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**Next Meeting Date: December 1, 2014           Last Updated:  10/29/2014 
 
 

 
CITY OF BLOOMINGTON 
PLAN COMMISSION  
November 3, 2014 @ 5:30 p.m.   City Hall Council Chambers - Room #115 
 
ROLL CALL 
 
MINUTES TO BE APPROVED: None at this time 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS:  
 
ITEMS FOR CONSENT AGENDA:  None at this time 
 
PETITIONS CONTINUED TO: December 1, 2014 
 
SP/UV-34-13 GMS – Pavilion Properties    
 306 E. Kirkwood Ave. 
 Site plan approval for a 3-story mixed-use building.  Also, Plan Commission review of a use 
 variance for a bank drive-through in the Commercial Downtown (CD) zoning district. 
 Case Manager: Jim Roach 
 
SP-14-14 AJ Capital Partners 
 210 E. Kirkwood Ave. 
 Site plan approval for a 146-room downtown hotel.  
 Case Manager: Patrick Shay 
 
SP-26-14 GP-GMS Bloomington, LLC 
 111 S. Lincoln St. and 315 E. 4th St. 

Site plan approval to allow construction of a mixed-use development on approximately 0.74 
acres within the University Village Overlay of the Commercial Downtown (CD) zoning district.  

 Case Manager: Jim Roach 
 
SP-32-14 Motels of Bloomington, LLC 
 1410 N. Walnut St. 
 Site plan approval for a new 107-room hotel. 
 Case Manager: Eric Greulich 
 
 
 
PETITION: 
 
SP-29-14 Moonburn, LLC. 
 526 N. Morton St. 
 Site plan review of a 4-story mixed-use building. 
 Case Manager: Jim Roach 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-29-14 
STAFF REPORT       DATE: November 3, 2014 
Location: 526 N. Morton Street  
 
PETITIONER:  Moonburn, LLC 
   2620 N. Walnut Street, Bloomington 
 
CONSULTANT: BDMD Architects 
   626 N. Illinois Street, Indianapolis 
 
REQUEST: The petitioner is requesting site plan approval in order to build a four-story 
mixed use building with 960 square feet of commercial space and 33 multi-family dwelling 
units.  
 
Area:     0.20 Acres 
Zoning:    Commercial Downtown/Downtown Core Overlay 
GPP Designation:   Downtown 
Existing Land Use:  Vacant  
Proposed Land Use:  Mixed use (commercial and Multi-family Residential) 
Surrounding Uses:  North  – Apartments (Morton Mansions) 

West – Offices 
South  – Indiana University parking lot 
East – Historic museum/conference building 

 
REPORT SUMMARY: The subject property is located on the east side of N. Morton Street, 
one property south of its intersection with W. 10th Street. The property is made up of a 
single 0.2 acre platted lot and is currently vacant. It has been used for many years as a 
staging yard for downtown construction projects. It is bound on the east and south by 
platted alleys and is surrounded by multi-family to the north, historic properties to the east, 
office uses to the west and an IU parking lot to the south. The property is zoned 
Commercial Downtown (CD) and is within the Downtown Core Overlay (DCO).  
 
The petitioner proposes to construct a 4-story, mixed-use building on the property. The 
proposed building would have approximately 960 square feet of commercial space and a 
mix of 1 bedroom and studio apartments with a total of 33 units and 33 bedrooms. The first 
floor would contain the commercial space and 13 structured parking spaces. A mezzanine 
level is provided off the adjacent north-south alley to provide 3 additional parking spaces. 
Floors 2-4 each contain 5 one-bedroom units and 6 studio units.  
 
An early version of this project was reviewed by the Plan Commission in July (SP-16-14). 
That version included 5-stories and 44 units. The Plan Commission denied the previous site 
plan based mainly on the proposed height waiver to allow 5 stories and a height of 62’3.8”.  
 
Plan Commission Site Plan Review:  Two aspects of this project require that the petition 
be reviewed by the Plan Commission, per BMC 20.03.090.  These aspects are as follows: 
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• The proposal is adjacent to a residential use (Morton Mansions building to the north) 
• The proposal includes five waivers to the standards in BMC 20.03.120 and 

20.03.130 
 
SITE PLAN REVIEW 
 
Residential Density: The property is approximately 0.2 acres in area. The petition is for 33 
units with 33 bedrooms.  The DCO allows for 60 DUEs per acre, or 12 DUEs on this 
property. The proposed density is 7.35 DUEs or 36.75 DUEs per acre. This density is below 
the maximum density of the DCO.  
 
