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CITY OF BLOOMINGTON 
PLAN COMMISSION AGENDA 
Sept. 12, 2011 @ 5:30 p.m.     City Hall Council Chambers, #115 
 
ROLL CALL 
 
MINUTES TO BE APPROVED: August 8 
  
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 
 

• Selection of Plan Commissioner for GPP Steering Committee  
 
APPROVAL OF CONSENT AGENDA:  
 
UV-18-11 AT&T (@ North Central Church of Christ) 
 2121 N. Dunn St. 

PC Recommendation to the BZA re: Use Variance to allow an array of cellular antennas inside 
a church steeple. (Case manager: Katie Bannon) 
 

PETITION CONTINUED TO: October 10, 2011 
 
UV-21-11 Housing Options II 

1835 S. Highland Ave. 
PC recommendation to the BZA re: Use Variance to allow multifamily use in a single-family 
zoning district. (Case manager: Patrick Shay) 

 
 
 
PETITION: 

 
UV-16-11 CFC Properties, Inc (Grant Street Inn) 
 315, 317,319 N. Grant St. 

PC Recommendation to the BZA re: Use Variance to allow a hotel/motel use within a 
Residential Multi-family (RM) zoning district. Also requested is a package of variances from 
front, side and rear parking setbacks, side & rear building setbacks and maximum impervious 
surface coverage. (Case Manager: Patrick Shay) 

 
 
SP-19-11 Big O Properties 
 340 S. Walnut St. 

Site plan approval for a mixed-use building with 15 units (Case manager: Eric Greulich) 
 
 
PUD-20-11 McDoel Garden (First Capital Mgmt) 
 1140 S. Morton St. 

Preliminary Plan Amendment to allow multifamily residential usage in former Thomson/RCA 
PUD and final plan approval for a commercial building and 16 multifamily units. (Case manager: 
James Roach) 

 
 
 
 
 
 
 
 
 
End of Agenda 
**Next Plan Commission hearing scheduled for Oct. 10, 2011 
 

                                                            Last updated: 9/8/2011 



BLOOMINGTON PLAN COMMISSION   CASE #: UV-16-11 
STAFF REPORT      DATE: September 12, 2011  
Location: 315 & 310 N. Grant Street 
 
PETITIONER:   CFC Properties 

 320 W. 8th St. Suite 200, Bloomington 
 
REQUEST: The petitioner is requesting use variance approval to allow a hotel/motel 
use within a Residential Multifamily zoning district. This use variance request requires 
Plan Commission review and recommendation to the Board of Zoning Appeals. 
 
Zoning:    RM 
GPP Designation:   Core Residential 
Existing Land Use:  Vacant and Hotel/Motel 
Proposed Land Use:  Hotel/Motel 
Surrounding Uses:  North  - Multifamily  
 South  - Office (IU- Poplars Building), Mixed-Residential 

East - Office (Red Cross) 
West - Mixed-Residential 
 

SUMMARY: The petitioner currently operates the Grant Street Inn at the northeast 
corner of N. Grant Street and E. 7th Street. They also own three vacant lots located on 
the west side of Grant St., one property south of E. 8th Street. All of these lots are 
zoned Residential Multifamily (RM). The surrounding area is also mostly zoned RM, 
with many residential uses located to the north and west. There are a mix of office and 
residential uses east of this property including offices for the Red Cross and 
Institutional (IN) zoning to the southeast that includes Indiana University’s Poplars 
Building.  
 
The existing Grant Street Inn received a use variance approval in 1991 to allow two 
historic homes to be used for a bed and breakfast use. The site later expanded and 
combined the two buildings, and in 1995 received approval to allow two additional 
structures to the north to be used for the business as well. This business has been 
successful and is now preparing for an additional expansion of their services. At this 
point, the business functions more like a small hotel/motel use. With the current RM 
zoning, the proposed expansion of the existing hotel/motel use requires a new use 
variance approval. The petitioner has also requested a package of variances from the 
Board of Zoning Appeals to allow for the proposed construction. 
 
