CITY OF BLOOMINGTON

NOVEMBER 3, 2014 @ 5:30 p.m.
COUNCIL CHAMBERS #115
CITY HALL



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. 4" 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

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




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. lllinois 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. 10™ 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:



e The proposal is adjacent to a residential use (Morton Mansions building to the north)
e 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 facade.” 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 facade.” 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



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 facade 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 10" 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 facade 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 facade.
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 facade 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 facades. The
Downtown Plan provides guidance on building materials in Guidelines 3.10 through



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 fagade because it will
not be visible from the street. In addition, the proposed concrete block on the north
facade 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 patrtially 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



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 facades 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.

w N

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.

Final City Utilities Department approval is required before release of any permits.
The proposed building must be constructed consistent with the submitted elevations
including but not limited to utilizing the same materials and architectural details.



. Removal or relocation of the existing City street tree and new street tree planting

shall be coordinated with the City’s Urban Forester.
. Class-1 bike parking spaces must be enclosed inside of a lockable room or cage to

meet the class-1 standards.



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.


http://bloomington.in.gov/greenbuild
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To: City of Bloomington Planning Department (Attn: Mr. James Roach)
From: Nick Worden, Browning Day Mullins Dierdorf Architects

Project: Moonburn on Morton — Mixed-use Retail and Apartments

Re:

Project No./File: 14A040

Date: October 20, 2014

October 20, 2014

City of Bloomington Planning and Transportation Department
401 N. Morton Street, Suite 130

P.O. Box 100

Bloomington, IN 47402

Attn: Mr. James Roach

RE: Moonburn on Morton

PETITIONERS STATEMENT

Dear Mr. Roach

Browning Day Mullins Dierdorf Architects is pleased to submit the attached Mixed-use commercial and apartment
development “Moonburn on Morton” for Plan Commission review. The following document outlines the project
scope and addresses comments received to date regarding the project. Please take time to review and contact us
with any questions.

Owner

Moonburn, LLC consists of David Ferguson and Larry Roan. During the redevelopment of the Regester parking
garage, now The Mercury Apartments, Bloomington’s Market Parking Garage and Hilton Garden Inn, David
Ferguson was the lead developer for the Mercury and associated parking structure and facilitated the addition of
REI and White Lodging to develop the Hilton Garden Inn.

Larry Roan, then Vice President of Wilhelm Construction assisted David with the construction cost, schedule, and
feasibility of the Mercury and coordinated the design/build team for the Parking Structure.

David and Larry became friends during the Mercury project and discussed collaboration on a project together since.
Moonburn on Morton gives them an opportunity to again provide downtown Bloomington a unique living experience.

626 North lllinois Street

Indianapolis, Indiana 46204

317.635.5030 P

Page 1 of 9 317.634.5409 F
www.bdmd.com W
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Moonburn on Morton is designed to attract those who are actively working to lower their personal environmental
footprints.

The nearby B-Line trail will allow residents to use their bicycles for much of their transportation. As shown by the
graphic on page 80 of the Certified Tech Park Master Plan, several amenities are quite close to the property,
including the Farmer’s Market, the B-Line trail, Bloomington Playwright’s Project and the Market Garage, all within a
five-minute walk. Bloomingfoods’ near-westside store is quite close. Our goal is that this in-fill project provide an
opportunity for residents who enjoy walking and biking and who value healthy and sustainable lifestyles as well as
reduction of their impact on the environment.

The size and location of this project fits well in downtown Bloomington and its location within the Certified
Technology Park provides additional synergies for those who want to experience a 24/7 live/work/play lifestyle,
whether they work in the Certified Technology Park or just want to experience the downtown lifestyle.

Larry Roan:

A graduate of Ball State University’s College of Architecture and Planning with a Bachelor of Landscape
Architecture and Bachelor of Science in Environmental Design, Larry has worked on all sides of the property
development table as designer, developer (and owner’s representative), and builder.

Today Larry is a Vice President of Browning Day Mullins Dierdorf, the architect of Moonburn on Morton. Browning
Day Mullins Dierdorf is the architect of several projects for I[U-Bloomington including the Global International Studies
Building, Jacobs School of Music East Studio Building, and MAC addition. Browning Day is also the architect for
numerous mixed use urban apartment projects in downtown Indianapolis such as Pulliam Square and Penn
Towers.

Larry was formerly a principal owner and vice president of Wilhelm Construction, a $500 million per year general
contractor/construction manager. While there, Larry worked together with David Ferguson in the development of
downtown Bloomington’s Regester project — now Mercury Apartments.

