
1. CALL TO ORDER

2. ROLL CALL

3. PUBLIC COMMENT

4. MINUTES Review the minutes of the November 13, 2019, regular meeting of the
Bloomington Planning Commission.

5. REGULAR AGENDA

A. PR-03-19 Public Hearing, review and action on a site plan review application 
submitted by SSB Properties LLC requesting a site plan review for the property 
located at 1 Audie Murphy Drive in Bloomington, IL (Ward 5). 

B. Z-11-19 Public Hearing, review and action on a petition submitted by, Robert J. 
Lenz on behalf of Trust 2315, to rezone property in the seventh addition to 
Southgate Commercial Plaza Subdivision from B-1 (General Commercial District) 
to B-2 (Local Commercial District) classification. The property is located south of 
Southgate Drive and Greyhound Road, east of US51/Main Street, and west of 
Cardinal Ridge Mobile Home (Ward 2). 

6. OLD BUSINESS

7. NEW BUSINESS

8. ADJOURNMENT

 AGENDA 
BLOOMINGTON PLANNING COMMISSION 

REGULAR MEETING 
COUNCIL CHAMBERS 

109 EAST OLIVE STREET 
BLOOMINGTON, IL 

WEDNESDAY, DECEMBER 11, 2019 4:00 P.M. 
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DRAFT 
MINUTES 

BLOOMINGTON PLANNING COMMISSION 
REGULAR MEETING 

WEDNESDAY, NOVEMBER 13, 2019 4:00 P.M. 
COUNCIL CHAMBERS, CITY HALL 

109 EAST OLIVE STREET 
BLOOMINGTON, ILLINOIS 

MEMBERS PRESENT: Mr. David Stanczak; Mr. Kevin Suess; Mr. John Protzman; Mr. Justin 
Boyd; Mr. Mark Muehleck; Mr. Thomas Kreiger; Mr. Tyson Mohr; Ms. Megan McCann; 
Chairperson Megan Headean.  

MEMBERS ABSENT:  Mr. Eric Penn. 

OTHERS PRESENT: Mr. Bob Mahrt, Community Development Director; Ms. Katie Simpson, 
City Planner, Ms. Casey Weeks, Assistant City Planner; Mr. George Boyle, Assistant Corporate 
Council.  

CALL TO ORDER: Chairperson Headean called the meeting to order at 4:02 PM. Mr. Mahrt 
called roll. With nine members present, the Commission established a quorum.  

PUBLIC COMMENT: Chairperson Headean called for public comments on items that were not 
on the meeting agenda.  There were none.   

MINUTES: The Commission reviewed the minutes from the October 9, 2019 regular meeting. 
Mr. Boyd motioned to approve the minutes as presented; Mr. Stanczak seconded the motion. The 
minutes were approved by a voice vote 9-0.  

REGULAR AGENDA:  

A. Z-09-19 Public Hearing, review and action on a Text Amendment to the 
Bloomington Zoning Ordinance, Chapter 44 of the Bloomington City Code, to 
define and allow Adult-Use Cannabis Business Establishments with a special use 
permit in the agriculture, business, and manufacturing districts in the City of 
Bloomington. 

Chairperson Headean opened the public hearing and provided a general overview that the 
purpose of the public hearing was to provide a non-binding recommendation on a zoning 
ordinance text amendment for the City Council to consider.  She indicated that Katie Simpson, 
City Planner would provide the presentation of the case, the Commission would be able to ask 
questions of City staff, and the Commission would open up the hearing for public testimony with 
a plan to implement five minute time allotments per each person.  

Chairperson Headean called on Ms. Simpson to present the case report.  Ms. Simpson provided a 
tentative timeline on the text amendment regarding Adult Use Cannabis Business Establishments 
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and the background on enacted State legislation.  She indicated that courtesy notices had been 
sent to community stakeholders and that the legal notice was published in the Pantagraph.  She 
outlined the proposed text amendment which limits cannabis business establishments through a 
special use permit process and establish criteria for considering special use applications, 
application standards and separation requirements.    She presented the proposed operational 
standards and special use consideration requirements, as well as, reviewed the specific 
requirements and zoning considerations for Adult- Use Dispensing Organization, Adult-Use 
Craft Grower, Adult-Use Infuser, Adult-Use Processor, Adult-Use Transporter, and Adult-Use 
Cultivation Center.  Ms. Simpson presented the proposed separation requirements and buffers 
including a comparison with the Town of Normal proposed regulations.  She further outlined the 
discussion/consideration items for the Planning Commission being 1) to allow Adult-Use 
Cannabis Establishments by right or by special use, 2) the applicable zoning districts, 3) the 
separation requirements, 4) and additional considerations. Ms. Simpson described how the 
Planning Commission could address each consideration with a separate motion and action on the 
individual elements of the proposed text amendment.    

Chairperson Headean called for public testimony. 

Nathan Wang, 300 West Grand, Chicago, IL, spoke on behalf of Jushi Holdings, Inc., a 
corporation purchasing the Green Solution in Normal and looking to open a business in 
Bloomington.  

Roy Laws, 2806 Park Ridge Road, Bloomington, IL, spoke against the text amendment, and 
asked about redevelopment areas and did not think this issue was being addressed. He 
commented that the different establishments should have different setbacks.  

Wayne Montney, 2005 Woodbine Road, Bloomington, IL, spoke against the text amendment. 
He indicated that allowing establishments in M-1 Restricted District would be contrary to the 
intent of the code due to odor. He asked that uses be removed from the M-1 district. He stated 
250 feet is not enough of a setback and recommended that the Commission use at least 500 feet 
from residential districts and 1000 feet from other districts. He had questions about the maps and 
to add a provision to the special use requirement that the applicant must prove that the separation 
requirements are met.  

Todd Miller, 7 Cameron Court, Bloomington, IL, expressed concerns about odor and about 
locating these establishments on the east side. He discussed the perceived benefits of taxes and 
expressed concerns about lowered assessed valuations.  

Father David Halt, 1920 E. Oakland Avenue, Bloomington, IL, expressed concerns about the 
timeline and stated the turnaround time is too short. He asked the Planning Commission to slow 
down the decision process and gather relevant data to determine if and where these uses are the 
right-fit for the City. He expressed concerns about projected financial returns for the City. He 
questioned if the City gains financially from the uses and has additional questions about the 
impacts on the community. He stated there is a need to discuss with other communities and does 
not believe Bloomington should be an early adopter of cannabis uses.  

Aaron LeNeve, 1009 South Madison, Bloomington, IL, he provided comments in favor of 
allowing adult use cannabis establishments. He stated that cannabis stinks and compared the 
interaction of the odor with a wine or whiskey connoisseur. He expressed concerns about past 
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histories with cannabis. He believes Bloomington should consider revenues generated from the 
cannabis industry.  

Radiance Campbell, 3613 Baldocchi Drive, Bloomington, IL, spoke in favor of on-premise use. 
She stated that the Chicago Housing Authority banned on-site consumption. She expressed 
concerns about equity, and stated she believes on-site consumption is a social justice issue. She 
expressed concerns about the implications of the Act on renters and asked the Commission to 
also consider access to public transit. 

There were some general questions and discussion by the Commissioners on consumption and 
possession issues.   

Mr. Wang provided rebuttal and testimony in response to items discussed. He stated that his 
corporation is publicly traded. He described the standards that the cannabis industry is held to. 
He stated his organization is required to contribute to the community, for example, providing job 
training programs and apprentice programs for community colleges. He provided testimony that 
odor is not an issue for dispensaries since the products are packaged and sealed. He stated that 
businesses typically prefer to locate on commercial corridors, with adequate parking. 

Scott Stimeling 111 Parkview Drive Bloomington, IL, spoke against permitting recreational 
cannabis. He expressed concerns about revenues and consequences of allowing cannabis 
establishments.  

Mr. Mohr stepped out at 5:09 PM and returned at 5:11 PM.  

Sheila Montney, 2005 Woodbine Road, Bloomington, IL, expressed concerns about the proposed 
text amendment that would allow all aspects of the supply chain in Bloomington. She stated 
there is new information on the industry related odor, health and safety. She expressed concerns 
about impacts on air quality. She stated there is significant odor in cultivation and processing and 
has concerns about public nuisances as a result of growing, manufacturing, distribution, and 
processing. She expressed concerns about retail and the impacts on the public safety and quality 
of life.  

