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Virtual Link:  
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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) 
December 17, 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:   
 
December 3, 2025 
 
PETITIONS: 
 
V-55-25 / ZR2025-11-0111  John Germain 
     2303 N. Walnut Street 
     Parcel: 53-05-28-200-030.000-005 

Request: Determinate sidewalk variance from sidewalk installation 
on the west side of the property along the frontage of Old State 
Road 37 to allow a change in use to "Restaurant" in the Mixed-
Use Corridor (MC) zoning district. Case Manager: Jamie Kreindler 

 
 
 
 
 
 
 
 
 
 
 
 

Hearing Officer Member: 
 

Member Appointed By Term 

Ryan Robling Plan Commission 10/11/2022-Current 

 

tel:812-349-3429
mailto:human.rights@bloomington.in.gov
https://bton.in/xRLRA
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BLOOMINGTON HEARING OFFICER    CASE #: V-55-25 

STAFF REPORT       ZR2025-11-0111 

Location: 2303 N. Walnut Street     DATE: December 17, 2025

   

PETITIONER:   John R. Germain 

 3366 S. Oaklawn Circle  

Bloomington, IN, 47401 

 

REQUEST: The petitioner is requesting a variance from the required sidewalk installation 

along the frontage of N. Old State Road 37 to allow a change in use to “Restaurant” in the 

Mixed-Use Corridor (MC) zoning district. 

 

REPORT: The petition site is zoned Mixed-Use Corridor (MC) district and is approximately 

0.90 acres in size. It is currently developed with a building that has been vacant for a long time, 

and the petitioner is proposing to establish a community-oriented coffee shop at the location. 

Properties to the north, east, and south are also zoned MC, and the zoning to the west is Mixed-

Use Employment (ME). Surrounding land uses on N. Walnut Street include a mix of businesses 

such as B-Town Auto, McDonald’s, and Big Red Liquors. To the west is a mine/quarry located 

at 1800 N. Kinser Pike. 

 

Since the subject property has been vacant for over a year, the establishment of a new use on the 

property is considered a change in use. This requires that the site come into compliance with the 

Limited Compliance standards of the Unified Development Ordinance (UDO) outlined in Section 

20.06.090(f)(2)(B). The property has frontages along both N. Walnut Street to the east and N. 

Old State Road 37 to the west. Per UDO Section 20.04.050(d), pedestrian facilities are required 

along both street frontages. The petitioner intends to install a multi-use path and tree plot with 

street trees along N. Walnut Street as required by the City’s Transportation Plan. A variance is 

requested by the petitioner to not install a 6’ wide sidewalk along the N. Old State Road 37 

frontage. 

 

An email from Tim Street, Director of Parks and Recreation, is included as an attachment in the 

variance packet. In this email, the City’s Parks and Recreation Director provides his support for 

the variance request to not install a sidewalk along the N. Old State Road 37 frontage. 

 

CRITERIA AND FINDINGS FOR DEVELOPMENT STANDARDS VARIANCE 

 

20.09.130 e) Standards for Granting Variances from Development Standards: A variance 

from the development standards of the Unified Development Ordinance may be approved only 

upon determination in writing that each of the following criteria is met: 

 

1) The approval will not be injurious to the public health, safety, morals, and general 

welfare of the community. 

 

PROPOSED FINDING: The granting of the variance is not expected to be injurious to the 

public health, safety, morals, or general welfare of the community. As stated by the petitioner, 

“The property’s bedrock ledge rises sharply from the shoulder of the road to the flat portion of 
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the lot leaving no available space for a multi-use path. Cutting a path into the side of the ledge 

would create a risk of falling rock for pedestrians and injury to the path itself. In addition, a 

natural spring produces a substantial and continuous flow of water, which would flood any 

proposed path and create hazardous conditions for walking, running, or cycling.” Due to steep 

slopes (greater than 25%) on the west side of the site, sidewalk installation along N. Old State 

Road 37 is not feasible and potentially hazardous to the community. 