To accommodate this expansion, the petitioner is proposing to construct a small 
addition of approximately 184 square feet to the east side of the existing structure at 
the corner of 7th and Grant St. This will create an enlarged dining area. Also proposed 
is construction of a new structure on the three vacant lots to the west. The proposed 2-
story structure on the west side of Grant St. would house 16 new guest rooms, a 
fitness center and a laundry area. The fitness center and the laundry area would be 
located within a proposed basement.  
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The petitioner has designed the building to be compatible with the surrounding 
buildings in both scale and architecture. The petitioner presented this proposal 
informally to the Historic Preservation Commission (HPC) for comment. Overall, the 
HPC was very supportive of the proposed construction. They also reviewed the 
proposed dining room addition of the existing building under the demolition delay 
ordinance. The expansion was approved to move forward without a recommendation 
to designate the structure. The petitioner also presented the proposed plans to the Old 
Northeast Neighborhood Association and received strong support for their proposal. 
 
Although the site is vacant, there are a few trees that would be removed with the 
project. The petitioner is also seeking a variance from maximum impervious surface 
coverage standards of the RM zoning district. However, the petitioner has stated their 
intent to seek LEED certification of the proposed building and has also shown Class I 
bicycle lockers on the site plan, an upgrade from the required Class II bicycle racks. 
 
Grant Street at this location has a very large right-of-way of 82.5 feet.  The petitioner 
will be seeking Board of Public Works approval to allow several encroachments within 
the right-of-way as well as a designated handicap parking space along Grant Street. 
Some of these encroachments include steps, a handicap ramp and landscaping. By 
allowing these encroachments, the petitioner will be able to move the building forward 
to be more in line with surrounding structures. 
 
GPP ANALYSIS: The Growth Policies Plan (GPP) designates this area as Core 
Residential. This designation states that “The predominant land use for this category 
us single family residential; however, redevelopment has introduced several 
uncharacteristic uses such as surface automobile parking, apartments, offices, retail 
space and institutional activities.” Many of the areas designated as Core Residential 
were zoned Residential Core (RC), especially areas with a high percentage of single 
family homes.  
 
The area in question has a higher percentage of multifamily and non-residential uses 
and was therefore zoned RM rather than RC. The Core Residential designation of the 
GPP also states that “Multi-family…residential and neighborhood-serving commercial 
may be appropriate for this district when compatibly designed and properly located to 
respect and compliment singe family dwellings.” Staff finds that the proposed use is 
appropriate in scale and complimentary design based on the positive feedback and 
support gained from both the HPC and the surrounding neighborhood association. 
 
CONCLUSION: Staff finds that the petitioner’s request does not substantially interfere 
with the GPP. Furthermore, staff finds that the proposed use to be an appropriate 
expansion of a successful local business. The hotel/motel is very small in scale and 
compliments the residential character of the area. Staff also finds that the proposed 
commercial use will most likely have less negative impacts to the surrounding area 
than a permitted multifamily apartment building. 
 
RECOMMENDATION: Staff recommends forwarding this request to the Board of 
Zoning Appeals with a positive recommendation. 
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MEMORANDUM 
 
 
Date:  September 6, 2011 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: UV-16-11, Grant Street Inn  
___________________________________________________________________________________ 
 
 
This memorandum contains the Environmental Commission’s (EC) thoughts regarding a Plan 
Commission recommendation to the Board of Zoning Appeals (BZA) concerning a request for a Use 
Variance.  The Petitioner is requesting a hotel/motel use within a Residential Multifamily Zoning 
District.  The Petitioner will be requesting additional variances including parking and building 
setbacks, and impervious surface coverage at the September 22, 2011 BZA meeting. 
 
