
CITY OF BLOOMINGTON 

HEARING 
OFFICER 

July 16, 2025 @ 2:00 p.m. 
Kelly Conference Room #155 and Zoom 

Virtual Link:
https://bloomington.zoom.us/j/88225451589?pwd=SkQxQmQvTnBXc202M0ZPano1eW9rdz09 

Meeting ID: 882 2545 1589 
Passcode: 897298 
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 The City is committed to providing equal access to information. However, despite our efforts, at times, portions of 
our board and commission packets are not accessible for some individuals. If you encounter difficulties accessing 
material in this packet, please contact Melissa Hirtzel at hirtzelm@bloomington.in.gov and provide your name, 

contact information, and a link to or description of the document or web page you are having problems with. 
 

Auxiliary aids for people with disabilities are available upon request with adequate notice.  Please call 812-349-3429 or 
E-mail human.rights@bloomington.in.gov. 

 
 

 

CITY OF BLOOMINGTON 
HEARING OFFICER (Hybrid Meeting) 
July 16, 2025 at 2:00 p.m. 
    
City Hall, 401 N. Morton Street 
Kelly Conference Room #155 
   
Virtual Link: 
https://bton.in/xRLRA 
 
Meeting ID: 882 2545 1589  Passcode: 897298 
 
Petition Map: https://bton.in/G6BiA 
 
 
APPROVAL OF MINUTES:   
 
January 15, 2025 
March 12, 2025 
April 23, 2025 
 
PETITIONS: 
 
CU-25-25 / ZR2025-06-077  Apostolic Church of Jesus Christ 
     1100 E. Miller Drive 
     Parcel: 53-08-09-108-017.000-009 

Request: Conditional Use approval for a "Place of Worship" to 
facilitate expansion of a church in the Residential Medium Lot (R2) 
zoning. Case Manager: Joe Patterson 

 
CU-27-25/ ZR2025-06-0079  Everywhere Signs (Lids) 
     512 E. Kirkwood Avenue 
     Parcel: 53-05-33-405-074.000-005 

Request: Conditional Use approval to allow a Standardized Business 
in the University Village Downtown Character Overlay of the Mixed 
Use Downtown (MD-UV) zoning district. 
Case Manager: David Brantez 

 
CU-28-25/ ZR2025-06-0080               City Church for All Nations 
                                                             803 S. Madison Street 
                                                            Parcel: 53-08-05-100-145.000-009 

Request: Conditional Use approval for a "Place of Worship" to    facilitate 
placement of a church in the Residential High-Density Multifamily (RH) 
zoning district. Case Manager: Joe Patterson  
 
   

Hearing Officer 
 

Member Appointed By Term 
Ryan Robling Plan Commission 01/01/2025 – 01/01/2026 
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BLOOMINGTON HEARING OFFICER CASE #: CU-25-25 / ZR2025-06-0077 
STAFF REPORT DATE: July 16, 2025 
Location: 1100 E Miller Dr 
 
PETITIONER: Apostolic Church of Jesus Christ (Mickey Smith) 

1100 E Miller Dr 
Bloomington, IN 

 
OWNER: Apostolic Church of Jesus Christ 

1100 E Miller Dr 
Bloomington, IN 

 
REQUEST: Conditional Use approval for a "Place of Worship" to facilitate expansion of a church 
in the Residential Medium Lot (R2) zoning district. 
 
REPORT: This 1.82 acre property is located at the southeast corner of East Miller Drive and 
South Olive Street and is zoned Residential Medium Lot (R2). Adjacent properties are also 
zoned R2 and contain single family residential dwellings and a daycare. There is one lot to the 
east, located at 1240 East Miller Drive that is zoned Mixed-Use Neighborhood Scale (MN). 
There are also multi-family dwelling units further south along South Covey Lane in the 
Residential Multifamily (RM) zoning district. The overall petition site extends south along South 
Olive Street and east to South Highland Avenue and contains an existing church building, 
multiple parking areas, and two existing single-family residences. There are two existing single-
family residences at 1807 and 1809 South Olive Street that will be removed for the proposed 
project. There are no known regulated environmental features on the site.  
 
