
1. CALL TO ORDER

2. ROLL CALL

3. PUBLIC COMMENT

4. MINUTES Review the minutes of the August 28, 2019, regular meeting of the
Bloomington Planning Commission.

5. REGULAR AGENDA

A.  PR-01-19 Public Hearing, review and action on a site plan review application 
submitted by Bellas Landscaping LLC for a patio and parking lot in the B-1 General 
Commercial District at 5 Finance Drive (Ward 1).  

B. PR-02-19 Public Hearing, review and action on a site plan review application 
submitted by Carmala LLC for a restaurant in the B-1 General Commercial District 
at 802 E Washington Street (Ward 4). 

6. OLD BUSINESS

7. NEW BUSINESS

8. ADJOURNMENT

 AGENDA 
BLOOMINGTON PLANNING COMMISSION 

REGULAR MEETING 
COUNCIL CHAMBERS 

109 EAST OLIVE STREET 
BLOOMINGTON, IL 

WEDNESDAY, OCTOBER 9, 2019 4:00 P.M. 
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DRAFT 
MINUTES  

BLOOMINGTON PLANNING COMMISSION 
REGULAR MEETING 

WEDNESDAY, AUGSUT 28, 2019 4:00 P.M. 
COUNCIL CHAMBERS, CITY HALL 

109 EAST OLIVE STREET 
BLOOMINGTON, ILLINOIS 

 
MEMBERS PRESENT: Mr. David Stanczak; Mr. John Protzman; Mr. Justin Boyd; Mr. Mark 
Muehleck; Mr. Tyson Mohr; Ms. Megan McCann; Chairperson Megan Headean. 
 
MEMBERS ABSENT:  Mr. Kevin Suess; Mr. Eric Penn; Mr. Thomas Kreiger;  
 
OTHERS PRESENT: 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 4:08 PM. Ms. Simpson 
called roll. With seven members present, the Commission established a quorum.  
 
PUBLIC COMMENT: None   
 
MINUTES: The Commission reviewed the minutes from the August 14, 2019 regular meeting. 
Mr. Boyd motioned to approve the minutes as presented; Mr. Mohr seconded the motion. The 
minutes were approved by voice vote 7-0.  
 
REGULAR AGENDA:  
Z-07-19 Public hearing, review and action on a petition submitted by, Rewerts, 
Zimmerman & Rewerts, Inc. requesting a rezoning of property at 1815 N Towanda Barnes 
Rd. ADJ from B-1 (General Commercial District) to A (Agricultural District). (Ward 9) 
 
Chairperson Haedean introduced explained the public hearing procedures and introduced the 
case. Ms. Simpson was sworn in and provided the staff recommendation. Staff recommended 
against the petition to rezone the property from Business to Agriculture. Ms. Simpson provided 
photos of the subject property, an aerial map, and zoning map. She described surrounding uses 
and zoning districts, as well as existing infrastructure. She explained staff was recommending 
against the petition because staff’s analysis showed the factors for rezoning were not met. She 
explained that although the property is currently used for agriculture, the use would be allowed 
under the existing zoning and the change was not necessary to continue agricultural use of the 
property. Ms. Simpson stated that the current zoning, business, was appropriate given the 
available and existing infrastructure, daily traffic counts of adjacent roadways, trends in 
development for the area, and compatibility of uses allowed in the existing zoning with 
surrounding uses. Staff was concerned that amending the zoning could, not only diminish the 
property value of the subject property, but also neighboring properties. Staff was also concerned 
that amending the zoning would discourage redevelopment of the property.  
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Mr. Boyd asked when the infrastructure was installed. Ms. Simpson explained that the sanitary 
sewer was extended the past year, and she is unsure when the water and storm sewer were 
installed. Mr. Boyd asked what uses would be allowed in Agriculture that are not allowed in the 
Business District. Ms. Simpson stated that agricultural outbuildings would not be allowed in B-1, 
as well as single family homes. Mr. Stanczak asked if agriculture included animal husbandry. 
Ms. Simpson stated chicken and fish hatcheries, and riding stables with horses are allowed by 
right, but animal breeding services is allowed with a special use. Mr. Boyle clarified that all of 
the standards do not need to be met to approve the petition, the standards are considerations. Ms. 
Simpson stated that staff is concerned that amending the zoning to agriculture will create an 
extra barrier, a future rezoning, whenever the property is developed in the future. Mr. Boyd 
asked for clarification about the property as a Tier 1-Infill Redevelopment Priority. Ms. Simpson 
explained that the infill priorities encourage the City to focus on areas where infrastructure and 
services already exist. Since this property was already annexed, and has access to utilities there 
and to develop what is already in the city. According to the comprehensive plan this location is 
an infill priority, and the intention is to reduce future sprawl and encourage development that 
generates revenue to support existing infrastructure. When the parcel is replatted as a lot there 
would be sewer and water connections and tap on fees. 
 