EC Recommendations: 
 
1.  The EC supports a positive recommendation from the Plan Commission for a Use Variance.  
However, the EC will be closely scrutinizing the request for an Impervious Surface Coverage Variance 
before the BZA meeting. 
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BLOOMINGTON PLAN COMMISSION   CASE #: UV-18-11 
STAFF REPORT      DATE: September 12, 2011  
Location: 2121 N. Dunn Street 
 
PETITIONER:   Jeff Kellerman, AT&T 

900 E. 96th St. Indianapolis, IN 46240 
 

CONSULTANT:  Allen Hughes 
   3115 Albright Ct. Indianapolis, IN 46268 

 
 
REQUEST: The petitioners are requesting use variance approval to allow an array of 
cellular antennas inside of a church steeple in a Residential High-Density Multifamily 
(RH) zoning district. This use variance request requires Plan Commission review and 
recommendation to the Board of Zoning Appeals.  
 
SUMMARY: The property is located on the southwest corner of the  SR 45-46 Bypass 
and N. Dunn Street and is zoned Residential High-Density Multifamily.  The property 
contains a 15,170 square foot church building for the North Central Church of Christ. 
Surrounding uses include Cedar Creek Apartments to the south, single family houses 
to the north, single family houses to the west and Memorial Stadium to the east.  
 
The petitioners propose to remove the existing church steeple and replace it with a 
steeple with a cellular antenna array completely hidden within it.  The proposed 
steeple will be virtually indistinguishable from the existing one.  The petitioners also 
propose to add a 735 square foot concrete pad with telecommunications equipment to 
the rear of the church.  The equipment will be surrounded by a 13 foot tall stone 
masonry wall, which will match the existing church exterior.  The masonry wall will be 
screened with evergreen trees. 
 
The UDO does not distinguish between the location of cellular towers and cellular 
antenna arrays attached to or within a building.  The petitioners are requesting a Use 
Variance to allow this use on the subject property within the RH zoning district.  This 
Use Variance request requires Plan Commission review for compliance with the 
Growth Policies Plan and recommendation to the Board of Zoning Appeals. 
 
Variances are also requested from the maximum number of parking spaces, maximum 
building height, maximum wall height, and landscaping standards.  
 
GROWTH POLICIES PLAN: The Plan Commission must make a recommendation to 
the BZA regarding the appropriateness of the use and its consistency with the Growth 
Policies Plan (GPP). More specifically, the Plan Commission must rule that the 
proposed use will not substantially interfere with the GPP.  
 
The GPP designates this property as “Urban Residential”.  The fundamental goal of 
these areas is to “encourage the maintenance of residential desirability and stability.”  
Staff finds that the proposed use will not substantially interfere with the goals of the 
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GPP as the cellular antenna array will be completely camouflaged and will have no 
known negative impacts on the surrounding area. 
 
CONCLUSION: Staff finds that this is an innovative solution to increase cellular 
capacity near Indiana University, where there is a high density of high demand users.  
Cellular towers are regulated due to their aesthetic impacts to the community.  With 
this request, the arrays will be hidden from view and the appearance of the existing 
church will not be substantially altered.  Furthermore, the church is an institutional use 
with a large property.  Communication facilities are permitted within Institutional zoning 
districts.  Although this property is zoned multifamily, it is an institutional use adjacent 
to a very large institutional district. 
 
RECOMMENDATION: Staff recommends that the Plan Commission forward a positive 
recommendation for the use variance to the Board of Zoning Appeals. 
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BLOOMINGTON PLAN COMMISSION   CASE #: SP-19-11 
STAFF REPORT      DATE: September 12, 2011 
Location: 340 S. Walnut Street  
 
PETITIONER:  Big O Properties, LLC 

115 E. Kirkwood Ave. Bloomington 
 
CONSULTANT: Tabor Bruce Architects 
   1101 S. Walnut Street, Bloomington 
 
REQUEST: The petitioner is requesting site plan approval of a 3-story, mixed use building 
with 30 bedrooms and 2,520 square feet of non-residential space.  
 
Area:     0.30 Acres 
Zoning:    CD/Downtown Core Overlay (DCO) 
GPP Designation:   Downtown 
Existing Land Use:  vacant  
Proposed Land Use:  Mixed-Use 
Surrounding Uses:  East –  Rhino’s, Commercial, School 
 South  – Vacant and Mixed-Use 
 West  – Multifamily (Midtown Lofts building) 

North  – Offices 
 
REPORT SUMMARY: The subject property is located on the west side of S. Walnut Street 
between W. Smith Ave. and W. 3rd Street. The property is 0.30 acres in area and is 
currently vacant. The site is bound on the west by a platted north-south alley. The property 
is surrounded by commercial uses to the east, south and north and the mixed use Midtown 
Lofts building to the west. The property is zoned Commercial Downtown (CD) and is within 
the Downtown Core Overlay (DCO).  
 