The property has been developed with an approximately 4,500 square foot church and associated 
surface parking areas. The parking areas are accessed by one drivecut on Miller Dr. and one 
drive cut on Highland Ave. The petitioner is proposing to construct an approximately 14,000 
square foot expansion to the south side of the church for a multipurpose gymnasium, offices and 
meeting rooms, and storage space for the church. Since the proposed addition to the building 
expands the gross floor area by more than 10%, this proposal also requires the site to come into 
compliance with the Limited Compliance standards of Section 20.06.090(f)(2)(B). This includes 
new landscaping throughout the property, installation of bike racks, and construction of 
pedestrian facilities with street trees along the property frontages. Those improvements will be 
reviewed with a subsequent minor site plan approval. The parking lots will ultimately result in a 
total of 41 parking spaces, which does not exceed the maximum allowed 43 spaces per the 
established 175 assembly seats in the sanctuary. Per the accessibility standards of Americans 
with Disabilities Act (ADA), the parking area for the nonresidential use must include at least two 
van accessible parking spaces based on the total 41 spaces provided. From the proposed 
configuration of the parking area, a bicycle parking area shall be provided with a minimum six 
bicycle parking spaces. The bicycle parking area is proposed at the entrance to the existing 
historical church building at the corner of Olive Street and Miller Drive. 
 
The church’s plans for expansion allow the historic elements of the existing church building to 
remain while incorporating a new structure that incorporates varying architectural elements and 
provides an additional gathering space and amenity space for the surrounding community with 
the multipurpose gymnasium and various offices for Staff and outreach programs. It furthermore 
provides new and refurbished sidewalks for pedestrian connectivity and landscaping to promote 
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connection with the natural elements as well as provide some buffering aspect to the use. The 
parking lots will be updated to meet UDO requirements.  
 
The church held a neighborhood meeting on site the evening of June 25 in which approximately 
50 people were in attendance. The church discussed its history and presence in the neighborhood, 
its vision for future growth (including building plans and outreach programs and community 
support), and reviewed the expansion project development plans in more detail. An opportunity 
for attendees to review printed schematics and ask questions followed. The primary concerns 
related to light intensity of any planned fixtures, the existing mature trees along Olive Street 
being removed for the sidewalk installation, and traffic generation/control. Each concern seemed 
to be appropriately addressed and assuaged by the church’s responses. Additional trees and 
landscaping are to be planted per their landscaping plan. No large-scale lighting was proposed 
and any lighting must meet the UDO requirements. Only a small number of exterior lights near 
entrances are being proposed. The parking and traffic are controlled in a manner that there would 
no vehicular traffic on Olive Street as entrances to the parking areas are on Highland Avenue and 
Miller Drive. Pedestrian access to the site and buildings are provided along all three frontages.  
 
The UDO allows the use “Place of Worship” only as a conditional use within this zoning district. 
To allow the church to expand the footprint of the building, the petitioners are requesting 
conditional use approval for the use “Place of Worship” as presented 
 
CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT 
 
20.06.040(d)(6) Approval Criteria 
(B) General Compliance Criteria: All petitions shall be subject to review and pursuant to the 
following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with other applicable regulations 
iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with prior approvals 

 
PROPOSED FINDING: The petition complies with the UDO, including the underlying R2 
zoning district. As such, the proposed building meets the R2 District Dimensional Standards 
including the maximum 40’ height for primary structures, the maximum 40% impervious surface 
coverage, and all setback requirements. A landscaping plan provides for a landscape buffer and 
fencing between the “Place of Worship” use and adjacent dwelling unit uses. The existing and 
proposed church buildings are to utilize existing utilities and services and shall comply with 
utility, service, and improvement standards. The proposed changes to the parking areas will 
satisfy requirements set in the UDO. There are no other applicable regulations and no prior 
approvals for this site that relate to the request in this petition. 
 