Height: Since the Plan Commission’s denial of SP-16-14, the petitioner has removed an 
entire floor from the proposal. The building is now four stories and 52 foot tall at the 
southwest corner, the lowest point on the site.  The maximum height in the DCO is 50 feet. 
As a comparison, the Morton Mansions building to the north is 48’ 10” tall, with caps 
increasing the height to 57’ 5”, and both it and the new 531 N. College building to the 
northeast are four stories in height. A waiver is required.  
 

Height Waiver-20.03.120(b)(2): A waiver from the architectural standard of the 
UDO is required to allow a height of more than 50 feet. The Downtown Plan, in the 
intent for the Downtown Core area (Pg. 2-5) states that “parcels in the Downtown 
Core Character Area can accommodate taller structures and should be encouraged 
when they are designed to reflect the traditional scale of buildings at the street level 
and are articulated into modules that are compatible with the traditional design 
context.” Guideline 3.9 recommends that new buildings “maintain the perceived 
building scale of two to four stories in height.” It goes on to state that “if a building 
must be taller, consider stepping upper stories back from the main façade.”  The 
proposed building is 4-stories in height, which complies with the policies of the 
Downtown Plan.  The building is also similar in height to the Morton Mansions 
building immediately to the north that was approved in 2010.  
 

Step back: The DCO requires that any building over 45 feet in height step back the portion 
over 45 feet a minimum of 15 feet from the front build-to-line. At the tallest, this building is 
52’ tall.  All portions of the building, including the height above 45 feet, are built to the build-
to-line without a step back.  
 

Building Height Step Back Waiver-20.03.130(c)(3): A waiver from the minimum 
stepback height architectural standard of the DCO is required to allow portions of 
the building to be as tall as 52’ without a step back. Much of the justification for this 
waiver has already been discussed in dealing with the height waiver. Guideline 3.9 
recommends that new buildings “maintain the perceived building scale of two to four 
stories in height.” It goes on to state that “if a building must be taller, consider 
stepping upper stories back from the main façade.”  The Downtown Plan does not 
give a recommended height for the step back, but instead recommends step backs 
for buildings over 4 stories.  The building is 4 stories with only the parapet extending 
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the height above 50 feet. The Morton Mansions building to the north was also built 
without a step back. Staff recommends approval of this waiver.  

 
Parking: The petitioner is proposing 16 off-street parking spaces. Within the DCO, the 
UDO sets a minimum parking requirement for the project’s 33 bedrooms at 16 off-street 
parking spaces. No parking is required for the commercial space.   
 
Ground Floor Non-Residential Space: Since the Plan Commission’s denial of SP-16-14, 
the petitioner has increased the square footage of the first floor non-residential space from 
650 square feet to 960 square foot. This increases the commercial percentage from 
approximately 7.8% to approximately 11.5% along Morton St. This space accounts for 
approximately 68% of the building façade along Morton Street, with the remainder made up 
of lobby space. For comparison, the Morton Mansions building to the north was originally 
approved with 24% of the first floor as commercial space, which accounted for 43% of the 
street frontage.  The DCO requires that 50% of the first floor of a building south of 10th St. 
be non-residential space.   
 

Ground Floor Non-residential Space Waiver-20.03.120(e)(2): A waiver is required 
to allow only 11.5% of the ground floor to be non-residential space instead of the 
required 50%.  The Downtown Plan makes no specific recommendation concerning 
the percentage of first floor non-residential space.  The Plan has many polices 
concerning pedestrian friendly streetscapes and designing first floor storefronts. 
Staff finds that the proposed ground floor non-residential space percentage is driven 
by the DCO’s requirement to provide parking for the apartments.  A large 
percentage of the first floor is parking garage space for the 33 units and 33 
bedrooms.  The non-residential space fills out the street frontage and still creates a 
pleasing ground floor building façade along N. Morton Street.  Staff recommends 
approval of the waiver.  

 
Bicycle Parking: A 33-bedroom multi-family development requires 6 bicycle parking 
spaces.  In addition, the commercial space requires 4 bicycle parking spaces for a total of 
10 spaces. The site plan currently shows 8 class-2 spaces along Morton St. and 8 class-1 
spaces inside of the garage. This exceeds minimum requirements.  
 