Testimony from the petitioner’s attorney, Melissa Knightly, attorney for Rewerts, Zimmerman, 
& Rewerts stated, I have never had a client request a lower zoning use. Some of the hindrances 
in developing this property include that the utilities would have to be extended across Towanda-
Barnes and a curb cut would not be allowed, requiring the lot to be developed alongside with the 
parcel next to this lot which is in the county. Development would require that the adjoining lot 
owned by my clients as well, that is not annexed by the City, to be developed at the same time. It 
appears the City’s approach is this relates to revenue than to most appropriate use. This parcel 
has always been used as agricultural purposes. Its entire existence annexed in 2005 intended to 
be developed as a larger parcel. The intent is to continue to use this lot as agricultural purposes 
and could possibly be utilized in expansion with the grain facility that is on the adjacent parcel. 
There are agricultural properties near this property. It has never been improved. The city has no 
intention of future sprawl which would suggest the nearby agricultural land will remain 
agricultural. While there are adequate streets, Towanda Barnes is not adequate for crossing by 
foot due to the amount of traffic. The agricultural use allows for water drainage. The property 
value will not be diminished if my client intends to develop this in the future. The City has 
pointed out, it should be easy to have the parcel rezoned in the future. My clients have no 
intention of developing the property themselves. It seems appropriate to rezone this to 
agricultural.  
Commissioner Mr. David Stanczak asked, what do the clients intend to do with the parcel that 
they currently are unable to do? The petitioner’s attorney responded, they are unable to expand 
the grain facility next to the subject lot. 
Chairperson Megan Headean asked, item J states as presently zoned it is detrimental to the 
petitioner, could you explain that? Petitioner’s attorney responded, “It overstates the value of this 
property which is used as agricultural.” 
Commissioner Mr. David Stanczak asked, in terms of valuation is this for real estate purposes or 
real estate tax purposes? Petitioner’s attorney responded, in both cases, it presently overstates the 
value of the property. Commissioner Mr. David Stanczak asked, it is my understanding the 
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agricultural purposes is assessed for its agricultural use is that correct? Petitioner’s attorney 
responded, Yes that is supposed to be how it is assessed.  
Commissioner Mr. Tyson Mohr stated, it may be more reasonable to de-annex from the City if 
the petitioner is not able to utilize access to the sidewalks and streets, and not using the water. I 
don’t see that they are getting their monies worth from the City. 
Chairperson Megan Headean closed the public hearing. 
 
Commissioner Mr. David Stanczak made a motion to approve the petition.  
Assistant Corporate Counsel, Mr. George Boyle asked the commissioners to give findings of fact 
for their decision. 
Commissioner Boyd seconded the motion. He stated, I don’t think we should be punishing the 
petitioner for over zealousness of sprawl. I understand the city ran utilities out there and I am 
deeply sad for that. It is still used as agricultural and will continue to be used as agricultural.   
  
Commissioner Mr. David Stanczak stated, in terms of the standards, Standard 2 has to do with 
the length of time the land has been vacant. It has been sitting here since 2008 as agricultural. It 
has not changed use for 11 years. The land is not surrounded by commercial uses. It will 
continue to be used for existing purposes. The petitioners do not want to use water or sewer. If 
the petitioners want to devalue their property by rezoning it, so be it. Petitioner seems to be 
pressured to develop the land. If the petitioner wants to continue to use the land for grain storage 
and agricultural purposes, they should be able to.  
 
Mr. Boyle recommended they vote to adopt the findings of fact:  Mr. Justin Boyd made a motion 
to adopt the findings of fact, seconded by Commissioner Mr. Tyson Mohr. Mr. Boyd – Yes, Mr. 
Mohr – Yes, Mr. David Stanczak - Yes; Mr. John Protzman- Yes; Mr. Mark Muehleck - Yes; 
Ms. Megan McCann- Yes; Chairperson Megan Headean - Yes. 
 