(C) Additional Criteria Applicable to Conditional Uses 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and any 
other applicable adopted plans and policies. 

 
PROPOSED FINDING: This proposal is consistent with the goals of the Comprehensive Plan 
for facilitating religious assembly within Neighborhood Residential. A church building has been 
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present at this site for many decades and the uses of the planned expansion allow for continued 
and expanded services for the surrounding community and its residents. The Comprehensive 
Plan section regarding land use intent for the Neighborhood Residential area (page 87) states that 
other land use activities, including places of religious assembly, can be appropriate within this 
area. In regards to building massing, the Comprehensive Plan states that buildings are no more 
than three, but most often two stories or less and have natural or landscaped front, side, and rear 
yards. The architectural building styles vary greatly within and between neighborhoods and/or 
subdivisions for this district. The wide range of architectural styles is a characteristic that should 
be maintained for this district. Public streets, sidewalks, and other facilities provide good access 
to other uses within the district, to area parks and schools, and to adjacent districts. The 
Comprehensive Plan also provides additional land development policy guidance criteria per the 
Land Use Development Approvals section (Page 88), “Optimize street, bicycle, and pedestrian 
connectivity to adjacent neighborhoods…” and “Create neighborhood focal points, gateways, 
and centers. These could include such elements as a…neighborhood-serving land use. These 
should convey a welcoming and open-to-the-general-public environment…” Additional guidance 
criteria include “Ensure that appropriate linkages to neighborhood destinations are provided…” 
and “Respect historic and environmental assets through site design, transportation networks, and 
architectural design strategies.” 
 
 

ii. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public services 
and facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  

 
PROPOSED FINDING: Adequate public service capacity exists. The church expansion plans 
to utilize existing water connections from the homes to be demolished as part of this project. The 
existing water main and pressure are sufficient to meet the sprinkling requirements of the project. 
Sewer capacity is sufficient to meet demands of the expansion. The expansion will install new, 
and refurbish existing, sidewalks which will improve pedestrian connectivity. Any changes to 
utility service will be reviewed and approved by the City of Bloomington Utilities Department, 
no problems with providing utility service to the addition have been identified. 
 

iii. Minimizes or Mitigate Adverse Impacts 
1. The proposed use and development shall not result in the excessive destruction, loss 

or damage of any natural, scenic, or historic feature of significant importance. 
2. The proposed development shall not cause significant adverse impacts on 

surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights. 

3. The hours of operation, outside lighting, and trash and waste collection shall not 
pose a hazard, hardship, or nuisance to the neighborhood. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 
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PROPOSED FINDING: There are no known regulated environmental features on the site. 
Although the church is listed as a Contributing structure, the proposed addition will not trigger 
Demolition Delay. No nuisance regarding noise, smoke, odors, vibrations, lighting, or hours of 
operation is found. Notable concerns from residents and attendees regarding lighting, parking, 
and disturbed natural features were discussed at a pre-submittal neighborhood meeting and 
appeared to be addressed satisfactorily. 
 

iv. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall contain 
all of the required streets, utilities, landscaping, open space, and other improvements 
that are required to comply with the project’s cumulative development to date and shall 
not depend upon subsequent phases for those improvements. 

 
PROPOSED FINDING: There is no phasing plan for this proposal. 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Hearing Officer adopt the proposed findings and approve CU-
25-25 / ZR2025-06-0077 with the following conditions: 
 

1. A Staff level Minor Site Plan and a Site Development Permit are required prior to any land 
disturbing activity. 

2. Unless otherwise approved by the Planning and Transportation Director, a compliant 
sidewalk and tree plot are required along Highland Avenue. 