Prior to Wilhelm Larry worked as a developer specializing in urban projects many of which were infill and adaptive
reuse. While working for the development firm Larry was project manager for over two million square feet of new or
renovated buildings. Among these projects were a new-construction 30-story office building, a 420-room Omni
Hotel, a mixed use urban project containing a grocery, hardware store, restaurant, and office space, and two
adaptive re-use mixed use projects containing retail and office space above.

David Ferguson:

David has been involved in real estate development, leasing and management for 36 years. David has been
actively involved in the redevelopment of Bloomington’s downtown, including construction and renovation adding
189 bedrooms to downtown’s housing stock. David managed the Regester Place redevelopment in 2003,
consisting of a 552 space parking garage, 13,500 s.f. of commercial space, 76 apartments with 132 bedrooms (The
Mercury Apartments) and coordinated the participation of REl and White Lodging in their construction of a 167 room
Hilton Garden Inn with full service restaurant and meeting space as part of the redevelopment of a decrepit city
parking garage. The Regester Place redevelopment won the Indiana Main Street Award for New Development,
presented September 29, 2006, at the Indiana Main Street Conference in Wabash, Indiana.

Renovation projects include the Vance Music Building, the Cantolwax Factory and the Redmen/Knights of Pythias
Building, all National Register Historic Buildings renovated to the standards of the Secretary of the Interior.

626 North lllinois Street

Indianapolis, Indiana 46204

317.635.5030 P

Page 2 of 9 317.634.5409 F
www.bdmd.com W
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David has experience in the management of real estate beginning in 1978 as a resident apartment manager. He
created a property management company (Olympus Properties, LLC) with partners in 2002 which has grown to be
responsible for leasing and management of more than 100,000 s.f. of commercial space and 235 residential
properties (450 bedrooms) in Bloomington and was named the Property Management Company of the Year for
2010 by the Indiana Apartment Association.

David has been a trustee of the Monroe County Public Library Board for fifteen years, serving as President and
currently as Treasurer. The Library completed a renovation and construction project during David’s tenure. He was
involved in the creation of a statewide coalition of libraries for health insurance coverage, which led to significant
savings and increased benefits for library employees throughout Indiana. He served on the Monroe County Parks
and Recreation Board (1996-2011) and as a member of (and past President) the Old Northeast Downtown
Neighborhood Association. Through his efforts, the Association, in conjunction with the City of Bloomington,
instituted a receivership of an abandoned house at 723 East 10th Street, which resulted in its renovation and the
elimination of a long-standing neighborhood eyesore. David served on the board of the Monroe County History
Center from 2006-07.

Since 1981, David has practiced law with the firm of Ferguson & Ferguson. Among other clients, he represents the
Richland-Bean Blossom Community School Corporation, which accomplished the construction of two new
elementary schools and a renovation of its Junior High School and High School while David has been its counsel.

David and his wife, Tyler Kate (Caldwell) Ferguson, renovated their historic home on North Washington Street
which was built by Fred Seward of Seward & Co. in 1920. Fred Seward was president of Seward and Co. for 50
years, most of which were spent living in the home on Washington Street. Their home was the subject of a tour of
homes in the Old Northeast Downtown Neighborhood Association.

Project Location

The address for this project is 526 North Morton Street. The site is located on the east side of Morton Street one lot
south of 10t Street. The site consists of a 66'x132’ lot which had been used as a construction staging area.
Adjacent land uses include apartment buildings to the north and northeast, the historic Farmers Museum to the
East, a parking lot to the south and an office building to the west.

Certified Tech Park (“CTP”)

The property is located on the eastern edge of Bloomington’s Certified Tech Park (“CTP”). Review of the Certified
Tech Park Master Plan indicates that the goals of the CTP include diversifying downtown housing to provide multi-
generational housing options for tech park employees, tech-related employment, young professionals, seasoned
professionals, active seniors, older semi-retired or retired residents and other downtown or Bloomington area
workers (as well as those who simply want the downtown experience) promoting community, healthier and 24/7
lifestyles and the desire to work and play close to home through a walkable and bikeable (live-work-play)
environment. See pp. 9, 14, 15, 16, 18, 20, 62, 64 of the CTP Master Plan:
http://bloomington.in.gov/media/media/application/pdf/15735.pdf).

It is our intent to provide an environment that allows residents of this project to work and play close to home in a
walkable and bikeable environment.

