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Bloomington Historic Preservation Commission Meeting 
Hybrid Meeting 

In person: The McCloskey Room, 401 N Morton ST STE 135 Bloomington IN 47404
Zoom: https://bloomington.zoom.us/j/95852185508?pwd=M3J2aDgrdjdXaWh1QUN3eWRKYThKQT09  

Meeting  ID: 958 5218 5508 Passcode: 082945 
Thursday March 10, 2022, 5:00 P.M. 

AGENDA 

I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF MINUTES 
A. FEBRUARY 24, 2022 

IV. CERTIFICATES OF APPROPRIATENESS 
Staff Approval 

A. COA 22-21
621 W 7th St. (NWS Conservation District) 
Petitioner: Ian and Kathleen Bensberg 
Fence Construction 

Commission Review 
B. COA 22-16

701 S Ballantine Rd. (Elm Heights Historic District) 
Petitioner: Jonathan Fiedler 
Partial Demolition - Remove chimney 

C. COA 22-17
520 S Hawthorne St. (Elm Heights Historic District) 
Petitioner: Wes Biddle 
Solar Panel installation 

D. COA 22-18
1000 E Atwater Ave. (Elm Heights Historic District) 
Petitioner: John Biermann 
Full Window Change 

E. COA 22-19
208 E 16th St. (Garden Hill Historic District) 
Petitioner: Lisa Freeman 
Addition 

F. COA 22-20
916 S Morton St. (McDoel Historic District) 
Petitioner: Barre Klapper, Springpoint Architects 
Addition 
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V. NEW BUSINESS 

VI. OLD BUSINESS 
 Johnson Creamery Nomination 

Public comment opportunity 

 10th Street/ Bypass Construction - Hinkle Garton Farmstead 

VII. COMMISSIONER COMMENTS 

VIII. PUBLIC COMMENTS ANNOUNCEMENTS 
The demolition delay DD 22-09 for the proposed full demolition of 200 E Kirkwood Ave. 
(Contributing) will be revisited during the HPC Meeting scheduled for March 24, 2022. 

IX. ADJOURNMENT 

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

Next meeting date is March 24, 2022 at 5:00 P.M. and will be a teleconference via Zoom, in person or hybrid.  
Posted: 3/3/2022
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Bloomington Historic Preservation Commission Meeting 
Zoom: https://bloomington.zoom.us/j/95852185508?pwd=M3J2aDgrdjdXaWh1QUN3eWRKYThKQT09 

Meeting  ID: 958 5218 5508 Passcode: 082945
Thursday February 24, 2022, 5:00 P.M.

AGENDA

I. CALL TO ORDER

Meeting was called to order by Chair John Saunders @ 5:00 p.m.

II. ROLL CALL

Commissioners Present:

Sam DeSollar
Marleen Newman
Elizabeth Mitchell
Reynard Cross
Matthew Seddon
John Saunders
Allison Chopra

Advisory Members Present:

Duncan Campbell

Staff Present:

Gloria Colom, HAND
John Zody, HAND
Brent Pierce, HAND
Dee Wills, HAND
Patrick Dierkes, City Engineering Department
Jacqueline Scanlan, City Development Services Manager
Daniel Dixon, City of Bloomington Legal Department

Guests Present:

Justin Fox
Tim Cover
Melissa Brown
Jim Suttner
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 Suzanne 

Jacob Bower-Bir
Peter Dorfman
Karen Duffy
Richard Lewis
William Bianco
Elliot Lewis
Zach Bode

III. APPROVAL OF MINUTES

A. JANUARY 27, 2022

Elizabeth Mitchell made a motion to approve January 27, 2022 Minutes.
Marleen Newman seconded.
Motion Carries: 7 Yes (Schlegel, Chopra, Saunders, DeSollar, Cross, Seddon, 
Mitchell), 0 No, 0 Abstain

IV. CERTIFICATES OF APPROPRIATENESS

Staff Review
A. COA 22-13

414 W Dodds St. (McDoel Historic District)
Petitioner: Robert Shaw
Window replacement, non-contributing structure.

Gloria Colom gave presentation. See packet for details. 

Commission Review

B. COA 22-14
820 W Kirkwood Ave. (Near West Side Conservation District) 
Petitioner: Justin Fox
Addition to house - multi-family units.

Gloria Colom gave presentation. See packet for details.

Peter Dorfman the President of the Near West Side Neighborhood Association 
stated that there was nothing in the Petition for them to object to
from the Historic Preservation standpoint. Peter Dorfman commented that
Justin Fox had contacted him just after he acquired this property with
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the intention of contacting the neighborhood so as to be concerned and 
accommodating to the neighborhoods concerns. He has been in contact multiple 
times since then, and kept us up to date on how this project was evolving. Peter
Dorfman stated that he wanted to say to any applicant who might be listening, 
that this is the way this should be done. The contact that we have had from this 
Applicant has been exemplary. This kind of regular contact and practice of 
keeping us apprised of what is really being proposed, this is the way these 
applications really should go and want to commend the Applicant in this case.  

Marleen Newman asked the Petitioner if there were six units in the project. 
Justin Fox replied yes there were six studios. Sam DeSollar asked if there was a 
roof plan, or a landscaping plan. Elizabeth Mitchell asked the Petitioner if he 
knew the history of this house.  

Marleen Newman commented that she liked the design, and that the elevations 
and the massing were nicely done. Sam DeSollar commented on the south roof 
elevations. See packet for details. 

Allison Chopra made a motion to approve COA 22-14.
Sam DeSollar seconded.  
Motion Carries: 8 Yes (Schlegel, Chopra, Saunders, DeSollar, Cross, Seddon,  
Mitchell, Newman), 0 No, 0 Abstain

C. COA 22-03
2001 E Hillside Dr., Lot 8 (The Reverend James Faris House Historic District) 
Petitioner: Jacob Bower-Bir
Partial Demolition and new construction.

Gloria Colom gave presentation. See packet for details. 

Marleen Newman asked what the dimensions were of the bedroom, living room,  
bathroom and kitchen of the garage space. Discussion ensued. See packet for 
details. Sam DeSollar asked about the distance from the porch to the existing 
windows and how far the south wall of the porch is to the exterior window on the 
original plan.  

Marleen Newman commented that she still had a problem with the two face 
facades being at the same level and that there could have been some 
accommodation taken up in the bedroom, living room, and bathroom to take out a 
couple of feet and also the shape of the laundry room is odd. More discussion 
ensued. See packet for details. Sam DeSollar commented that he thought this 
project had come a long way, but discussed other issues with the downspouts and 
gutters.  
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Matt Seddon commented that he thought the Architect and the Petitioner were 
working very hard, have been taking the comments, is a good actor and is 
concerned about doing a good job. Matt Seddon commented that he did not think 
these issues would result in a disaster for the Historical Character of this house. 
Allison Chopra commented that she thought this was a beautiful historic home 
and have no doubt it will remain as beautiful as it is now based on the renderings. 

Matt Seddon made a motion to approve COA 22-03. 
Allison Chopra seconded. 
Motion Carries: 7 Yes ( Schlegel, Chopra, Saunders, DeSollar, Cross, 
Seddon, Mitchell), 0 No, 1 Abstain ( Newman)

D. COA 22-15
600 W Howe St. (Greater Prospect Hill Historic District)
Petitioner: Julia A. Kerr
Partial Demolition and new construction.

Gloria Colom gave presentation. See packet for details. 

Marleen Newman commented that she thought this was nicely done. Sam 
DeSollar commented that he would strongly urge the Petitioner to use a metal 
roof for the back porch. Elizabeth Mitchell commented that it looked good to 
her. 

Matthew Seddon made a motion to approve COA 22-15. 
Elizabeth Mitchell seconded.  
Motion Carries: 8 Yes (Schlegel, Chopra, Saunders, DeSollar, Cross, Seddon, 
Mitchell, Newman), 0 No, 0 Abstain. 