The petitioner is proposing to build a 3-story mixed-use building with 15 units and 17 
parking spaces. The first floor is split between nonresidential and residential space to meet 
the ground floor retail requirement. The first floor will contain 2,520 square feet of non-
residential space on the front (east) half of the building. The back half of the ground floor 
will have 4 residential units. The whole building will house 4 one-bedroom units, 7 two-
bedroom units, and 4 three-bedroom units for a total of 30 bedrooms and a density of 50 
units/acre. When D.U.E.’s are applied, the density is reduced to 32 un/ac. This is well below 
the 60 units/acre that is allowed within the Downtown Core. 
 
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: 

• The project is adjacent to a residential use (mixed-use Midtown Lofts) 
• The project requests two waivers to the standards in BMC 20.03.120. 
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SITE PLAN REVIEW 
 
 
Parking: Parking is proposed to be accessed from the existing north-south alley on the 
west side of the property. The parking stalls will be stacked and accessed directly from the 
alley with a total of 17 spaces proposed.  This includes 8 pairs of stacked parking spaces 
and one handicap accessible space.  These spaces require the space in front of them to be 
vacant in order to pull a car into the space, so each stacked pair would be assigned to a 
specific apartment. No parking is required for this property since it is south of 4th Street.  
 

Parking Setback Waiver-20.03.120(c)(1): A maximum of 8 parking spaces are 
allowed by the UDO for parking spaces off of an alley. This petition would feature a 
total of 17 parking spaces off of the alley. A waiver from the number of spaces is 
required to allow for the 17 new parking spaces shown alley to be placed within the 
parking setback. Staff believes that this increase in the number of parking spaces 
shown off of the alley within the rear setback will not cause any safety issues or 
negative impacts associated with the parking spaces. The alley is paved and the 
property is surrounded by other commercial uses with other similar large parking 
areas located in the rear. 

 
Bicycle Parking: This mixed-use building requires 5 spaces for the multi-family and 4 
spaces for the nonresidential use, for a total of 9 required bicycle parking spaces. The 
petitioners are proposing that at least 4 of these spaces be located in the right-of-way 
immediately adjacent to the building for use by the non-residential space.   
 
Architecture: The building is clad mostly in brick, with limestone accents around the 
windows and across the building front. The front of the building has been designed with a 
pronounced curved front and the upper portion of the curve is proposed to be finished in 
vertical metal siding or other permitted material that will accommodate the curved design. 
The fronts of the nonresidential spaces have large glass windows to provide a typical 
storefront appearance and meet void-to-solid requirements. The architectural design of the 
storefront with the pronounced curve has presented difficulty in meeting the 70% build-to 
requirement of this district since only 34% of the building is at the build-to line. The 
petitioner is requesting a waiver from this requirement.  

 
Building Frontage Waiver-20.03.130(a)(1): A waiver from the standards of the 
UDO is required to allow for less than 70% of the building façade to be constructed 
at the build-to line. The petitioner is proposing a unique design to the front of the 
building that creates difficulty in meeting the build-to requirement. The remainder of 
the building is still constructed in a building forward manner 4’ from the property line. 
Staff finds that the proposed design meets the intent of this requirement while 
providing for a desirable additional architectural element to the building. The only 
question Staff has is whether the choice of vertical metal siding is the best choice of 
material design for this pronounced curved portion of the building. Staff 
recommends support of this waiver, subject to the Plan Commission’s determination 
on whether an alternative building material design could be more appropriate. 

27



 
Entrances: The proposal includes individual entrances for the non-residential units along 
Walnut Street. In addition, there is also a central entrance to the building that accesses an 
internal hallway system and also the residential units. The residential units on the west half 
of the ground floor have individual entrances to each unit that face the parking lot. 
 
