
 

Zoning Board of Appeals - Regular Session Agenda 
Government Center Boardroom, 4th Floor, Room #400 

115 E. Washington St., Bloomington, IL 61701 
Wednesday, April 15, 2026 - 4:00 PM  

1.  Call to Order 

2.  Roll Call 

3.  Public Comment 
Individuals wishing to provide emailed public comment must email comments to 
publiccomment@cityblm.org at least 15 minutes before the start of the meeting. Individuals 
wishing to speak in-person may register at cityblm.org/register at least 5 minutes before 
the start of the meeting. 

4.  Consent Agenda 
Items listed on the Consent Agenda are approved with one motion; Items pulled from the 
Consent Agenda are listed and voted on separately. 

 A. Review and approval of the Minutes of the February 18, 2026, regular meeting of 
the Bloomington Zoning Board of Appeals (Recommended Motion: Motion to 
accept the minutes, as presented.) 

5.  Regular Agenda 
All license creations, amendments or transfers are contingent upon compliance with all 
building, health and safety codes. 

 A. SP-01-26 - Public hearing, review, and action on a request submitted by Brian 
Plath dba Sneaker Box, LLC, for a Special Use Permit for General Retail Sales in 
the M-1 (Restricted Manufacturing) District, for the property commonly known 
as 716 E. Empire St., Suite 2, PIN: 14-33-482-03 (Recommended Motion: The 
proposed Ordinance be approved.) 

6.  New Business 

7.  Adjournment 
  

Individuals with disabilities planning to attend the meeting who require reasonable 
accommodations to observe and/or participate, or who have questions about the accessibility of 
the meeting, should contact the City's ADA Coordinator at 309-434-2468 or mhurt@cityblm.org. 
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Consent Agenda Item No. 4.A.  

For Zoning Board of Appeals: April 15, 2026 

Ward Impacted:  City Wide 

Subject: Review and approval of the Minutes of the February 18, 2026, regular meeting of the 
Bloomington Zoning Board of Appeals, as requested by the Development Services 
Department.   

Recommended Motion:  Motion to accept the minutes, as presented. 

Strategic Plan:  
Goal: Financially Sound City Providing Quality Basic Services. 
Objective: Engaged residents that are well informed and involved in an open governance 
process.  

Background:  In compliance with the Open Meetings Act, Board Minutes must be approved 
thirty (30) days after the meeting or at the second subsequent regular meeting whichever is 
later.  

Community Groups/Interested Persons Contacted: N/A 

Financial Impact: N/A  

Attachments: 

1.   2-18-26 Minutes 
2.   Minutes - Speaker's Exhibit A 
3.   Minutes - Speaker's Exhibit B 
4.   Minutes - Exhibit C 
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DRAFT MEETING MINUTES 
ZONING BOARD OF APPEALS – REGULAR SESSION 

WEDNESDAY, FEBRUARY 18, 2026, 4:00 PM 
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DRAFT MINUTES  
ZONING BOARD OF APPEALS - REGULAR SESSION 

WEDNESDAY, FEBRUARY 18, 2026, 4:00 PM 
 
The Zoning Board of Appeals convened in regular session at 4:00 PM, February 18, 2026. 
Board Chair Ballantini called the meeting to order.  
 
Roll Call  
Attendee Name Title Status 

Matt Steinkoenig Board Member Present 
Becky Welch Board Member Present 
Melissa Woods Board Member Present 
Victoria Harris Board Member Present 
Nikki Williams Board Vice Chair Present 
Terry Ballantini Board Chair Present 
John Poling Board Member Present 

 
City staff present included Jon Branham, Planner II; Marcus Ricci, Planner III; Alissa Pemberton, 
Planning Manager; Kelly Pfeifer, Director of Development Services; George Boyle, Assistant 
Corporation Counsel. 
 
Public Comment  
 
There was no public comment.  
 
 
Consent Agenda  
Items listed on the Consent Agenda are approved with one motion; Items pulled from the 
Consent Agenda for discussion are listed and voted on separately. 
 

Board Member Poling made a motion, seconded by Board Member Harris, to 
approve the Consent Agenda as submitted.  
AYES: Ballantini, Harris, Williams, Poling, Woods, Welch, Steinkoenig 
Motion carried (viva voce). 

 
Item 4.A. Review and approval of the minutes of the November 19, 2025, regular meeting 
of the Bloomington Zoning Board of Appeals. 
 