 

 
 

2) The use and value of the area adjacent to the property included in the Development 

Standards Variance will not be affected in a substantially adverse manner. 

 

PROPOSED FINDING: No adverse impacts to the use and value of surrounding properties as 

a result of the requested variance are found. Tim Street, Director of Parks and Recreation, was 

contacted regarding this variance request and stated that the question of bike and pedestrian 

access to Lower Cascades Park has a long-standing history and remains a long-term question that 

the City needs to answer. Mr. Street adds that building an individual segment of sidewalk along 

this location would not really help advance that access, which needs a bigger plan and effort. 

 

3) The strict application of the terms of the Unified Development Ordinance will result in 

practical difficulties in the use of the property; that the practical difficulties are peculiar to the 

property in question; that the Development Standards Variance will relieve the practical 

difficulties. 

 

PROPOSED FINDING: The strict application of the terms of the UDO will result in practical 

difficulties in the use of the property as it would require a pedestrian facility along a street 

frontage that is not appropriate or needed at this time. This makes it challenging to develop a 

coffee shop as proposed or any other compliant land use at the subject location in order to meet 

the UDO requirements. The practical difficulties are peculiar to the property in question in that 

this property has frontages on two different streets. Furthermore, the N. Old State Road 37 

frontage has several unique environmental constraints such as steep slopes and possible 

karst/spring features on the west near the N. Old State Road 37 frontage where the UDO requires 

a sidewalk. These factors create a difficulty in the installation and need for the sidewalk along 
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the N. Old State Road 37 frontage. The granting of the variance will relieve these difficulties by 

not requiring sidewalk installation along N. Old State Road 37, which is further supported by the 

City’s Parks and Recreation Department. 

 

RECOMMENDATION: The Department recommends that the Hearing Officer adopt the 

proposed findings and approve the petition with the following conditions: 

 

1. Site plan approval is required prior to issuance of any permits. 

2. A right-of-way use permit is required prior to any work in the public right-of-way. 

3. The steep slopes shall be placed within a conservation easement pursuant to the standards 

of UDO Section 20.05.040. 

 







Dear Hearing Officer, 

 

My intention with this project is to establish a community-oriented coffee shop within Bloomington’s Welcome Corridor 

through the redevelopment of a building that has long remained vacant.  

 

I am working closely with the City of Bloomington to bring the property and proposed coffee shop into full compliance 

with the UDO. One variance I am requesting relates to the multi-use path requirement along Old Highway 37. I 

believe this request satisfies the city’s standards for approval as outlined in the development requirements. The 

absence of a path at this location will not be injurious to the public health, safety, morals, or general welfare of the 

community, particularly given that this is a low-volume pedestrian pathway. Furthermore, the use and value of 

adjacent properties will not be affected in a substantially adverse manner, as those properties will continue to function 

as they always have. Lastly, strict application of this UDO requirement would result in practical difficulties unique to 

this site. The property’s bedrock ledge rises sharply from the shoulder of the road to the flat portion of the lot leaving 

no available space for a multi-use path. Cutting a path into the side of the ledge would create a risk of falling rock for 

pedestrians and injury to the path itself. In addition, a natural spring produces a substantial and continuous flow of 

water, which would flood any proposed path and create hazardous conditions for walking, running, or cycling. 

The proposed development will comply with the UDO by providing a pedestrian multi-use path along Walnut Street, 

which is a high-traffic area for pedestrians. This approach ensures safe pedestrian circulation where it is most needed 

while maintaining adherence to city standards. There is also precedent for granting a variance in this area: an 

adjacent property to the north recently applied for the same variance and was approved. Additionally, the City of 

Bloomington Parks and Recreation Department has expressed support for granting this variance, indicating that they 

do not believe a multi-use path is necessary at this specific location.  

Thank you for your consideration.  
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