Streetscape: Pedestrian scale lighting and street trees within tree grates are proposed on 
Walnut St. in accordance with the UDO. The streetscape will also include bicycle racks.  
The City has recently contracted for streetscape improvements for Walnut St. between 2nd 
St. and 3rd Street, which includes this property. The petitioner is aware of these future 
streetscape improvements and will work with the City to coordinate these improvements. 
 
Utilities: The petitioner has submitted a utility plan to the City Utilities Department. The 
stormwater for this development will be collected and sent into a nearby stormwater 
system. Other utility service is adequate in the area.  
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made 1 recommendation concerning this 
development.   

 
1.) The petitioner shall provide to the Planning Department documentation that a 

contaminant cleanup has been completed and that IDEM has issued a Certificate of 
Completion before any City permits are issued. 

 
Staff response: The petitioner’s representative has committed that clean-up of the 
site will be in compliance with the recommendations of the Phase II environmental 
assessment and all applicable State and Federal regulations.  

 
DEVELOPER TRACK RECORD: The petitioner has built several downtown buildings in the 
past, including the Omega Building at 7th and Walnut, Omega Manor at 7th and Washington, 
the Washington Row townhouses, their own offices at 113 E. 6th Street, and 118 E. 7th 
Street. They also own other rental houses and apartment buildings around Bloomington. 
There are no outstanding zoning violations associated with these developments.  
 
CONCLUSIONS: The Planning Department staff finds that the petition satisfies many of the 
requirements of the Unified Development Ordinance, including use, density and parking.  
While some parts of the petition do not meet the standards of the DCO, these waivers are 
appropriate based on the merits of proposal, its compatibility with surrounding buildings and 
compliance with the recommendations of the Downtown Plan.  
 
RECOMMENDATION: Based on the written findings above, staff recommends approval of 
SP-19-11, and both associated waivers, with the following conditions.  
 

1. Board of Public Works approval is required for any work or improvements in the 
right-of-way. 
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2. The building must be consistent with the submitted elevations, subject to the Plan 
Commission final determination on the use of vertical metal siding for the front, 
curved façade.  

3. The petitioner shall continue to work with the City to ensure compliance with the S. 
Walnut Street streetscape plan currently being written.  

4. The pedestrian entrance on Walnut St. shall include the building name, address, and 
decorative lighting.  
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MEMORANDUM 
 
 
Date:  September 6, 2011 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: SP-19-11, Big O Properties, 340 S. Walnut St. 
___________________________________________________________________________________ 
 
 
This memorandum contains the Environmental Commission’s (EC) recommendations regarding a Site 
Plan for a 3-story mixed-use structure with four ground floor commercial tenant spaces in the front 
(facing Walnut Street), and 15 residential units with 30 bedrooms.   
 
The EC commends the petitioner for committing to some green building features and providing space 
for collected recyclables.  Green building can provide substantial savings in energy costs to a building 
over its life cycle and is thus an especially prudent investment in this time of rising energy prices.  
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, and by 
City Council resolution 06-07, which recognizes and calls for planning for peak oil. 
 
 
ISSUES OF CONCERN: 
 
SOIL AND GROUNDWATER CONTAMINATION: 
Former land use at this site includes a dry cleaning service, and the EC notes that the Phase I and Phase 
II Environmental Site Assessments have detected considerable soil and groundwater contaminants, 
including petroleum hydrocarbons such as 1,2,4-Trimethylbenzene.  The site assessment notes the 
probable presence of a leaking underground storage tank as well as contamination of the site by offsite 
gas station leaks.  Thus far, no documentation has been provided to indicate that any remediation has 
been completed.  The EC recommends that construction is not permitted until a cleanup has been 
completed and IDEM has issued a Certificate of Completion. 
 
EC RECOMMENDATIONS: 
 
The petitioner shall provide to the Planning Department documentation that a contaminant cleanup has 
been completed and that IDEM has issued a Certificate of Completion before any City permits are 
issued.  

