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ZONING BOARD OF APPEALS - REGULAR SESSION
GOVERNMENT CENTER CHAMBERS, 4TH FLOOR, ROOM #400
115 E. WASHINGTON STREET, BLOOMINGTON, IL 61701
WEDNESDAY, MAY 15, 2024, 4:00 PM

Call to Order
Roll Call

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.

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.

A. Review and approval of the minutes of the April 17, 2024, regular meeting of the
Bloomington Zoning Board of Appeals. (Recommended Motion: Motion to accept

the minutes, as presented.)
Regular Agenda

A. SP-03-24 & V-04-24 - Public hearing, review, and action on a request submitted
by Andrew Fell Architecture & Design, representing owner Curtis Boone, for

approval of a Special Use Permit for an Assisted Living Facility (Independent
Living), in the B-1 (General Commercial) District, and a Variance from §8503A of
the Zoning Code for increased allowable Floor Area Ratio (FAR), for the property
located at 1410 Leslie Drive. (PIN: 15-31-227-024). (Recommended Motion: 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 with the Condition
that interior and perimeter parking lot requirements are met, per Code
requirements; Motion to establish findings of fact that all standards for approval
of a Variance are met, carrying out the strict letter of the Code does create a

practical difficulty or particular hardship for the Applicant, and to approve the
request as submitted. )

New Business

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.



\’\’gégfﬁfz/{{fﬁ ILLINOIS

REGULAR AGENDA ITEM NO. 4.A.
FOR ZONING BOARD OF APPEALS: May 15, 2024

WARD IMPACTED: City-Wide Impact

SUBJECT: Review and approval of the minutes of the April 17, 2024, regular meeting of the
Bloomington Zoning Board of Appeals.

RECOMMENDED MOTION: Motion to accept the minutes, as presented.

STRATEGIC PLAN LINK:
Goal 1. Financially Sound City Providing Quality Basic Services

STRATEGIC PLAN SIGNIFICANCE:
Objective 1c. Engaged residents that are well informed and involved in an open governance
process

BACKGROUND: N/A

COMMUNITY GROUPS/INTERESTED PERSONS CONTACTED: N/A

FINANCIAL IMPACT: N/A

Respectfully submitted for consideration.
Prepared by: Jon Branham

ATTACHMENTS:
ZBA Minutes - 2024-04-17.docx
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DRAFT MINUTES
ZONING BOARD OF APPEALS - REGULAR SESSION
WEDNESDAY, APRIL 17, 2024, 4:00 PM

The Zoning Board of Appeals convened in regular session at 4:02 PM, April 17, 2024. called the
meeting to order.

Roll Call

Attendee Name Title Status

Terry Ballantini Vice Board Chair Present
Michael Straza Board Chair Present
Ross Webb Board Member Present
Tim Foley Board Member Absent
Zachary Zwaga Board Member Present
Nikki Williams Board-Member Present
Victoria Harris Board Member Absent

City Staff present included Jon Branham, City Planner; Alissa Pemberton, City Planner; Kelly
Pfeifer, Assistant Director of Economic and Community Development; John Myers, Assistant
City Planner, and George Boyle, Assistant Corporation Counsel.

Public Comment
No public comment was provided.

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.

Vice Board Chair Ballantini made a motion, seconded by Board Member Webb, to
approve the consent agenda as presented.

Roll call.

AYES: Board Chair Straza; Vice Board Chair Ballantini; Board Member Webb;

Board Member Williams; Board Member Zwaga

Motion passed.

Item 4.A. Review and approval of the minutes of the March 20, 2024, regular meeting of
the Bloomington Zoning Board of Appeals.

DRAFT MEETING MINUTES
ZONING BOARD OF APPEALS - REGULAR SESSION
WEDNESDAY, APRIL 17, 2024, 4:00 PM
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Regular Agenda

The following item was presented:
Item 5.A. V-03-24 - Public hearing, review, and action on a request submitted by Mark
Fetzer, for approval of Variances to allow a reduced required Side Yard setback for the
properties located at 6 Eric Court and 8 Eric Court (PINs: 21-19-202-012 and 21-19-202-

011).

Mr. Myers presented the staff report with a recommendation for approval of a Variances
to the Side Yard requirements. He described the proposed properties and structures and
identified the surrounding zoning and land uses. He noted the history of the properties
and the similarities with other recent Variances cases which were approved in the same
development due to updates to the Zoning Code.