Regular Agenda 
 
The following items were presented:  

Item 5.A. SP-08-25 - Public hearing, review, and action on a request submitted by Vertical 
Bridge Development, LLC, for a Special Use Permit for a Wireless Communications Facility 

Page 3 of 47



 

DRAFT MEETING MINUTES 
ZONING BOARD OF APPEALS – REGULAR SESSION 

WEDNESDAY, FEBRUARY 18, 2026, 4:00 PM 
2 

 

in the B-1 (General Commercial) District, for the property located at 1106 Interstate Drive, 
PIN: 13-36-401-001. 
 
Mr. Ricci presented the staff report with a recommendation for approval. He reviewed the 
surrounding zoning and land uses. He described the characteristics of the property and 
details of the request, including how the property would be subdivided and utilized. He also 
reviewed the standards and use provisions as outlined in the staff report.  
 
Board Chair Ballantini inquired who would be responsible for extending the portion of 
Enterprise Drive that was mentioned. Mr. Ricci stated existing roads would be utilized for 
the project, and that Enterprise Drive is planned for eventual extension, but not in the 
immediate future. 
 
Board Member Poling stated he had questions but would wait for the applicant’s testimony. 
 
Board Chair Ballantini opened the public hearing. 
 
Jason Riggs (Representing Applicant, Project Consultant), provided further 
background on the project. He stated the key reasons for the request were for improved 
communication and capacity for T-Mobile. He identified current issues in the area and that 
there have been temporary activities to try to alleviate the issues. He stated this would 
allow for a more permanent solution.    
 
Board Member Harris stated the submittal package was very extensive and informative. 
 
Anna Ziegler (Representing Owner of Property), expanded on the request and stated 
support for the project. She stated her Board of Directors had already provided approval.    
 
Board Chair Ballantini inquired about the length of the contract. Ms. Ziegler stated she 
believed it was for 25 years.  
 
Board Member Poling inquired whether current access would support construction. Ms. 
Ziegler stated she believed so, as existing roads are mostly concrete, although some are 
gravel. She stated it would not interfere with other property operations.   
 
Bailey Shepperd (Representing the Owner of a Wireless Communications Facility 
located at 2201 W. College Avenue, Normal, IL), stated she had a legal brief prepared, 
and distributed copies to the Board. She stated she disagreed with staff’s recommendation. 
She stated that all other options have not been investigated. She noted the applicant’s 
need for a 150-foot tower. She stated her client’s tower is located 0.8 miles away from the 
proposed tower, and that tower is 140 feet tall and could be increased in height. She stated 
there is comparable coverage at both sites. She stated T-Mobile had not provided a “good 
faith” effort to work with her client. She stated there is no basis for approval. She stated the 
applicant presented no evidence that they have met the standards and cannot co-locate 
on the existing tower. She requested the Board deny the request.  
 
Mr. Boyle clarified that Exhibit 1 and Exhibit 2 were submitted for the record. He inquired 
whether individuals identified in the brief were available to speak. Ms. Shepperd stated they 
were not present. Mr. Boyle noted that in-person testimony provided ability to cross-
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examine which is important for due process, so the Board should keep that in mind when 
considering the provided exhibits.  
 
Board Chair Ballantini inquired if the principal reason for the opposition was to encourage 
T-Mobile co-locate on the existing tower. Ms. Shepperd stated that her client would like to 
have that conversation. Ms. Pemberton clarified that the applicant is Vertical Bridge. 
 
Board Chair Ballantini inquired if they had reached out to Vertical Bridge. Ms. Shepperd 
stated they had not reached out to the competitor.  
 
Ms. Pemberton stated the Board should give the applicant an opportunity to review and 
respond to the comments.  
 
Mr. Riggs stated they had reviewed the existing sites and map area. He noted the existing 
tower being referenced is too close to another tower on which T-Mobile has active service. 
He outlined how they conducted their search and restated the coverage issues in the area 
for T-Mobile.  
 
Board Member Harris inquired about the feasibility of adding height to an existing tower. 
Mr. Riggs stated it could be difficult and costly.  
 
Board Member Woods inquired about the ability for additional services on the proposed 
tower. Mr. Ricci confirmed additional services could be allowed at the new tower without 
requiring additional Board approval.  
 
Board Member Woods inquired if there were any concerns about the subdivision aspect of 
the application. Ms. Pemberton stated it was a simple plat, and she did not expect any 
issues. 
 