3. This approval is valid for the petition as submitted and approved. Any future construction 
or work must meet all UDO requirements. 
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ARCHITECTURE 

  CIVIL ENGINEERING 

  PLANNING 
 

528 NORTH WALNUT STREET  BLOOMINGTON, INDIANA 47404 

812-332-8030  FAX 812-339-2990 

June 18th, 2025 
 
City of Bloomington Hearing Officer 
City of Bloomington Planning Department 
401 N. Morton Street 
Bloomington, Indiana 47404 
 
RE:  Apostolic Church of Jesus Christ Expansion 
        Minor Site Plan Approval Petitioner’s Statement  
  
City of Bloomington Hearing Officer or To Whom It May Concern: 
 
Our client, the Apostolic Church of Jesus Christ led by Pastor Mickey Smith, respectfully requests 
a ‘place of worship’ conditional use be granted for this development designed to mixed-use 
institutional (MI) zoning standards, although the site is located in a medium-lot residential (R2) 
zone. 
 
Project Narrative: 
 
The proposed development at 1100 East Miller Drive consists of expanding the existing building 
across two parcels now under the church’s ownership. The new church expansion will include 
administrative offices, a fellowship hall, a full-size gymnasium, meeting rooms, counseling rooms, 
and storage areas. These additions are designed to support ministry operations, community 
outreach, and church activities. The space will provide areas for administration, gatherings, 
recreation, teaching, pastoral care, and organized storage to meet the growing needs of the church 
and its mission.  
 
The expansion will increase the footprint of the building by 8,500 square feet (271%), the gross 
floor area of the complete proposed structure is 11600 square feet. The nature of this development 
meets criteria for a limited compliance, minor site plan review by the City of Bloomington’s 
development ordinance. Drainage, ADA parking, and landscaping improvements are being 
proposed as required by these limited compliance standards. The proposed site contains 41 parking 
spaces including two ADA spaces. This value is less than the 43 spaces per 175 assembly seats 
allowed by the Bloomington UDO. Stormwater will be routed to and treated by the existing 
detention facility in the east of the site. 
 
Sincerely, 
Bynum Fanyo & Associates, Inc. 
 
Drew Schrand, Project Engineer 
 
Copy: BFA File #402410 
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BLOOMINGTON HEARING OFFICER CASE #: CU-27-25 / ZR2025-06-0079 
STAFF REPORT DATE: July 16, 2025 
Location: 512 E Kirkwood AVE 
 
PETITIONER: Nathan Trueblood, Everywhere Signs 

2630 N Walnut ST 
Bloomington, IN 

 
OWNER: IU Foundation 

2901 E Discovery Parkway 
Bloomington, IN 

 
REQUEST: Conditional use approval to allow a standardized business in the Mixed-Use 
Downtown zoning district within the University Village Downtown Character Overlay of the 
Mixed Use Downtown (MD-UV) zoning district. 
 
REPORT: The property is located on the south side of E Kirkwood AVE between N Dunn ST 
and S Indiana AVE. It is in the University Village downtown character overlay of the Mixed-Use 
Downtown zoning district (MD-UV). All surrounding properties are zoned Mixed Use 
Downtown (MD) zoning district and within the University Village (MD-UV) overlay. 
Surrounding uses are all commercial businesses. The property has been developed with a one-
story commercial building that is utilized by Underground Printing as a “retail” use. 
 
The petitioner is proposing to add a new business within the existing building for the company 
Lids, which is an international apparel chain. Since the new tenant in the building and the 
proposed signage meets the definition of a standardized business in the City of Bloomington 
Unified Development Ordinance (UDO), conditional use approval is required. The UDO defines 
a standardized business as- 
 

Any type of commercial establishment located in the Courthouse Square Downtown 
Character Overlay or University Village Downtown Character Overlay, that are required 
by contractual or other arrangement or affiliation to offer or maintain standardized 
services, merchandise, menus, employee uniforms, trademarks, logos, signs, or exterior 
design. This use does not include “Office” uses located above the ground floor and any 
commercial businesses located in such a manner as to be devoid of any building frontage 
that is visible to a street, 

 
Changes to the building for the new tenant would only involve new awning signage along the 
front. The proposed sign for Lids will be approximately 8 square feet and feature their logo in 
white lettering against the red awning, which was a unique design for this location. There will 
also be a sign for Underground Printing that will be approximately 10 square feet. There is an 
existing 12 square foot cabinet sign on the west façade that will not be changed. This proposed 
sign reflects the partnership that Underground Printing has formed to sell Lids products at this 
location.  
 