Joyce Kaye, 2 Sunshine Ct, Bloomington, IL, expressed concerns about social justice and equity 
for tenants and renters. She would like to see the City consider a special use for cafes where on-
site premise consumption is allowed.  

Mr. Miller provided a rebuttal and testimony in response to items discussed.  He is concerned 
about an out-of-town business providing testimony on the text amendment. 

Mr. LeNeve provided a rebuttal and testimony in response to items discussed.  He testified that 
at-home medical cannabis will produce more odor than other uses. He recommended the City 
adopt Normal’s setbacks and buffer requirements.   

Olivia Butts, 27 White Place #1, spoke on-behalf of the Adult Use Cannabis Task Force. She 
explained their recommendation and the pros and cons of opting in and opting out.  

Surena Fish, 909 West Wood, Bloomington, IL, stated that the Task Force concluded shortly, 
and had concerns about the transparency of the Task Force. She asked that the establishments be 
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located as far away as possible from other businesses. She expressed concerns of impacts on the 
community and the surrounding uses. She expressed caution and suggested the City not hurry the 
decision. 

Cinnamon Porter, 1107 East Olive, Bloomington, IL, expressed support for the text amendment 
and suggested the text amendment be changed to allow on-premise consumption. She suggested 
the businesses be located in accessible areas and near transit. 

Mr. LeNeve testified he would like to see these uses allowed in churches.  

Bridget Lentz, 213 Vale Street, Bloomington, IL, spoke about separations in Bloomington and 
Normal and recommended the same radius distances in Normal.  

Chairperson Headean called for additional testimony in support or opposition to the petition.  
There was none.   There being no further testimony, Chairperson Headean closed the public 
hearing at 5:30 pm.   

Chairperson Headean called for discussion by the Commission.  She proposed a process to 
organize and evaluate the discussion items issue by issue.  
 
Chairperson Headean requested Ms. Simpson provide some background on the Special Use 
application process and criteria for granting a Special Use.  Ms. Simpson indicated that a Special 
Use Permit would be processed through the Board of Zoning Appeals with a recommendation 
provided to the City Council.  The application would require a site plan, landscape plan and 
lighting plan.  She stated there are six criteria for granting a Special Use Permit.  She further 
outlined the proposed Adult Use Cannabis Business Establishments application criteria and 
special use considerations.    
 
There were some general questions and discussion by the Commissioners regarding on-site 
consumption, social justice issues, and notice requirements for Special Use Permits.    

Motion 1: Commissioner Boyd made a motion to allow “on-site” consumption use within 
Adult-Use Cannabis Dispensing Organizations and to amend the proposed text amendment. 
Commissioner Suess seconded the motion. 
  
The motion was approved (7-2) with the following votes cast: Mr. David Stanczak – No; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - No; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Chairperson Headean called for discussion on whether Adult Use Cannabis Business 
Establishments should be allowed by right or as a Special Use.  After further discussion, it was 
determined to evaluate the business establishments individually starting with Adult-Use 
Cannabis Dispensing Organizations.    
 
Chairperson Headean queried whether Adult-Use Cannabis Dispensing Organizations should be 
allowed by right and whether any proposed use standards for a zoning district should be 
amended.  There was general consensus to not allow Adult-Use Cannabis Dispensing 
Organizations by right and that the proposed Special Use Permit requirements would be 
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applicable to the proposed districts.  There was further discussion on reducing the proposed 
separation requirements for Adult-Use Cannabis Dispensing Organizations to match the less 
restrictive Town of Normal regulations.        
 
Motion 2: Commissioner Mohr made a motion to align the separation requirements for 
Adult-Use Cannabis Dispensing Organizations to match the Town of Normal standards. 
Commissioner Boyd seconded the motion. 
 
Following discussion on the differences of separation requirements for public and residential 
uses between the two municipalities, as well as, the prohibition of establishments adjacent to 
university properties, the motion and second were withdrawn.   
 
Motion 3: Commissioner Mohr made a motion to amend the proposed separation 
requirements for Adult-Use Cannabis Dispensing Organizations from 250 feet to 200 feet from 
all residential districts including the R4, mobile home district and from 500 feet to 100 feet from 
all Schools, Day Cares, Residential Care Homes, Places of Worship, and Parks or Playgrounds. 
Commissioner Boyd seconded the motion. 
 
Chairperson Haedean called for discussion.  There was general discussion on separation 
requirements and the impact separation requirements in the Downtown area may have on 
entrepreneurs.    
 
The motion was approved (6-3) with the following votes cast: Mr. David Stanczak – No; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - No; 
Mr. Krieger - Yes; Mr. Tyson Mohr – Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - No.     
 
Motion 4: Commissioner Mohr made a motion to amend the proposed separation 
requirements for Adult-Use Cannabis Craft Growers from 250 feet to 200 feet from all 
residential districts including the R4, mobile home district and from 500 feet to 100 feet from all 
Schools, Day Cares, Residential Care Homes, Places of Worship, and Parks or Playgrounds.  
 
This motion died for a lack of a second.   
 
Motion 5: Commissioner Stanczak made a motion to adopt the proposed text amendments 
for Adult-Use Cannabis Craft Growers, as included on Exhibit “A”.  Commissioner Protzman 
seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 6: Commissioner Mohr made a motion to eliminate the Special Use from the Use 
Matrix for Adult-Use Cannabis Cultivation Centers in A Agriculture District, M-1 Restricted 
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Manufacturing District, M-2 General Manufacturing District and GAP-6 Gridley-Allin-Prickett 
(Warehouse).  Commissioner Stanczak seconded the motion. 
 
After further discussion Commissioner Stanczak withdrew his second to the motion.  This 
motion then died for a lack of a second.   
 
Motion 7: Commissioner Protzman made a motion to adopt the proposed text amendments 
for Adult-Use Cannabis Cultivation Centers, as included on Exhibit “A”. Commissioner Suess 
seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 8: Commissioner Boyd made a motion to adopt the proposed text amendments for 
Adult-Use Cannabis Infuser.  Commissioner Muehleck seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 9: Commissioner Boyd made a motion to add a footnote provision to the Use Matrix 
to allow Adult-Use Cannabis Infusers to co-locate with Adult-Use Cannabis Dispensing 
Organizations with a Special Use Permit in the D-1 Central Business District and the D-2 
Downtown Transitional District.  Commissioner Mohr seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 10: Commissioner Mohr made a motion to adopt the proposed text amendments for 
Adult-Use Cannabis Processing Organization, as included on Exhibit “A”.  Commissioner 
Muehleck seconded the motion. 
 
After further discussion Commissioner Mohr withdrew his motion.    
 
Motion 11: Commissioner Boyd made a motion to increase the separation requirements for 
Adult-Use Cannabis Processing Organization from 250 feet to 500 feet from all residential 
districts.  Commissioner Stanczak seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
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Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 12: Commissioner Mohr made a motion to adopt the proposed text amendments for 
Adult-Use Cannabis Transporting Organization, as included on Exhibit “A”.  Commissioner 
Boyd seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Motion 13: Commissioner Mohr made a motion to amend the proposed Section 44-1038.C.4 
to add “proximity to public transit” as a supplement to the Special Use Considerations.  
Commissioner Stanczak seconded the motion. 
 
The motion was approved (9-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes; Chairperson Megan 
Headean - Yes.     
 
Chairperson Headean called for a recess at 6:45 pm in order for Community Development 
Department Staff to revise the draft Exhibit “A” for review by the Planning Commission.   
 
Chairperson Headean reconvened the meeting at 6:58 pm and indicated that she would have to 
excuse herself to take care of her new born child. Vice-Chairperson Mohr then presided over the 
meeting at 6:59 pm.  
 
Ms. Simpson presented the revisions to the draft Exhibit “A” based on motions passed by the 
Planning Commission.   
 
Motion 14: Commissioner Boyd made a motion to recommend approval of Planning 
Commission Case No. Z-09-19 with the approved amendments. Commissioner Kreiger seconded 
the motion. 
 
The motion was approved (7-1) with the following votes cast: Mr. David Stanczak – No; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes.     
 
Motion 15: Commissioner Boyd made a motion to adopt as the findings of fact for Planning 
Commission Case No. Z-09-19 the comments made during the public hearing, discussion 
amongst the Commission on economic benefits and social justice equality, separation standards 
more aligned with the Town of Normal to support business development and address nuisance 
concerns raised during the public hearing, to allow for co-location of establishments, to align 
with the objectives of the Comprehensive Plan. Commissioner Protzman seconded the motion. 
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The motion was approved (8-0) with the following votes cast: Mr. David Stanczak – Yes; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes.     