30



31



32



33



34



35



36



37



38

shayp
Typewritten Text
SP-19-11
SUBMITTED MODEL



39

shayp
Typewritten Text

shayp
Typewritten Text
SP-19-11
SUBMITTED MODEL



40

shayp
Typewritten Text
SP-19-11
SUBMITTED MODEL



41

shayp
Typewritten Text
SP-19-11 
SUBMITTED MODEL



42

shayp
Typewritten Text
SP-19-11 
SUBMITTED MODEL



43

shayp
Typewritten Text
SP-19-11
SUBMITTED MODEL



44



BLOOMINGTON PLAN COMMISSION  CASE #: PUD-20-11 
FIRST HEARING STAFF REPORT  DATE: September 12, 2011 
LOCATION: 1140 S. Morton Street 
 
PETITIONER:  First Capital Management 

1720 N. Kinser Pike, Bloomington 
 
COUNSEL:   Bynum Fanyo & Associates, Inc. 
   528 N. Walnut St, Bloomington 
 
REQUEST: The petitioner is requesting a preliminary plan amendment to allow 
multi-family use within Tract C of the Thomson Planned Unit Development. Also 
requested is a PUD Final Plan for 16 multi-family units.  
 
SITE INFORMATION: 
 
Lot Area:   1.47 Acres 
Current Zoning:  Planned Unit Development (Thomson PUD)  
GPP Designation:   Employment Center  
Existing Land Use: Vacant  
Proposed Land Use:  Mixed-Use 
Surrounding Uses: North – Single Family (McDoel Gardens 

neighborhood) & Industrial 
South – Retail, Restaurant, & Single Family 
East – B-Line Trail, Bloomington Transit   
West – Vacant, Former Raintree Muffler  
 

REPORT: The petitioner is seeking approval to allow the redevelopment of the 
northeastern portion of Tract C of the Thomson Planned Unit Development also 
known as the Indiana Enterprise Center. This PUD was created in 1998 by the 
City to help guide future redevelopment of the Thomson Consumer Electronic 
site that had recently closed. The intent of this PUD was to recognize the former 
industrial use of the property and create incentives to redevelop this area with 
employment and ancillary uses.  
 
Since that time, the PUD has slowly developed to reuse several existing 
buildings (Cook Pharmica, Upland/Indiana Warehouse, Schulte) and construct 
new buildings such as The McDoel Building (Sweetgrass, Clendening Johnson & 
Bohrer), Best Beers, Social Security, and two medical office buildings. Several 
public investments have also been made to the area, including street 
construction, streetscape and riparian buffer improvements, to promote 
development.  
 
This portion of Tract C is approximately 1.47 acres and includes all of Tract C 
north of W. Patterson Dr. The site is currently vacant and is nearly entirely 
covered with a previously used surface parking lot. The original PUD permitted a 
variety of uses including several commercial and industrial uses. It also allowed 
for residential units located on the second floor and above.  
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This preliminary plan amendment request would change the permitted use list for 
this portion of Tract C to include multifamily units on the ground floor and set 
development standards to allow the proposed site layout. This request requires 
two Plan Commission meetings and is ultimately decided by the Common 
Council. 
 
Also requested is a PUD Final Plan for the site layout and multi-family uses and 
delegation of the PUD Final Plan for the commercial building to the Planning 
Staff.  
 
The final plan includes five buildings. The building at the immediate northwest 
corner of Patterson Dr. and Morton St. is planned to house a commercial use. 
This building has not yet been designed, but will be built to meet State floodplain 
construction requirements. Three residential buildings would be built that front on 
Patterson Dr. These would be 2-story buildings that each contain four 2-bedroom 
units. The fourth residential building is situated along Morton St.  This building is 
set back from the road so that it is not within the floodplain. Parking and the main 
access drive to the site would be located between this building and Morton St. 
This building would be three stories and contain four 3-bedroom townhouse style 
units. The petitioner intends to develop this property as a condominium project 
with units for sale. 
 
