
CITY OF BLOOMINGTON 

HEARING 
OFFICER 

August 30, 2023 @ 2:00 p.m. 
Kelley Conference Room #155 and Zoom 

Virtual Link:

https://bloomington.zoom.us/j/88225451589?pwd=SkQxQmQvTnBXc202M0ZPano1eW9r
dz09 

Meeting ID: 882 2545 1589 

Passcode: 897298 
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**Next Meeting: September 13, 2023 
  
 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) 
August 30, 2023 at 2:00 p.m. 
    
City Hall, 401 N. Morton Street 
Kelly Conference Room #155 
   
Virtual Link: 
 
https://bloomington.zoom.us/j/88225451589?pwd=SkQxQmQvTnBXc202M0ZPano1eW
9rdz09 

 
Meeting ID: 882 2545 1589  Passcode: 897298 
 
 
Petition Map: https://arcg.is/1TK5P4 
 
 
PETITIONS: 
 
CU-25-23 Annex of Bloomington LLC 
  321 E. 3rd Street / 228 S. Grant Street 

Request: Conditional use approval to allow a standardized business in the Mixed-Use 
Downtown zoning district within the University Village downtown character overlay (MD-
UV).  Case Manager: Katie Gandhi 
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BLOOMINGTON HEARING OFFICER CASE #: CU-25-23 / USE2023-08-0026 
STAFF REPORT DATE: August 30, 2023 
 
 
LOCATION: 321 E 3rd/228 South Grant Street (parcel #53-05-33-310-073.000-005) 
 
 
PETITIONER: Annex of Bloomington LLC 

409 Massachusetts Ave, Suite 300 
Indianapolis IN 46204 

 
OWNER: Annex of Bloomington, LLC 

409 Massachusetts Avenue, Suite 300 
Indianapolis, IN 46204 

 
 
REQUEST: Conditional use approval to allow a standardized business in the Mixed-Use 
Downtown zoning district within the University Village downtown character overlay (MD-UV). 
 
 
REPORT: The property is located at the northwest corner of the intersection of South Grant 
Street and East 3rd Street in the University Village downtown character overlay of the Mixed-
Use Downtown zoning district (MD-UV). The property was recently redeveloped as the west 
building of the Annex of Bloomington, a mixed-use development containing ground-floor 
commercial spaces with dwelling units on upper floors. 228 South Grant Street is the new 
address assigned to the recently developed building on the property, although the property itself 
is also associated with the address 321 East 3rd Street. 
 
UDO compliance for the site and the west building of the Annex was reviewed and approved as 
major site plan SP-15-20 (approved by the Plan Commission on July 13, 2020) and grading 
permit C20-430 (issued July 2, 2021), and all surrounding properties are also in the certificate of 
zoning compliance (CZC) C21-392 (issued October 8, 2021). 
 
All surrounding properties are also in the MD zoning district. Of these, properties to the north, 
east, and west are also within the University Village downtown character overlay (MD-UV), 
while properties to the south across 3rd Street are within the Downtown Edges downtown 
character overlay (MD-DE). Properties on the same block and to the north across the adjacent 
alley, as well as properties to the northeast across Grant Street are located in the Greater 
Restaurant Row Historic District. Adjacent surrounding properties and their uses include the 
following: 

 to the north and northeast: multi-family residential housing, restaurants, retail and office 
uses; 

 to the east, across Grant Street: the east building of the Annex of Bloomington, which 
includes a ground-floor commercial space with dwelling units on upper floors; 

 to the southeast: multi-tenant property with commercial uses; 
 to the south and southwest: restaurants and a mixed-use development including 

commercial uses on the ground-floor and dwelling units on upper floors; 
 to the west: multi-family residential housing, restaurants, and retail uses. 
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Staff Report, CU-25-23 / USE2023-08-0026, Page 2 

Annex of Bloomington, LLC, project owner and developer, is proposing to build out the ground-
floor commercial tenant space of the West Building at Annex of Bloomington for use as a 
restaurant under both the Coffee Beanery & Cold Stone Creamery brands.  
 
Annex of Bloomington has entered into a lease with franchisee and small business owner Asra 
Khan. Khan is expanding Coffee Beanery into Indiana with Bloomington being one of the first to 
open in Indiana. Khan has also facilitated the first partnership with Cold Stone Creamery to offer 
ice cream sales at this location, in addition to Coffee Beanery products. Bloomington, Indiana 
will be the first and only location in the country to offer both coffee and ice cream within Coffee 
Beanery. 
 