Motion 16: Commissioner Boyd made a motion that the proposed text amendment is in the 
best interests of the citizens of the City of Bloomington.  Commissioner Protzman seconded the 
motion. 

The motion was approved (7-1) with the following votes cast: Mr. David Stanczak – No; Mr. 
Kevin Suess - Yes; Mr. John Protzman - Yes; Mr. Justin Boyd – Yes; Mr. Mark Muehleck - Yes; 
Mr. Krieger - Yes; Mr. Tyson Mohr - Yes; Ms. Megan McCann – Yes.     

OLD BUSINESS: Vice-Chairperson Mohr called for discussion on any Old Business.  There 
was none.    

NEW BUSINESS: 

A. Approve 2020 meeting dates. 

Vice-Chairperson Mohr called for discussion on the 2020 meeting dates.  Ms. Simpson indicated 
that the Commission does not typically schedule the second meeting in November due to the 
Thanksgiving Holiday.   

Commissioner Boyd motioned to approve the 2020 meeting dates as presented; Mr. Stanczak 
seconded the motion. The meeting schedule was approved by a voice vote 8-0. 

ADJOURNMENT: The meeting was adjourned at 7:26 pm by voice vote, motioned by Mr. 
Boyd and seconded by Mr. Protzman.  

Respectfully submitted,  
Bob Mahrt 
Community Development Director 
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING COMMISSION 

DECEMBER 11, 2019 

CASE 
NUMBER: 

SUBJECT 
PROPERTY: 

TYPE: SUBMITTED 
BY: 

PR-03-19 1 Audie Murphy Drive 
Legislative Site Plan 

Review and Special Use 
for an auto repair business 

Planning Division 

PETITIONER’S 
REQUEST: 

Site Plan review and approval of a special use permit for new construction 
of an auto repair business at 1Audie Murphy Drive.  

Staff finds that the application meet the Zoning Ordinance’s guidelines for site plan review. 

STAFF RECOMMENDATION: Approval 
Staff recommends the Planning Commission pass the following motions recommending: 
That the City Council approve the Site Plan and special use permit for an auto repair business 
at 1 Audie Murphy Drive, case PR-03-19.  
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NOTICE 
The application has been filed in conformance with applicable procedural requirements. Notice 
of the hearing was published in The Pantagraph on Monday, November 25, 2019.  

GENERAL INFORMATION 
Owner and Applicant: SSB Properties LLC 

PROPERTY INFORMATION 
Existing Zoning: B-1 General Commercial District 
Existing Land Use: Vacant, grass 
Proposed Use:  Automotive Vehicle Repair 
Legal Description: EMPIRE CENTER LOT 3 
PIN:  14-36-376-028  

Surrounding Zoning and Land Uses 
Zoning  Land Uses 
North: B-1 General Commercial District North: Vacant 
South: B-1 General Commercial District South: Easterseals  
East: B-1 General Commercial District  East: Sports Enhancement Center 
West: B-1 General Commercial District West: Vacant lot/CamTek Solutions 

PROJECT DESCRIPTION 
1 Audie Murphy Drive, the subject property, is located north of Route 9/Empire Street. It is a 
vacant lot located north of an office complex. It is adjacent to a vacant lot and former IRS 
warehouse/office building. The lots north and northwest are also vacant but abut residential 
properties. Route 9/Empire is an arterial road with 20,000 vehicles a day. The trend in 
development for the area is commercial and the property is zoned B-1 General Commercial 
District.  The applicant is requesting to build an auto repair shop, a use that is only permitted 
with a special use permit. The included rendering shows two service bays, on the east elevation, 
metal siding and stone veneer and a metal awning. The final submitted plans shall not deviate 
significantly from the site plan and renderings reviewed by Planning Commission. If they do, a 
new public hearing may be required for approval.  

In March 2019, the City amended the B-1 Zoning District by combining the B-1 Highway 
Business District and C-3 Regional Shopping District into the B-1 General Commercial District. 
Automotive related uses once permitted by right in the B-1 Highway Business District, like auto 
repair businesses, truck stops, and auto sales now require a special use permit since some of 
these businesses may not be compatible with other existing uses in the former C-3 areas (like 
Eastland Mall).  

New development in the B-1 General Commercial District now requires a legislative site plan 
review, a requirement carried over from the C-3 District. The American Planning Association 
published Zoning Practice Issue 11.07 Why do Site Plan Review1, which summarizes that the site 
plan review process allows communities to ensure new and infill developments are context 

1 Pollock, Leslie S. FAICP, and Arista Strungys, AICP. (2007, November) Why do site plan review? Zoning 
Practice. Retrieved from https://www.planning.org/publications/document/9027789/. 

https://www.planning.org/publications/document/9027789/
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sensitive or compatible with the surrounding architecture, setbacks, neighborhood character, a 
component not addressed in the zoning ordinance. For example, a property in the B-1 District is 
not required to locate close to the street with parking behind the building by the zoning 
ordinance. However, it is in the City’s interest to encourage properties zoned B-1 near downtown 
that are redeveloped to locate near the street to promote a walkable neighborhoods and corridors. 
The site plan review process allows the City to make these considerations. Chapter 44 Division 
17-9 outlines the requirements and review process. To streamline application processing, the site 
plan review is also used to address special uses, variances and commercial PUDs. These separate 
processes can be handled concurrent with the site plan review.  
 
The application and site plan are attached to this report. The Planning Commission is charged 
with reviewing the application submitted. The legislative site plan review gauges the general 
layout, location, and design of the project. It does not substitute as an approval of administrative 
site plan review by city staff prior to issuing building permits. All projects must obtain approvals 
from the Engineering and Building Safety divisions prior to construction. If there are major 
changes to a site plan previously approved by City Council, the changes will require a new 
legislative review.  
 
ANALYSIS 
Submittals 
This report is based on the following documents, which are on file at the Community 
Development Department: 

1. Application 
2. Site Plan 
3. Aerial photographs 
4. Site Visit  

 
The table below illustrates the zoning requirements and provided elements. Bold illustrates areas 
where the site plan is not compliant with the regulations, and where a variance/relief is needed.  

Site Area 34,412.4 square feet (0.79 acres)  
Building Area 5800 square feet 
Requirement Allowed/Required Provided Deviance 

Floor Area Ratio (FAR) 0.8 0.16 Compliant 
Front yard setbacks  0ft 108ft Compliant 

Side yard building setbacks 5ft 31ft Compliant 
Rear yard building setbacks 5ft 20ft Compliant 

Parking spaces 3 per bay (6 spaces) 17 (1 ADA) Exceeds maximum 
parking by 10 spaces 

Bicycle parking 0 0 0 
Minimum aisle widths 24ft 28ft +4ft 
Minimum parking stall 

dimensions (width/length) 
8.5/17 9/20 +0.5/+3 

Parking lot perimeter 
landscaping (front/sides/rear) 

12ft/6ft/6ft 18/10ft/10ft +6ft/+4/+4ft 

Building Foundation 
landscaping 

Required Provided Compliant 

Landscaping island required 
every 10 parking spaces 

Required Provided Provide 

5ft pedestrian route to sidewalk Required Provided Provided 
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5ft pedestrian path through 
parking lot to entrance 

Required Provided Provided 

Dumpster screening 6ft minimum Provided Compliant 
Dumpster location In Rear/Side yard Provided Compliant 

Transitional yard landscaping NA NA NA 
Lighting Plan Provided Complaint Compliant 

Storm water management Storm water 
requirements apply.  

Lot flow to the GE Road 
retention basin serves a 

regional basin for this site. 
A fee in lieu may be 

required.  

Compliant 

 
 

Trip Generations: According to the January 2019 Parking Generation Manual from the Institute 
of Transpiration Engineers, the following uses will have Monday through Friday parking 
demands outlined below:  

Use Peak Period Avg parking rate/1000 sqft 
GFA 

Clinics 9 am to 3 pm 3.89 spaces/1000 sqft 
Shopping Centers (not 

December) 
12 pm to 6 pm  1.95 spaces/1000 sqft 

Auto parts and service 10 am to 4 pm 1.69 spaces / 1000 sqft 
General office building 9 am to 3 pm 2.39 spaces/ 1000 sqft 

 
The table illustrates comparable uses permitted by right in the B-1 District. The proposed special 
use is yielding a comparable trip generation amount. The Table also indicates that the 
surrounding uses may need on-street parking, so allowing the proposed use to add additional 
parking will not take away on-street parking used by the surrounding offices and clinics.  
 