Commissioner Mr. David Stanczak made a motion to approve the petition. Commissioner Justin 
Boyd seconded the motion. 
Role call vote to approve petitioner’s request: Mr. David Stanczak - Yes; Mr. Justin Boyd - Yes; 
Mr. John Protzman - Yes; Mr. Mark Muehleck - Yes; Mr. Tyson Mohr - Yes; Ms. Megan 
McCann - Yes; Chairperson Megan Headean - Yes. 
  
OLD BUSINESS: none.  
 
NEW BUSINESS:  September 11th joint meeting with ZBA will be held in City Council 
chambers.  
 
ADJOURNMENT: The meeting was adjourned at 4:51 pm by voice vote, motioned by Ms. 
McCann and seconded by Mr. Boyd.  
 
Respectfully submitted,  
Katie Simpson 
City Planner 
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CITY OF BLOOMINGTON 

REPORT FOR THE PLANNING COMMISSION 

October 9, 2019  

CASE 

NUMBER: 

SUBJECT PROPERTY: TYPE: SUBMITTED BY: 

PR-01-19 5 Finance Drive 

Legislative 

Site Plan 

Review 

Planning Division 

PETITIONER’S 

REQUEST: 
Site Plan review for outdoor seating and parking lot at 5 Finance 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 submitted Bellas Landscaping LLC for outdoor 

seating and parking lot at 5 Finance Drive, case PR-01-19.  
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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, September 16, 2019.  

GENERAL INFORMATION 

Owner and Applicant: Bellas Landscaping LLC 

PROPERTY INFORMATION 

Existing Zoning: B-1 General Commercial District 

Existing Land Use: Vacant, grass lawn 

Proposed Use:  Outdoor seating and parking lot for Brewery/Restaurant 

Legal Description: COMMERCE PARK SUB 27TH ADD LOT 41    

Surrounding Zoning and Land Uses 

Zoning  Land Uses 
North: B-1 General Commercial District North: Chocolatier  

South: B-1 General Commercial District South: Commercial businesses 

East: B-1 General Commercial District East: Soybean Association 

West: B-1 General Commercial District West: Brewery  

PROJECT DESCRIPTION 

5 Finance Drive, the subject property, is located south of Veterans Parkway and east of 

Commerce Parkway. The subject property is directly east of the Lil Beaver Brewery, located at 

16 Currency Drive, and will be developed to serve the brewery with additional parking and an 

outdoor patio as it expands into the adjoining unit. Lil Beaver Brewery plans to expand their 

taproom into a portion of the building that is currently leased by a party supply store. Future 

plans for the site include housing a restaurant in addition to the brewery. The property is zoned 

B-1, General Commercial District and is adjacent to other properties zoned B-1 General 

Commercial. Surrounding uses include offices, a chocolatier, Soybean Association, a party 

supply store, and restaurant.  

The applicant is requesting to build an outdoor patio and parking lot at 5 Finance Drive that will 

serve the brewery’s taproom/restaurant at 16 Currency Drive. The two lots are considered one 

zoning lot, and eventually combined into one parcel. It is staff’s understanding that the primary 

entrance for the restaurant/taproom will come from Finance Drive, and that the existing Currency 

Drive access will be maintained for deliveries and employees. The use is permitted by right in 

the B-1 zoning district. Additionally, the zoning ordinance requires a legislative site plan review 

for new development in the commercial districts, and alterations that increase off-street parking 

areas by twenty percent (20%) or more. The purpose of the legislative site plan review is to 

ensure the proposed development is compatible with the area, meets the standards of the zoning 

ordinance, and the intention of the Comprehensive Plan. In instances where a redevelopment 

requires a variance or deviation from the standards of the ordinance, the variance(s) are 

considered and reviewed during the legislative site plan review process.  
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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 gages 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 division prior to construction. If there are major 

changes to a site plan previously approve 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 43,560 (1 acre) (16 Currency and 5 Finance) 

Building Area 9450 (~6450/restaurant and patio; ~3000 brewery) 

Requirement Allowed/Required Provided Deviance 

Floor Area Ratio (FAR) 0.8 0.15 Compliant 

Front yard setbacks 0ft 175ft Compliant 

Side yard building setbacks 5ft 10ft Compliant 

Rear yard building setbacks 0ft 0ft Compliant 

Parking spaces 53ab 

(~55/restaurant and 

5/brewery) 

54  

(24 existing and 

30 proposed) 

Compliant 

Bicycle parking 3 7 +4 

Minimum aisle widths 24ft 30ft +6ft 

Minimum parking stall 

dimensions (width/length) 