626 North lllinois Street

Indianapolis, Indiana 46204

317.635.5030 P

Page 3 of 9 317.634.5409 F
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Project Concept

The project is a four-story mixed-use commercial and residential building with onsite garage parking. The site is
located on the eastern edge of the Certified Technology Park (CTP) and will add diversity to the available housing
options in this area. The project is designed to provide housing for tech park employees, professionals of all ages,
active seniors, semi-retired or retired residents and other downtown or Bloomington area workers (as well as those
who simply want the downtown experience). We anticipate the CTP will create a demand for studio and one
bedroom apartments, rather than the multi-bedroom apartments that are popular with the undergraduate student
population. The commercial space is an appropriate size and shape for a start-up retail operation. The building has
a modern aesthetic as called for by the CTP master plan (p.64), massing complimentary to its neighbors and public
art on the Southwest corner, easily viewed from the South.

The west main building fagade facing Morton Street is articulated by a tripartite (base, middle, cap) organization
with a unique corner feature to the southwest. This fagade organization allows the building to match its neighbors
and calls attention to the various uses within the building. The building’s base, street level fagade, is treated with a
limestone water table, large openings and a projecting canopy to create an inviting pedestrian environment for the
commercial space and apartment entry space. Furthermore, the building entry points are recessed to provide
fagcade articulation. The middle and cap portions of the fagcade are articulated by the apartment units within the
building. Large windows with Juliet balconies are used at the living areas and smaller contemporary windows are
used in the bedroom spaces. These openings are stitched together vertically through the use of brick and accents
of architectural metal panel. The cap portion of the building features openings that align with those below and has a
distinct material change which visually creates an appropriate scaled building. The southwest corner design feature
provides a distinction of the corner apartment units as well as becoming a demarcation to the commercial entry
below.

The south building fagade maintains continuity with the design language established on the west fagade. This
continuation of design creates a visually interesting edge to the existing parking lot to the south. Additionally, a
large multi-level art piece will be located near the southwest corner. The artwork will be clearly visible to those
heading north on Morton Street. A parking garage entry is located along the south alley.

The east and north facades also feature the tripartite design language. Fiber-cement siding is used on the base
/middle and a contrasting color of fiber cement panel is used on the cap portion. The North facade steps in from the
property line to allow daylight to reach the neighboring building. A parking garage entry is located along the east
alley.

626 North lllinois Street

Indianapolis, Indiana 46204
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Apartment Types Count Beds

Studio 18 Units 18 Beds

1 Bedroom 15 Units 15 Beds
33 Units 33 Beds

Property Density:

Site: 0.20 acres (8,712 sf)
60 DUEs / acre = 12.00 DUE’s allowed

Studio 0.20 DUE x 18 = 3.60 DUE
1 bedroom 0.25 DUE x 15 = 3.75 DUE

7.35 DUE’s proposed (12.00 DUE’s allowed)

Parking Counts

Required parking for apartments: 16 spaces
Required parking for commercial: Zero spaces
Provided on-site parking: 16 spaces on site
Street parking: None

Bike Storage/Parking

This will be a bike friendly facility with a variety of bike storage and parking options. A minimum of eight (8) bike
spaces will be located along Morton Street for public and resident use. A total of eight (8) spaces will be Class 1
type located within a secured area in the ground level parking garage. Residents will have convenient access to
these bike parking spaces just as they have access to their automobiles.

Environmental Considerations

The project will feature a variety of sustainable building elements to reduce its carbon footprint. The exterior walls
will have a minimum of 6 inch cavity insulation and a majority of the walls will have continuous rigid insulation in
addition to the cavity insulation. The use of continuous rigid insulation will enhance our buildings energy
performance as compared to other current Bloomington projects where this insulation method is not being utilized.
The roof will be well insulated with rigid insulation and be covered with a white membrane roofing system that will
reflect sunlight and reduce the urban heat island effect. All windows will have low-E glazing. The apartment units
will have energy efficient appliances, high efficiency furnaces, low flow water fixtures and abundant natural light.
Energy efficient lighting will be used throughout the project and where 24/7 lighting is required LED type fixtures will
be used. The site is within close proximity to alternative means of transportation which will reduce reliance on the
automobile. Where possible the building materials will be “Green friendly” and feature recycled content or will have
been harvested or manufactured regionally. The project will have on-site recycling reducing the amount of waste
heading to a landfill.
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Building Heights

The site features a slope in both north to south and east to west directions. The southwest corner of the site is the
lowest point. The site slopes up from the southwest corner to the north, along Morton Street, approximately three
(3) feet. The site slopes up from the southwest corner to the east, along the south alley, approximately ten (10)
feet. Due to the grade change along Morton Street the building’s two (2) entry points are located at different finish
floor elevations. The change in grade makes the building appear taller at the southwest corner and shorter along
the east fagade. The building is 52’-0” in height at the Southwest corner and is 42’-10” along the East fagade. The
average building height above grade is 47'-3".