The proposed signage is compliant with the dimensional standards for wall signs and awning 
signs in the Mixed-Use Downtown (MD) district.  
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STANDARDIZED BUSINESS STANDARDS: UDO 20.03.010(e)(2) lists the following use 
specific standards for standardized businesses. 
 
In the MD-CS and MD-UV character areas a standardized business shall require conditional 
use permit review in accordance with Section 20.06.050(b) (Conditional Use Permit), and shall 
comply with the following standards: 

(A) The proposed standardized business shall be designed and constructed in a style that 
visually complements its surroundings, especially the existing buildings on both sides 
of the same block the business is to be located, as well as the character of the particular 
overlay district. Visual complementation shall include, but may not be limited to: 
i. Architecture; 
ii. Scale; 
iii. Façade; and 
iv. Signage. 

(B) If the use is proposed for a site that contains an existing building of special historical, 
cultural, or architectural significance, with or without official historic designation, the 
proposed use shall seek to preserve and reuse as much of the existing building as 
possible, particularly the building’s façade. 

(C) Visual complementation may also include interior décor. Elements of interior décor 
such as displays of public art, photos or memorabilia of Bloomington or Indiana 
University, may be considered. 

 
STAFF COMMENT: The petition states that the sign has been designed with the E Kirkwood 
AVE existing architecture and signage colors and materials in mind. The Lids logo will be added 
to a red awning next to an Underground Printing logo slightly smaller than what was on the last 
awning of the same size and shape. There are other businesses on the Kirkwood corridor that 
have red awnings including Bicycle Garage Inc and the Indiana Shop. Red is a common color in 
the University Village given its proximity and connection to Indiana University. Red is not one 
of the Lids brand colors, as their signs typically have a black or blue background. 
 
There are many examples of awnings along Kirkwood that this location will continue to 
complement. This is distinct from a typical Lids location as they commonly use cloud signs and 
many of their locations are in indoor shopping malls, such as the College Mall in Bloomington. 
Awning signs are not a standard feature of the Lids brand. The awning sign visually 
complements the context of existing awnings on E Kirkwood AVE. The red awning sign fits 
within the architectural theme and color scheme of the overlay district and is distinct from other 
Lids locations. 
 
This petition meets the criteria for a standardized business, as detailed below in the proposed 
finding for 20.06.040(d)(6)(B) General Compliance Criteria. 
 
CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT 
 
20.06.040(d)(6) Approval Criteria 
(B) General Compliance Criteria: All petitions shall be subject to review and pursuant to the 
following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with other applicable regulations 
iii. Compliance with Utility, Service, and Improvement Standards 
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iv. Compliance with prior approvals 
 
PROPOSED FINDING: The petition complies with the UDO, including the criteria for a 
standardized business. The proposed square footage and placement of the signage is compliant 
with the signage standards in the Mixed Use Downtown (MD) zoning district which determines 
it has a maximum of 30 square feet available. The only other applicable regulation would be a 
right of way encroachment agreement. No approval from CBU is required for this tenant change 
out. There are no known prior approvals for this site. 
 
(C) Additional Criteria Applicable to Conditional Uses 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and any 
other applicable adopted plans and policies. 

 
PROPOSED FINDING: This proposal is in line with the goals of the Comprehensive Plan. The 
Comprehensive Plan identifies this area as “Downtown.” The Downtown district is meant to be a 
commercial hub that offers a variety of businesses and uses. The proposed retail use is located 
near other similar commercial spaces on E Kirkwood AVE and other standardized businesses. 
The MD-UV district and standardized business criteria ensures that businesses in this district will 
maintain the character of the district while still allowing for new growth and development. 
 

ii. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public services 
and facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  

 
PROPOSED FINDING: Adequate public service capacity exists. No changes to the building 
are proposed other than signage. 
 

iii. Minimizes or Mitigate Adverse Impacts 
1. The proposed use and development shall not result in the excessive destruction, loss 

or damage of any natural, scenic, or historic feature of significant importance. 
2. The proposed development shall not cause significant adverse impacts on 

surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights. 