Property physical constraints: An access easement for Cybernautic Web Design, south of the 
property, runs on the east side of the lot.  
 
The applicant requested the following variances/special uses in their application:  

 
1). Exceed maximum parking requirements by 10 spaces 
The ordinance requires a minimum parking amount of three spaces per bay for vehicle 

service and repair businesses. The building renderings show two bays, so six parking spaces are 
required. The ordinance allows for up to 25% additional parking, or two additional spaces for 
this development. The applicant is proposing 17 spaces, including one ADA space. Staff 
supports exceeding the maximum amount of parking since the additional parking will provide 
employees with parking, prevent people from parking on the street, as well as patrons dropping 
off and picking up vehicles. The applicant is proposing adequate landscaping and screening to 
account for the additional parking. The parking lot is required to be paved and the applicant will 
need to comply with storm water management regulations.  

 
2.). Special Use to allow an auto-repair facility 



  Agenda Item 5A 

5 
 

The applicant would like to develop the property to be used as an auto repair facility. The 
proposed use is not adjacent to residential and is consistent with surrounding commercial and 
office uses.  
 
Compliance with the Comprehensive Plan 2035 
ED-4.2 Prioritize infill and development to spur growth and reinvestment in the City.  
ED-4.4a. Evaluate the existing commercial areas and sites for adaptive reuse, particularly in the 
context of changing demands.  
Tier 1 Infill Redevelopment priority. 
 
Findings of Fact:  
For concurrent site plan and special use applications, the Planning Commission shall report to 
the Council its findings of fact and recommendations, including the stipulations of additional 
conditions and guarantees, when they are deemed necessary for the protection of the public 
interest or to meet the standards as specified herein. No special use application shall be 
recommended by the Planning Commission for approval unless the Commission finds: 

1. that the establishment, maintenance, or operation of the special use will not be 
detrimental to or endanger the public health, safety, comfort or general welfare 
The proposed use is consistent with the surrounding commercial uses. The standard is 
met.  

 
2. that the special use will not be injurious to the use and enjoyment of other property 

in the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; The proposed 
building is consistent in mass, height, and has design elements like a stone façade that 
make it compatible with surrounding properties. The standard is met.  

 
3. that the establishment of the special use will not impede the normal and orderly 

development and improvement of the surrounding property for uses permitted in 
the zoning district; The amount of traffic related to the proposed special use is 
consistent with other commercial uses. The standard is met.  

 
4. that adequate utilities, access roads, drainage and/or necessary facilities have been 

or will be provided; The lot has adequate roads and utilities, and the development will 
need to meet the storm water management requires. The GE Road retention basin serves 
this property. The standard is met.  
 

5. that adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets; The site plan provides 
adequate circulation. The standard is met.   

 
6. that the special use shall, in all other respects, conform to the applicable regulations 

of the district in which it is located, except as such regulations may be modified by 
the Council pursuant to the recommendations of the Planning Commission. 
(Ordinance No. 2006-137).  The standard is met.  
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The legislative site plan review process is intended to protect the public interest in safety, 
economy, and from adverse site development that may be detrimental to neighboring property 
owners and the surrounding area. The following standards and objectives shall guide the review 
of City staff, the Planning Commission, and the City Council in deciding on the proposed site 
plan (44.17-9): 

A. The extent to which potential incompatibilities between the proposed development and 
surrounding existing development and/or zoning is minimized by such design features as 
placement of buildings, parking areas, access driveways and existing or proposed 
topography. The building placement is compatible with surrounding buildings. The 
building façade is also compatible with surrounding developments. The standard is met. 

B. The extent to which the proposal minimizes any adverse impact of the development upon 
adjoining land, including the hours of use and operation and the type and intensity of 
activities which may be conducted. The proposed use is compatible with the surrounding 
uses. The lighting plan provided and landscaping plans provided show adequate lighting 
and landscaping that exceeds requirements. The landscaping will help soften the 
appearance of the building and provide barriers for any noise that may be generated by the 
use. The standard is met.  

C. The extent to which adequately improved streets connected to the improved arterial street 
system are available or can be reasonably supplied to serve the uses proposed in the 
development. The street system is adequate for the proposed development. The standard 
is met.   

D. The extent to which the proposed development will favorably or adversely affect other 
persons or property and, if so, whether because of circumstances peculiar to the location 
the effect is likely to be greater than is ordinarily associated with the development of the 
type proposed. The building sitting is compatible with the surrounding area. The use is 
consistent with the business and commercial uses. The standard is met.  

STAFF RECOMMENDATION:  
That the Planning Commission recommend that the City Council approve the Site Plan and 
special use permit for an auto repair business at 1 Audie Murphy Drive, case PR-03-19.  
Respectfully submitted, 
Planning Staff 

Attachments: 

1. Draft Ordinance
2. Exhibit A-“Legal Description”
3. Exhibit B- Site Plan
4. Petition for site plan review
5. Zoning Map
6. Aerial Map
7. Newspaper publication and neighborhood

notice



DRAFT 
ORDINANCE NO ________ 

AN ORDINANCE APPROVING AN APPLICATION SUBMITTED BY SSB PROPERTIES 
LLC REQUESTING APPROVAL OF THE SITE PLAN AND SPECIAL USE PERMIT FOR 
AN AUTO REPAIR FACILITY IN THE B-1 GENERAL COMMERCIAL DISTRICT FOR 

THE PROPERTY AT 1 AUDIE MURPHY DRIVE. 

WHEREAS, there was heretofore filed with the Community Development Department of the 
City of Bloomington, McLean County, Illinois, an application requesting a legislative site plan 
review and approval of a special use permit for an auto repair facility in the B-1 General 
Commercial District for the land described in Exhibit “A”, attached hereto and made a part 
hereof by this reference; 

WHEREAS, after proper notice, the City of Bloomington Planning Commission held a public 
hearing and determined said special use and site plan, dated November 13, 2019, represented in 
Exhibit “B” attached hereto and made a part hereof by this reference, with the purposes of the 
zoning ordinance and the standards and objectives for which the Code is designed upon; and 

WHEREAS, the Planning Commission found the site plan and special use permit application to 
align with the goals of the Comprehensive Plan and to comply with the standards of approval for 
a special use outlined in Chapter 44, Division 17-7H of the City Code. 

WHEREAS, the Planning Commission recommended the City Council of the City of 
Bloomington approve said site plan and special use permit; and 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, 
McLean County, Illinois: 

1. That the site plan, dated November 13, 2019, represented in Exhibit “B” is hereby
approved.

2. That the requested special use permit for an auto repair facility in the B-1 General
Commercial District at 1 Audie Murphy Drive is hereby approved.

3. That this Ordinance shall be in full force and effective as the time of its passage.

Passed on this ____________ day of ____________, 20_____. 

Approved on this __________ day of __________, 20____.  

APPROVED: ATTEST: 

__________________ _________________ 

Mayor Tari Renner City Clerk Leslie Yocum 



EXHIBIT A 

LEGAL DESCRIPTION 

 

PIN: 14-36-376-028 
LEGAL DESCRIPTION: EMPIRE CENTER LOT 3 
ADDRESS: 1 Audie Murphy Drive 
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Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 
(309)434-2226 

planning@cityblm.org 

November 25, 2019 

Dear Property Owner or Resident: 

The Planning Commission of the City of Bloomington, Illinois, will hold a public hearing on 
December 11, 2019 at 4 pm in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois 
to hear testimony for a petition submitted by SSB Properties LLC (141 Wolf Crossing Dr., 
Morton, IL.) requesting a site plan review for the property located at 1 Audie Murphy Drive in 
Bloomington, IL., owned by McLean County Land Trust H-282 (1111 Trinity Ln, Ste 111 
Bloomington, IL.) The Site Plan Review process intends to facilitate comprehensive 
development of an area by reducing impacts or conflicts on surrounding properties and is 
regulated by Division 17-9 of the Zoning Ordinance. 