V. DEMOLITION DELAY
A. DD 22-08

416 W 1st St. (653 S Rogers St.) (Contributing) 
Petitioner: Melissa Brown
Full demolition.

Gloria Colom gave presentation. See packet for details. 

Sam DeSollar commented that this falls into the category of all the other houses
around the hospital and would strongly encourage them to have BRI take a look at 
it to either move it or salvage pieces of it. Elizabeth Mitchell commented that she 
did not understand tearing down a perfectly good house, and why there is no 
attempt to move or save it.  
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Matt Seddon made a motion to release Demolition Delay 22-08.
Sam DeSollar seconded.  
Motion Carries: 5 Yes (Chopra, Saunders, DeSollar, Cross, Seddon), 0 No,  
3 Abstain (Schlegel, Mitchell, Newman)

B. DD 22-09
200 E Kirkwood Ave. (Contributing) 
Petitioner: Thomas Ritman
Full demolition.

Gloria Colom gave presentation. See packet for details. 

Marleen Newman agreed that it was a primarily intact modernist building and 
had some interesting elements of the modernist style or internationalist style and  
that they are being sort of decimated. Marleen Newman commented that she 
personally thinks they should look at this for designation. Daniel Schlegel agreed 
that since this house is contributing it should be considered for designation. Sam 
DeSollar asked Gloria Colom if she thought that more could be found 
information on this building, and would also like to find out who the architect 
was. Matt Seddon commented that Gloria Colom made a very good argument 
based on city code that we should nominate this and send it to the City Council.
Elizabeth Mitchell commented that she thought it was worth saving. Allison 
Chopra commented that is appeared that there were some changes to the original 
design to the windows and to the black material used for the front façade. Gloria
Colom stated that it was in fact original. Duncan Campbell stated that he thought 
it should be designated.  

Tim Cover with Video Three Design gave presentation. See packet for details. 
Jim Suttner with Blue & Company, LLC gave presentation. See packet for 
details. Elliot Lewis with ER Lewis & Company, LLC gave presentation. See 
packet for details. 

Marleen Newman asked why there could not be an addition to the building.  
Sam DeSollar commented that the duty of the HPC does not come from how 
buildings are financed. We are looking at the building to see if it is historic and to 
see if it merits enough for designation, and thinks that they need to look in to this 
more. Matthew Seddon commented that he would reiterate everything that Sam 
DeSollar said. Elizabeth Mitchell and Reynard Cross also agreed with Sam 
DeSollar and Matthew Seddon. John Saunders agreed with the other 
Commissioners. Daniel Dixon commented that they were within the ninety day 
window and that there were more questions about the qualified opportunity zone
and that he did not think they were at a point to make a decision on this yet.  
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Sam DeSollar made a motion to postpone Demolition Delay 22-09 to the March 
24, 2022 meeting.  
Matt Seddon seconded.  
Motion Carries: 8 Yes (Schlegel, Chopra, Saunders, DeSollar, Cross,Seddon, 
Mitchell, Newman), 0 No, 0 Abstain. 

VI. NEW BUSINESS
A. HPC Subcommittee - Maple Heights Historic District Guidelines

Gloria Colom stated that there were two districts that need to update their 
guidelines. One is Maple Heights Historic District and Garden Hill Historic
District.  

B. Johnson’s Creamery - nomination as local Historic District

Gloria Colom and Daniel Dixon gave presentation. See packet for details. 

Discussion ensued. See packet for details. 

John Saunders made a motion to begin the formal process of designation for the 
Johnson’s Creamery.
Allison Chopra so moved. 
Matthew Seddon seconded.  
Motion Carries: 8 Yes (Schlegel, Chopra, Saunders, DeSollar, Cross, Seddon, 
Mitchell, Newman), 0 No, 0 Abstain.

C. Neighborhood Input Guidelines 

VII. OLD BUSINESS
VIII. COMMISSIONER COMMENTS

IX. PUBLIC COMMENTS ANNOUNCEMENTS

X. ADJOURNMENT
 
 
 
 
 

Meeting was adjourned by John Saunders @ 6:47 p.m. 

END OF MINUTES

Video record of meeting available upon request.
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STAFF APPROVAL Address: 621 W 7th St. (NWS Conservation District)

COA 22-21 Petitioner: Ian and Kathleen Bensberg

Parcel: 53-05-32-414-016.000-005

RATING: CONTRIBUTING Survey: 1895, Queen Anne, T-plan cottage

Background: Near West Side conservation District

Request: Four foot picket fence construction in front and six foot vertical wood board
construction in backyard.
Guidelines: Near West Side conservation District Guidelines

Staff Approved COA 22-21:
● The proposed fencing complied with the recommendations within the local

conservation district guidelines in heigh, location, materials, and form.

●
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APPLICATION FORM 
CERTIFICATE OF APPROPRIATENESS 

Case Number:_______________________________ 

Date Filed:__________________________________ 

Scheduled for Hearing: _______________________ 

*************** 

Address of Historic Property: ____________________________________________________ 

Petitioner’s Name: _____________________________________________________________ 

Petitioner’s Address: ___________________________________________________________ 

Phone Number/e-mail:__________________________________________________________ 

Owner’s Name:________________________________________________________________ 

Owner’s Address:______________________________________________________________

Phone Number/e-mail:__________________________________________________________

IInstructions to Petitioners

The petitioner must attend a preliminary meeting with staff of the Department of Housing 
and Neighborhood Development during which the petitioner will be advised as to the 
appropriateness of the request and the process of obtaining a Certificate of Appropriateness.  
The petitioner must file a “complete application” with Housing and Neighborhood 
Department Staff days before a scheduled regular meeting.
The Historic Preservation Commission meets the second Thursday of each month at 
5:00 P.M. in the McCloskey Room

. The petitioner or his designee must attend 
the scheduled meeting in order to answer any questions or supply supporting 
material.  You will be notified of the Commission’s decision and a Certificate of Appropriateness 
will be issued to you.  Copies of the Certificate must accompany any building permit application 
subsequently filed for the work described. If you feel uncertain of the merits of your petition, 
you also have the right to attend a preliminary hearing, which will allow you to discuss 
the proposal with the Commission before the hearing during which action is taken. Action 
on a filing must occur within thirty days of the filing date, unless a preliminary 
hearing is requested. 

621 W. 7th St. Bloomington IN 47404
Ian Bensberg and Kathleen bensberg
621 W. 7th St. Bloomington IN 47404
(610)505-2882/katie.bensberg@gmail.com

Ian Bensberg and Kathleen Bensberg
621 W. 7th St. Bloomington IN 47404

(765)366-8826/ian.bensberg@gmail.com
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Please respond to the following questions and attach additional pages for photographs, 
drawings, surveys as requested.

A “Complete Application” consists of the following: 

1. A legal description of the lot. ____________________________________________________

2. A description of the nature of the proposed modifications or new construction:
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
3. A description of the materials used.
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

4. Attach a drawing or provide a picture of the proposed modifications.  You may use
manufacturer’s brochures if appropriate.

5. Include a scaled drawing, survey or geographic information system map showing the footprint of
the existing structure and adjacent thoroughfares, Geographic Information System maps may be
provided by staff if requested.  Show this document to Planning Department Staff in order to
ascertain whether variances or zoning actions are required.

6. Affix at least three photographs showing the existing full facade at each street frontage and the
area of modification.  If this petition is a proposal for construction of an entirely new structure or
accessory building, include photographs of adjacent properties taken from the street exposure.

**************** 

If this application is part of a further submittal to the Board of Zoning Appeals for a Conditional Use or development 
standard variance, please describe the use proposed and modification to the property which will result. 

All fencing will have vertical boards.
4 ft tall front yard picket fence in wood (cedar). 6 foot tall privacy fence around back yard in wood (pine).