8.5/17 9/28 +0.5/+11 

Parking lot perimeter 

landscaping (front/sides/rear) 

12ft/6ft/6ft 10ft/6.36ft/35ft -2ft/+0.36/+29ft 

Building Foundation 

landscaping 

Required Provided Compliant 

Landscaping island required 

every 10 parking spaces 

Required Not provided Not provide 

5ft pedestrian route to 

sidewalk 

Required Not provided Not provide 

5ft pedestrian path through 

parking lot to entrance 

Required Not provided Not provided 

Dumpster screening NA NA NA 

Dumpster location NA NA NA 

Transitional yard landscaping NA NA NA 

Lighting Plan NA NA NA 

Storm water management Must comply with 

storm water 

requirements 

Must comply 

with storm water 

requirements 

On site detention provided. The 

drainage calculations should reflect 

the formula in the Manual of 

Practice Section 6.02c1B. 
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a10% reduction for proximity to residential (-6) 
b 4 additional bicycle spaces= reduction (-1)  

 Property physical constraints:  

The subject property, 5 Finance Drive, is 

relatively square and approximately a half 

acre. It is also relatively flat with a slight 

change in grade sloping east and south. The 

property has easements on three sides 

including a 10ft easement on the east, 12.5ft on 

the south, and 7.5ft west. Utilities are located 

within these easements. An 8 inch watermain 

and 24 inch storm sewer occupy the southern 

easement. Additionally, when the Commerce 

Park subdivision was created, the development 

did not include a regional detention basin. 

Consequently, all lots are required to provide 

on-site storm water detention.  

The applicant requested the following variances in their application: 

1). Parking lot perimeter landscaping front setbacks.  

The ordinance requires a 12ft front yard perimeter landscaping setback for parking lots visible 

from the street. The proposed site plan shows a 10ft landscaping setback. A 2ft variance is 

necessary. It might be possible for the applicant to reduce the dimensions of the parking stalls to 

the minimum required 8.5 to address the additional feet required. However, the adjacent parking 

lots have 10ft perimeter landscaping setbacks as well, therefore a precedence has been 

established in the commercial park. Staff supports a variance request to reduce the front yard 

landscaping setback to 10ft since there is precedence and the applicant would not be given a 

special privilege.  

2). Landscaping island required every 10 parking spaces 

For parking lots with 10 or more spaces, a landscaping island is required every 10 spaces. 

The purpose is to break up large areas of concrete, accommodate shade trees, and to promote 

better circulation and traffic calming, assist with storm water management, and in some cases, 

provide a refuge area for pedestrians. The applicant is requesting a variance from this 

requirement. The applicant proposed providing heavy landscaping by the foundation of the 

building and on the north side of the lot. Additionally, landscaping islands, in this location, 

would reduce the amount of provided parking resulting in a need for a variance from parking 

requirements. Staff supports the variance request because a variance would be the minimum 

action necessary, and additional landscaping is provided elsewhere on site.   

3). 5ft pedestrian route to sidewalk  

The applicant is required to provide on-site detention. The proposed detention area is 

located on the southern portion of the property. The grade of the detention area makes it difficult 

to provide an accessible, 5ft wide pedestrian route south of the parking lot. A route could be 
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located on the north side, but the applicant would then need to remove the landscaping which 

provides a buffer to the northern property and beautifies the area. Staff supports the requested 

variance since the property has physical challenges resulting from on-site detention, that make 

strict adherence to the ordinance difficult.  

4). Pedestrian path through the parking lot to the entrance 

Division 12 of the zoning ordinance requires a pedestrian path through the parking lot. 

Due to the location of the storm water detention area, and aforementioned physical challenges 

with the property, Staff supports a variance from requiring a 5ft pedestrian path through the 

parking lot to the entrance, since the property has physical characteristics that make strict 

adherence to the code difficult.   

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: 

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 proposed use is compatible with surrounding uses. The proposed site 

plan exceeds minimum landscaping requirements and bicycle parking requirements. The 

landscaping north of the parking lot will provide an attractive development that will 

improve the commercial park and function as a buffer for the adjoining development. 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 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 primary 

entrance for the restaurant will be from Finance Drive. The primary entrance for the 
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brewery and deliveries will be from Currency Drive, reducing congestion in the proposed 

parking lot. 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 standard is met.  