The subject property is legally described as follows: 

LEGAL DESCRIPTION: (EMPIRE CENTER LOT 3) 
PIN: 14-36-376-028 

You are receiving this notification since you own property within a 500 foot radius of the land 
described above (refer to attached map).  All interested persons may present their views upon said 
petition, or ask questions related to the petitioner’s request at the scheduled public hearing.  Copies 
of the submitted petition are available for public review at the Department of Community 
Development, 115 E. Washington St. Bloomington, IL 61701.   

In compliance with the Americans with Disabilities Act and other applicable federal and state laws, 
the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary aids and 
services should contact the City Clerk at (309) 434-2240, preferably no later than five days before 
the hearing.  Please note that cases are sometimes continued or postponed for various reasons (i.e 
lack of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  

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

Sincerely, 

Planning Division staff 

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

http://www.cityblm.org/
mailto:planning@cityblm.org
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CITY OF BLOOMINGTON 
REPORT FOR THE PLANNING 

COMMISSION DECEMBER 11, 2019 

CASE 
NUMBER: 

SUBJECT PROPERTY: TYPE: SUBMITTED BY: 

Z-11-19 
Southgate and S. Main Street 

Near the southeast Intersection of Southgate 
Drive and S. Main Street 

 
Rezone Planning Staff 

PETITIONER’S 
REQUEST: 

Rezone the above referenced properties from B-1, General Commercial 
District to B-2, Local Commercial District. 

Staff finds that the petitions meet the Zoning Ordinance’s map amendment guidelines for the 
B-2, Local Commercial District. 

STAFF RECOMMENDATION: Approval 
Staff recommends the Planning Commission pass the following motions recommending: 

A.  That Planning Commission recommend approval of the rezoning of parcels near the 
southeast intersection of Southgate Drive and S. Main Street from B-1 to B-2, case Z-11-
19. 

             Figure 1 The property boundaries are marked with a blue line. 
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Figure 2 The location of the property is outlined in blue showing the existing zoning nearby. 

NOTICE 
The application has been filed in conformance with applicable procedural requirements and 
public notice was published in The Pantagraph on November 25, 2019. 

GENERAL INFORMATION 
Owner and Applicant: John Capodice 

PROPERTY INFORMATION 
Near the southeast intersection of Southgate Drive and S. Main Street  
Lot 2- 111 Southgate Drive (21-16-405-002), Lot 3 – 201 Southgate Drive (21-16-405-003), Part 
of back portion Lot 12 (21-16-451-024) (21-16-451-025), South of Lot 2 & 3 (21-16-451-027) 
(See attached legal description) 

Existing Zoning: B-1, General Commercial District 
Existing Land Use: Storage/vacant 

Property size: 7.14 Acres 
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Surrounding Zoning and Land Uses 
Zoning Land Uses 
North: B-1 General Commercial District  North: Screen printing business 
North: R-4 Manufactured Home Park District North: Septic cleaning business 
East: R-4 Manufactured Home Park District East: Mobile home park           
South: B-1 General Commercial District South: Lumber company        
West:   B-1 General Commercial District West: Trailer dealer 
West: M-1 Restricted Manufacturing District West: HVAC parts center 

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

1. Petition for Zoning Map Amendment
2. Aerial photographs
3. Zoning Map
4. Site visit

PROJECT DESCRIPTION 
Background: The subject property is located on the southern end of the City near the intersection 
of Southgate Drive and S. Main Street. The property is currently used for storage and is zoned   
B-1 General Commercial District. The subject properties have been zoned B-1 due to their 
proximity to the commercial corridor on S. Main Street, also known as Illinois State Highway 
Business 51. The properties were annexed in 1977 (Ordinance #1977-100).  The applicant 
intends to subdivide and combine the back portions of the multiple parcels listed. The frontatge 
would remain B-1 and th new 7.14 acre lot would zoned B-2. The property is approximately 
7.14 acres located at the intersection one major corridor and a collector street. The traffic counts 
taken from the IDOT map shows 14,200 vehicles traveling daily along S. Main Street in 2017. 
Constitution Trail is accessible from Southgate Drive north on Greyhound Road and across 
Hamilton Road a total distance of 0.2 miles. The bus line also runs on Southgate Drive and 
Greyhound Road. 

Aside from having streets and trail access, the subject property also has access to a 18-inch public 
storm sewer installed in 1970 and an 8-inch public water main installed in 1998 located on the 
south side of Southgate Drive. Public sanitary sewer was extended north of the property in 1970. 
The subject property has access to all utilities.  

The property is adjacent to a mobile home park to the east. Commercial property exists to the 
west and south along the S. Main Street commercial corridor. The trend in development for the 
area is towards business and residential.  

Purpose and Intent 
B-1 General Commercial District 
The intent of this B-1 Commercial District is to facilitate the development of community and 
regional commercial areas. Customers in this district will generally use a motor vehicle to reach a 
desired establishment. The development contemplated in this district has such distinguishing 
characteristics as unified site planning and development that promotes a safe and conducive 
atmosphere for large volumes of shoppers; site accessibility such that the high volumes of traffic 
generated create minimal congestion and adverse impact upon surrounding land use; and unified 
architectural treatment of buildings rather than an assemblage of separate, conflicting store and 
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structural types. 

This district contemplates uses ranging from offices, restaurants and retail to trade and construction 
services, personal and professional services, hotels, and other entertainment and hospitality uses, 
and utilities like commercial solar, and private solar and wind facilities. Uses like a truck stop, 
truck wash, vehicle services, and mini warehouse storage are only permitted with a special use 
permit.  

New development in this district requires a legislative site plan review and approval by City 
Council. The purpose of the review is to ensure the new development is compatible in mass, scale, 
and use with surrounding development and will not negatively impact adjacent property owners.  

B-2-Local Commercial District  
The intent of this B-2 Local Commercial District is to provide retail, commercial and service 
establishments, including retail stores and personal service facilities, which serve the frequently 
recurring needs of surrounding local employment areas and residential neighborhoods. In addition 
to serving commercial purposes, this district encourages a mix of land uses, continued community 
investment through infill and site renovations, and a development form that supports mixed 
transportation modes, such as bicycle, pedestrian, and public transportation in addition to personal 
vehicles. Neighborhood shopping centers, particularly with a supermarket as a principal or anchor 
tenant, are appropriate at prominent intersections. The protection of surrounding residential 
properties from adverse impacts is a primary focus of this district.  

This district primarily allows two-family and multiple-family residential units with a Special Use 
when adjoining a Residential District boundary line. New development in this district requires a 
legislative site plan review and approval by City Council. The purpose of the review is to ensure 
the new development is compatible in mass, scale, and use with surrounding development and will 
not negatively impact adjacent property owners. 

Project Description: 
The intent of the current zoning district, B-1 General Commercial District, is to allow 
for the establishment of auto-oriented businesses and align intensity commercial to serve 
the residents on the south side of the city.  The property is on the City’s southern edge 
near the southeast intersection of Southgate Drive and S. Main Street. Since the subject 
property does not have road frontage along the main commercial corridor on S. Main 
Street, it would be difficult to promote this property with a high intensity commercial 
use. The property is currently being used to store recreational vehicles and portions are 
also vacant. 

B-2 Local Commercial District zoning would allow for a better transitional use between 
the R-4 Manufactured Home Park and the businesses on S. Main Street. B-2 zoning 
encourages a mix of land uses and infill development. The protection of surrounding 
residential properties from adverse impacts is a primary focus of this district. The only 
road frontage to the property is on Southgate Drive a collector street which leads into 
the residential area.  

Link to Comprehensive Plan: 
The Comprehensive Plan’s goals for economic development support mixed use developments 
and exploring land opportunities for other retail and commercial uses.  Goal ED-4.2 proposed 
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finding retail locations within residential areas within appropriate densities. ED-4.3 proposes to 
find buffer areas between residential and industrial uses to continue to promote less intense 
businesses and opportunity for economic development. The Infill redevelopment map identifies 
this tract as a Tier 1 development priority since it is located adjacent to city utilities and already 
annexed into the corporate limits. The Future Land Use map shows the area as regional 
commercial.  

FINDINGS OF FACT 
The Zoning Ordinance has “Zoning Map Amendment Guidelines” and by states, “In making its 
legislative determination to zone or rezone property to a B-2 Local Commercial zoning 
classification, the Planning Commission and City Council may apply the following guidelines to 
the proposal under consideration: 

1. The suitability of the subject property for uses authorized by the existing zoning; The
property has been undeveloped for 25 years and without street frontage along the major
commercial corridor on S. Main Street, it is not suitable for a high intensity commercial
use. The standard is not met.