Pt. Out Lot 13 recorded at page 28 of Deed Record A

wood, cedar for front yard fence and pine for back yard fence.
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STAFF
RECOMMENDATIONS

Address: 701 S Ballantine Rd. (Elm Heights Historic District)

COA 22-16 Petitioner: Jonathan Fiedler and Jennifer Schopf

Parcel:  53-08-04-115-013.000-009

RATING: CONTRIBUTING Survey: 1930, Dutch Colonial

Background: Elm Heights Historic District

Request: Partial Demolition, removal of chimney

Guidelines: Elm Heights Historic District Guidelines
● pg. 24 “To retain and restore original roofs and special features, such as unique materials, cresting,

box gutters, dormers, cornices, cupolas, and chimneys where they are significant to the design of
the building, through routine maintenance and repairs.”

● A change in the appearance, either shape or materials, of a roof or roof feature, including guttering.
Replace only the deteriorated portion of a historic roof and use substitute materials only if using
the original material is not technically feasible. If full replacement is necessary, replace it “in kind,”
matching the original in materials, scale, detail, pattern, and design.

● pg. 37 Demolition of all primary, secondary, and accessory structures, including contributing walls
and fences.

○ The structure poses an immediate and substantial threat to public safety as interpreted
from the state of deterioration, disrepair, or structural instability.

○ Upon further consideration by the Commission, the historic or architectural significance of
the structure is such that it does not contribute to the historic character of the district.

○ The demolition is necessary to allow development that, in the Commission’s opinion, is of
greater significance to the preservation of the district than is retention of the structure, or
portion thereof, for which demolition is sought.

○ The structure is accidentally damaged by storm, tornado, fire, flood, or other natural
disaster. In this case, it may be rebuilt to its former configuration and materials without
regard to these guidelines if work is commenced within 6 months.

○ The structure or property cannot be put to any reasonable economically beneficial use
without the approval of the demolition.
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Staff Recommendation: request for more information
● Demolition in the Elm Heights Historic District is highly discouraged unless the

structure presents a public threat or has been damaged due to a natural disaster.
● Staff needs additional information as to why the chimney is being condemned and if

there are options to keep the chimney itself while allowing for interior remodeling.
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STAFF
RECOMMENDATIONS

Address: 520 S Hawthorne St. (Elm Heights Historic District)

COA 22-17 Petitioner: Wes Biddle

Parcel: 53-08-04-102-046.000-009

RATING: CONTRIBUTING Survey: 1915, Mission/Spanish Colonial Revival, Prairie
School

Background: Elm Heights Historic District

Request: Solar Panel installation

Guidelines: Elm Heights Historic District Guidelines

● Installation of solar attic fans, solar collectors, solar hot water systems, and other similar
energy-generating technology.

● Install systems to avoid obscuring significant building or site features or adversely affecting the
perception of the overall character of the property.

● Installations visible from the street can be considered when placement elsewhere is not feasible.
Consider installing retrofits on an addition, on a secondary structure (e.g., a garage or garden
shed), in a side or rear yard, or on yard features (e.g., a pergola or arbor).

● Minimize damage to or removal of significant features. Use the least invasive practical method to
attach systems to a historic roof.

● When mounting energy generation systems, consider threats to the structural integrity of the
building, including load bearing capacities, such as excessive weights, water infiltration, and forces
generated by windstorms.

● To minimize visibility, mount collectors below the ridgeline of a sloping roof and parallel to the roof
slope. Reflective exposed hardware, frames, and piping should be consistent with the color scheme
of the roof and/or primary structure; matte finishes of black, brown, or gray are suggested.

Staff Recommendation: approval of the solar panel installation
Upon reviewing the application material, staff understands that solar panel installation is highly
dependent and limited to sun movement, even if that means they will be visible from the main
rights of way, in this case Hawthorne Drive and 2nd Street.
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STAFF
RECOMMENDATIONS

Address: 1000 E Atwater Ave.

COA 22-18 Petitioner: John Biermann

Parcel: 53-08-04-102-032.000-009

RATING: CONTRIBUTING Survey: c. 1910, slightly altered

Background: Elm Heights Historic District

Request: Full window replacement

Guidelines: Elm Heights Historic District Guidelines
I. I. Removal of any window or door or its unique features outlined above and visible

from the public right-of-way.
○ If original windows, doors, and hardware can be restored and reused, they

should not be replaced.
II. II. Restoration, replacement, or installation of new windows or doors and their

character-defining features that are visible from the public right-of-way, including
sashes, lintels, sills, shutters, awnings, transoms, pediments, molding, hardware,
muntins, or decorative glass.

○ Replace missing elements based on accurate documentation of the original.
○ Consider salvage or custom-made windows or doors to ensure compatibility

with original openings and style.
○ New units or materials will be considered for non-character-defining features

and when the use of the original units or materials has been determined to be
inadvisable or unfeasible.

○ Inappropriate treatments of windows and doors, particularly in the primary
facades, include:

1. creation of new window or door openings
2. changes in the scale or proportion of existing openings
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3. introduction of inappropriate styles or materials such as vinyl or
aluminum or steel replacement doors

4. addition of cosmetic detailing that creates a style or appearance that the
original building never exhibited.

○ Install shutters only when they are appropriate to the building style and are
supported by evidence of previous existence. Proportion the shutters so they
give the appearance of being able to cover the window openings, even though
they may be fixed in place.

○ Install awnings of canvas or another compatible material. Fiberglass or plastic
should generally be avoided; however, metal may be appropriate on some
later-era homes.

III. Installation of new storm windows or doors visible from the public right-of-way.
○ Wood-frame storm windows and doors are the most historically preferred

option.
○ However, metal blind-stop storm windows or full-light storm doors are

acceptable. All should be finished to match the trim or be as complementary in
color to the building as possible.

Staff Recommendation: Staff does not recommend installing new windows but
rather repairing existing windows and replacing the storm windows that were
removed.

From the photographs, the existing historic windows appear to require maintenance,
particularly removing paint from the glass and doing some repairs.

Staff had been notified that existing storm windows had been removed. The principle
recommendation for maintaining historic windows in the Elm Heights Historic District is to
maintain, repair, and protect existing windows using storm windows.
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APPLICATION FORM 
CERTIFICATE OF APPROPRIATENESS 

Case Number:_______________________________ 

Date Filed:__________________________________ 

Scheduled for Hearing: _______________________ 

*************** 

Address of Historic Property: ____________________________________________________ 

Petitioner’s Name: _____________________________________________________________ 

Petitioner’s Address: ___________________________________________________________ 

Phone Number/e-mail:__________________________________________________________ 

Owner’s Name:________________________________________________________________ 

Owner’s Address:______________________________________________________________

Phone Number/e-mail:__________________________________________________________

IInstructions to Petitioners

The petitioner must attend a preliminary meeting with staff of the Department of Housing 
and Neighborhood Development during which the petitioner will be advised as to the 
appropriateness of the request and the process of obtaining a Certificate of Appropriateness.  
The petitioner must file a “complete application” with Housing and Neighborhood 
Department Staff days before a scheduled regular meeting.
The Historic Preservation Commission meets the second Thursday of each month at 
5:00 P.M. in the McCloskey Room

. The petitioner or his designee must attend 
the scheduled meeting in order to answer any questions or supply supporting 
material.  You will be notified of the Commission’s decision and a Certificate of Appropriateness 
will be issued to you.  Copies of the Certificate must accompany any building permit application 
subsequently filed for the work described. If you feel uncertain of the merits of your petition, 
you also have the right to attend a preliminary hearing, which will allow you to discuss 
the proposal with the Commission before the hearing during which action is taken. Action 
on a filing must occur within thirty days of the filing date, unless a preliminary 
hearing is requested. 
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1000 Atwater Ave, Bloomington IN 47401

John Biermann

616 S College Mall Rd, Bloomington IN 47401

812-345-9171

BMI Properties LLC

Po Box 5543 Bloomington, In 47407

844-254-7368 / Maintenance@thebrawleygroup.com



Please respond to the following questions and attach additional pages for photographs, 
drawings, surveys as requested.