Materials: The majority of the building is clad in brick, limestone, cementitious siding and 
panels, concrete block and poured concrete.  Cementitious panels and siding are only 
permitted as secondary exterior finish materials covering no more than 20% of any façade. 
Concrete block is not permitted in this overlay as either a primary or secondary exterior 
finish material. The north and east sides of the building contain more than 20% 
cementitious panels and siding. The north side contains concrete block on the portions of 
the façade immediately adjacent to the Morton Mansions building to the north. 
 

Material Waiver-20.03.130(b)(4)(A)(v): A waiver from the standards of the UDO is 
required to allow concrete block and cementitious siding and panels as primary 
exterior finish materials, covering more than 20% of the east and north façades. The 
Downtown Plan provides guidance on building materials in Guidelines 3.10 through 
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3.12. Guideline 3.10 states that materials should appear similar to those used 
traditionally and that masonry is preferred for new construction. Guideline 3.11 
states that “New materials may be considered” as long as they appear similar to 
traditional materials, are detailed to express human scale, have demonstrated 
durability and avoid large expanses of featureless siding. Planning staff believes that 
the amount of cementitious siding is appropriate on the north façade because it will 
not be visible from the street. In addition, the proposed concrete block on the north 
façade will not be visible at all because it is adjacent to a section of the Morton 
Mansions building built very near the property line. The east side of the building will 
be partially visible from College Ave. Since the first version of this petition was 
denied in July, the petitioner has decreased the height of the building, added more 
color and windows to the rear to break up the larger expanse of featureless siding. 
Other buildings in this area have been approved with siding materials on the rear. 
Sight lines are such that there are few places along College Ave. where the rear of 
the building will be visible. Staff recommends approval of the waiver.  

 
Streetscape: Pedestrian scale lighting is proposed on Morton St. in accordance with the 
DCO. The DCO also requires a minimum 5 foot wide concrete sidewalk.  Instead of a 
concrete sidewalk on Morton St., the petitioner proposes to extend the brick sidewalk that 
was installed further to the north. The brick portion would be in the main pedestrian travel 
route, while the rest of the sidewalk would be concrete with 5’ x 5’ tree grates.  
 
There are two existing street trees along Morton St. The larger of the two trees is in poor 
health and will be removed. The petitioner and staff are still in discussions with the City’s 
Urban Forester on whether the second tree should be left in place, transplanted during 
construction, or replaced with a new tree. Regardless, a total of two street trees would be 
located along Morton St.  The DCO also requires decorative pedestrian scale street lamps 
of a maximum 15 feet in height along each street frontage. One light is planned along 
Morton St.   
 
Entrances: The building contains two prominent pedestrian entrances.  The northern 
entrance is for the lobby for the apartments, while the southern entry is for the commercial 
space. Both entrances either contain or will contain the required 4 foot recess as well as 
canopies, lighting, building name and address.  
 
Void-to-solid Percentage: The DCO sets a minimum upper story void-to-solid 
architectural standard at 20%.  The petition contains approximately 35% void. The DCO 
also sets a minimum first floor void-to-solid at 60%, “consisting of display windows, entries 
and doors.” The proposed building contains approximately 61% void on Morton St. 
 
Utilities: Water and sanitary sewer services are available in Morton Street.  Stormwater will 
be captured and directed to the nearby public storm sewers. Stormwater and utility plans 
have been submitted to the City Utilities Department and are under review.  
 
Window Design: The DCO requires windows that are at a minimum 1:1.5 ratio of width to 
height.  Several window openings on the front of the building are of a proportion that is 
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closer to 1:0.8 because the openings are wider than they are tall. The individual window 
panes within the opening do however meet the 1:1.5 ratio. In addition, some window 
openings do not include lintels or sills, as required, instead opting for a more modern 
punched opening.  

 
Window Design Waiver-20.03.130(b)(3): A waiver from the standards of the UDO 
is required to allow windows that are less then 1:1.5. The Downtown Plan’s 
recommendations of upper story windows (guidelines 3.13-3.14) call for windows 
with a vertical emphasis and trim that aligns with adjacent traditional buildings.  
While the overall window openings do not meet the required ratio, components of 
the windows are vertically oriented and meet the requirement. These windows allow 
for increased sunlight into the units and add visual interest to the building. In 
addition, some windows do not incorporate lintels or sills. The windows are designed 
with a “punched” opening or with larger blocks of material change instead of lintels 
and sills, allowing for a modern aesthetic.   Although the windows could be modified 
to meet the guidelines, staff finds it appropriate to allow some flexibility in design to 
achieve more variety in building façades and allow a more modern design.  

