
CITY OF BLOOMINGTON 

PLAN COMMISSION 

February 12, 2024        5:30 p.m. 
Council Chambers, Room #115 

Hybrid Zoom Link:  
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUN
GVGdZQTJHNjBBb3M0UT09 

Meeting ID:  823 6234 0978 Passcode:   622209 
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**Next Meeting February 12, 2024       Last Updated:  2/8/2024 
 
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.   
 
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 the 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. 
 

CITY OF BLOOMINGTON 
PLAN COMMISSION (Hybrid Meeting)  
City Council Chambers, 401 N Morton Street Bloomington – Room #115 
February 12, 2024 at 5:30 p.m. 
 
Virtual Link:  
 
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUNGVGdZQTJHNjBBb3
M0UT09 
 
Meeting ID:  823 6234 0978 Passcode:   622209 
 
Petition Map: https://arcg.is/0DmizG 
 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:  November 6, 2023 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 
 
Election of Officers 
 
Resolution for Interim Director Scanlan 
 
PETITIONS TABLED: 
 
SP-24-22 Cutters Kirkwood 123 LLC 
  115 E Kirkwood Ave 
  Parcel: 53-05-33-310-062.000-005 
  Request: Major site plan approval to construct a 4-story building with 3 floors of 
  residential units over a ground floor parking garage and retail space in the 
  MD-CS zoning district. The upper floors will consist of 15 dwelling units for a  
  total of 38 beds. Case Manager:  Karina Pazos 
 
ZO-34-23 City of Bloomington Planning and Transportation 
  Text Amendment 

Request: Text amendment related to Sign Standards and request for waiver of second 
hearing.  Case Manager: Jackie Scanlan 
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**Next Meeting February 12, 2024       Last Updated:  2/8/2024 
 
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.   
 
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 the 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. 
 

 

PETITION CONTINUED to SPECIAL SESSION MARCH 19, 2024:            

PUD-18-23 Sudbury Development Partners LLC 
  S. Weimer Rd 
  Request:  Request to rezone approximately 140 acres to Planned Unit Development  
  and a request for approval of a District Ordinance and Preliminary Plan. 
 Case Manager: Jackie Scanlan 
 
PETITIONS: 
 
ZO-45-23  Indiana Center for Recovery, LLC 
 1003, 1005, 1007, 1008, 1010, 1018 West 1st, 649 & 651 S Walker 

Parcel: 53-08-05-100-036.000-009; 53-08-05-100-033.000-009;  
53-08-05-100-096.000-009 
Request: Rezone 1.66 acres from Residential Small Lot (R3) to Mixed Use Healthcare 
(MH) Case Manager: Eric Greulich 
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CITY OF BLOOMINGTON 

PLAN COMMISSION 
RS-01-24 

 
WHEREAS, the Common Council of the City of Bloomington, Indiana, has established a 
Planning & Transportation Department under Bloomington Municipal Code § 2.14.000; 
and,  
 
WHEREAS, on January 2, 2024, Mayor Kerry Thomson appointed Jacqueline Scanlan 
as Interim Director of the Planning & Transportation Department of the City of 
Bloomington, Indiana; and,  
 
WHEREAS, Indiana Code § 36-4-9-2(a)(4) states that appointment of the head of the 
Planning & Transportation Department is subject to the approval of the City’s Plan 
Commission; and,  
 
NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY OF BLOOMINGTON 
PLAN COMMISSION, MONROE COUNTY, INDIANA, THAT:  
 

1. The City of Bloomington Plan Commission hereby confirms Mayor Kerry 
Thomson’s appointment of Jacqueline Scanlan as Interim Director of the Planning 
& Transportation Department of the City of Bloomington, Indiana.  
 

2. This Resolution shall be effective upon its adoption.  
 
PASSED AND ADOPTED by the City of Bloomington Plan Commission, Monroe County, 
Indiana, upon this 12th day of February, 2024.  
 
 
 
______________________________________  
Brad Wisler, President  
Bloomington Plan Commission 
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BLOOMINGTON PLAN COMMISSION  
STAFF REPORT  

CASE #: ZO-45-23     
DATE: February 12, 2024 

LOCATION: 1008-1018 W. 1st Street;  
  1003-1009 W. 1st Street;  
  649 -651 S. Walker Street 

PETITIONER: Indiana Center for Recovery, LLC 
1004 W. 1st Street, Bloomington 

REQUEST: The petitioner is requesting a map amendment (rezone) of approximately 1.66 acres 
from Residential Small Lot (R3) to Mixed-Use Healthcare (MH). 