A “Complete Application” consists of the following: 

1. A legal description of the lot. ____________________________________________________

2. A description of the nature of the proposed modifications or new construction:
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
3. A description of the materials used.
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

4. Attach a drawing or provide a picture of the proposed modifications.  You may use
manufacturer’s brochures if appropriate.

5. Include a scaled drawing, survey or geographic information system map showing the footprint of
the existing structure and adjacent thoroughfares, Geographic Information System maps may be
provided by staff if requested.  Show this document to Planning Department Staff in order to
ascertain whether variances or zoning actions are required.

6. Affix at least three photographs showing the existing full facade at each street frontage and the
area of modification.  If this petition is a proposal for construction of an entirely new structure or
accessory building, include photographs of adjacent properties taken from the street exposure.

**************** 

If this application is part of a further submittal to the Board of Zoning Appeals for a Conditional Use or development 
standard variance, please describe the use proposed and modification to the property which will result. 

53

Replace all of the windows around the entire structure

015-57720-00 Elm Heights Lot 24

Moderate 400 Series Woodwright Double-hung-WWI, equal Sash, White Exterior Frame, White exterior sash/panel, Pine w/white -

Full Screen, Aluminum

2 high, specified Equal Light Patter, White, w/white, 3/4" Grille Bar, 1 Sash locks White, white/white Jamb Liner, White, 

painted Interior Sash/Panel, AA, Dual Pane Low-E4 Standard Argon Fill Finelight Grilles-between-the-Glass 4 wide
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East Elevation 
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STAFF
RECOMMENDATIONS

Address: 208 E 16th St.

COA 22-19 Petitioner: Lisa Freeman

Parcel: 53-05-33-202-041.000-005

RATING: CONTRIBUTING Survey: c. 1950, Massed Ranch

Background: Garden Hill Historic District

Request: Addition

Guidelines: Garden Hill Historic District Guidelines
pg. 32 - Building - Height Generally, the height of a new building should fall within a range set
by the highest and lowest contiguous buildings if the block has uniform heights.
Uncharacteristically high or low buildings should not be considered

pg. 34 - Roof Shape - The outline of new construction should reflect the directional
orientations characteristic of the existing building in its context.

pg. 34 - Massing -
1. The total mass and site coverage of a new building should be consistent with

surrounding buildings.
2. The massing of the various parts of a new building should be characteristic of

surrounding buildings.
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pg. 35 - Windows - Creative expression with fenestration is not precluded provided the result
does not conflict with or draw attention from surrounding historic buildings

Staff Recommendation: Approval

This project has gone through multiple iterations and the addition constitutes an extensive
new construction facing the main right of way. The placement of the house in the lot and the
multiple alterations to it have made placing an addition challenging. The proposed addition is
visible from the right of way. However, the design follows the pattering, porch placement, and
scaling recommendations within the guidelines.

The proponent has worked with the neighborhood construction subcommittee to find an
alternative that would work for both the owner and the community.
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Life happens here.™

MainStreet™

Siding
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Choose exceptional 
value with versatility.
7 styles. 25 colors. MainStreet’s attractive, feature-rich siding is the  
ideal choice for your home. Designed to stay beautiful with very 
little effort, MainStreet offers unparalleled versatility to design your  
home based on your unique taste with durability and the benefits  
of low-maintenance living. 

1

On cover: 

Siding: MainStreet Double 4" Clapboard in hearthstone.

Trim: Vinyl Carpentry® & Restoration Millwork®.
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Siding:   MainStreet Double 4" Clapboard in flagstone and Cedar  

Impressions Double 7" Perfection Shingles in sterling gray.

Trim:  Vinyl Carpentry® & Restoration Millwork®. 2

$ 5
vinyl siding / soap 
and water 

$ 3,500-
5,000

other siding / paint 

On average, vinyl siding saves 
time and money when compared 
to maintaining other siding 
options or painted exteriors.* 

Source: costhelper.com

* For 3000 sq. ft., multi-story home, professionally 

painted, with repainting every 8-10 years. 

VS

14%
    to the value
      of your home  

Curb appeal is an important 
consideration for home buyers 
when it comes to home exteriors.

Source: Journal of Real Estate 
Finance and Economics

Good curb appeal can 

add
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74.7%
Return on investment 
for vinyl siding   

Installing vinyl siding is a smart 
investment, with one of the 
highest returns of any major 
home remodeling project when 
it’s time to sell. 

Source: Remodeling magazine  
2020 Cost vs. Value Report  

Siding: MainStreet Double 5" Clapboard in pacific blue. 

Trim:  Vinyl Carpentry® & Restoration Millwork®. 3

Enjoy the benefits 
of consistent quality.
Not all vinyl siding is the same. A building industry leader for over 
100 years, CertainTeed offers a lifetime limited warranty based on 
MainStreet’s quality features – RigidForm™ technology for reinforced 
performance, PermaColor™ for lifetime fade protection and 
STUDfinder™ for precision installation. 

Partial Rollover Nail HemLifetime Limited Warranty
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4" Clapboard Lap Siding 

Woodgrain

4"

5" Clapboard Lap Siding 

Woodgrain

5"

3" Clapboard Lap Siding 

Brushed

3"

7 Styles. Great features.

5" CLAPBOARD

Rollover 
Nail Hem 

Authentic 
Textures

DuraLock®

Low 
Maintenance

3" CLAPBOARD

Partial Rollover Nail 
Hem technology 
stiffens siding for a 
straighter-on-the-
wall appearance. 
Designed and 
tested to withstand 
windload pressures 
up to 170 mph.

Natural cedar 
(woodgrain) or 
freshly painted 
(brushed)finishes.

This locking system 
snaps tight for a 
secure fit.

High quality vinyl 
does not absorb 
moisture or rot.

5

4" CLAPBOARD

* Products adhere to ASTM 

D3679 standards for capable 

wind speed ratings based on 

standard wind load design 

pressure ratings. For most 

current ratings, please reference 

www.certainteed.com.
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4" Dutchlap Lap Siding 

Woodgrain

4"

8" Clapboard Lap Siding 

Woodgrain

8"

6-1/2" Beaded Lap Siding 

Brushed

6-1/2"

5" Dutchlap Lap Siding 

Woodgrain

5"

MainStreet consists of traditional styles with European roots: Clapboard, Beaded and 
Dutchlap. The Clapboard style is the most traditional and found in all parts of the United 
States. Beaded siding is very popular style for homes in the Southern Coastal regions. The 
Dutchlap style provides strong shadow lines and is highly popular in the Mid-Atlantic region.

6-1/2" BEADED4" DUTCHLAP 8" CLAPBOARD5" DUTCHLAP
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MainStreet is better...

 *Deluxe Colors
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6-1/2" Beaded  
Brushed

4" Clapboard  
Woodgrain

5" Dutchlap  
Woodgrain

4" Dutchlap  
Woodgrain

8" Clapboard  
Woodgrain

 

3" Clapboard  
Brushed

7

...for color availability.

5" Clapboard  
Woodgrain

Siding: MainStreet  Double 5" Clapboard in granite gray. 

Trim:  Vinyl Carpentry® & Restoration Millwork®. 
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TM

Long-Lasting 
Colors

PermaCOLOR™ System assures 
color performance, resistance 
and durability. Utilizing the 
newest technology and 
state-of-the-art formulations, 
CertainTeed backs their vinyl 
siding with PermaCOLOR 
Lifetime Fade Protection.