 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has reviewed this petition and made 1 recommendation 
concerning this development.   
 

1) The Petitioner should add a solar panel system and electric vehicle charging 
stations to create a high performance, low carbon-footprint structure, and 
grounds that exhibit our City’s commitment to environmental sustainability. 

 
Staff response: Although the petitioner is not proposing solar panels or electric vehicle 

charging stations, the petitioner has stated a willingness to provide recycling for 
tenants, increase insulation, white roofing, low-e glazed windows, high efficiency 
appliances, high efficiency furnaces, low flow water fixtures, LED lighting on all 24 
hour lighting, and other features above current UDO requirements.  

 
DEVELOPER TRACK RECORD: David Ferguson is a principle behind Moonburn LLC. 
Other recent projects that Mr. Ferguson has been a part of include Regester Place, Vance 
Music Building, the Cantol Wax Building and the Redmen/Knights of Pythias Building. 
There are no outstanding zoning violations associated with these developments.  
 
RECOMMENDATION: Based on the written findings above, staff recommends approval of 
SP-29-14 with the following conditions: 
 

1. Street lighting shall be full cut-off, fully shielded, pedestrian scale lighting. All 
encroachments including street lights, bike racks and the meter pit must be 
approved as an encroachment resolution.  

2. Final City Utilities Department approval is required before release of any permits. 
3. The proposed building must be constructed consistent with the submitted elevations 

including but not limited to utilizing the same materials and architectural details. 
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4. Removal or relocation of the existing City street tree and new street tree planting 
shall be coordinated with the City’s Urban Forester.   

5. Class-1 bike parking spaces must be enclosed inside of a lockable room or cage to 
meet the class-1 standards.  
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 MEMORANDUM 

 
 
Date:  October 24, 2014 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner  
 
Subject: SP-29-14, Moonburn LLC  
 526 N. Morton St. 
_____________________________________________________________________________________ 
 
This memorandum contains the Environmental Commission’s (EC) input and recommendations regarding 
the request for a Site Plan approval for a 4-story mixed use building.  The site is a 0.2 acre vacant lot 
within the Commercial Downtown Zoning District and the Downtown Core Overlay.  The proposal 
includes 1-bedroom and studio apartments totaling 33 units and beds. 
 
ISSUES OF SOUND ENVIRONMENTAL CONSIDERATION: 
 
1.)   GREEN BUILDING: 
The EC commends the Petitioner for including green building practices in the design of the building 
including recycling space, a high-energy building envelope, and a white roof.  Green building features are 
consistent with the spirit of the UDO and supported by Bloomington’s overall commitment to 
sustainability and its green building initiative (http://Bloomington.in.gov/greenbuild).  Sustainable 
building practices are explicitly called for by the Mayors’ Climate Protection Agreement signed by Mayor 
Kruzan; by City Council Resolution 06-05 supporting the Kyoto Protocol and reduction of our 
community’s greenhouse gas emissions; by City Council Resolution 06-07, which recognizes and calls for 
planning for peak oil; and by a report from the Bloomington Peak Oil Task Force, Redefining Prosperity: 
Energy Descent and Community Resilience Report. 
 
Some examples of additional green building practices that could be used at this site include the following. 
 
Solar panels.   This building is ideal for photovoltaic (PV) solar panels because it is flat.  The price of PV  
systems is dropping daily and the full-cost-accounting price of carbon-based electricity is skyrocketing.    
 
Electric vehicle charging stations.   The parking areas for the multifamily units should have some electric 
vehicle charging stations. 
 
EC RECOMMENDATION: 
 
1.)  The Petitioner should add a solar panel system and electric vehicle charging stations to create a high 
performance, low carbon-footprint structure, and grounds that exhibit our City’s commitment to 
environmental sustainability. 
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SF-01