Board Chair Straza opened the public hearing.

Mark Fetzer (1305 Winterberry Circle), Applicant, provided further background on the
project. He agreed with staff’s summary and expressed thanks to staff. He inquired if
there were any additional questions.

Board Chair Straza closed the public hearing.
Mr. Myers reviewed the findings of facts required for a variance.
There was no further Board questions or discussion.

Vice Board Chair Ballantini made a motion, seconded by Board Member Zwaga, to
establish findings of fact that the standards for approval of the Variances are met,
that carrying out the strict letter of the Code does create a practical difficulty or
particular hardship for the petitioner, and to approve the Variances with no
conditions.

Roll call.

AYES: Board Chair Straza; Vice Board Chair Ballantini; Board Member Webb;

Board Member Williams; Board Member Zwaga

Motion passed.

New Business
There was no new business.

Adjournment

Chair Straza made a motion, seconded by Board Member Zwaga, to
adjourn the meeting.

AYES: Board Chair Straza; Vice Board Chair Ballantini; Board Member Webb;
Board Member Williams; Board Member Zwaga

Motion passed.

DRAFT MEETING MINUTES
ZONING BOARD OF APPEALS - REGULAR SESSION
WEDNESDAY, APRIL 17, 2024, 4:00 PM
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The Meeting Adjourned at 4:11PM

CITY OF BLOOMINGTON

Michael Straza, Board Chair Jon Branham, Staff Liaison

DRAFT MEETING MINUTES
ZONING BOARD OF APPEALS - REGULAR SESSION
WEDNESDAY, APRIL 17, 2024, 4:00 PM
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REGULAR AGENDA ITEM NO. 5.A.
FOR ZONING BOARD OF APPEALS: May 15, 2024

WARD IMPACTED: Ward 3

SUBJECT: SP-03-24 & V-04-24 - Public hearing, review, and action on a request submitted
by Andrew Fell Architecture & Design, representing owner Curtis Boone, for approval of a
Special Use Permit for an Assisted Living Facility (Independent Living), in the B-1 (General
Commercial) District, and a Variance from 8503A of the Zoning Code for increased allowable
Floor Area Ratio (FAR), for the property located at 1410 Leslie Drive. (PIN: 15-31-227-024).

RECOMMENDED MOTION: 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 with
the Condition that interior and perimeter parking lot requirements are met, per Code
requirements; Motion to establish findings of fact that all standards for approval of a
Variance are met, carrying out the strict letter of the Code does create a practical
difficulty or particular hardship for the Applicant, and to approve the request as
submitted.

STRATEGIC PLAN LINK:
Goal 5. Great Place - Livable, Sustainable City
Goal 3. Grow the Local Economy

STRATEGIC PLAN SIGNIFICANCE:
Obijective 5b. City decisions consistent with plans and policies
Objective 3a. Retention and growth of current local businesses

BACKGROUND: The Applicant seeks a Special Use Permit to allow an Assisted Living
Facility (Independent Living) in the B-1 (General Commercial) District, per § 44-503A and a
Variance to allow an increased allowable Floor Area Ratio (FAR) of 0.88, instead of the
allowable 0.8.

¢ No waivers of Use Provisions are requested. The Variance request is separate from Use
Provisions.
The facility would include a total of 63-units within a four-story building.
The Applicant proposes to occupy currently vacant property.
Vehicular access will be provided via an existing curb cut associated with the
healthcare facility located directly to the south.
A total of 46 parking spaces are provided, including four accessible spaces.

Per § 44-1707F, "If any variations to the regulations of this code would otherwise be
necessary for the development proposal, such review procedure shall be deemed to occur
simultaneously with the Zoning Board of Appeals’ public hearing and recommendation on the
special use permit application.”



COMMUNITY GROUPS/INTERESTED PERSONS CONTACTED: Notice was published in
The Pantagraph on Tuesday, April 30, 2024. Courtesy notices were mailed to 11 property
owners within 500 feet of the subject property.