...for safety.
STUDfinder™ is an installation system with 

letters on the MainStreet’s panel nail hem 

to ensure proper nailing to wood studs, to 

protect you from unwanted dangers such as 

damaged pipes or wires, or exposed nails.

Warranty 
MainStreet has a lifetime limited warranty.

Trusted Brand
CertainTeed siding is the brand preferred by building 

professionals and homeowners, from surveys conducted 

by national trade magazines. CertainTeed is an industry 

leader for over 100 years.

Sustainable 
CertainTeed vinyl siding offers significantly lower 

environmental impact than other cladding options.† 

...for protection.
When installed with MainStreet siding, CertaWrap™ 

Weather Resistant Barrier is the added layer of 

protection against air and moisture damage.

...for peace of mind.

Without STUDfinder With STUDfinder

†Based on life cycle assessment studies conducted through the National 

Institute of Standards and Technology (NIST)
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We can help with  
your decisions.

ColorCoach™
Gives you  
a virtual  
swatchbook  
to get  
started.

NOVICE
You are not sure about colors and 
are not sure where to start.

EXPERT
You already know what colors 
you want to use, but would like to 
see how the products available 
in your color theme will look 
together on your home.

INTERMEDIATE
You understand color and 
enjoy experimenting with color 
combinations but aren’t exactly sure 
which color direction you want to go.

Online
Mix and match colors and styles 
on a wide variety of pre-populated 
home styles to get ideas.

OO lil

Trim-It™
Creates distinction with a wide  
offering of accent and decorative trim 
products from both composite and 
vinyl product lines.

Color and Design Tools
www.certainteed.com/colortools

CColllor anddd DDesiign TToolllsWhat is your color and 
design comfort level?

Pro
Have a photo 
of your home 
professionally 
masked in 
a few days 
so you can 
visualize in ColorView tool.

DIY
Immediately 
begin designing 
by uploading a 
project picture 
and quickly 
mix and match 
products on 
your own project.

g 

ct.t.

y 

olorVieVi w t lool

          OR
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Happily ever after.
When you choose MainStreet siding for your home, you open a 
wide world of color and style options to express your personal 
design preferences. Add that to the industry-leading quality and 
low-maintenance performance of MainStreet and you rest assured 
knowing that your family will enjoy the beautiful sanctuary you 
have created for years to come.

Siding:   MainStreet Double 4" Woodgrain  

Clapboard in flagstone.

Trim:  Vinyl Carpentry® & Restoration Millwork®.

Siding:   MainStreet Single 8" Clapboard in colonial white. 

Trim: Vinyl Carpentry® & Restoration Millwork®.

Siding:   MainStreet Double 4" Woodgrain 

Clapboard in cypress.

Trim:   Vinyl Carpentry® &  

Restoration Millwork®.
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CertainTeed products are designed to work together and complement  
each other in color and style to give your home a beautiful finished look.

PVC Exterior  
Trim and  
Beadboard

Polymer Shakes and Shingles

Vinyl Siding

Insulated  
Siding

Housewrap Vinyl Carpentry® Trim

Soffit

Roofing and 
Ventilation

Molded 
Fence

Extruded 
Fence

Stone

FOLLOW US 
facebook.com/CertainTeed

WATCH OUR VIDEOS 
youtube.com/certainteedsaintgobain

g

So

Stone

In
Si

V

V

PV
Tr
Be

Decking  
and Railing

© 01/21 CertainTeed, Printed in the USA, Code No. CTS511

CertainTeed

CEILINGS • DECKING • FENCE • GYPSUM • INSULATION • RAILING • ROOFING • SIDING • TRIM

20 Moores Road Malvern, PA 19355   Professional: 800-233-8990   Consumer: 800-782-8777   certainteed.com102
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STAFF
RECOMMENDATIONS

Address: 916 S Morton St.

COA 22-20 Petitioner: Barre Klapper

Parcel: 53-08-05-401-079.000-009

RATING: CONTRIBUTING Survey: c. 1934, Arts and Craft, California Bungalow

Background: McDoel Historic District

Request: Addition of bedroom

Guidelines: McDoel Historic District Guidelines
● pg. 11 Additions should be scaled to the size of the existing house. the larger McDoel

houses are roughly 1500 square feet on the first floor. Additions should be placed
where visibility from the street is minimized. The roof slope should be compatible with
the existing house and the peak should be equal to the height or lower than the peak
of the house gable. Windows should reflect the number, placement and pattern of
windows on the house elevations. Materials should closely match those on the existing
structure.

Staff Recommendation: Approval

Neighborhood Association comments: “gNeighborhood Association comments: “Neighborhood Association comments: “ The McDoel executive committee is in transition at
the moment, but we have a quorum in support of the proposed addition to the Poole’s
bungalow, next to Cardinal Spirits on South Morton.  We have complete faith in Barre
Klapper.  We love her work.”

The house sits elevated from the street level and the addition would be visible but it sits
towards the back of the lot and is subordinate to the main building. The materials, form, and
scale comply with the historic district guidelines.
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HD-22-01

400 W 7th St. (Johnson’s Creamery)

Staff Report:                                             Bloomington Historic Preservation Commission

The property at 400 W 7th St. qualifies for local designation under the following
highlighted criteria found in Ordinance 95-20 of the Municipal Code (1) a // (2) b, g

1) Historic:
a) Has significant character, interest, or value as part of the development, heritage,

or cultural characteristics of the city, state, or nation; or is associated with a
person who played a significant role in local, state, or national history; or

b) Is the site of an historic event; or
c) Exemplifies the cultural, political, economic, social, or historic heritage of

the community.

2) Architectural:
a) Embodies distinguishing characteristics of an architectural or engineering type; or
b) Is the work of a designer whose individual work has significantly influenced the

development of the community; or
c) Is the work of a designer of such prominence that such work gains its value from

the designer's reputation; or
d) Contains elements of design, detail, materials, or craftsmanship which represent

a significant innovation; or
e) Contains any architectural style, detail, or other element in danger of being lost;

or
f) Owing to its unique location or physical characteristics, represents an

established and familiar visual feature of the city; or
g) Exemplifies the built environment in an era of history characterized by a

distinctive architectural style

Case Background

The proposed district consists of two buildings and a smokestack on the lot legally
recorded as 013-23790-00 ORIG PLAT 293-296, PT 297 & 298, &; VAC STS & ALLEY;
(1.132A) Johnson’s Creamery (referred to as the Creamery) is located in the heart of
Bloomington’s historic urban industrial center. The lot is currently zoned as Mixed-Use
Downtown (MD-CD) and like other formerly industrial buildings in the area, it is currently
used for office space. Just a few blocks north west of the city’s courthouse square, the
Creamery was nestled amongst historically significant industrial and religious buildings
in the area.
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Johnson’s Creamery was built in 1914 by brothers Ellis W and Ward W Johnson in
order to supply dairy products to Bloomington. Ellis and Ward were born in 1886 and
1888 respectively to a farming family in Orange County, Indiana. They moved to
Bloomington around 1911 or 1912 and opened Bloomington Creamery Co. on 407 S
Washington St where they sold ice cream and butter (Sanborn Map 1913).

Figure 1: 1913 Sanborn map with the original location of the Johnson brother’s
creamery “Bloomington Creamery Co.

Their business quickly outgrew the factory space and they relocated to the current
location at 400 W 7th St. and renamed their company to Johnson’s Creamery. The
Creamery sourced their primary materials, principally milk to produce dairy products
from local farmers within Monroe County. In 1935 they were touted as being the fourth
largest industry in Bloomington after stone masonry, furniture making, and Indiana
University (Bloomington Evening World 1935).