Board Member Poling inquired about the delay in the public hearing. Mr. Ricci stated there 
were delays due to plat clarification and noticing / affidavit timing requirements.  
 
Board Chair Ballantini closed the public hearing.   
 
Board Member Poling stated he was comfortable making a motion based on the staff 
recommendation.  
   

Board Member Poling made a motion, seconded by Board Member Harris, to 
adopt findings of fact that the proposal met all of the requirements for a Special 
Use Permit and to recommend approval of the item as presented.  
Roll call 
AYES: Ballantini, Williams, Poling, Woods, Harris, Welch, Steinkoenig 
Motion passed. 

 
 Mr. Ricci stated the item would proceed to City Council on March 9th.  
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New Business  
 

There was no new business reported.  
 

 
Adjournment 
 

Board Member Harris made a motion, seconded by Board Member Williams, to 
adjourn the meeting.  
AYES: Ballantini, Harris, Williams, Poling, Woods, Welch, Steinkoenig 
Motion passed (viva voce). 

 
The meeting adjourned at 4:47 p.m. 
 
 
Exhibits 

• Exhibit A – PowerPoint Presentation 
• Speaker’s Exhibit A – Petition Against Cell Tower Special Use Permit 
• Speaker’s Exhibit B – Proposed Tower / Existing Tower Site Map 

 
 
CITY OF BLOOMINGTON  

 
 
 
 
Terry Ballantini, Board Chair    Jon Branham, Staff Liaison 
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City of Bloomington
Zoning Board of Appeals
February 18, 2026
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CITY OF BLOOMINGTON 
ZONING BOARD OF APPEALS
FEBRUARY 18, 2026

Regular Agenda
Item Case Number Description

5.A. SP-08-25
Public hearing, review, and action on a request submitted by Vertical Bridge Development, LLC, for a Special Use Permit for a 
Wireless Communication Facility in the B-1 (General Commercial) District, for the property located at 1106 Interstate Drive (PIN: 
13-36-401-001)
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SP-08-25 
WIRELESS 
COMMUNICATION 
FACILITY
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SP-08-25
Public hearing, review, and 
action on a request submitted 
Vertical Bridge Development, 
LLC, for a Special Use Permit 
for a Wireless Communication 
Facility in the B-1 (General 
Commercial) District, for the 
property located at 1106 
Interstate Drive (PIN: 13-36-
401-001

LOCATION MAP
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SP-08-25
Public hearing, review, and 
action on a request 
submitted Vertical Bridge 
Development, LLC, for a 
Special Use Permit for a 
Wireless Communication 
Facility in the B-1 (General 
Commercial) District, for the 
property located at 1106 
Interstate Drive (PIN: 13-36-
401-001

PROPOSED SUBDIVISION

Page 25 of 47



SP-08-25
Public hearing, review, and 
action on a request submitted 
Vertical Bridge Development, 
LLC, for a Special Use Permit 
for a Wireless Communication 
Facility in the B-1 (General 
Commercial) District, for the 
property located at 1106 
Interstate Drive (PIN: 13-36-
401-001

SITE PHOTOS
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SP-08-25
Public hearing, review, and 
action on a request submitted 
Vertical Bridge Development, 
LLC, for a Special Use Permit 
for a Wireless Communication 
Facility in the B-1 (General 
Commercial) District, for the 
property located at 1106 
Interstate Drive (PIN: 13-36-
401-001

SITE PHOTOS
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SP-08-25
Public hearing, review, and 
action on a request submitted 
Vertical Bridge Development, 
LLC, for a Special Use Permit 
for a Wireless Communication 
Facility in the B-1 (General 
Commercial) District, for the 
property located at 1106 
Interstate Drive (PIN: 13-36-
401-001

ZONING MAP

Town of Normal

City of Bloomington

McLean County
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Findings of Fact – Special Use
Standard Finding

1. The establishment, maintenance, or operation of the Special Use will not be detrimental to or endanger the 

public health, safety, comfort, or general welfare.

2.  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. 

3. 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. 

4. Adequate utilities, access roads, drainage and/or necessary facilities have been or will be provided. 

5. Adequate measures have been or will be taken to provide ingress and egress so designed as to minimize traffic 

congestion in the public streets. 

6. 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 

Board of Zoning Appeals.

Standard is met.

Standard is met.

Standard is met.

Standard is met.

Standard is met.