FINANCIAL IMPACT: Growth of local tax base.
Respectfully submitted for consideration.
Prepared by: Jon Branham

ATTACHMENTS:

SP-03-24_- 1410_Leslie_Dr_-_ FINAL.docx

SP-03-24 - 1410 Leslie Dr - Permit Drawings (inc Site Plan)
SP-03-24 - 1410 Leslie Dr - Landscape Plan

SP-03-24 - 1410 Leslie Dr - Rendering 1

SP-03-24 - 1410 Leslie Dr - Rendering 2



Y Blooiniieglon

ZONING BOARD OF APPEALS

TO: ZONING BOARD OF APPEALS

FROM: Economic & Community Development Department

DATE: May 15, 2024

CASE NO: SP-02-24, Special Use Permit for Assisted Living Facility (Independent Living)

and V-04-24, from § 44-503A of the Zoning Code

REQUEST: Public hearing, review, and action on a petition submitted by Andrew Fell
Architecture & Design, representing owner Curtis Boone, requesting approval of
a Special Use Permit for an Assisted Living Facility in the B-1 (General
Commercial) District, and a Variance from § 44-503A of the Zoning Code, to allow
an increased allowable Floor Area Ratio (FAR), for the property located at 1410
Leslie Drive. PIN: 15-31-227-024.

BACKGROUND

Request:

The Applicant seeks a Special Use Permit to allow an Assisted Living Facility (Independent Living) in
the B-1 (General Commercial) District, per § 44-502B which indicates Assisted Living Facilities may be
permitted as Special Uses in the B-1 District. No waivers to Use Provisions are requested. The Applicant
proposes to construct a 63-unit, four-story facility at the property with associated parking (46 spaces).
The facility would contain a total of 91 beds. Interior and perimeter parking lot landscaping should be
provided. Appropriate stormwater detention will be provided. A direct pedestrian connect to the
public sidewalk and bicycle parking have been provided.

The Applicant also seeks a Variance § 44-503A of the Zoning Code, to allow an increased allowable
Floor Area Ratio (FAR) of 0.88, instead of the permitted 0.80 in the B-1 District.

Notice:

The application was filed in conformance with applicable procedural and public notice requirements.
Notice was published in The Pantagraph on Tuesday, April 30, 2024. Courtesy notices were mailed to
11 property owners within 500 feet of the subject property.

ANALYSIS

Property Characteristics:

The subject property consists of 1.93 acres of property located at 1410 Leslie Drive. The property was
recently subdivided and separated from the property to the south. Those properties are now under
separate ownership. Surrounding properties contain a mix of commercial uses.

Surrounding Zoning and Land Uses:
Zoning Land Uses
B-1 (General Commercial) Community Center

North

Page 1 of 7



South B-1 (General Commercial) Assisted Living Facility

East B-1 (General Commercial) Hotel

West B-1 (General Commercial) Education (Pre-School)

Description of Current Zoning District:

The B-1 (General Commercial) District is intended 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. (§ 44-501A).

Subject Code Requirements:

§ 44-502B, “Allowed Uses Table” indicates Assisted Living Facilities permitted as a Special Use in the
B-1 District.

§ 44-1019, Group Living Facilities, Boarding and Rooming Houses, Homes for the Aged Use Provisions.

§ 44-503 (Table 503A)

Table 503A: Bulk and Site Standards B-1, B-2 and C-1 Districts

Lot Characteristics Site Design Development Intensity
Minimum Lot  Minimum Lot Eront Yacd Sida Yard Rcar.Yard Floor Area
Width Aren (F) (s) (R) Ratio Maximum Building Height
District w) (square feet) Min. Min. Min. (FAR) Feet Stories

STANDARDS FOR REVIEW - SPECIAL USE PERMIT

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 § 44-1707H
and discussed below.

Special Use Permit for Assisted Living Facility in the B-1 (General Commercial) 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 establishment, maintenance, and operation of an Assisted Living Facility (Independent Living)
is appropriate for this location and will not be detrimental to the public health, safety, comfort,
or general welfare of the other surrounding uses. The facility will provide needed health services
to the community and is located adjacent to a similar and shared facility. 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.

Page 2 of 7
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The designation on the City’s Future Land Use Map for this area is “Employment Center”; the
proposed Special Use would not have a negative impact on other uses appropriate for within that
designation. The establishment of the facility at this location would not be injurious to the use and
enjoyment of other property in the immediate vicinity as it would seemingly blend well,
particularly with the facility to the south. The proposed Special Use can be expected to maintain
property values within the neighborhood by ensuring active occupancy and maintenance of the
property. Standard is met.