Both the Coffee Beanery and Cold Stone Creamery proposed uses meet the definition of a 
standardized business in the City of Bloomington Unified Development Ordinance (UDO), 
which, if located in the MD-CS and MD-UV zoning districts, requires conditional use approval 
and is subject to use specific standards. Coffee Beanery, established in the United States in 1976 
in Michigan, has over 100 locations throughout the U.S. and 20 locations internationally. Cold 
Stone Creamery, an American international ice cream parlor chain founded in 1988 in Arizona, 
has almost 100 locations throughout the U.S.  
 
The petitioner is requesting two identical, internally illuminated signs for this use – one sign 
facing south, the other facing east. The proposed signage is compliant with the dimensional 
standards for wall signs in the Mixed-Use Downtown (MD) district. Both signs will be flag-
mounted to aluminum and attached to the existing canopy, sitting no more than 8 inches from the 
wall facades.  
 
Coffee Beanery/Cold Stone Creamery also proposes to provide an outdoor patio seating area 
directly east of the east façade of the building and property line, along Grant Street. Patio seating 
accommodations would consist of recycled plastic furniture and aluminum umbrellas covered 
with red fabric. 
 
 
STANDARDIZED BUSINESS STANDARDS 
 
20.03.010(e)(2) Standardized Business 
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: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. 

(A) 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. 

(B) Visual complementation may also include interior décor. Elements of interior décor 
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Staff Report, CU-25-23 / USE2023-08-0026, Page 3 

such as displays of public art, photos or memorabilia of Bloomington or Indiana 
University, may be considered. 

 
STAFF COMMENTS: The architecture, scale and façade of this petition is compliant with 
prior site plan approval. The proposed outdoor patio seating furniture complements the 
contemporary architecture of the building using clean lines and minimalist aesthetic. The use of 
red color accents in the umbrellas was selected in honor of Indiana University. The petitioner has 
submitted a Right-Of-Way Seating and Merchandising Encroachment Application and begun the 
encroachment agreement process with the Public Improvements Manager in the Engineering 
Department. The petitioner has worked to create an exterior sign design that will be unique to 
this location, different than the typical franchise sign package, and complementary to existing 
surrounding signage. Because Bloomington will be the only location in the country to offer this 
particular combination of businesses, the proposed combination of these two business logos is 
unique. The placement of “Bloomington” underneath the logos connects these businesses to this 
community. The signage complements the modern building façade and the block lettering style is 
complementary to signage in the surrounding area. The existing building is not historic and is not 
located within a historic district. No specific interior décor or signage is being proposed. 
 
 
CRITERIA & FINDINGS 
 
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 proposed use of the property, the exterior design of the building, 
and the size of the associated proposed sign meet UDO requirements. The recently constructed 
building complies with utility, service, and improvement standards. Any changes to utility 
service would be reviewed with a building permit. The utilities specifically related to this 
building permit for this proposed interior remodel work is currently under review by City of 
Bloomington Utilities (CBU). The petitioner will comply with City of Bloomington Utilities 
(CBU) regulations for the restaurant use. There are no changes to the exterior of the previously 
approved building that are proposed with this use. Only the addition of new signage and interior 
remodeling is being proposed.  
 
20.06.040(d)(6) Approval Criteria (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 and 
does not interfere with the achievement of the goals and objectives 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 restaurant is 
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Staff Report, CU-25-23 / USE2023-08-0026, Page 4 

located near the restaurants of Restaurant Row as well as other retail and commercial uses. 
 

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, storm 
water 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. Access to the ground floor of 
Coffee Beanery/Cold Stone in the West Building was evaluated and approved as part of the site 
plan for Annex of Bloomington.  
 

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  

5. 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. No nuisance regarding noise, smoke, odors, vibrations, lighting, or hours of 
operation is found. The proposed signage will be required to meet lighting requirements and sign 
regulations. No pre-submittal neighborhood meeting was required for this petition. Adjoining 
property owners were notified about this petition by both mailing notice and signage placed on 
the property.  
 

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. The petitioner will be 
utilizing an existing tenant space and all work will be completed at one time. 
 