BACKGROUND: 
Area:   1.66 acres 
Current Zoning:  Residential Small Lot (R3) 
Comp Plan Designation: Mixed Urban Residential / W. 2nd Street – Former Bloomington 

Hospital Focus Area 
Existing Land Use:  Vacant/Single Family Residence 
Proposed Land Use: Group Care Home, Large 
Surrounding Uses: North – Office  

South  – Mobile Home Park  
East     – Dwelling, Multifamily 
West – Office 

REPORT: The petition site encompasses 9 properties that total 1.66 acres. The properties are 
located at 1008-1018 W. 1st Street, 1003-1009 W. 1st Street, and 649-651 S. Walker Street and are 
all zoned Residential Small Lot (R3). There were residential structures on several of the properties, 
however all but 2 of those have been removed and there is one house remaining at 649 S. Walker 
Street and one at 1008 W. 1st Street. The petitioner also owns the property to the east at 909 W. 1st 
Street, however that property is not party of this rezoning request. The properties are not located 
in any Historic or Conservation Districts. 

The subject properties were all rezoned in 2021 during the City-wide zoning map update from the 
previous zoning of Mixed-Use Healthcare (MH) to the current zoning of Residential Small Lot 
(R3). The rezoning from Mixed-Use Healthcare to Residential Small Lot was a result of the 
departure of the Bloomington Hospital and subsequent medical uses and offices from this area to 
allow for the redevelopment of the properties in this area into residential uses. The Transform and 
Redevelopment Overlay (TRO) district was approved in 2022 for a large portion of the area 
formerly occupied by the Bloomington Hospital to further guide in the redevelopment of this area 
and provide a specific set of design standards and uses for this area. None of the properties within 
the petition site are located in the Transform and Redevelopment Overlay (TRO) district, however, 
that Overlay district is immediately to the north.  

The petitioner requests to rezone the property in order to redevelop them with a use that is not 
currently allowed. The petitioner is proposing to redevelop the properties for the construction of a 
new group living building on the north side of 1st Street and a new group living building on the 
south side of 1st Street. Each building would serve as a potential ‘Group Care Home’ to provide 
housing for individuals going through the Indiana Center for Recovery’s programs. No opioid 
treatment is proposed to be provided in the buildings.  
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For reference, the UDO defines a “Group Care Home” as- 
 

Group Care Home, FHAA, Small and Large: A residential dwelling or 
facility where persons are living, together with staff, as a single housekeeping 
unit providing care, supervision, and treatment for the exclusive use of citizens 
protected by the provisions of the federal Fair Housing Act Amendments of 
1988, as defined in that Act and interpreted by the courts, or by any similar 
legislation of the State of Indiana, including but not limited to facilities 
providing housing for handicapped, mentally ill, or developmentally disabled 
persons. This use does not include “Opioid Rehabilitation Home, Small” or 
“Opioid Rehabilitation Home, Large.” 
 

Group Home, FHAA Small 
A facility designed for and occupied by eight or fewer residents living together. 
Group Care Home, FHAA Large 
A facility designed for and occupied by nine or more residents living together. 
 

The UDO also has several Use-Specific Standards in Section 20.03.030(b)(11) that further 
regulates this use and are outlined below- 
 

Group Care Home, FHAA (Small and Large) & Opioid 
Rehabilitation Home, (Small and Large) 

   Group homes for the exclusive use of citizens protected by the 
provisions of the federal Fair Housing Act Amendments of 1988 
(FHAA), as defined in that Act and interpreted by the courts, or by any 
similar legislation of the State of Indiana, may be established in any 
Residential zoning district or portion of a Mixed-Use zoning district 
or PD district that permits residential dwellings, provided that they 
meet the definition of “small” and “large” facilities in Chapter 20.07: 
Definitions) and are located in zoning districts where facilities of that 
size are allowed pursuant to Table 3-1, and subject to the licensing 
requirements of the state and the City of Bloomington. 

      In the MN and R4 zoning districts, group homes shall not be designed 
for or occupied by more than 20 residents living together. 

      No Group Care Home shall be located within 300 feet of any 
other Group Care Home.  

    No Opioid Rehabilitation Home shall be located within 300 
feet of any other Opioid Rehabilitation Home. 