The Johnson brothers quickly began adapting the Creamery’s offerings to the quickly
changing technology of the twentieth century, in foodways, construction technologies,
and the agricultural landscape of the United States. The Creamery began to expand
their offering, providing both retail and wholesale dairy products as well as ice for
iceboxes. Up until 1938, most of the items were delivered directly to homes using a
horse and cart system. At that time they switched to motorized vehicles but continued
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delivering directly to their clients until the 1960’s. By 1925 the Creamery was bottling
and selling pasteurized milk, “Shady Brook” Butter, Johnson’s Ice Cream and ice from
distilled water for ice boxes. The Creamery had grown four times in size in order to
accommodate additional storage, the engine room, milk, and a butter annex. Most of the
clientele was local but they exported to cities such as Pittsburgh and New York
(Johnson Creamery Company 1925).

Johnson’s Creamery continued to produce dairy products until 1987 when they closed
for good due to the changes in food production and distribution throughout the United
States. Milk and other agricultural products could be pasteurized and processed much
farther from their point of origin and multi-state supermarket chains were bringing in
their own milk and dairy products into the market, often for lower prices. The building
remained empty until 1994 when the then owner, Joe Harrell of Harrell Mechanical, Inc.,
formed the Eighth Street Development Corporation and worked with architects and
historic preservationists to rehabilitate the building for adaptive reuse as office space
(Campbell 1995).

Many of the windows on the western and southern facades have been replaced. A
concrete block structure added in 1951 was demolished during the rehabilitation in the
1990s in order to provide parking space. The exterior of the structure reflects other
changes throughout its history.

Historic surveys rating and designations:

The Creamery, on its own and within the context of the surrounding buildings have been
recognized for their historical significance on multiple levels.

The Creamery has been rated as Notable in the 2018 Bloomington Historical Building
Survey and was included in the National Register of Historic Places (NRHP) in March of
1996 after an extensive rehabilitation project begun in 1994. The State Historic
Architectural and Archaeological Research Database and Structures Map (SHAARD)
maintained by Indiana’s Division of Historic Preservation and Archaeology recommends
“that this property be considered significant locally”, as the NRHP does not offer direct
protection against severe alterations or demolition. In addition, the Creamery is located
within the West Side Historic District incorporated into the NRHP in 1997.

Bethel African Methodist Episcopal Church (AME), the Showers Brothers Furniture
Factory, the Wholesale Food Warehouse, and the Illinois Central Railroad Depot are
some of the historically and architecturally significant buildings around the Creamery.
Bethel AME Church is located west of the Creamery on 7th street just across the alley.
The church is rated as Outstanding and represents a significant landmark in
Bloomington’s African American history. The Showers Brothers Furniture Factory,
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located to the east of the Creamery is rated as Notable and is a locally designated
historic district. The Illinois Central Railroad Depot on the corner of Morton St. and 7th
St. is rated Notable and is both a locally designated historic district and included in the
NRHP.

Historic, 1 (c): Exemplifies the cultural, political, economic, social, or historic heritage of the
community.

The history of Johnson’s Creamery reflects the technological advancements related to food
production, distribution, and consumption, not just in Bloomington, but in most of the United
States during the twentieth century. The rise and downfall of the Creamery was directly related
to quickly changing technologies that allowed for hygienic and sterile food production but also in
changing tastes and changes in people’s relationship to food.

Figure 2: Undated, Johnson’s Creamery horse and cart delivery system (Courtesy of the
Monroe County History Center).

Before electricity became widely and steadily available at the turn of the twentieth century,
preparing ice cream was a labor intensive treat available to those who could store ice
throughout the year. During the first few decades of the Creamery’s operation, they incorporated
the technologies for pasteurizing milk and distilling water at industrial levels, reflecting changing
norms in health and hygiene. Ice production in particular was a substantial component of their
offering during the early twentieth century in order to supply domestic ice boxes before the
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advent of electricity powered refrigeration. An expansion to the Creamery was built in 1927
precisely to meet these needs as the Creamery used distilled water to prepare the year’s
supplies of ice in winter. The low temperatures simplified the endeavor and lowered the cost and
energy use later on. When people stopped requiring the 25, 50 or 100 lbs of ice for food
storage, the Creamery stopped mass production of ice and shifted their spatial usage (Johnson
Creamery 1925).

Other products such as milk, butter, and ice cream remained staples throughout most of the 75
years of operations, although these too reflected changing technologies and health concerns.
Pasteurization was incorporated in the first years of operation. Milk was delivered to individual
households. Horse carts were used until 1939 but trucks continued delivering until the early
1960s. Two percent milk was introduced at a time when concerns on the fat content became
prevalent throughout the United States. Ice cream came in up to twenty flavors, many of them
seasonably dependent on local fruits (Creek 1986). All of the raw materials, including milk,
eggs, and fruits were sourced from local farmers within Monroe County. The Creamery hired up
to 100 employees at its peak in the 1950s and was considered a stable job provider (Brubaker
1996, 5).

Figure 3: Circa 1939, year when horse driven carts were being phased out in favor of motorized
vehicles. The names of the drivers are hand written on this image (Courtesy of the Monroe
County History Center).

The technological advancements that saw the rise of the Creamery later caused its downfall and
eventual closure. Milk, like other agricultural products, was being transported from farther away,
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to be processed at larger plants more efficiently. Likewise, supermarkets were providing their
own products from larger interstate regions. Johnson’s Creamery, like many local dairy plants,
could not compete pricewise with these larger companies and consolidated with Maplehurst, a
larger dairy company based in Indianapolis in 1987.

During its time serving Bloomington and the surrounding region, the Johnson’s Creamery was
an active participant in community events, sponsoring teams and supplying treats for special
events. Mary Carol Johnson, Ellis Johnson’s granddaughter provided the following memory in a
letter to Bloomington’s Common Council in 1990:

“The creamery also provided dairy services and great joy to Indiana University. I
remember when my pop, Charlie Johnson, would stay late to make up a stencil
of one of the I.U. fraternity logos, for a special function, and then imprint it on a
little brick of vanilla ice cream with different colored ice cream. I also remember
going down to the creamery to visit pop when he was working late and hopping
into the deep freeze to look at all the different ice cream figurines for special
occasions. There was the vanilla and chocolate Thanksgiving turkey and then
there was the strawberry and vanilla Santa Claus for Christmas (Johnson
1990).”

The Creamery continues to reflect the history of most of Bloomington’s urban industrial buildings
through its adaptive reuse as office space. The Creamery continues to provide a visual memory
of Bloomington’s food history.

Architectural Significance, 2 (f): Owing to its unique location or physical characteristics,
represents an established and familiar visual feature of the city.

Johnson’s Creamery, with its combination of additions, provides visual markers of the rapid
industrial changes with regards to food production throughout the twentieth century. The
smokestack is the most visually stunning representation of this industrial history. Erected in
1949, the smokestack measuring 140 feet tall was the second, and smaller replacement for a
previous smokestack that measured over 200 feet in height.
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Figure 4: 1949 aerial photo showing both smokestacks

The smokestack potentially measured up to 178 feet in height when it was first built. Curved red
brick was used along with white glazed brick to spell the word Johnson’s in a serif font vertically.
The smokestack is one of the tallest structures in Bloomington’s urban center and can be seen
from far away.

The smokestack has gone through multiple restoration and maintenance procedures particularly
in the 1990’s when the entire building was restored for adaptive reuse. 38 metal bands have
been placed around it over time to fortify and provide stability. A study prepared by Arsee
Engineers Inc commissioned by the current owners, Peerless Development, Inc. recommends
partial demolition and stabilization due to continual deterioration. See Attachment 1.

The main structure not only adapted to the changing programmatic industrial needs over time,
but hugs the former CSX railroad tracks now functioning as the B-Line trail. Both the main
structure and the smokestack are enjoyed daily by users of the trail as well as visitors to the
City’s farmers market.

Architectural Significance, 2 (g): Exemplifies the built environment in an era of history
characterized by a distinctive architectural style.