 
RECOMMENDATION 
 
The Department recommends that the Hearing Officer adopt the proposed findings and approve 
CU-25-23 / USE2023-08-0026 with the following conditions: 
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Staff Report, CU-25-23 / USE2023-08-0026, Page 5 

1. This conditional use approval is limited to the proposed design and use as a standardized 
business for the particular businesses in this petition. No other facade design or use is 
approved. Minor changes to the facade design, such as re-facing 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. Sign permit is required, and the design of all exterior signage shall conform to the designs 
shown in this approval. 

3. The petitioner shall obtain an encroachment agreement with the Board of Public Works 
for any encroachments prior to final occupancy.  
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Petitioner’s Statement 
The Annex Group – Annex of Bloomington LLC 

August 23rd, 2023 
 
Annex of Bloomington, LLC, project owner and developer, is requesting permission to allow 
Coffee Beanery, defined as a standardized business, into the first floor of Annex of Bloomington 
at 228 S Grant Street.   

 

Annex of Bloomington has entered into a lease with Coffee Beanery to occupy the entire first floor 
of the West Building at Annex of Bloomington.  Asra Khan, franchisee and small business owner, 
is expanding Coffee Beanery into Indiana with Bloomington being one of the first to open in 
Indiana.  In addition to selling Coffee, Ms. Khan was also able to facilitate the first partnership 
with Cold Stone Creamery to also offer ice cream sales.  Bloomington will be the only location in 
the country to offer both coffee and ice cream within Coffee Beanery.   

 

Coffee Beanery opened its first stores in the United States in 1976, before the American public 
knew the term “specialty coffee.” In the years that have followed, Coffee Beanery continues to 
build its brand and franchise organization on the principles of time-tested and honored traditions 
and values. Exceptional coffee, a warm relaxing environment, and a corporate culture that 
embraces its franchisees with every opportunity to succeed and exemplify these values. Today, 
Coffee Beanery has over 100 locations throughout the U.S., 20 locations internationally, and is 
recognized as an industry leader for its unique family business approach, corporate culture and 
commitment to quality. 

 

There are no proposed modifications to the previously approved façade of the building.  However, 
the façade design of the building allows for signage to be placed on the building canopies rather 
than standard wall signage at most Coffee Beanery and general retail locations.  Several options 
of signage were reviewed with staff to ultimately provide the unique sign proposed.  Since this is 
first ever combination Coffee Beanery/Cold Stone Creamery, there is no other signage like this in 
the Country.  Coffee Beanery has removed their logo and instead added Cold Stone’s logo along 
with adding “Bloomington” under both.  No other signage for either business has incorporated the 
name of the City into the signage.   
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COFFEE BEANERY INTERIOR BUILD-OUT
321 E 3RD ST, BLOOMINGTON, IN 47401

APPLICABLE CODES

PROJECT CONTACTS

WORK AREA SCHEDULE

SCOPE OF WORK

LOCATION MAP INDEX OF DRAWINGS
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GENERAL NOTES
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SCALE:1 SITE PLAN
 1/32" = 1'-0"
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SCALE:1 LIFE SAFETY PLAN
 1/8" = 1'-0"
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OCCUPANCY LOAD (2012 IBC)




SCALE:1 FLOOR PLAN
 1/8" = 1'-0"
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SCALE:1 FLOOR FINISH PLAN
 1/8" = 1'-0"

MATERIAL LEGENDS
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SCALE:1
LAV. CLEAR
FLOOR SPACE

 1/4" = 1'-0"SCALE:2
W.C FRONT
ELEVATION

 1/4" = 1'-0"SCALE:3
W.C SIDE
ELEVATION

 1/4" = 1'-0"SCALE:4
LAV FRONT
ELEVATION

 1/4" = 1'-0"

SCALE:10 PARTITION WALL TYPE
 1" = 1'-0"

SCALE:9 HUNG CLG. DETAIL
 3/8" = 1'-0" SCALE:8 TYP.DOOR JAMB DTL.

 3/8" = 1'-0" SCALE:7 TYP.DOOR HEAD DTL.
 3/8" = 1'-0" SCALE:6 CORNER GUARD DTL.