STAFF RECOMMENDATION:  

That the Planning Commission recommend City Council approve the Site Plan submitted Bellas 

Landscaping LLC for outdoor seating and parking lot at 5 Finance Drive, case PR-01-19.  

Respectfully submitted, 
Planning Staff 

Attachments:  

1. Staff comments

2. Draft Ordinance

3. Exhibit A-“Legal Description”

4. Exhibit B- Site Plan

5. Petition for site plan review

6. Aerial Map

7. Zoning Map

8. Newspaper publication and neighborhood notice



DRAFT 
ORDINANCE NO ________ 

AN ORDINANCE APPROVING AN APPLICATION SUBMITTED BY BELLAS 
LANDSCAPING, LLC REQUESTING APPROVAL OF THE SITE PLAN FOR A 
RESTAURANT PATIO AND PARKING LOT IN THE B-1 GENERAL COMMERCIAL 
DISTRICT FOR THE PROPERTY AT 5 FINANCE 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 for a restaurant patio and parking lot 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 site plan, 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 recommended the City Council of the City of 
Bloomington approve said site plan; and 

WHEREAS, the City Council has the authority approve the Petition for the reinstatement of a 
Preliminary Plan. 

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

1. That the site plan represented in Exhibit B 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 



Exhibit A 
5 Finance Drive 

PIN: 21-15-105-022 

COMMERCE PARK 27TH ADDITION LOT 41 

.48 ACRES 



Exhibit B

Site Plan



(5) QUICKFIRE HYDRANGEA

(4) DWARF BURNING BUSH
(3) KINDRED SPIRIT OAK

(5) QUICKFIRE HYDRANGEA

(4) DWARF BURNING BUSH
(3) KINDRED SPIRIT OAK

(1) BLACK HILLS SPRUCE

FLAGSTONE EDGING TO MATCH STONE IN FRONT
ANN MAGNOLIA
CREEPING SEEDUM

(3) LITTLE DEVIL NINEBARK
LAWN AREA
(4) GREEN VELVET BOXWOOD
(5) ZAGREB COREOPSIS
TEXTURED CONCRETE BICYCLE PAD
PORCELAIN PAVER PATIO

PORCELAIN PAVER WALK
CREEPING SEEDUM

(5) GREEN MOUNTAIN BOXWOOD
(4) STRAWBERRY SUNDAE OR LITTLE QUICKFIRE HYDRANGEA

(11) EMERALD GREEN ARBORVITAE
FLAGSTONE EDGING TO MATCH STONE IN FRONT

(9) HOT ROD SWITCH GRASS

OPTIONAL PERGOLA

2405 Fox Creek Rd.  Bloomington, IL 61705  309-827-5263
This landscape plan is property of Bellas Landscaping.  Use of this plan by others without

written authorization is strictly prohibited.

2405 Fox Creek Rd.  Bloomington, IL 61705  309-827-52632405 Fox Creek Rd.  Bloomington, IL 61705  309-827-5263

Lil' Beaver Brewery
16 Currency Dr. Unit B
Bloomington, IL 61704

East Side Landscape - Revised
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Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 
(309)434-2226 

planning@cityblm.org 

September 16, 2019 

Dear Property Owner or Resident: 

The Planning Commission of the City of Bloomington, Illinois, will hold a public hearing on 
October 9, 2019 at 4 pm in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to 
hear testimony for a petition submitted by Bellas Landscaping LLC requesting a site plan review 
of “Lil Beaver Brewery Parking lot” for the property located at 5 Finance Drive in Bloomington, 
IL. The project involves the addition of a parking area east of Lil Beaver Brewery, currently 
located at 16 Currency Drive.  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: 

COMMERCE PARK 27TH ADD LOT 41   .48 ACRES (PIN:21-15-105-022) 

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  
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CITY OF BLOOMINGTON 

REPORT FOR THE PLANNING COMMISSION 

October 9, 2019  

CASE 

NUMBER: 

SUBJECT PROPERTY: TYPE: SUBMITTED BY: 

PR-02-19 802 E. Washington Street 

Legislative 

Site Plan 

Review 

Planning Division 

PETITIONER’S 

REQUEST: 
Legislative site plan review for a new restaurant at 802 E. Washington St. 

Staff finds that the application will meet the Zoning Ordinance’s guidelines for a legislative 

site plan review once the staff’s review comments are addressed.   

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

That the City Council approve the Site Plan, submitted by Carmala, LLC for a restaurant at 

802 E. Washington Street, with the incorporation of staff comments case PR-02-19.  
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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, September 16, 2019.  