Standard is met.
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Use Provisions – Wireless Communications Facilities
Standard - § 44-1037.

A.  Applicability of regulations: proposed facility is not exempt.

B.  Application: submitted application provided all of the required information.

C. & D. Residential facilities & Non-Substantial changes: not applicable.

E. New wireless towers.

     1) Location: the proposed cell tower complies with the allowance as a special use in the B-1 district.

     2) Co-location. The applicant has demonstrated that all possible avenues for co-location of antennas on existing towers or base stations have been investigated.

     3) Bulk standards. The proposed cell tower meets requirements for lot size, setbacks, and separation requirements from other towers over a 70-foot height.

     4) Capacity. The proposed cell tower provides space for two additional service providers.

     5) Concealment: the proposed cell tower would be located away from residential zones, would be an off-gray finish, and be shielded by evergreen hedges.

     6) Review period: the City must approve or deny the application within 150 days of submission.

     7) Review findings: the Planning Commission’s decision must be made in writing and based upon substantial evidence. Conditions may be based on the following: 

                  a) RF emissions: City may NOT impose conditions based on RF emissions.

                  b) Property values: Findings related to property values must be documented by expert testimony of a qualified professional.

                  c) Need for a new tower: the need cannot be accommodated on an existing structure, as no towers of the minimum 150’ height are 

                          in the search area.

F.  The proposed sell tower must be all requirements of the Bloomington Building Code.

G. The proposed cell tower will have only site identification signage, emergency contact information, and “No Trespassing” and safety signage.

H. The Applicant will remove the proposed cell tower at their own cost if it is unused for one year.

Standard is met.
Standard is met.
Standard is met.
Standard is met.

Standard is met.

Standard is met.
Standard is met.

Standard is met.
Standard is met.

Standard is met.

Standard is met.
Standard is met.
Standard is met.
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Staff Recommendation
CASE SP-08-26

Staff finds that the application meets all the standards for a Special Use Permit and meets all of the Use 
Provisions for a Wireless Communications Facility.

Recommended Action(s)

Motion to establish findings of fact that all standards for approval of a Special Use Permit are met and to 
recommend approval of the request for a Special Use Permit for a Wireless Communications Facility, as 
presented, in the B-1 (General Commercial) District, on a one-third-acre (0.33 ac) parcel to be known as 
Lot 3 Interstate Center Subdivision Lot 1, 2nd Resubdivision,  subject to minor modifications and technical 
corrections required for plat approval.
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Next ZBA Meeting: March 18, 2026
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Regular Agenda Item No. 5.A.  

For Zoning Board of Appeals: April 15, 2026 

Ward Impacted:  Ward 4 

Subject: SP-01-26 - Public hearing, review, and action on a request submitted by Brian Plath 
dba Sneaker Box, LLC, for a Special Use Permit for General Retail Sales in the M-1 
(Restricted Manufacturing) District, for the property commonly known as 716 E. Empire St., 
Suite 2, PIN: 14-33-482-03, as requested by the Development Services Department.   

Recommended Motion:  The proposed Ordinance be approved. 

Strategic Plan:  
Goal 3. Grow the Local Economy 
Objective 3d. Expanded retail businesses  

Background:  The Applicant seeks a Special Use Permit to allow General Retail Sales in the 
M-1 (Restricted Manufacturing) District, per § 44-602B which indicates this Commercial use is 
allowed as a Special Use in the M-1 District. The Applicant currently operates Hive 309, a co-
working space, in Suite 2 of Constitution Place. The Applicant has been running an online 
footwear retail sales operation from another location and would like to establish a brick-and-
mortar location where customers can view and purchase products in person. He proposes to 
allocate the west (front) half of the 2,050 square foot suite for retail sales, and continue the co-
working use in the east (rear) half of the suite; restroom and kitchen facilities would be shared.  

Community Groups/Interested Persons Contacted: The application was filed in 
conformance with applicable procedural and public notice requirements. Notice was published 
in The Pantagraph on Thursday, March 19, 2026. Courtesy notices were mailed to 97 property 
owners within 500 feet of the subject property. 