3. The hours of operation, outside lighting, and trash and waste collection shall not 
pose a hazard, hardship, or nuisance to the neighborhood. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

 
PROPOSED FINDING: No destruction, loss, or damage of any natural, scenic, or historic 
features is found. Although the building is designated as a Contributing structure, it is not located 
within a historic district. No nuisance regarding noise, smoke, odors, vibrations, lighting, or 
hours of operation is found. The proposed signage will be lit with the existing internal LED 
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lamps. It will comply with all applicable sign regulations. No pre-submittal neighborhood 
meeting is required. 
 

iv. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall contain 
all of the required streets, utilities, landscaping, open space, and other improvements 
that are required to comply with the project’s cumulative development to date and shall 
not depend upon subsequent phases for those improvements. 

 
PROPOSED FINDING: There is no phasing plan for this proposal. 
 
RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Hearing Officer adopt the proposed findings and approve CU-
27-25 / USE2025-09-0079 with the following conditions: 
 

1. This conditional use approval is limited to the proposed design and use as a standardized 
business. No other façade design or use is approved. Minor changes to the façade design, 
such as refacing of signs or change of sign graphics within the allowed signage area, can 
be approved as consistent with this conditional use approval, subject to sign standards and 
other relevant regulations. 

2. A sign permit is required, and the design of all exterior signage shall conform to the designs 
shown in this approval. 

3. If required, the petitioner shall obtain an encroachment agreement with the Board of Public 
Works prior to installation. 
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SIGNAGE  |  BRANDED ENVIRONMENTS  |  MAINTENANCE

Project No. 57991

Lids Signage Package
512 E. Kirkwood Avenue
Bloomington, IN 47408
Location: 8450 
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2000 Center Drive
Suite C411
Hoffman Estates, IL 60192
Office 847.301.0510
identiti.net

Plan View:

Exterior
Site PlanNorth

A1

SIGNAGE CRITERIA
Code:
Aggregate Total of building and awnings: NTE 1.5 SF 
per LF of primary structure facing a street

*If signage is being exchanged like for like and 
existing dimensions are over code size allowance, the 
same sized signage can still be used

Landlord restrictions:
N/A

LEGEND
(North) Front Elevation - Awning

A1 NTE = 18 SF.

57991 02.13.2025

Andrew Moye

Liz Morgan

512 E. Kirkwood Avenue

Bloomington, IN 47408

A1

MH

05.15.2025
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Sign Type:2000 Center Drive
Suite C411
Hoffman Estates, IL 60192
Office 847.301.0510
identiti.net

57991 02.13.2025

Andrew Moye

Liz Morgan

512 E. Kirkwood Avenue

Bloomington, IN 47408

EXISTING PROPOSED ALLOWED SF: 18
PROPOSED COPY SF: 18

Vinyl: White (heat transfer vinyl)

N/A

Awning: to match Crimson PMS 201

N/A

N/A

N/A Signage:

Awning Reskin
A1

SCALE: 3/8” = 12”

Awning Reskin
Staple & Stich onto Existing

EXISTING LED LIGHTING TO REMAIN

48.00"
(4'-0")

232.00"
(19'-4")

24.00"
(2'-0")

Projection

8.00"

±46.625"
(3'-10 5/8")

240.00"
(20'-0")

216.00"
(18'-0")

±46.625"
(3'-10 5/8")

MH

05.15.2025

002

114.125"
(9'-6 1/8")

22.75"
(1'-10 3/4")
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BLOOMINGTON HEARING OFFICER CASE #: CU-28-25 / ZR2025-06-0080 
STAFF REPORT DATE: July 16, 2025 
Location: 803 S Madison St 
 
PETITIONER: City Church for All Nations (Seth Pate) 

1200 N Russell Rd 
Bloomington, IN 

 
OWNER: Indiana University Health Bloomington Inc 

PO Box 1149 
Bloomington, IN 

 
REQUEST: Conditional Use approval for a "Place of Worship" to facilitate placement of a church 
in the Residential High-Density Multifamily (RH) zoning district. 
 