GENERAL INFORMATION 

Owner and Applicant: Carmala, LLC 

PROPERTY INFORMATION 

Existing Zoning: B-1 General Commercial District    

Existing Land Use: Billboard/Vacant land, formerly Mr. Quick’s restaurant. 

Proposed Use:  Restaurant.  

Legal Description:  MR QUICK SUB LOT 1    

Surrounding Zoning and Land Uses 

Zoning  Land Uses 
North: B-1 General Commercial District North: Car Wash  

South: B-1 General Commercial District South: Convenient Store 

East: B-1 General Commercial District East: Office/Apartments 

West: B-1 General Commercial District West: Auto service/repair 

PROJECT DESCRIPTION 

802 E. Washington Street, the subject property, is located at the northeast corner of Washington 

Street and Clinton Street. Clinton Street is a state managed route and an arterial road. 

Washington Street is a major collector road. The property is zoned B-1, General Commercial 

District and is adjacent to other properties zoned B-1 General Commercial. Surrounding uses 

include offices, a car wash, a Speed Lube/car repair, a car dealership, and convenience store. In 

1964, the property was improved with a Mr. Quick’s drive-thru restaurant. Mr. Quick’s was 

demolished in 2002. Since then, the property has been vacant except for a large billboard located 

on the site.  

The applicant is requesting to build a restaurant on the subject property. The use is permitted by 

right in the B-1 zoning district. Additionally, the zoning ordinance requires a legislative site plan 

review for new development in the commercial districts. The purpose of the legislative site plan 

review is to ensure the proposed development is compatible with the area, meets the standards of 

the zoning ordinance, and the intention of the Comprehensive Plan. In instances where a 

redevelopment requires a variance or deviation from the standards of the ordinance, the 

variance(s) are considered and reviewed during the legislative site plan review process.  

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 gages 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 division prior to construction. If there are major 

changes to a site plan previously approved by City Council, a new legislative review is required.  
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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. Photometric Plan

4. Aerial photographs

5. 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 13,939 square feet (.31 acres) 

Building Area 1, 937 square feet 

Requirement Allowed/Required Provided Deviation 

Floor Area Ratio (FAR) 0.8 0.13 Compliant 

Front yard setbacks 0ft 0ft Compliant 

Side yard building setbacks 5ft 5ft Compliant 

Rear yard building setbacks 5ft 5ft Compliant 

Front easement setback 10ft 0ft -10ft 

Parking spaces 15ab 15 ab 0 

Bicycle parking 2 4 +2 

Minimum aisle widths 24ft 38ft to 56 ft Compliant 

Minimum parking stall 

dimensions (width/length) 

8.5/18 9/19 +0.5/+1 

Parking lot perimeter 

landscaping (front/sides/rear) 

12ft/6ft/6ft 12ft/0ft/0ft 0ft/-6ft/-6ft 

Building Foundation 

landscaping 

Required Provided but 

located in public 

parkway 

Public property 

Landscape island every 10 

parking spaces 

NA NA NA 

5ft pedestrian connection to 

sidewalk 

Required Provided Compliant 

5ft pedestrian connection to 

entrance from parking lot 

Required Not provided Not provide 

Dumpster screening 6ft masonry or wood 

fence 

6ft masonry or 

wood fence 

Compliant 

Dumpster location Rear yard Front yard Front yard 

Transitional yard landscaping NA NA NA 

Lighting Plan Required Provided Compliant 

Storm water management Must comply with 

storm water 

requirements 

Agreed to comply 

with storm water 

requirements 

Compliant 

a10% reduction for proximity to bus stop (-2) 
b10 % reduction for proximity to residential units (-2) 
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Property Physical Constraints:  

The subject property has physical 

hardships that make redevelopment 

challenging. The property is located at the 

intersection of two major roads, making it 

difficult to relocate entrances. In fact, the 

property does not have access onto 

Clinton Street, route controlled by the 

State of Illinois, and relies on the public 

alley on the north side of the parcel for 

ingress and egress. Additionally, in 2004, 

the City of Bloomington acquired 

additional right-of-way from the property, 

reducing the size of the lot. The City installed a stop light mast arm that projects over Clinton 

Street and is in the grassy area just behind the sidewalk. At the time, a 10ft easement was also 

platted along the width of the frontage of the lot. The curved front also makes design and 

building location challenging.  