Building Materials

The building will consist of the following material pallet.

Limestone in an ashlar pattern.

Two (2) types of brick in a running bond pattern.

Four (4) types of fiber cement panels.

Three (2) types of fiber cement siding.

Two (2) types of architectural metal panels.

CMU [set next to the adjacent building and concealed from view].
Energy efficient windows with low-E glazing.

Anodized aluminum storefront window systems.

Painted Metal lintels, guardrail systems and parking security screens
Cast-in-place concrete

White reflective roofing membrane for energy conservation.

Non-Residential Space - Commercial

Approximately 1,100 square feet of commercial space, as calculated per BOMA, is provided along Morton Street.
This space features a prominent corner entry and large expanse of storefront.

Site Accessibility & Building Entrances

Pedestrians can enter the building from two (2) points along Morton Street. Vehicles can access the developments
parking areas by utilizing the alleys located along the south and east. These two (2) alleys connect to Morton
Street, 10t Street and College Avenue. If a tenant is parked within the ground level garage they can access the
buildings main lobby which features a stair and elevator. For tenants using the parking mezzanine off of the alley,
access to the building can be made from the adjacent secured stair tower.

The building will include (2) ANSI type A units. These units are designed to be fully accessible and will
accommodate a tenant with disability. All other apartment units are designed as ANSI type B units which can be
adapted as needed for tenants with special needs. All of the apartment functions within the building are designed to
meet Fair Housing requirements. The commercial space will be designed to ADA requirements.
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Streetscape

The two (2) existing trees along Morton Street will be removed and two (2) new street trees in ornamental grates will
be installed between the sidewalk and street. The trees will be offset from the street to match the existing trees on
the neighboring property. One (1) pedestrian scale street light fixture will be added along Morton Street. The light
will match the neighboring fixture in style and position. Bike racks will be placed between the sidewalk path and the
Street.

Encroachments:

The project will require the following encroachments with the city:
e Pole mounted street light along Morton Street
e Street trees along Morton Street
e A 3-0" deep building mounted canopy along Morton Street
e The water meter vault, fire department connection and post indicator valve will be installed between the

building and the sidewalk.

Street parking

No new street parking will be provided, although it is noted that there might be room for additional street parking in
front of the project (66°).

Trash/Recycling Removal

Trash and recycling bins will be located within the parking garage adjacent to the vehicular entry. The
trash/recycling will be accessed by the residents by regular access to the garage and by the trash and recycling
vendors from the south alley.

Stormwater Detention

No Storm water detention is being planned for. The buildings storm lines will feed into the storm main within Morton
Street.

Water Service & Meter Pit

The project will connect to the water main off of Morton Street. A master meter will be installed within the City right
of way along Morton Street and will house the necessary meters and fire apparatus’. The PIV connection will be
installed at this location. A separate Siamese connection will be back fed from the meter pit and provide for easy
Fire Department access. No new mains are anticipated to be installed to provide service for the project.
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Sewer Service

The project will connect to the city sewer mains on Morton Street. Connections will be lateral connections with
standard patching of the street as required. No new mains will need to be installed to provide service for the project.

Private Utilities

Duke Energy and a cable/phone/internet provider to be determined will provide for the service needs of the
development. These utilities will connect to the building along the East property line will most likely need to be
reviewed further with Duke Energy to understand access, maintenance and proximity to the existing building
structures.

Anticipated Variances:

We will be asking for six (6) waivers for the development:

1.

Height Standards - 20.03.120(b)(2). A waiver is being requested to allow the building to be built over the
50'-0" height limitation imposed by the UDO. The tallest portion of the building occurs at the Southwest
corner where it reaches a height of 52'-0" above the lowest level on site. However, the average building
height above grade is only 47'-3". We believe the waiver is supportable given the context of the project.
Our site is lower than the site of the Morton Mansions to the North. The Morton Mansions features corner
elements that reach an approximate USGS elevation of 844’-5”. The primary parapet height of our
proposed building has an approximate USGS elevation of 835’-4”, which is 9'-1” shorter than the adjacent
building. Additionally, the SpringHill Suites Hotel to the south along Morton Street has a building height of
approximately 70’-0". Furthermore, the CTP Master Plan indicates there is flexibility to accommodate
higher heights for uses specifically along the fringes of the CTP and that the design guidelines should be
crafted to allow for higher heights of buildings (p.23).