      Where minimum spacing is required by subsections (C) and (D) 
above, the distance shall be measured from the nearest property line 
of the property from which spacing is required to the nearest property 
line on which the group home will be located, using a straight line, 
without regard to intervening structures or public rights-of-way. 

 
 
While a rezone is not a request for a specific use, in this case, the petitioner has made clear a desire 
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for a particular use that would be allowed in the new district. However, the Use-Specific Standards 
require a separation for that use that doesn’t appear to be possible on these properties.  
 
The current zoning of the property as Residential Small Lot (R3) does not allow for the use ‘Group 
Care Home, FHAA, Large’. The use is limited in the Unified Development Ordinance (UDO) to 
all districts except the Residential districts of Residential Large Lot (R1), Residential Medium Lot 
(R2), and Residential Small Lot (R3). The petitioner is requesting to rezone these parcels from 
Residential Small Lot (R3) to Mixed-Use Healthcare (MH). 
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as ‘Mixed Urban 
Residential’ and it is also part of the ‘W. 2nd Street’ Focus Area. The Comprehensive Plan states 
these areas typically refers to the older neighborhoods that were developed with traditional block and 
grid-like street patterns, which is reflected in lot sizes and street layout of the area surrounding this site. 
The majority of these centrally located neighborhoods have been built out, so major changes will occur 
through redevelopment and property turnover. The Comprehensive Plan encourages these 
redevelopment opportunities to respect the scale and mass of surrounding structures that are mostly 
one and two-story in nature. A few locations may support increases in density and multifamily 
residential uses when located along higher volume roads or near major destinations, or located along 
neighborhood edges that may support small-scaled neighborhood mixed-uses. These instances shall 
use the Enhance Theme for development approvals.  
 
The Department  recognizes that the particular desired use, as opposed to the zoning district requested, 
is one that can be beneficial to the community and city as a whole. However, the Department has 
concerns about whether or not the zoning district that is being requested is supported by the 
Comprehensive Plan at this location. Additionally, the request is being done to allow larger structures 
deeper within a neighborhood, as opposed to located on a higher volume road. The Department has 
concerns about whether or not that is appropriate and supported by the Comprehensive Plan. 
 
One of the goals also stated within the Comprehensive Plan and discussed at length during the creation 
of the Transform and Redevelopment Overlay (TRO) District was the need to create owner occupied 
housing within this area, which would not be accomplished with this proposal. The creation of the 
TRO District was the culmination of many public outreach meetings and Plan Commission and City 
Council meetings that analyzed the desired land uses and development style within this overall area 
and a focus on smaller footprint buildings and more traditional site layout was desired and expressed 
several times during that process.  While multi-family style buildings are allowed and appropriate in 
some locations within the former Hospital area, the location of these properties for a Medical zoning 
district that is not on a high volume street and buried within a neighborhood may not be an appropriate 
location for this higher intensity zoning district. 
 
Zoning Map Amendment: The Plan Commission shall review the zoning map amendment 
petition and shall forward its recommendation to the Common Council in accordance with Section 
20.06.040(g) (Review and Decision), based on the approval criteria in Section 20.06.040(d)(6) 
Approval Criteria) and the following specific approval criteria: 
 
20.06.040(d)(6)(B) General Compliance 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

20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map 
Amendments (Including PUDs) 

i. Consistency with Comprehensive Plan and Other Applicable Plans
ii. Consistent with Intergovernmental Agreements

iii. Minimization or Mitigation of Adverse Impacts
iv. Adequacy of Road Systems
v. Provides Adequate Public Services and Facilities

vi. Rational Phasing Plan

20.06.070(b)(3)(E)(i)(1) Specific Approval Criteria:  

[a] The recommendations of the Comprehensive Plan;
[b] Current conditions and character of structures and uses in each zoning district;
[c] The most desirable use for which the land in each zoning district is adapted;
[d] The conservation of sensitive environmental features;
[e] The conservation of property values throughout the jurisdiction; and
[f] Responsible development and growth.

CONCLUSION: The Department recognizes the benefit of additional locations for those who 
need group home assistance, but has concerns about the map amendment request and how the 
request aligns with the Comprehensive Plan, as well as the implications of the desired use at this 
location and its existing surroundings. This petition is required to be heard at two hearings by the 
Plan Commission, and no waiver of second hearing was requested by the petitioner. 

RECOMMENDATION: The Department recommends the Plan Commission continue ZO-45-23 
to the required second hearing on March 11, 2024. 
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