The construction era of Johnson’s Creamery represents multiple technological advancement in
building technology between 1914 and 1951. Although the exterior of the main structure and the
smokestack are made of red brick, their supporting structure, architectural styles, and reason for
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being reflect the changing technological needs within the factory, as well as the changing
structural techniques of the time. The original portion built in 1913 was “framed within its brick
walls with timber posts, beams, joist work, and floors (Campbell 1995).” The 1921 and the 1927
three story Art Deco ice house additions incorporated steel columns and concrete floors in the
interior. The 1951 office addition was built out of block with red brick facing and aluminum
windows (Campbell 1995).

The additions to the original building offer a visual marker of important historical moments within
the development of the Creamery’s changing technology and usage.

Recommendation: Approval

Staff recommends property parcel 013-23790-00 ORIG PLAT 293-296, PT 297 & 298,
&; VAC STS & ALLEY; (1.132A) Johnson’s Creamery be designated as a local historic
district. After careful consideration of the application and review of the Historic District
Criteria as found in Ordinance 95-20 of the Municipal Code, staff finds that the property
not only meets, but exceeds the minimum criteria listed in the code.

The property meets Criteria 1(c) because of its historical impact on Bloomington’s
food, agricultural, and social history through the production and sale of dairy products.

The property meets Criteria 2(f) because of the unique form of the building located by
the historic CMX railroad tracks, the industrial form of the building, and the visibility of
the smokestack with the word Johnson’s emblazoned on it.

The property meets Criteria 2 (g) because the form, materials, and architectural
features are representative of the changing technologies in construction as well as the
changing programmatic uses of the building throughout over the course of various
decades.
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March 1, 2022 
 
Joseph Patrick 
Director of Development 
Peerless Development 
105 S. York Street, Suite 450 
Elmhurst, IL 60126 
 
Re: Johnson Creamery Smokestack 
       Bloomington, Indiana 
 
Mr. Patrick: 
 
EXECUTIVE SUMMARY 
 
We have completed our reassessment of the Johnson Creamery Smokestack in Bloomington, 
Indiana.  This work has included a review of findings by others since our original assessment was 
performed in 2017.  We have revisited the site and made comparisons to our earlier work to see 
how the deterioration is progressing.  Using wall profiles determined by others in 2020, we have 
refined our structural analysis of the stability of the stack in design wind and seismic events as 
required by the current Building Code.  Multiple options for repair have been considered. 
 
Deterioration has progressed.  New spalls are visible in at least 11 locations.  One of the 38 steel 
straps observed in 2017 has either been removed or has fallen.  Previous comments by ourselves 
in 2017 and others in 2020 regarding how much the stack leans were rough estimates based on 
visual observations.  3D point cloud analysis in 2022 reveals the stack is leaning 2’-3½” to the 
southeast. 
 
Work by R & P in 2020 determined wall thicknesses and profiles throughout the height of the 
stack.  This allowed us to refine our structural analysis and more accurately evaluate the stability 
of the stack with regard to the current Building Code.  Our analysis has shown that even a new 
masonry stack built to the same height, configuration, wall thicknesses and profiles will fail in a 
design wind or seismic event.  In its current configuration, the unreinforced brick masonry stack 
will have to be reduced  in height to 60’ to meet current Code requirements.  Conceptually, the 
stack could be reduced to the height of 75’ and meet the current Code by reinforcing the interior 
of the stack with concrete and enlarging and supplementing the existing foundation.  Changes in 
the Building Code since the stack was constructed in 1949 simply make an unreinforced masonry 
stack of this height and wall construction impossible. 
 
Our detailed observations and comments follow.  
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BACKGROUND OF THE STUDY 
 
Arsee Engineers first assessed the smokestack in the fall of 2017 as part of a due diligence 
assessment for the City of Bloomington.  Our report summarizing this work is attached as 
Appendix A and is hereby included into this report by reference. 
 
The purpose of the current study has been to reassess the condition of the stack and offer 
recommendations on its stability and potential repair.  In order to facilitate this effort, we have 
performed the following 
 

 We have reviewed work performed by others since 2017. 
 

- Report prepared by R and P Industrial Chimney Company, Inc. (R & P) dated April 
6, 2020. 

- Report prepared by Patriot Engineering dated January 7, 2021. 
- Proposals prepared by the Gerard Chimney Company for various repair options in 

2021. 
 

 We have revisited the site and performed the following: 
 

- Videotaped and took still photographs with a remote controlled aerial drone. 
- Created a 3D point cloud of the stack from videos taken by the drone. 
- Taken elevations of the exposed corners of the concrete foundation. 
- Developed montages of the stack for comparison with 2017 observations. 

 
 We have updated our structural analysis of the stack using wall thicknesses and profiles 

reported by R & P in their 2020 report. 
 
OBSERVATIONS 
 
The Leaning of the Smokestack 
 
The smokestack leans or tilts to the southeast.  This is severe enough that it can be seen from 
ground level with the naked eye as shown in Photos 1 and 2.  In 2017 we determined that the top 
of the stack was leaning 1 foot in every 10 and estimated that the overall tilt was in the order of 
several feet. 
 
In their 2020 report, R & P estimated the chimney was leaning nearly 18 inches out of plumb.  
They further stated the curvature appeared to start at the 70 foot level but minor displacements 
were also observed below. 
 
In the current study, we attempted to determine the lean or tilt of the stack in two ways.  First we 
used a surveying transit to create a vertical “line” through the center of the stack in a direction 
approximately perpendicular to the lean. This is depicted photographically in Figure 1.  This 
eliminates any potential parallax effect from the photograph. Comparing the proportions of the 
difference from the centerline to the width of the stack, we estimate the stack is 1’-9” out of plumb 
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from this vantage point.  Figure 2 shows an image from our report in 2017 for comparison.  This 
was created without the aide of a transit.  A second method to determine the distortion used a 
remote controlled aerial drone to create a 3D point cloud of the stack.  From this “measurements” 
can be made showing how far it is out of plumb. Figures 3 though 11A show pairs of aerial 
photographs and the 3D point cloud at various positions around the stack.  The maximum distortion 
was found to be 2’-3½’ where the stack leans to the southeast.  The stack appears to start to curve 
or lean to the southeast just above the 25 foot level.  If the stack were to fall in the direction of the 
lean, much like a tree being cut down, it would fall as shown in Figure 12.  The overall radius of 
140’ from the center of the stack is also shown to get a sense of the danger zone. 
 
Foundation of the Smokestack 
 
The report prepared by Patriot Engineering investigated the foundation of the stack. Their report 
concluded that the concrete foundation is resting on bedrock and that bedrock is approximately 8.5 
to 10.5 feet below grade level.  They did not attempt to drill down into the rock to look for mud or 
clay seams. 
 
Using a surveying level, elevations were taken at each of the eight corners of the octagonally 
shaped foundation.  While one would not expect a foundation like this to be perfectly level there 
is a definite trend showing the foundation tilts to the southeast.  See Figure 13.  A 1 inch tilt in the 
14 foot wide foundation corresponds to a 10 inch tilt out of vertical in the 140 foot tall stack.  The 
apparent displacement of the concrete could be result of compression of a mud or clay seam in the 
bedrock in the southeast portion of the foundation causing it to “tilt” in that direction. 
 
Visual Assessment Comparison 
 
The drone was also utilized to create a series of vertical montages of the stack from different 
angles.  The orientation of the montages attempted to copy a similar set of montages taken in 2017 
so that the two sets could be compared. See Figures 14 through 16.  In 2017 we observed 38 steel 
bands in the stack.  The 2022 montages show band #35 down from the top is now missing.  R & P 
reported only 37 steel bands when they performed their assessment in 2020 and noted there was 
evidence of one missing.  Photos 3 and 4 show this location in 2017 and 2022.  Rust stains and a 
bead of sealant are visible in the 2022 photo where the band was located. 
 