REPORT: This 0.25 acre property is located at the north end of South Madison Street, west of 
South Morton Street and is zoned Residential High-Density Multifamily (RH). Adjacent 
properties to the north and east are also zoned RH and contain single family residential 
dwellings, parking areas, and local businesses. The adjacent property to the south is zoned 
Residential Multifamily (RM) and consists of single family dwellings. The adjacent property to 
the west consists of a large parking lot and doctor’s offices that is zoned Mixed-Use 
Neighborhood Scale (MN). Other nearby zoning districts include Mixed-Use Downtown 
Gateway (MD-DG) on the east side of South Morton Street, the B-Line Station Planned Unit 
Development (PUD) at the southeast corner of South Morton Street and West Dodds Street, 
Mixed-Use Medium Scale (MM) at the southwest corner of South Morton Street and West 
Dodds Street, and Residential Small Lot (R3) south of West Dodds Street and west of South 
Rogers Street at West Dodds Street north to West Wylie Street. These areas contain a variety of 
businesses, single family dwellings, duplexes, and multifamily dwellings. No known regulated 
environmental features exist on the site.  
 
The property has been owned by Indiana University Health and operated as a Printing Facility. 
The site is accessed on the south by the north terminal end of South Madison Street and on the 
east by a drive that is on South Morton Street. The petitioner is proposing to convert the facility 
for use as an extension of the City Church for All Nations as a church campus serving the 
downtown area. The building remodel itself will be primarily interior in nature with the front 
(west) façade receiving some exterior changes. Since this use will involve a Change in Use, this 
proposal also requires the site to come into compliance with the Limited Compliance standards 
of Section 20.06.090(f)(2)(B). This proposal includes revitalizing landscaping throughout the 
property, installation of bike racks, and some minor removal of impervious surfaces in an 
attempt to bring the site closer to the 65% maximum impervious surface coverage allowance for 
RH zoning standards to the maximum extent practicable. Those improvements will be reviewed 
with a subsequent minor site plan approval. The site has limited parking available but will utilize 
the parking lot to the west of the site, located at 717 South Rogers Street through a parking 
agreement with that landowner. Per the accessibility standards of Americans with Disabilities 
Act (ADA), the limited parking area on site for the nonresidential use must include at least one 
van accessible parking spaces based on a total of less than 25 spaces provided. From the 
proposed configuration of the parking area, a bicycle parking area shall be provided with a 
minimum six bicycle parking spaces. 
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While not required for this petition, the church attempted to contact the McDoel Gardens 
Neighborhood Association to discuss their plans but ultimately did not hear back from them. 
Staff responded to several inquiries relating to the zoning request signage posted on the property 
and sent via notice through the mail with no major concerns identified.  
 
The UDO allows the use “Place of Worship” only as a conditional use within this zoning district. 
To allow the church to convert the building for use as a downtown church campus, the 
petitioners are requesting conditional use approval for the use “Place of Worship” as presented, 
with a following Change in Use to be applied for and Minor Site Plan for review by Staff. 
 
CRITERIA AND FINDINGS FOR CONDITIONAL USE PERMIT 
 
20.06.040(d)(6) Approval Criteria 
(B) General Compliance Criteria: All petitions shall be subject to review and pursuant to the 
following criteria and shall only be approved if they comply with these criteria. 

i. Compliance with this UDO 
ii. Compliance with other applicable regulations 
iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with prior approvals 

 
PROPOSED FINDING: The petition complies or brings closer to compliance with the UDO, 
with the underlying RH zoning district standards. The existing building is to be repurposed and 
site improvements will bring the site closer to the maximum 65% impervious surface coverage 
requirements. The existing site layout limits the scope of available landscaping and buffering, 
however the planned use blends in with the large variety of uses and zoning districts nearby. 
Some vegetative areas along the south and east facades are planned to be revitalized and 
improved. There are no other applicable regulations and no prior approvals for this site that relate 
to the request in this petition. 
 