The applicant requested the following variances in their application: 

1). 10-foot easement and setbacks 

The proposed site plan shows the building located within the 10ft easement. City staff 

encouraged the developer to consider locating the building towards the front of the lot, rather 

than the rear, to encourage a walkable environment and for consistency with the older 

commercial structures, like the Bloomington High School, or neighboring house/office 

conversion, and the residential structures. An alternative configuration could include parking in 

front of the building and the building at the rear of the site near the alley. This alternative favors 

cars over pedestrians and bicycles, and decreases the walkability of the corridor. Additionally, 

locating the building closer to the street enhances safety since the windows overlook the bus 

stop, sidewalk, and the interior parking lot (encouraging “eyes on the street”). The building 

lighting can help light the sidewalk as well. However, the building cannot encroach into the 

easement. Therefore, staff is recommending that the building is shifted either 10ft to the east or 

shifted 5ft to the east while vacating a portion of the easement. The applicant recently requested 

a JULIE of the property. No utilities were in the easement. Vacating a portion of the easement 

requires letters from the utility companies and City Council approval.   

2). Parking lot perimeter landscaping side and rear setbacks. 

The ordinance requires a 6ft side and rear perimeter landscaping setback for parking lots 

visible from the street. The proposed site plan does not show a landscaping setback on the side 

and rear of the parking lot. The 10ft easement forces the developer to shift the building east, 

causing a physical challenge for meeting the eastern perimeter setback. Staff is supportive of a 

variance to eliminate the landscaping setback on the east side of the parking lot since the 

property has physical characteristics that make meeting this requirement challenging.  

However, to delineate the alley from the parking lot and improve circulation, staff 

recommends the petitioner include a 6ft landscaping setback and narrow proposed the 
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ingress/egress. Staff does not support the requested variance from the north setback requirement 

along the alley.  

3). To use the city property to facilitate landscaping requirements on the southwest 

corner of the property.  

The site plan shows building and foundation landscaping located in the parkway. During 

review of the proposed plan, staff learned of a 10ft easement located at the property line. The 

easement necessitates a slight shift of the building. Moving the building negates the need for 

locating plantings in the parkway. Therefore, staff is not supportive of the request. Staff 

recommends against planting the required landscaping in the right-of-way. This does not 

preclude the city from adding additional landscaping in the right-of-way in the future.  

4). Dumpster location and screening. 

The dumpster is proposed next to the building and close to the sidewalk. While the 

proposed dumpster complies with the required screening, the dumpster’s location deviates from 

the requirements of the code. Dumpsters are not allowed in the required front yard setbacks. Staff 

recommends relocating the dumpster to the northeast corner. The area where the dumpster is 

currently proposed could then be converted into parking to ensure the development meets the 

required number of parking spaces.  

5). Pedestrian path through the parking lot. 

Division 12 of the zoning ordinance requires a pedestrian path through the parking lot. 

Due to the building’s location by the sidewalk, and the size of the parking lot, staff supports a 

variance from requiring a 5ft pedestrian path through the parking lot to the entrance.   

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. 

N-1.1C Improve the walkability to destinations such as schools, parks, and neighborhood 

commercial centers to preserve and enhance the walkable character of neighborhoods.  

D-2.1c Create and sustain consistent downtown streetscape and design, including gateway areas 

Tier 1 Infill Redevelopment priority. 

Findings of Fact: 

The 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 is located on the south side of the property near the streets and 
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has been designed to angle with the curvature of the lot to encourage a more pedestrian 

friendly design. Adding a landscaping setback to separate the alley from the parking lot 

will assist with circulation and minimize congestion of the alley. The standard will be 

met once the additional landscape setback is added and the ingress/egress is 

narrowed and better defined.  

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 use is compatible with the adjacent and 

surrounding uses. 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 proposed development is located at the intersection of two major streets, 

and accessible via car. The streets are improved with pedestrian and transit facilities. 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 use is compatible with surrounding uses and offers an amenity and 

destination to nearby residents. The applicant is favorable to locating the building closer to 

the street and providing parking in the rear of the property. This layout favors pedestrian 

walkability, is consistent with the nearby residential setbacks, and is consistent with other 

redevelopment in the area, such as The Foundry and Green Top Grocery located at 921 E. 

Washington. Additionally, the layout is compatible with building setbacks of the D-2, 

Downtown Transition District located within proximity to the subject property. The 

building’s location and curvature encourage windows that overlook the sidewalk, the bus 

stop, and the parking lot. Washington Street is a gateway to Bloomington’s Downtown 

and safety, as well as consistency are important design features. Due to site constraints, 

staff supports the variance for the parking lot perimeter landscaping setback on the east 

side of the property. The variance will allow a more pedestrian friendly building location 

and additional landscaping is provide by the foundation of the building. The standard is 

met.  