. 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 proposed use is consistent with the character of other uses in the area. A healthcare facility
with memory care is located directly to the south of the site on Leslie Drive. The property is
completed surrounded by B-1 zoning and other compatible commercial uses are located near the
proposed facility. Standard is met.

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

provided.

City water and sewer are already available to the property, roadway and sidewalk access is existing.
Standard is met.

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

minimize traffic congestion in the public streets.

Ingress and egress are proposed to be provided by an existing curb cut along Leslie Drive which
serves the property to the south. Access easements will need to be established. Parking standards
on the surface lot proposed at the site are adequate and meet Code requirements (One space per
two beds). Standard is met.

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 proposed Assisted Living Facility use meets all the bulk and site standards for the District
except for the Floor Area Ratio, which would be addressed with a minimal Variance request. No
waivers to the additional Use Provisions are requested or provided as part of this Special Use
Permit. Standard is met.

STANDARDS FOR REVIEW - VARIANCE

As indicated in Ch. 44, 17-8 Variations, the Zoning Board of Appeals shall have the power to authorize
Variations to this Code where there would be practical difficulties or particular hardships in carrying
out the strict letter of those sections of this Code stated herein.

1.

That the property has physical characteristics that pose unreasonable challenges which make
strict adherence to the Code difficult.

Page 3 of 7
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The project was originally conceived and designed with both the subject property and the adjacent
southern property together as a unified development. The subdivision of the properties (approved
by City Council on 10-10-2022) essentially created the variance request. Alternatives such as
increasing land area by replatting or reducing building size were examined but ultimately
considered impractical and costly. There is not available adjacent land for sale, and redesigning
the project would require significant alterations and jeopardize project viability. Standard is
met.

2. That the Variance would be the minimum action necessary to afford relief to the applicant.

The Variance would allow for the development of the property with a suitable and compatible
facility for the area and the variance request minimally exceeds the FAR requirement (less than
10% above the requirement). The subject property and adjacent southern property are owned by
different entities and recombining the properties is not an option. Standard is met.

3. That the special conditions and circumstances were not created by any action of the applicant.

The Applicant did not create any special conditions or circumstances. The Applicant responded
with the variance request following the property line adjustments and realization that although
the totality of the development would be well under at 0.47 FAR, the project was over the required
FAR for this northern lot. Standard is met.

4. That granting the variation request will not give the applicant any special privilege that is
denied to others by the Code.

No special privileges would be granted to the applicant under these circumstances. Granting allows
the Applicant to make continued reasonable use of their property and the continuation of the same
square footage of the originally proposed structure. Compliance could be achieved by replatting
but the cost of time and expense is burdensome to the applicant and the City. Standard is met.

5. That the granting of the variation will not be detrimental to the public welfare, alter the
essential character of the neighborhood, nor unreasonably impair the use of development of
adjoining properties.

The granting of the Variance would not be detrimental, and it which would not impact the
character of the neighborhood. The proposed development is consistent with the scale of other
developments in direct vicinity. In fact, the original FAR considering the properties combined
resulted in a FAR of 0.47, which helps illustrate the overall benign impact. Adjacent properties
will not be prevented from reasonable use of their lands, nor will public welfare be placed at risk.
Standard is met.

STAFF RECOMMENDATIONS

Staff finds that the application meets all the standards for a Special Use Permit and recommends 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 with the condition that interior and perimeter
parking lot landscaping be provided.
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Staff finds that the application meets all the standards for granting a Variance and recommends that
the Zoning Board of Appeals take the following actions:

Motion to establish findings of fact that the standards for approval a Variance are met, carrying
out the strict letter of the Code does create a practical difficulty or particular hardship for the
Applicant, and to approve the request for a Variance to § 44-503A, as presented.

Respectfully submitted,
Jon Branham

City Planner
Attachments:
1. Zoning Map
2. Aerial Image
3. Ground-Level Views
4. Neighborhood notice map
5. Site Plan (separate attachment)
6. Landscape Plan (separate attachment)
7. Architectural Renderings (separate attachment)
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Attachment 1 - Zoning Map
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Attachment 3- Ground-Level View (from Leslie Dr)
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