Evidence of spalling was also compared between the 2017 and 2022 montages.  There are 11 
locations in 2022 where new spalling is visible.  These generally occur in the south to southwest 
face of the stack between 60 and 100 foot levels.  Examples are shown in Photos 5 and 6.  Face 
shell spalling was also more evident at the foundation as shown in Photos 7 and 8. 
 
STRUCTRUAL ANALYSIS 
 
Using information reported by R & P from their investigation of the interior of the stack we were 
able to refine our previous structural analysis.  In 2017 we assumed wall thicknesses based on 
previous experience with similar stacks.  R & P cut a hole in the steel plate roof and lowered a 
camera to observe the condition of the masonry and determine a more accurate wall profile.  Using 
the R & P wall profile we have re-evaluated the stability of the stack under current code 
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requirements for wind and seismic loads.  Further assumptions used in the analysis are presented 
in Appendix B. Our findings can be summarized as follows 
 

 The smokestack will go into tension at the base under the current Code required wind load. 
 The smokestack will go into tension at the base under the current Code required seismic 

load. 
 The stack would have to be shortened to the 100’ level to eliminate tension at the base due 

to the current Code required wind load. 
 The stack would have to be shortened to the 60’ level to eliminate tension at the base due 

to the current Code required seismic load. 
 
In other words, even in its original configuration (ie: undistorted) the stack does not meet 
the requirements of the current Building Code for either wind or seismic loads. A design 
wind (120 mph gust for a period of 3 seconds) or a design seismic event would theoretically 
cause severe damage up to and including potential collapse of the stack. 
 
REPAIR OPTIONS 
 
At the onset of this study three options were to be investigated as follows: 
 
Option 1- Removal of the stack down to the 70 foot level and repair the remaining masonry down 
to grade. 
Option 2- Same as Option 1, but also reconstructing the stack to a height of 100 feet. 
Option 3- Same as Option 1 but reconstructing the stack to a height of 140 feet. 
 
Given the results of the latest structural analysis – none of these options will meet current Code 
requirements and therefore are not feasible.  Given the configuration of the masonry walls of the 
stack any option over 60 feet in height will not meet the requirements of the Building Code for 
seismic loads. 
 
In light of all this, we believe there are two viable options at this point. 
 
Option A 
 

 Remove the entire structure down to the 60’ above grade level. Salvage face shells from 
sound brick for spall repair below this level. Dispose of steel plate roof/beams and straps 
above 60’ level. 

 Remove the inner brick liner and all debris in the bottom of the stack. 
 Inspect the remaining steel straps and repair as necessary. 
 Remove spalled and/or cracked brick and patching material from previous spall repairs.  

Replace the entire face shell with brick salvaged from above.  Assume a total of 250 of 
these will be repaired. 

 Epoxy inject approximately 250 LF of cracks. 
 Properly cut out and tuckpoint all of the remaining mortar joints. 
 Install a new concrete roof system with venting. 

 

153



Option A is the tallest configuration available to have the stack meet all current Building Code 
requirements without having to reinforce the base for seismic loads.  By removing the upper 80 
feet of the stack and reducing the load on the foundation we do not believe supplemental 
modifications to the foundation will be necessary. 
 
Option B 
 

 Remove the entire structure down to the 75’ above grade level.  Salvage face shells from 
sound brick for spall repair below this level.  Dispose of steel plate roof/beams and straps 
above the 75’ level. 

 Inspect the remaining steel straps and repair as necessary. 
 Remove spalled and/or cracked brick and patching material from previous spall repairs.  

Replace the entire face shell with brick salvaged from above.  Assume a total of 300 of 
these will be repaired. 

 Epoxy inject approximately 300LF of cracks. 
 Properly cut out and tuckpoint all of the remaining mortar joints. 
 Install a new concrete roof system with venting. 
 Remove the inner brick liner and all debris in the bottom of the stack to expose the concrete 

foundation. 
 Install a series of 1 inch diameter vertical reinforcing bars at 12 inches on center in a circle 

inside the stack.  These will be epoxied into holes drilled into the top of the concrete 
foundation.  Install a series of ½ inch diameter stainless steel all thread rods into the 
masonry walls on the inside face of the stack (approximately 300 rods) set in epoxy. 

 Fill the bottom of the stack with concrete to a depth of approximately 20 feet.  This would 
be performed in multiple pours so that the hydrostatic pressure of the wet concrete does 
not blow out or distort the walls of the stack. 

 Excavate around the perimeter of the foundation down to bedrock.  Install reinforcing bars 
into the sides of the foundation and pour a reinforced concrete “doughnut” to create a larger 
more stable foundation. 

 
Option B is the tallest configuration available assuming the brick from the original stack can be 
kept in place and (with significant unseen modifications) the refurbished stack can meet current 
Building Code requirements for wind and seismic loads. 
 
Working with Gerard Chimney and Glenroy Construction (a local General Contractor) the 
following budgetary cost estimates have been developed.  These are anticipated construction costs 
and do not include A/E fees, contingencies or other soft costs. 
 
 Option A – Remove stack down to 60’ level 
 Budgetary cost estimate      $ 350,000 
 
 Option B— Remove stack to down 75’ level/reinforce 

Interior and modify foundation 
Budgetary cost estimate      $ 525,000 
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A key element in either option is the length of time it would take to demo the upper part of the 
smokestack down to the 75’ or 60’ so that the Farmer’s Market could open in the nearby parking 
lot.  Gerard Chimney believes this could be accomplished in approximately 4 weeks from the 
receipt of a Notice to Proceed. 
 
TEMPORARY STABILIZATION 
 
During the course of this work, the question has been raised as to whether the smokestack could 
be temporarily stabilized in place until more permanent repairs are undertaken. 
 
Theoretically – the answer is yes. 
 
We have investigated two schemes to “hold” the smokestack in place with a supplemental steel 
frame of some type. 
 

1. Construction of pipe scaffolding that would completely encircle the stack.  The scaffold 
would have to tie into the walls of the tower near mid height to use the self weight of the 
masonry to keep windward side of the scaffold from lifting off the ground in a lateral wind 
or seismic event. 

2. A steel frame made of wide flange beams and columns that would encircle the stack.  This 
frame would be bolted to new concrete foundations to hold the steel frame down in a wind 
or seismic event. 

 
Huge challenges for either of these schemes involve the proximity of the two buildings to the east 
and southeast of the stack. The pipe scaffolding or steel frame would have to extend onto/into both 
of these structures.  No attempt has been made to determine how this would be performed.  Nothing 
is insurmountable – but either of these temporary stabilization schemes seems very impractical. 
 
With the aide of Specialty Contractors for scaffolding and steel erection very rough cost estimates 
have been developed for these two schemes.   
 
 Pipe scaffolding (2 month rental)      $ 350,000 
 Steel Framing         $ 550,000 
 
These do not include A/E fees, contingencies or other soft costs.  The pipe scaffolding would take 
approximately 7 weeks to design and install assuming Scaffold King could be contracted directly 
and assist us in the design to expedite the overall process.  The steel frame would take on the order 
of 10 weeks to order, fabricate and install if the work did not have to be publicly bid. 
 
CONCLUSION 
 
In our opinion, this re-evaluation of the smokestack has helped us develop a better understanding 
of 1) how it is constructed, 2) how it has deteriorated and 3) what options are truly available to 
stabilize and repair it. 
 
The concept of restoring it to its original height and appearance is understandable and obviously 
in the historical sense, desirable.  The reality is the stack was constructed when the potential for 
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222FIGURE 2
Johnson Creamery - undated (post 1921)
Monroe County Historical Society



223FIGURE 3

Johnson Creamery c. 1936
Bloomington Herald-Tribune
February 20, 1994



224FIGURE 4Johnson Creamery c. 1943
Monroe County Historical Society
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