Financial Impact: N/A  

Attachments: 

1.   Staff Report with Attachments 1-4 
2.   Staff Report Att. 5 - Application and Site Plan 
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TO:  ZONING BOARD OF APPEALS  

FROM:  Development Services Department  

DATE:  April 15, 2026 

CASE NO:  SP-01-26, Special Use Permit for General Retail Sales  
REQUEST:  Public hearing, review, and action on a request submitted by Brian Plath dba 

Sneaker Box, LLC for a Special Use Permit for General Retail Sales in the M-1 
(Restricted Manufacturing) District, for the property commonly known as 716 E. 
Empire St., Suite 2. PIN: 14-33-482-032. 

 
  
BACKGROUND  
Request  
The Applicant seeks a Special Use Permit to allow General Retail Sales in the M-1 (Restricted 
Manufacturing) District, per § 44-602B which indicates this Commercial use is allowed as a Special Use 
in the M-1 District.   
  
The Applicant currently operates Hive 309, a co-working space, in Suite 2 of Constitution Place; this is a 
Commercial Business or Professional Office use in the M-1 District. The Applicant has been operating 
an online footwear retail sales operation from another location and would like to establish a brick-and-
mortar location where customers can view and purchase products in person. They propose to allocate 
the west (front) half of the 2,050 square foot suite for retail sales, and continue the co-working use in the 
east (rear) half of the suite; restroom and kitchen facilities would be shared.  
  
Notice  
The application was filed in conformance with applicable procedural and public notice requirements. 
Notice was published in The Pantagraph on Thursday, March 19, 2026. Courtesy notices were mailed to 
97 property owners within 500 feet of the subject property. 
  
ANALYSIS   
Property Characteristics  
The parcel containing the subject property consists of 1.47 acres at the northwest corner of East Empire 
and Linden Streets. The suite is at the south end of the 15,000+ sf building, east of the main parking lot 
(see Attachments). Other uses on the property include Light Manufacturing (Meltdown Creative Works), 
Sports & Fitness Establishment (Core Fitness; Dust 2 Glory Fitness), Instructional Studio (Dance Factory, 
Inc.), and Personal Care (Haven Studios, InsideOut Beauty Salon, ArtKore Tattoo, B-N Massage 
Therapy). 
 
     Surrounding Zoning and Land Uses:  
                  Zoning           Uses 
North  M-1 (Restricted Manufacturing)  Mini-Warehouses   
East  M-1; B-2 (Local Commercial)  Mini-Warehouses; Personal Care  
South  B-2  Industrial (vacant) 

West B-2 
Personal Care; Professional Offices; Sports & Fitness 
Establishment 

       ZONING BOARD OF APPEALS 
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The “Constitution Place” complex is comprised of four buildings, which will be denoted A, B, C, D from 
the west clockwise to the east. Building A contains five counseling services, a reiki clinic, a fitness facility, 
and a barbershop. Building B’s sole occupant is Keg Grove Brewing Company. Building C includes the 
subject co-working office, a light manufacturing shop, a dance studio, two fitness facilities, and four 
personal care facilities. Building D to the east is a mini-warehouse. The subject property was converted 
to the co-working use in March of 2024; prior to that it was the site of Nexus Church, in combination with 
Suite 1. Current clients of the co-working office have self-access to the suite on a 24/7/365 basis. The 
proposed retail use would operate Monday through Friday from 10 a.m. to 5 p.m.  
 
The four buildings share the parking lot at the complex; there are no designated spaces other than marked 
accessible spaces. In addition, there is a public parking lot to the south: this lot is adjacent to the 
Constitution Trail trailhead in Empire Junction Park, and it is open to the public at no charge. The section 
of the parking lot closest to the subject property provides the minimum parking required for the uses in 
Building C. The complex qualifies for minimum parking reductions due to proximity to transit, pedestrian 
accessibility, and proximity to a public, no-fee parking lot (§44-1209).  
 
Description of Current Zoning District:  
The intent of this M-1 Restricted Manufacturing District is to provide for industrial, warehouse, storage 
and transfer service uses with an absence of objectionable external effects in areas that are suitable for 
this type of development by reason of topography, relative location, and adequate utility and 
transportation systems. Compatibility with surrounding districts is further assured by limiting development 
to low industrial densities. Just as industrial uses are excluded from residential areas to promote public 
health, safety, and welfare, so are residential subdivision developments excluded from this district (§ 44-
601.A).  
  
Subject Code Requirements:  
§ 44-602.B, “Allowed Uses Table” indicates General Retail Sales uses are permitted as a Special Use in 
the M-1 District.   
  
There are no Use Provisions associated with a General Retail Sales use. 
  