2. The length of time the property has remained vacant as zoned considered in the context of
land development in the area; The land was annexed in 1977. This property has not been
developed in over 25 years. The standard is met.

3. The suitability of the subject property for uses authorized by the proposed zoning; The
intention of the B-2 is to promote a mix of land uses and protect surrounding residential
properties from adverse impact, thus protecting the residences to the east from adverse
impact. The standard is met.

4. The existing land uses and zoning of nearby property; The existing zoning around the
intersection is commercial. The subject property does not have access to road frontage on
S. Main Street making a high intensity B-1 commercial use unlikely.  The standard is
met.

5. 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; B-2 zoning encourages redevelopment of vacant land, and
redevelopment of a Tier 1 infill redevelopment priority. Retaining the B-1 zoning could
deprive residents and the City of a potential redevelopment opportunity by not allowing
less intensive use of the property more compatible with the adjacent residential. The
standard is met.

6. The extent to which adequate streets are connected to the arterial street system and are
available or can be reasonable supplied to serve the uses permitted in the proposed
zoning classification; The subject property does not have road frontage along the
commercial corridor on S. Main Street. Access to the site is served by Southgate Drive a
minor arterial that gives access to residences. The standard is met.

7. The extent to which the prosed amendment is consistent with the need to minimize flood
damage and the development of the subject property for the uses permitted in the
proposed zoning classification will not have a substantial detrimental effect on the
drainage patterns in the area; The Business District requires new development to comply
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with storm water management requirements. 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 
reasonable supplied to serve the uses permitted in the proposed zoning classification; 
Existing water mains  and sanitary sewer are available for connection. Existing 
residential properties and businesses already establish the need for police and fire 
protection. The standard is met. 

 
9. The extent to which the proposed amendment is consistent with the public interest, giving 

due consideration for the purpose and intent of this Code as set forth in 17-1 herein; 
Existing zoning provides for an intensive commercial use which may not be compatible 
with the adjacent residential properties. Amending the zoning would allow infill 
development to meet the public interest given the intention of the Code. It also provides a 
buffer between the residential and commercial districts. No change is expected with the 
zoning amendment. The standard is met.  

 
10. The extent to which property values are diminished by the particular zoning restriction; 

the B-1 Commercial District does not allow for a mix of land uses to the extent that B-2 
allows. B-2 zoning allows for more variation in residential, providing for a more 
transitional use from the businesses to the adjacent residential that exists to the east. The 
standard is met. 

 
11. The extent to which the destruction of property values promotes the health, safety, 

morals, or general welfare of the public; Amending the zoning can positively impact the 
property values of nearby residents since surrounding compatible investment may be 
more likely to occur. The standard is met.  

 
12. Whether a comprehensive plan for land use and development exists, and whether the 

ordinance is in harmony with it; This lot lies in Tier 1 of development priorities on Land 
Use Priorities in the Comprehensive Plan. Tier 1 includes vacant and underutilized land 
for infill development or redevelopment with the City, unincorporated land surrounded 
by incorporated areas, and areas platted for future development of existing subdivisions 
but not yet built out to completion. The standard is met. 

 
13. And whether the City needs the proposed use; The future land use map identifies this as 

commercial. The B-2 zoning continues to promote commercial development and support 
the areas trend in development. B-2 zoning will allow this land to be developed with a 
lower intensity use than the B-1 zoning. The property is more likely to be developed if 
zoning is amended. The standard is met.  

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission pass the following motions recommending:  That 
Planning Commission recommend approving the rezoning of Southgate Commercial from B-
1 to B-2, case Z-11-19. 
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Respectfully submitted, 

Community Development Staff 

Attachments: 
• Draft Ordinance 
• Petitions for Zoning Map Amendment 
• List of Permitted Uses in the B-1 and B-2 Districts 
• Aerial Map 
• Zoning Map 
• Newspaper Notice and Neighborhood Notice w/Map 
• Notification Mailing List 
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Figure 3 Looking southeast from Greyhound Road across Southgate Drive. 

 
Figure 4 Looking south from Greyhound Road across Southgate Drive. 
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Figure 5  Looking southwest from Greyhound Road across Southgate Drive. 

 
Figure 6  Looking west on Southgate Drive towards S. Main Street. 
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Figure 7  Looking east on Southgate Drive from Greyhound Road. 

 
Figure 8 Looking south from Southgate Drive onto lots 2 and 3. 



 

Ordinance NO. 2019 –  

AN ORDINANCE APPROVING THE ZONING MAP AMENDMENT FOR SOUTHGATE COMMERCIAL, 
APPROXIMATELY 7.14 ACRES, FROM B-1 GENERAL COMMERCIAL DISTRICT TO B-2 LOCAL COMMERCIAL 

DISTRICT 

WHEREAS, there was heretofore filed with the Community Development Department of the City of 
Bloomington, McLean County, Illinois, a petition requesting to rezone the property commonly described 
as Southgate Commercial, legally described in Exhibit A and hereinafter referred to as “Property”, which 
is attached hereto and made part hereof by this reference; and  

WHEREAS, the Bloomington Planning Commission, after proper notice was given, conducted a public 
hearing on said petition to rezone the Property from B-1 General Commercial District to B-2 Local 
Commercial District and adopted findings of fact on same; and 

WHEREAS, the Bloomington Planning Commission found the petition to comply with the findings of fact 
guided by those purposes, standards and objectives of the City Code as set forth in Chapter 44 Division 
17-6, E2; and 

WHEREAS, following said public hearing, the Planning Commission recommended approval of rezoning 
of the Property to B-2 Local Commercial District; and 

WHEREAS, the City Council of said City is authorized to adopt this Ordinance and approve the petition to 
rezone said Property. 

NOW THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, McLean County, 
Illinois that the petition to rezone the Property, commonly described as Southgate Commercial, and 
hereinafter legally describe in Exhibit A shall be rezoned from B-1 General Commercial District to B-2 
Local Commercial District and said petition is hereby approved.  

 

CITY OF BLOOMINGTON:     ATTEST: 

 

____________________________    _______________________ 

Tari Renner, Mayor      Leslie Yocum, City Clerk 

 

 

 

 

 

 

 



 

EXHIBIT A 

LEGAL DESCRIPTION: 

LOTS 2 AND 3 IN THE SEVENTH ADDITION TO SOUTHGATE COMMERCIAL PLAZA SUBDIVISION TO THE 
CITY OF BLOOMINGTON, ACCORDING TO THE PLAT THEREOF RECORDED IN THE OFFICE OF THE 
RECORDER OF DEEDS OF MCLEAN COUNTY, ILLINOIS ON NOVEMBER 17, 2006 AS DOCUMENT NO. 2006-
32000 IN THE MCLEAN COUNTY, ILLINOIS, TOGETHER WITH THAT PART OF LOT 12 IN THE SUBDIVISION 
OF THE SOUTHEAST QUARTER OF SECTION 16, IN OTWNSHIP 23 NOTHER, RANGE 2 EAST OF THE THIRD 
PRINCIPAL MERIDIAN, MCLEAN COUNTY, ILLINOIS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
BEGINNING AT A POINT ON THE EAST OF SAID LOT 12, 16 WHICH POINT IS ALSO THE NOTHERWEST 
CORNER OF A PARCEL OF LAND DESCRIBED IN A DOCUMENT RECORDED MAY 4, 2001 AS DOCUMEMNT 
NO. 2007-00011252 IN SAID COUNTY, AND RUNNING: THENCE NORHT 87’-00’-43’ WEST, PARALLEL 
WITH THE NORTH LINE OF SAID LOT 12 AND ALONG THE NORTH LINE OF LAST MENTIONED DOCUMENT, 
387.12 FEET: THENCE NORTH 00’-02’-53’ WEST, ALONG A SOUTHWARD EXTENSION OF AN EXISTING 
FENCE AND ALONG SAID FENCE, 230.92 EXTENSION OF SAID FENCE, 105.39 FEET: THEN NORTH 87’-00’-
43’ WEST, PARALLEL WITH  NORTH LINE OF LOT 12, 178.44 FEET” THEN NORTH 01-‘-34’-07 EAST, ALONG 
THE SOUTHWARD EXTENSION OF THE WEST LINE OF SAID LOT 2 IN SAID SEVENTH ADDITION TO 
SOUTHGATE COMMERCIAL PLAZA SUBDIVISON, 20/.56 FEET TO THE SOUTWEST CORNER OF SAID LOT 2; 
THENCE SOUTH 87’-00’-43’ EAST, ALONG WTH SOUTHLINE OF SAID LOTS 2 AND 3 IN SAID SEVENTH 
ADDITION, BEING ALSO THE SAID NORTH LINE OF LOT 12, 427.13 FEET TO A POINT 145.41 FEET WEST 
FROM THE NORTHEAST CORNER OF SAID LOT 12; THENCE SOUTH 00’-49’-31’ EAST 19.89 FEET: THENCE 
SOUTH 87’-13’-57’ EAST 145.53 FEET TO SAID EAST LINE OF LOT 12; AND THENCE SOUTH 01’-18’-24’ 
WEST, ALONG SAID EASTSIDE OF LOT 12, 527.19 FEET TO THE POINT OF THE BEGIINING. CONTAINING 
7.14 ACRES MORE OR LESS ADJACENT. 