 STAFF RECOMMENDATION: 

That the Planning Commission recommend City Council approve the Site Plan, submitted by 

Carmala, LLC for a restaurant at 802 E. Washington Street, with the incorporation of staff 

comments case PR-02-19. 

Respectfully submitted, 

Planning Staff 
Attachments:  

1. Staff comments

2. Draft Ordinance

3. Application for site plan review

4. Exhibit A-“Legal Description”

5. Exhibit B- Site Plan

6. Aerial Map

7. Zoning Map

8. Newspaper publication and neighborhood

notice
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October 3, 2019 

City of Bloomington Staff Comments: 

• A 10ft easement boarders the property. The building is shown as located in the easement

and will need to shift, approximately 10ft, to the east or if the easement does not contain

utilities, shifted 5ft to the east while vacating a portion of the easement.

• Landscaping is shown in the public right-of-way rather than on the site. Shifting the

building will allow the landscaping to be on the property.

• There is a Connect Bus Stop at the intersection. Coordinate with Connect Transit for any

Transit infrastructure needed such as a bus stop pad.

• Stormwater Detention Requirements will be triggered by this work.  Investigate inclusion

of onsite storm water detention to comply with requirements. A fee in lieu may be

available at the discretion of the City Engineer.

• Entrance from the alley needs to be narrowed and improved with a curb and/or approach

within the alley.  Narrow the opening to the alley in compliance with the Manual of

Practice (Standard 4.06F).

• A 6ft parking lot perimeter landscaping setback is required between the alley and the

parking lot.

• Flow of traffic in alley is one way westbound.  Provisions should be made for traffic flow

to/from this site. Provisions can be addressed at the same the approach is defined.

• Relocate dumpster to the rear of the property, away from the sidewalk. A parking space

could be added where the dumpster is to account for the lost space.

• Align the parking spaces 12-14 with handicap parking to facilitate safer circulation. The

area by the building could be additional landscaping, additional bicycle parking (if

needed), or outdoor seating.

• Show details of ADA accessible route into the building.

• Luminaries should use full cutoff luminaire positioned in a way to maximize the cutoff

effect.



DRAFT 

ORDINANCE NO ________ 

AN ORDINANCE APPROVING AN APPLICATION SUBMITTED BY CARMALA, LLC 

REQUESTING APPROVAL OF THE SITE PLAN FOR A RESTAURANT IN THE B-1 

GENERAL COMMERCIAL DISTRICT FOR THE PROPERTY AT 802 E WASHINGTON 

STREET.  

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 for a restaurant 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 site plan, dated September 11, 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 recommended the City Council of the City of 

Bloomington approve said site plan; and 

WHEREAS, the City Council has the authority approve the Petition for the reinstatement of a 

Preliminary Plan. 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Bloomington, 

McLean County, Illinois: 

1. That the site plan, dated September 11, 2019, represented in Exhibit B 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 



Exhibit A 

802 E Washington 

PIN: 21-04-431-029 

MR QUICK SUBDIVISION LOT 1  

.31 ACRES 



Exhibit B

Site Plan
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Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 
(309)434-2226 

planning@cityblm.org 

September 16, 2019 

Dear Property Owner or Resident: 

The Planning Commission of the City of Bloomington, Illinois, will hold a public hearing on 
October 9, 2019 at 4 pm in the Council Chambers, 109 E. Olive Street, Bloomington, Illinois to 
hear testimony for a petition submitted by Carmala LLC requesting a site plan review for the 
property located 802 E. Washington St. The project involves development of LuLu’s Pizza 
Emporium.  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: 

MR QUICK SUB LOT 1 .31 ACRES (PIN: 21-04-431-029) 

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  



PU
BL
IC
 H
EA

RI
N
G
 O
N
 O
CT

.9
, 2
01
9 
FO

R 
A 
SI
TE
 P
LA
N
 R
EV

IE
W
 –
 8
02

 E
 W

AS
HI
N
G
TO

N
 S
T.
 

50
0 
ft
 b
uf
fe
r 






	East Side Landscape - Revised.pdf
	Sheets and Views
	East Side Landscape-Layout1


	Blank Page
	Blank Page
	Blank Page
	Blank Page