(C) Additional Criteria Applicable to Conditional Uses 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and any 
other applicable adopted plans and policies. 

 
PROPOSED FINDING: This proposal is consistent with the goals of the Comprehensive Plan 
for facilitating religious assembly within the Residential High-Density zoning district. There are 
a wide variety of uses and zoning districts adjacent to and near this site that allow for a church to 
blend seamlessly with the surrounding community. Future land use calls for this area to be 
Mixed Urban Residential and this also lies within the Switchyard North focus area. The 
Comprehensive Plan section regarding land use intent for the Mixed Urban Residential area 
(page 84) states that “Neighborhood-serving mixed-use properties also exist along higher volume 
street corridors and nodes within neighborhoods.” The Switchyard North intent (page 98) 
discusses that “…interests must serve multiple needs related to entrepreneurship, employment, 
single-family and multifamily housing…” A “Place of Worship” use is appropriate to include 
within this area and aids in accomplishing the Urban Services goal of Mixed Urban Residential 
(page 84) of “20-minute neighborhood” level of service and will facilitate in providing services 
and programs to fulfill needs of the surrounding community. The Land Use Development 
Approvals (page 99) of the Switchyard North area state that “…locations should also utilize the 
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underlying Land Use District designations within this chapter and apply the Transform 
development theme for approvals.” The Transform theme (page 82) describes that 
underdeveloped areas “present great opportunities to redevelop into a transformed built and 
natural environment. These areas can have the most variability from one to another in regards to 
their desired attributes (architectural style, site design, natural features, etc.) because of their 
opportunity to establish new contextual identity.” Repurposing this building as a church campus 
aids in accomplishing that redevelopment vision.  
 

ii. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public services 
and facilities include, but are not limited to, streets, potable water, sewer, stormwater 
management structures, schools, public safety, fire protection, libraries, and 
vehicle/pedestrian connections and access within the site and to adjacent properties.  

 
PROPOSED FINDING: Adequate public service capacity exists. The building has existing 
water and sewer connections to adequately serve the proposed church. Parking to be provided on 
site and on the adjacent property to the west. The B-Line trail is in close proximity to the site 
along the eastern side of South Morton Street. No problems are currently anticipated with any 
changes to the utility services, but will nonetheless be reviewed by the City of Bloomington 
Utilities Department. 
 

iii. Minimizes or Mitigate Adverse Impacts 
1. The proposed use and development shall not result in the excessive destruction, loss 

or damage of any natural, scenic, or historic feature of significant importance. 
2. The proposed development shall not cause significant adverse impacts on 

surrounding properties nor create a nuisance by reason of noise, smoke, odors, 
vibrations, or objectionable lights. 

3. The hours of operation, outside lighting, and trash and waste collection shall not 
pose a hazard, hardship, or nuisance to the neighborhood. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

 
PROPOSED FINDING: There are no known regulated environmental features on the site. No 
nuisance regarding noise, smoke, odors, vibrations, lighting, or hours of operation is found. No 
concerns have been identified thus far by residents and other interested parties. 
 

iv. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall contain 
all of the required streets, utilities, landscaping, open space, and other improvements 
that are required to comply with the project’s cumulative development to date and shall 
not depend upon subsequent phases for those improvements. 

 
PROPOSED FINDING: There is no phasing plan for this proposal. 
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RECOMMENDATION: Based upon the report and written findings of fact above, the 
Department recommends that the Hearing Officer adopt the proposed findings and approve CU-
28-25 / ZR2025-06-0080 with the following conditions: 
 

1. A Staff level Minor Site Plan and a Site Development Permit are required prior to any land 
disturbing activity. 

2. This approval is valid for the petition as submitted and approved. Any future construction 
or work must meet all UDO requirements. 
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