SF-03

P-02

P-01

C-01

SF-02

M-01

CR-01

P-01

SF-04

PL-01

8
CA

31
LM

SF-01

1
UP

1
UP

MS-01

C-02

P-01

C-03

C-03

C-01

CURB
SYMBOL DESCRIPTION DETAIL

              CURB, 6" CONCRETE CURB 5/L002

              CURB, MOUNTABLE CONCRETE PLANTER CURB 7/L002

              CURB, 6" CONCRETE FLUSH CURB 10/L002

CURB RAMP
SYMBOL DESCRIPTION DETAIL

              CURB RAMP, TYPE C (MODIFIED) /

MULCHES
SYMBOL DESCRIPTION DETAIL

              MINERAL MULCH, AGGREGATE MAINTENANCE STRIP 8/L002

MISC
SYMBOL DESCRIPTION DETAIL

              DETECTABLE WARNING PLATE, 2` X 2` PLATE BY NEENAH OR CITY OF 
BLOOMINGTON STANDARD

PAVING
SYMBOL DESCRIPTION DETAIL

              PAVEMENT, 4" CONCRETE, BROOM FINISH 1/L002

              PAVEMENT, ASPHALT PATCH PER CITY OF BLOOMINGTON STANDARDS, 6/L002
2`-0" WIDTH

PLANTING
SYMBOL DESCRIPTION DETAIL

              STEEL EDGE RESTRAINT 8/L002

SITE FURNISHINGS
SYMBOL DESCRIPTION DETAIL

              TREE GRATE AND FRAME, 5` SQUARE; MODEL: 8666 BY EAST JORDAN IRON 
WORKS

              BIKE RACK; CLASS-II; 83 SERIES BY DUMOR, INC.; S-2 SURFACE MOUNT; 
POWDER COAT COLOR: TBD

              SITE LIGHTING; PEDESTRIAN SCALE; MAXIMUM HEIGHT: 15` (SEE 
ELECTRICAL PLANS)

              30" SECURITY BOLLARD, PAINTED, TYP. 9/L002

C-01

C-02

C-03

CR-01

M-01

MS-01

P-01

P-02

PL-01

SF-01

SF-02

SF-03

SF-04

REFERENCE NOTES SCHEDULE

1. DO NOT SCALE DRAWINGS.

2. COORDINATE ALL WORK WITH OTHER DESIGN DISCIPLINES.

3. COORDINATE ALL WORK WITH SPECIFICATIONS.

4. PRESERVE AND PROTECT ALL EXISTING SITE IMPROVEMENTS
INDICATED TO REMAIN FROM DAMAGE DURING CONSTRUCTION

SITE PLAN GENERAL NOTES

TREES QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
UP 2 ULMUS AMERICANA `PRINCETON` AMERICAN ELM B & B 2"CAL 10`-12` HT.

SHRUBS QTY BOTANICAL NAME COMMON NAME CONT HEIGHT SPACING
CA 8 CLETHRA ALNIFOLIA `HUMMINGBIRD` SUMMERSWEET 3 GAL 18" HT. 18" O.C.

GROUND COVERS QTY BOTANICAL NAME COMMON NAME CONT SPACING
LM 31 LIRIOPE MUSCARI `BIG BLUE` BIG BLUE LILYTURF 1 GAL 16" o.c.
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L110
PLANTING PLAN
SITE MATERIALS AND

Site Materials and Planting Plan01 Moonburn on Morton
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10th Street 40'R/W
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LOT 7
ERL-15 LLC
#2014002349

LOT 8
STARDUST DEVELOPMENT LLC

#2013020121

CURB INLET
TC=782.20

N 12"CPP INV=779.6
W 12"CPP INV=779.6

(FLOWS WEST)
CURB INLET
TC=781.88
E 12"CPP INV=779.3
W 12"RCP INV=779.2

STORM MH
TC=784.50
E 12"CPP INV=780.4
S 12"CPP INV=780.4
(FLOWS SOUTH)

CONC. WALL CONC. WALL

A
L

L
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Y

ALLEY
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LEGEND:

1. PROPERTY IS LOCATED IN FLOOD ZONE "X" PER
   COMMUNITY NUMBER 18105C0141D, DATED DEC. 17, 2010.

2. PROPERTY IS ZONED DOWNTOWN COMMERCIAL.

3. SETBACKS: PER CITY OF BLOOMINGTON ZONING OFFICE
         FRONT = 0
         SIDE  = 0
         REAR  = 0
   MAX BUILDING HEIGHT = 80'
   PARKING: NO REQUIREMENT.

4. FIELD WORK PERFORMED DEC., 2006.

NOTES:

ALTA / ACSM LAND TITLE SURVEY
LOT 8 IN WOODBURN'S ADDITION TO THE CITY OF BLOOMINGTON

MONROE COUNTY, IN
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Record Description
Lot Number Eight (8) in Woodburn's Addition to the City of Bloomington, Indiana, the same being a subdivision
of Outlot Number Thirty-seven (37), described as follows: Beginning at a point 66 feet South of the Northwest
corner of said Lot Number 37, thence running East 132 feet, thence South 66 feet, thence West 132 feet,
thence North 66 feet to the place of beginning.
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