 3/8" = 1'-0" SCALE:5
WALL BASE DTL @
QUARRY TILE

 3/8" = 1'-0"
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SCALE:1 EQUIPMENT PLAN
 1/8" = 1'-0"SCALE:1 ELEVATION 01

 3/16" = 1'-0"

SCALE:2 ELEVATION 02
 3/16" = 1'-0"

SCALE:3 ELEVATION 03
 3/16" = 1'-0"
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QTY DESCRIPTION NEW/EXIST MAKE&MODEL
DIMENSION

VOLT PH.
AMP HZ HP.

REMARKS
LOAD

ITEM QTY DESCRIPTION MAKE&MODEL
DIMENSION

VOLT PH.
AMP HZ HP.

TOT-LB.
LOAD






ITEM
H W D H W D WATTSWATTS

NEW/ EXIST

COFFEE BEANERY WORK AREA EQUIPMENT SCHEDULE  - PART 1COFFEE BEANERY WORK AREA EQUIPMENT SCHEDULE  - PART 2



JOLLY  THULADEEDAS
REGISTERED

I ND I A NA

A

R
C H I T E

C

TSTATE OF



19









































 






 

 






 




SCALE:1 REFLECTED CEILING PLAN
 1/8" = 1'-0"
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SYMBOL DESCRIPTION MOUNTING VOLTAGE
LAMP

WATTS ORDER#
TOTAL WATTAGE
PER FIXTURE MANUFACTURER

LIGHT FIXTURE SCHEDULE
TYPE
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SCALE:1 MECH. PLAN RETAIL SPACE
 1/8" = 1'-0"

N

HVAC EQUIPMENT
SEQUENCE OF OPERATION

MECHANICAL NOTES
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HEAT LOSS & VENTILATION SCHEDULE - 2012 IMC

OCCUPANTS /
FLOOR AREA

(SQ. FT.)

BREATHING ZONE
OUTDOOR

AIRFLOW (Vbz)
SPACE USESPACE NAME

REQUIRED VENTILATION (CFM)

EXHAUST

PROVIDED VENTILATION (CFM)

OUTDOOR AIR EXHAUSTOUTDOOR AIR
SPACE AIRFLOW EQUIPMENT

ZONE AIR
DISTRIBUTION

EFFECTIVENESS (Ev)
ZONE OUTDOOR
AIRFLOW (Voz)

MECHANICAL EQUIPMENT SCHEDULE

AREA SERVEDEQUIPMENT TAG MANUFACTURER MODEL TYPE REMARKS HP / WATTS
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SCALE:1 MECH. GROUND FLOOR PLAN
 1/8" = 1'-0"
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SCALE:2 DUCT RISER DETAIL
 3/8" = 1'-0"



JOLLY  THULADEEDAS
REGISTERED

I ND I A NA

A

R
C H I T E

C

TSTATE OF



24



2

M-204

HP-3










































 






 

 






 

SCALE:1 MECH. ROOF PLAN
 1/8" = 1'-0"
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SCALE:2 PARTIAL ROOF PLAN

 3/8" = 1'-0"
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SCALE:1 ELECTRICAL POWER PLAN
 1/8" = 1'-0"
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ELECTRICAL NOTES

SCALE:2 PARTIAL ROOF ELEC.PLAN
 1/8" = 1'-0"
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ELECTRICAL PANEL SCHEDULE

BREAKERLOAD ITEM CIRCUIT PHASE CIRCUIT ITEM BREAKER LOAD

ELECTRICAL PANEL SCHEDULE

BREAKERLOAD ITEM CIRCUIT PHASE CIRCUIT ITEM BREAKER LOAD
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ELECTRICAL ENERGY
CONSERVATION NOTES

SCALE:1 ELEC. LIGHTING PLAN
 1/8" = 1'-0"
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WATER SUPPLY
CALCULATIONS

PLUMBING ENERGY
CONSERVATION NOTES

PLUMBING FIXTURE
CONNECTION SIZES

SCALE:1 WATER SUPPLY DISTRIBUTION
 1/8" = 1'-0"
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PLUMBING NOTES

SCALE:1 WATER SUPPLY DISTRIBUTION
 1/8" = 1'-0"
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A3.3WEST BUILDING PERSPECTIVE
3RD STREET LOOKING NORTHWESTNTS

Architecture + Planning
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A3.6EYE LEVEL PERSPECTIVE
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