 

PIN: LOT 2 – 111 SOUTHGATE DR (21-16-405-002) 

PIN: LOT 3 – 201 SOUTHGATE DR (21-16-405-003) 

PIN: PART OF BACK PORTION LOT 12 (21-16-451-024)   (21-16-451-025)  

PIN: SOUTH OF LOT 2 & 3 (21-16-451-027)  
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BLOOMINGTON ZONING ORDINANCE – DIVISION 5 

DIVISION 5. BUSINESS DISTRICT REGULATIONS 
5-1 – Purpose and Intent 

5-2 – Permitted Uses 

5-3 – Business District Bulk and Site Standards 

5-4 – General Standards 

5-5 – Development Standards Applicable to Business Districts 

5-1 – PURPOSE AND INTENT 

A. B-1 General Commercial District  

The intent of this B-1 General Commercial District is to facilitate the development of community 

and regional commercial areas. Customers in this district will generally use a motor vehicle to 

reach a desired establishment. The development contemplated in this district has such 

distinguishing characteristics as unified site planning and development that promotes a safe and 

conducive atmosphere for large volumes of shoppers; site accessibility such that the high 

volumes of traffic generated create minimal congestion and adverse impact upon surrounding 

land use; and unified architectural treatment of buildings rather than an assemblage of separate, 

conflicting store and structural types. 

B. B-2 Local Commercial District 

The intent of this B-2 Local Commercial District is to provide retail, commercial and service 

establishments, including retail stores and personal service facilities, which serve the frequently 

recurring needs of surrounding local employment areas and residential neighborhoods. In 

addition to serving commercial purposes, this district encourages a mix of land uses, continued 

community investment through infill and site renovations, and a development form that supports 

mixed transportation modes, such as bicycle, pedestrian, and public transportation in addition to 

personal vehicles.  Neighborhood shopping centers, particularly with a supermarket as a 

principal or anchor tenant, are appropriate at prominent intersections. The protection of 

surrounding residential properties from adverse impacts is a primary focus of this district. 

C. C-1 Office District 

The intent of this C-1 Office District is to accommodate office buildings primarily. Related retail, 

service, institution, and multiple family uses commonly associated with office uses are allowed 

to a limited extent. This district may be applied as a transitional use buffer between residential 

uses and uses which would be incompatible with residential districts. The prime characteristics 

of this district are the low intensity of land coverage and the absence of such nuisance factors 

as noise, air pollutant emission, and glare. 
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D. D-1 Central Business District  

The intent of this D-1 Central Business District is to provide for a variety of retail, office, service, 

residential and cultural amenities in the central business area of the City. This area has 

historically served as Bloomington’s major retail and community center and will continue in this 

capacity moving forward. In addition to commercial and governmental functions, arts and 

establishments supporting the arts are emphasized. Residential uses, particularly mixed-use or 

multi-family residential development at a high density, are recognized as essential to the vitality 

of the district.  While visitors are likely to access the D-1 district by vehicle, pedestrian access 

and circulation is prioritized in the downtown core. Recognizing the essential importance of 

building proximity to the public sidewalk and adjoining structures, provisions are made for the 

development of collective off-street parking facilities by public and private interests. 

 

E. D-2 Downtown Transitional District  

The intent of this D-2 Downtown Transitional District is to complement and support the uses 

located in the D-1 Central Business District. Office, service and civic uses, as well as residential 

apartments and multi-family dwelling units, are appropriate in this district. Due to its transitional 

location between the central business district and outlying residential areas, the D-2 District 

permits development at a lower intensity and density than the downtown core.  Pedestrian 

circulation is prioritized. To this end, buildings should be located close to the sidewalk with on-

site parking located to the rear of the parcel and accessed from secondary roadways or alleys, 

though modest setbacks for courtyards, gardens and other similar amenities may be provided.   

F. D-3 Downtown Warehouse and Arts District  

The intent of this D-3 Downtown and Arts District is to facilitate entrepreneurship and innovation 

by accommodating mixed uses that complement the downtown and support various parts of the 

value-added chain.  Uses permitted in this district support Bloomington’s artist community and 

small scale “craftsman” industries with little to no noxious by-products. Although not the focus of 

this district, live-work studios, multi-family residential buildings, and loft-type residences above 

the first floor, are permitted. Due to the intended use of this district, the urban form may include 

buildings with larger footprints and greater setback distances than would be acceptable in the 

central business district. Pedestrian safety is emphasized in the context of increased truck and 

other vehicular traffic that may be present in the area. 
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5-2 – PERMITTED USES 
Refer to Division 17 Definitions for clarity on the uses listed. 

A. Land Uses. Uses are allowed in the Business Districts in accordance with Table 5-2(A).  The 

following key is to be used in conjunction with the Use Table. 

1. Permitted Uses. A “P” indicates that a use is considered permitted within that district as 

of right subject to compliance with all other requirements of this Code. 

2. Special Uses. An “S” indicates that a use is permitted, though its approval requires 

review by the City Council as required in Division 17, subject to compliance with all other 

requirements of this Code and contingent upon conditions of approval which may be 

imposed by the city. 

3. Uses Not Permitted. A blank space or the absence of the use from the table indicates 

that the use is not permitted within that district.  

4. Use Regulations. Many allowed uses, whether permitted by right or as a Special Use, 

are subject to compliance with Division 17. 

5. Unlisted Uses. If an application is submitted for a use not listed, the Zoning Enforcement 

Officer shall make a determination as to the proper zoning district and use classification 

for the new or unlisted use.  If no permitted or special use is similar in character, 

intensity, and operations to that of the proposed use, a text amendment may be initiated 

pursuant to Division 17 to establish parameters for permitting such use within the City of 

Bloomington.  

 

B. Allowed Uses Table. 
 

TABLE 5-2(A): BUSINESS DISTRICTS – PERMITTED AND SPECIAL USES 
 

 B-1 B-2 C-1 D-1 D-2 D-3 Reference 

Agricultural        

Forestry P P      

Horticultural Services P P      

Urban Agriculture      P  

Urban Garden     P P  

RESIDENTIAL 

Household Living 

Dwelling Unit, Single-Family     P2  P1  

Dwelling Unit, Single-Family Attached    S  P P1  

Dwelling Unit, Two-Family   P1 S P2 P P1  

Dwelling Unit, Multiple-Family   P1 S P2 P P  

Live/Work Unit   S P2 P P  

Group Living        

Agency Supervised Homes   S P2 P  10-19 

Agency-Operated Family Homes   S P2 P  10-19 

Agency-Operated Group Homes   S P2 P P1 10-19 

Convents, Monasteries   P    10-19 

Dormitories   S  S  10-19 

Group Homes for Parolees   S S S S 10-19 

INSTITUTIONAL        

Education        

Pre-schools P P P  S   

Business and Trade Schools P  P     

College and University Classrooms   P  S   

Government        
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 B-1 B-2 C-1 D-1 D-2 D-3 Reference 