Mass, Scale and Form - 20.03.130(c)(3). A waiver is being requested to allow the building to not step
back fifteen (15) feet from the build line at the forty-five (45) feet mark. The building is 4-stories and
stepping the building back would occur at the mid-level of the fourth floor. This would break our tripartite
facade organization and give the building an unusual proportion.

Architectural Character — 20.03.130(b)(3)(C)(ii)- A waiver is being requested to allow our project to have
window sills and heads that are not visually distinct from the primary exterior finish materials used on the
respective facades. We believe this waiver is supportable due to the fact that it only applies to a portion of
the windows on our building. Furthermore, this window detailing choice was made to enhance the
contemporary design aesthetic of the project.

Ground Floor Nonresidential Uses — 20.03.120(e)(2). A waiver is being requested to allow our project to
have less than 50% of the ground floor allocated to nonresidential uses. The project features a commercial
space of approximately 1,100 square feet, as calculated per BOMA, along Morton Street with a prominent
corner entry point. The commercial space is approximately 13% of the total ground floor. We believe the
waiver is supportable due to the needs for residential on-site parking and challenges with the existing
grades along Morton Street and the adjacent alley along the south property line.
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5. Architectural Character — 20.03.130(b)(3)(C)(i). A waiver is being requested to allow our project to have
window frame heights that are less than the required (1.5) times the window frame width. We believe
this waiver is supportable due to the fact that each individual window meets the requirement but when
grouped together do not. The grouped windows allow for better views and natural lighting into the
building. They also enhance the contemporary design aesthetic of the project.

6. Architectural Character — 20.03.130(b)(4)(A). A waiver is being requested to allow our project to have
more than 20% cementitious siding on the east and north elevations of the building. We believe this
waiver is supportable due to the fact that these two elevations are not the primary facades of the building
and are not highly visible from the surrounding streets. The cementitious siding, panels and associated
trim are being applied to maintain the contemporary design vocabulary of the primary facades while being
sensitive to the neighboring properties.

We believe this development will have a positive impact on the built environment and social needs of Bloomington’s
downtown. We appreciate your time and consideration of this request.

Respectfully submitted,

Browning Day Mullins Dierdorf Architects

A

Nick Worden
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Moonburn on Morton
October 6, 2014

Material Percentages

Building Total Wall Area of %
Elevation Area (sf) Material (sf) of Material

NORTH ELEVATION

Total 5,848

Brick 325 5.56%
Limestone 21 0.36%
Window System 385 6.58%
Fiber Cement Panel 719 12.29%
Fiber Cement Lap Siding 2,380 40.70%
CMU / Concrete 1,793 30.66%
Metal Grill 225 3.85%
SOUTH ELEVATION

Total 6,124

Brick 1,989 32.48%
Limestone 58 0.95%
Window System 1,098 18.78%
Fiber Cement Panel 707 11.54%
Fiber Cement Lap Siding 317 5.18%
CMU / Concrete 679 11.09%
Metal Grill 529 8.64%
Architectural Metal Panel 498 8.13%
Opening to Parking Garage 249 4.07%
EAST ELEVATION

Total 2,766

Brick 23 0.83%
Limestone 0 0.00%
Window System 137 4.95%
Fiber Cement Panel 615 22.23%
Fiber Cement Lap Siding 1,506 54.45%
CMU / Concrete 152 5.50%
Opening to Parking Garage 333 12.04%
WEST ELEVATION

Total 3,302

Brick 1,239 37.52%
Limestone 93 2.82%
Window System 1,167 35.34%
Fiber Cement Panel 419 12.69%
Fiber Cement Lap Siding 114 3.45%
CMU / Concrete 0 0.00%
Metal Grill 0 0.00%
Architectural Metal Panel 270 8.18%

Solid / Void Percentages

Building Total Wall Area of %
Elevation Area (sf) Material (sf)

WEST ELEVATION (all)

Total 3,302

Solid 2136 64.69%

Void 1167 35.34%
WEST ELEVATION (building base: 0'-0" to 10'-4" Ceiling Lobby / 12'-0" Ceiling Commercial)
Total 707

Solid 273 38.61%

Void 434 61.39%
WEST ELEVATION (upper levels: 2nd level finish floor to top of parapet)

Total 2,180

Solid 1447 66.38%

Void 733 33.62%
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