 
STANDARDS FOR REVIEW  
  
The Zoning Board of Appeals (ZBA) shall hold at least one public hearing on any proposed Special Use 
and report to the Council its findings of fact and recommendations. Recommendations shall be made 
upon the determination that the Special Use meets all of the Standards of Approval listed in §44-1707.H 
and discussed below.   
  
Special Use Permit for General Retail Sales in the M-1 (Restricted Manufacturing) District.  
1. 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 Applicant states that, as a specialty retailer, they do not foresee an extreme uptick in traffic nor 
any complications or impact on safety, health, etc.  

Staff concur, finding that the proposed operation of a General Retail Sales use within the existing 
office use of this set of diverse personal care, fitness facilities, and light manufacturing uses would be 
appropriate for this location and would not be detrimental to the public health, safety, comfort, or 
general welfare of surrounding uses. When viewed from the next larger-scale of the Constitution Place 
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property, the proposed use would be one of the lower-intensity uses, generating less traffic than the 
artisanal craft brewery, the sports facilities, and the dance or yoga studios. Standard is met.  
  

2. 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 Applicant states that the proposed use would not impact their residential or commercial 
neighbors.  

Staff concur, finding that the proposed retail sales use would not negatively affect the neighboring 
area with increased noise or excessive traffic, and that it may positively affect activity at the 
neighboring uses by stimulating cross-traffic between uses, e.g., customers at fitness centers may 
need athletic footwear, and people buying athletic footwear would be exposed to nearby fitness 
facilities and dance and yoga studios. The proposed use can be expected to maintain property values 
within the neighborhood by increasing the active revenue generation – and economic viability – of the 
subject property. Standard is met.  
  

3. 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 Applicant states that the proposed use would not negatively impact the operation or growth of 
the surrounding businesses.  

Staff concur, finding that the proposed general retail sales use is compatible with the current uses of 
the building and the larger complex, considering the small proportion that it will be occupying: 1,000 
square feet in a 15,000 square-foot building: less than seven percent (7%). The proposed use would 
continue to be in character with the complex’s “local commercial” intent to provide service uses to the 
surrounding residential neighborhood. Future development and improvement of the surrounding 
properties would not be affected. Standard is met.  
  

4. Adequate utilities, access roads, drainage and/or necessary facilities have been or will be 
provided.   

The Applicant states that all adequate utilities and services exist.   

Staff concur, finding that the proposed use would not expand the building footprint and would be 
serviced by the existing utilities and roads at the site. Standard is met.  
  

5. 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 Applicant states that the existing parking currently has multiple ingress and egress points.  

Staff concur, finding that the proposed use would continue to be accessed from the existing parking 
lot using the two existing access points along E. Empire St., one of which is immediately adjacent to 
the entrance to Suite 2. There is an additional access north of Buildings C and D from Linden St. 
Parking spaces and circulation on the existing lot are adequate and meet Code requirements; spaces 
are well-marked. Standard is met.  
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6. 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 Board of Zoning Appeals.  

The Applicant states that the proposed use would fit in with the existing use and regulations of the 
neighboring businesses.  

Staff concur, finding that the proposed General Retail Sales use within the footprint of the existing co-
working use inside Building C meets the standards for the M-1 District. Standard is met.   

 
  
STAFF RECOMMENDATION   
  
Staff find that the application meets all the standards for a Special Use Permit and recommend that the 
Zoning Board of Appeals take the following actions:  

Motion to establish findings of fact that all standards for approval of a Special Use Permit are met, 
and to recommend approval of the request as presented.  

  
Respectfully submitted,  
Marcus Ricci, AICP  
Planner III  
  
Attachments:  

1. Zoning Map  
2. Aerial Image  
3. Site Photographs  
4. Neighborhood notice map  
5. Application and Site Plan (separate attachment)  
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 Attachment 1 - Zoning Map Attachment 2a & b - Aerial Maps
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Attachment 3 - Site Photos  
Figure 1 & 2 – Suite 2: SneakerBox proposed Retail Sales area inside Hive 309 co-working space. 
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Figure 3. Looking east towards building.  