Courthouses    P    

Government Services and Facilities P P P P P P  

Police Stations, Fire Stations P P P P P P  

Religious        

Place of Worship S2  P2 P2 P2   

Health        

Ambulatory Surgical Treatment Center P P P P    

Hospital or Medical Center  S  S     

Residential-Type        

Domestic Violence Shelter  P  P P P   

Home for the Aged   P  S  10-19 

Other Institutional, Cultural        

Clubs and Lodges P P P S P  10-12 

Food Pantry P P P  P  10-18 

Libraries   P P P   

Museums and Cultural Institutions   P P P P  

Zoos S       

RECREATIONAL        

Country Clubs, Golf Clubs, Golf Courses   P    10-16 

Community Center   P P P S 10-13 

Fairgrounds, Agricultural Exhibits S      10-17 

Parks and Recreation Facilities P P P P P P  

Riding Stables, Riding Schools S       

Swimming Clubs P P      

Swimming Pools, Community P P P    10-32 

COMMERCIAL        

Aircraft and Automotive        

Car Wash P3 S     10-9 

Farm Machinery Sales and Service P3       

Towing Services        

Truck Stops, Truck Plazas S       

Truck Wash S       

Vehicle Fueling Station P S      

Vehicle Repair and Service S      10-34 

Vehicle Rental Service P3       

Vehicle Sales and Service S       

Entertainment and Hospitality        

Amusement Parks S       

Commercial Recreation Facilities P P  S   10-15 

Community Reception Establishments     S  10-14 

Entertainment and Exhibition Venues P3    S   

Miniature Golf Courses P       

Sexually Oriented Entertainment 
Businesses P5       

Sports and Fitness Establishments P P P P S S 10-13 

Theaters and Auditoriums P   P  S  

Lodging        

Bed & Breakfast Establishments  P P6 P P  10-7 

Boarding and Rooming Houses  P  P S  10-19 

Camp and Camping Establishments S      10-8 

Hotel or Motel P   P S S 10-21 

Offices        

Financial Services P P P P P   
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 B-1 B-2 C-1 D-1 D-2 D-3 Reference 

General Offices, Business or Professional P P P P P P  

Medical or Dental Office or Clinic P P P P P  10-24 

Medical Laboratory P P P     

Printing, Copying and Mailing Services P P P P P P  

Recording and Broadcast Studios P  P7 P  P  

Research Facility or Laboratory S  S   P  

Personal Services        

Clothing Care: Tailor, Dry Cleaning, Coin 
Laundry, Shoe Repair, etc. P P P7 P P P  

Funeral Parlor, Mortuary P P P  S   

Instructional Studios P P P7 P P P  

Kennels, with no outdoor exercise areas P3 P3 P3   P3  

Kennels, with outdoor exercise areas S       

Personal Care: Barber Shop, Beauty 
Salon, Day Spa, etc.  P P P7 P P P  

Pet Care: Grooming, Day Care, Training P P P P P P  

Veterinary Office or Clinic P P S  P  10-35 

Day Care Centers P P P  S   

Retail and Service        

Artisanal/Craft Production and Retail P P  P P P  

Auction Houses P     P  

Bars, Taverns, Nightclubs P3 S P7 P S P  

Building Materials and Supplies P       

Catering Services P P    P  

Drive-Through, attached to a retail or 
service use P3 P3 S   S  

Drug Stores and Pharmacies P P S P P   

Farmers Market    P    

Grocery Stores, Supermarkets P P      

Gun Shops P3 P3      

Liquor Stores P P P7     

Manufactured and Mobile Home Sales S      10-23 

Medical Marijuana Dispensing 
Organization P P P P P P  

Mobile Food and Beverage Vendor P P P P  P 10-27 

Restaurants P P P7 P P P  

Retail Sales, General P P P7 P P P  

Retail sales, Outdoor P S  S  P  

Roadside Markets P       

Sexually Oriented Business P5       

Specialty Food Shops P P P6 P P P  

INDUSTRIAL        

Manufacturing and Production, Light        

Apparel, Fabrics, Leather Industries      P  

Commercial Cleaning and Repair Services P  P     

Commercial Community Kitchen   P P S P  

Electronics Assembly Plants        

Fabricated Metal Industries      S  

Furniture and Fixtures Industries      S  

Trade and Construction Services P P    P  

Storage and Equipment Yards        

Mini Warehouses S      10-26 

Parking Lot, Commercial S S S S  S  

Transportation        
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 B-1 B-2 C-1 D-1 D-2 D-3 Reference 

Bus and Taxi Passenger Terminals S   S    

Heliports, Heliport Terminals S  S     

Rail Passenger Terminals P   P    

Utilities        

Commercial Solar Energy Conversion 
Facilities P P    P 

10-31 

Private Solar Energy Conversion Facilities P P P P P P 10-31 

Private Wind Energy Conversion Facilities P P     10-36 

Public or Private Utility Facility, Minor P P P P P P  

Radio, Television Stations-Towers P   P  P  

Wireless Communication Facilities P P P P P P 10-37 

 

1. A Special Use is required when the use adjoins a Residential District boundary line. 

2. The use is permitted only when located above the first story above grade 

3. Maximum permitted height is forty-five (45) feet or three (3) stories, whichever is lower. 

4. A Special Use is required when the use adjoins a Residential District boundary line. 

5. The use is allowed in the zoning district represented by that column provided that no lot line of the lot to be 

occupied by such use shall be located closer than one-thousand (1,000) feet to the lot line of a lot occupied 

by a Sexually Oriented Entertainment Business, or other Sexually Oriented Business, and further provided 

that no lot line of the lot to be occupied by such use shall be located closer than 500 feet to the lot line of a 

lot used for a Commercial Recreation Facility, a Day Care Center, children’s museum, Agency-Operated 

Family Home, Agency-Operated Group Home, Agency-Supervised Home, hobby shop or toy store, Pre-

school, Public or Private School, Boarding School, Park or Recreation Facility, Sports and Fitness 

Establishment, Community Center, Place of Worship, Residential Dwelling Unit, Hospital or Zoo. 

6. The use is allowed in that zoning district only as an accessory use occupying not more than forty percent 

(40%) of the floor area of any story within a Business, Office or Residential Building or combination thereof;  

7. The use is allowed in that zoning district only as an accessory use occupying not more than twenty-five 

percent (25%) of the floor area of any story within an Office or Residential Building or combination thereof;  
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      Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 
  
 
 

November 25, 2019 

 

Dear Property Owner or Resident: 

The Planning Commission of the City of Bloomington, Illinois, will hold a public hearing on 
December 11, 2019 at 4 pm in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois 
to hear testimony for a petition submitted by Robert J. Lenz on behalf of Trust 2315, to rezone 
property in the seventh addition to Southgate Commercial Plaza Subdivision from B-1 (General 
Commercial District) to B-2 (Local Commercial District) classification. The property is located south of 
Southgate Drive and Greyhound Road, east of US51/Main Street, and west of Cardinal Ridge Mobile 
Home Park. It is approximately 7.14 acres and of the following parcels:  

PIN 21-16-405-002 (111 Southgate Drive), 21-16-405-003 (201 Southgate Drive), eastern portion 
of 21-16-451-024 (2430 S Main St), 21-16-451-027, eastern portion of 21-16-451-025 (2434 S 
Main St), eastern portion part of 21-16-451-009 (2438 S Main St).  
 
You are receiving this courtesy notification since you own property within a 500 foot radius of the 
land described above (refer to attached map).  All interested persons may present their views upon 
said petition, or ask questions related to the petitioner’s request at the scheduled public hearing.  
Copies of the submitted petition are available for public review at the Department of Community 
Development, 115 E. Washington St. Bloomington, IL 61701.  Communications in writing in 
relation to the petition may be sent to the Department of Community Development prior to the 
hearing, or presented at such hearing.   
 
In compliance with the Americans with Disabilities Act and other applicable federal and state laws, 
the hearing will be accessible to individuals with disabilities.  Persons requiring auxiliary aids and 
services should contact the City Clerk at (309) 434-2240, preferably no later than five days before 
the hearing.  Please note that cases are sometimes continued or postponed for various reasons (i.e 
lack of quorum, additional time needed, etc.). The date and circumstance of the continued or 
postponed hearing will be announced at the regularly scheduled meeting.  
 
The agenda and packet for the hearing will be available prior to the hearing on the City of 
Bloomington website at www.cityblm.org. If you desire more information regarding the 
proposed petition or have any questions you may email me at ksimpson@cityblm.org or call me 
at (309) 434-2341.  

Sincerely, 

 

Katie Simpson, City Planner 
Attachments:  
Map of notified properties within 500 ft of subject property  

http://www.cityblm.org/
mailto:ksimpson@cityblm.org
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