Highland Park Golf Course: 

• Figure 11.3 Future Land Use (page 229) shows a “Regional Commercial” designation. 
• Figure 11.4 Land Use Priorities (page 230) shows Highland Park Golf Course as a Tier-1 

Development Priority.  
• Figure 6.3 Opportunities for Infill Development and Redevelopment (page 88) shows the 

property as a non-residential infill development opportunity. 
 
On March 28, 2016, Council passed Resolution No. 2016-14, by a 7-1 vote, reaffirming support 
for the continued ownership and operation of Highland Park Golf Course by the City. In so 
doing, the Council determined that it is not in the best interest of the City to sell any or all of the 
golf courses or to outsource their management (Resolution 2016-14). 
 
Project Description 
The following three amendments to the Comprehensive Plan are proposed: 

1. Figure 11.3 Future Land Use (page 229) of the Comprehensive Plan 2035 would be 
amended to show Highland Park Golf Course (approximately 97.65 acres) as “Parks and 
Recreational Space.”  

2. Figure 11.4 Land Use Priorities (page 230) would eliminate Highland Park Golf Course 
from the map as a Tier One development opportunity. 

3. Figure 6.3 Opportunities for Infill Development and Redevelopment (page 88) would 
eliminate Highland Park Golf Course as a vacant, infill development property.  

 
To accomplish changes to the Comprehensive Plan, a public hearing is required, with the 
recommendation going to the City Council for a final vote. The City Council has requested that 
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this change be made now so as not to confuse developers and the public as to the anticipated 
future uses for the golf course. 
 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve a motion recommending the City Council 
adopt a Resolution to Amend the City of Bloomington Comprehensive Plan 2035, as indicated 
below: 

1. Figure 11.3 Future Land Use (page 229) of the Comprehensive Plan 2035 would be 
amended to show Highland Park Golf Course (approximately 97.65 acres) as “Parks and 
Recreational Space.”  

2. Figure 11.4 Land Use Priorities (page 230) would eliminate Highland Park Golf Course 
from the map as a Tier One development opportunity. 

3. Figure 6.3 Opportunities for Infill Development and Redevelopment (page 88) would 
eliminate Highland Park Golf Course as a vacant, infill development property.  

     
 
Respectfully submitted, 
 
Katie Simpson  
City Planner 
 
Attachments:  

1. Draft Resolution to Amend the Comprehensive Plan 
2. Figure 11.3 Future Land Use (pg) 229 
3. Figure 11.4 Land Use Priorities (pg) 230 
4. Figure 6.3 Opportunities for Infill Development and Redevelopment (pg88) 
5. Aerial View of Highland Park Golf Course 
6. Zoning Map for Highland Park Golf Course 
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RESOLUTION NO. __________ 
 

A RESOLUTION TO AMEND THE BLOOMINGTON COMPREHENSIVE 
PLAN 2035 

 
WHEREAS, pursuant to the Illinois Municipal Code (65 ILCS 5/11-12-6) the City of 
Bloomington has authority to prepare, adopt, use and amend comprehensive plans after 
recommendation from the Planning Commission has been given; and 
 
WHEREAS, pursuant to the Illinois Municipal Code (65 ILCS 5/11-12-6) such plan shall 
be advisory and in and of itself shall not be construed to regulate or control the use of 
private property in any way, except as to such part thereof as has been implemented by 
ordinances duly enacted by the corporate authorities; and   
 
WHEREAS, the Comprehensive Plan 2035, adopted on August 24, 2015, is based on a 
twenty-month long effort in public outreach, comment and input, and represents the 
physical, economic development and social goals of the City of Bloomington; and  
 
WHEREAS, the Bloomington Planning Commission, after proper notice was given, 
conducted a public hearing on the resolution to amend the Comprehensive Plan 2035; and 
 
WHEREAS the City Council of the City of Bloomington has the power to adopt this 
resolution  
 
NOW THEREFORE, BE IT RESOLVED by the Mayor and City Council of the City of 
Bloomington, McLean County, Illinois: 
 

SECTION ONE: That Figure 11-3 Future Land Use on page 229 of the City of 
Bloomington Comprehensive Plan 2035 is hereby amended to show the property 
known as “Highland Park Golf Course” as “Parks and Recreational Space”. 

 
SECTION TWO: That Figure 11-4 Land Use Priorities on page 230 of the City of 
Bloomington Comprehensive Plan 2035 is hereby amended to eliminate the 
property known as “Highland Park Golf Course” as a Tier One development 
priority. 
 
SECTION THREE: That Figure 6.3 Opportunities for Infill Development and 
Redevelopment on page 88 of the City of Bloomington Comprehensive Plan 2035 
is hereby amended to eliminate the property known as “Highland Park Golf 
Course” as a vacant property.  

  
SECTION FOUR: That the City Clerk is hereby authorized and directed to attest 
the signature of the Mayor on said Agreement and retain an original in her office 
for public inspection. 

 
 



 
 
 
 
 
 
ADOPTED this ______ day of ____________, 20____. 
 
APPROVED this ______ day of ____________, 20____. 
 
 
CITY OF BLOOMINGTON, ILLINOIS   ATTEST 
 
 
________________________    ________________________ 
Tari Renner, Mayor      Cherry Lawson, City Clerk 
 
 
 
 
_____________________________ 
Jeff Jurgens, Corporate Council 
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CITY OF BLOOMINGTON 
PUBLIC HEARING NOTICE 

Planning Commission 
APRIL 27, 2016 

 
Notice is hereby given that the Planning Commission of the City of Bloomington, Illinois, 
will hold a public hearing scheduled for Wednesday, April 27, 2016 at 4:00 p.m. in the 
Council Chambers of City Hall Building, 109 E. Olive St., Bloomington, Illinois to review 
and act on a revision to the 2035 Comprehensive Plan’s Land Use and Development 
Priorities Maps.  
 
All interested persons may present their views upon such matters pertaining thereto. Said 
Petitions and all accompanying documents are on file and available for public inspection in 
the Office of the City Clerk at 109 E. Olive St., Bloomington, IL.  
 
In compliance with the Americans with Disabilities Act and other applicable federal and 
state laws, the hearing will be accessible to individuals with disabilities.  Persons requiring 
auxiliary aids and services should contact the City Clerk, preferably no later than five days 
before the hearing. The City Clerk may be contacted either by letter at 109 E. Olive St., 
Bloomington, IL 61701, by telephone at 309-434-2240, or email cityclerk@cityblm.org  
The City Hall is equipped with a text telephone (TTY) that may also be reached by dialing 
309-829-5115. 
 
 
        
 
Published: April 11, 2016 
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