 
Figure 4. Building C tenant sign; Building A in background.  
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Attachment 4 - Neighborhood notice map  
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Request Information

Contact & Ownership Information

Planning Zoning General
Application
Development Services Department

Submitted On:
Feb 16, 2026, 08:33PM EST

Application Type (Select All That
Apply)

Special Use Permit

Brief Project Description and
Justification

1 CURRENTLY RUN HIVE 309, A COWORKING SPACE AT 716 E EMPIRE
ST, STE 2. 1 ALSO STARTED SNEAKER BOX, AN ONLINE SNEAKER
RETAILER. WHILE WE ARE LOOKING FOR A PERMANENT LOCATION
(POTENTIALLY DT BLOOMINGTON, WE WANT TO USE 716 E EMPIRE,
STE 2 AS OUR RETAIL SPACE. 1 AM TOLD THE NEW ZONING WOULD BE
B2? WE ADDED A SECOND BATHROOM AND PASSED ALL CITY
INSPECTIONS BEFORE OPENINGAS HIVE 309. 1 DON'T BELIEVE
ANYTHING ADDITIONAL WOULD BE REQUIRED.

Has this project already been
discussed with the Planning Division,
or been reviewed by the Project
Review Group?

No

Property Information

Common Address of the Property
Involved

716 E EMPIRE STREET

Parcel Identification Number(s)
(PINs)

14-33-482-032

Legal Description Constitution Place LLC

Is this property subject to any Home
Owners' Association, Restrictive
Covenants, or other deed
restrictions?

No

Does this property or business hold
any licenses from the City? Ex: liquor
or video game licenses

No

Applicant Information
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Property Owner Information

Applicant Full Name First Name: Brian
Last Name: Plath

Applicant Title or Business (Optional) Sneaker Box, LLC

Applicant Contact Information

Applicant Full Address Street Address: 100 Lawrence Avenue
City: Normal
State: IL
Zip: 61761

Is this property owned by the
applicant?

No

Additional Parties (Optional)

Property Owner Full Name First Name: Erik
Last Name: Prenzler

Property Owner Phone Number I
Property Owner Email

Property Owner Title or Business
(Optional)

Constitution Place, LLC

Property Owner Full Address Street Address: 16023 Torreys Way
City: Broomfield
State: CO
Zip: 80023

Proof of Property Owner Consent Screenshot 2026-02-16 at 3.18.18PM.png

Party1

Party1Contact Information

Party 2

Party 2 Contact Information

Party 3

Party 3 Contact Information

Property Characteristics
Current Use of Property office

Proposed Use of Property office and retail
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Notes

Current Zoning

Does this Property have a Zoning
Overlay?

We will still use a portion of the space as coworking, and use half for retail
use.

M-l (Restricted Manufacturing) District

No

Application Request
What (if any) alternatives have been We looked at a space in uptown normal, but that didn't seem to be the right fit.
considered or pursued before We are still looking at future options in B/N, but this will provide the growth
applying for this request? opportunity we need to move the business forward.

Special Use Permit

1. Discuss whether the
establishment, maintenance, or
operation of the special use could be As a specialty retailer, we do not foresee an extreme uptick in traffic. We do
detrimental to or endanger the public not see any complications or impact on safety, health, etc...
health, safety, comfort or general
welfare.

2. Discuss whether the special use
could be injurious to the use and
enjoyment of other property in the
immediate vicinity for the purposes .. .. . , . ,We do not see any impact to our residential or commercial neighbors.
already permitted, and how you will
endure it does not substantially
diminish and impair property values
within the neighborhood.

3. Discuss whether the establishment
of the special use will impede the
normal and orderly development and We do not see an negative impact to the operation or growth of our
improvement of the surrounding surrounding businesses.
property for uses permitted in the
zoning district.

4. Discuss whether adequate utilities,
access roads, drainage and/or „ , .... , .All adequate utilities and services exist.
necessary facilities have been or will
be provided.

5. Discuss whether adequate
measures have been or will be taken
to provide ingress and egress so The parking lot currently has mult, ingress/egress points.
designed as to minimize traffic
congestion in the public streets.
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6. Discuss whether the special use
shall, in all other respects, conform
to the applicable regulations of the
district in which it is located, except We believe the intended use of the space as a specialty retailer will fit in with
as such regulations may be modified the existing use and regulations of the neighboring businesses.
by the Council pursuant to the
recommendations of the Board of
Zoning Appeals.

General

Full-Sized, Legible Site Plan 23.07.24 WAYFINDER SCHEMATIC DESIGN OPTION 4.pdf

Application-Specific Requirements

Signature Data First Name: Brian
Last Name: Plath
Email Address:

Signed at: February 16, 2026 8:33pm America/New_York
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