Neighborhood Meeting: This petition was presented to the McDoel Garden 
Neighborhood Association on September 1st. Approximately 20 neighborhood 
residents were in attendance. Concern was raised about connecting Madison St. 
to Patterson Dr., about connecting the project to Madison St. and the potential for 
cut-through traffic, project phasing, and stormwater and floodplain issues.  
 
Growth Policies Plan: This property is located within the Employment Center 
land use category of the Growth Policies Plan (GPP).  The GPP states that 
Employment centers should be located in close proximity or contain commercial 
and housing opportunities to minimize the traffic generated by their employment 
base. (page 37) 
 
The GPP also notes that Employment Centers should include “supporting 
commercial uses” and the commercial uses should be “integrated within an 
employment center [and be] at a scale that services the employment center but 
does not generate significant additional business from the community at large.” 
(page 37) 
 
The GPP specifically notes that “former Thomson property” is an important site 
for redevelopment. (page 21)  The GPP’s “McDoel Switchyard Subarea” states 
that the City should “promote mixed use development adjacent to the rail corridor 
that encourages retail services, new housing opportunities, and recreational 
amenities.” It goes on to recommend that “In order to beautify the trailway, [the 
City should] explore redevelopment opportunities of industrial sites along the 
Morton Street corridor.”  (page 66) 
 
While this property is not within the Core Residential land use category, it is 
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adjacent to the McDoel Gardens Core Neighborhood to the north. The Core 
Residential policies may be appropriate to help guide redevelopment of this lot.  
The GPP states that while the predominate land use in Core Residential is single 
family, “Multi-family (medium and high-density) residential and neighborhood-
serving commercial uses may be appropriate for this district when compatibly 
designed and properly located to respect and compliment single family dwellings. 
Neighborhood-serving commercial uses, and possibly even office uses, may be 
most appropriate at the edge of Core Residential areas that front arterial street 
locations.” (page 30) 
 
The GPP also notes that in Core Residential areas multi-family residential should 
be encouraged along “designated major streets” and can serve as transitional 
uses, but should be “appropriately integrated with adjacent uses…” and the City 
should “explore opportunities to introduce nodes of appropriately designed, 
neighborhood scaled commercial uses within the core neighborhoods. (page 30)  
 
Finally, the GPP broadly recommends increasing residential densities in the 
urbanized area (page 6) and redirecting commercial development to vacant and 
underutilized commercial sites, particularly along arterial roadway corridors. 
(page 7) 
 
PUD PRELIMINARY PLAN REVIEW ISSUES: 
 
Permitted Uses: The approved PUD anticipated that Tract C would be 
developed with mostly industrial, office or commercial uses. The permitted use 
list included a wide range of uses. Because this PUD was adopted under the 
previous zoning ordinance, the list of permitted uses does not match the current 
UDO use names. While not specifically part of the petition, staff recommends that 
with this PUD amendment, that the use list for this portion of Tract C be altered to 
utilize the Residential Multifamily (RM) use list for buildings outside the floodplain 
and the Commercial Limited (CL) use list for the building located within the 
floodplain area. Staff finds these uses to be more consistent with current 
standards and more appropriate as a transition to the adjacent core 
neighborhood. 
 
Development Standards: As part of this request, the petitioner has proposed a 
PUD Final Plan for the site layout. The original PUD used the proposed use to 
determine the appropriate zoning district standards to be utilized in reviewing site 
plans. Since purely multi-family structures and mixed-use buildings were not 
specifically envisioned for this property, the appropriate development standards 
must be determined with this request. Many commercial uses in the PUD use CG 
standards. Since much of the property, including the areas closest to adjacent 
residential uses, would be used as multi-family, staff would also recommend that 
RM or RH standards be considered. There may be parts of the PUD Final Plan 
that do not meet CL, RM or RH standards. Many of these are highlighted in the 
report, but there may be others identified prior to the second hearing.  
 
ROW Dedication: The original PUD spelled out required right-of-way dedication 
for the total property. Right-of-way dedication was not mentioned for Morton St.. 
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With this PUD Preliminary Plan amendment request, staff finds it appropriate to 
obtain at least the standard 25 feet of right-of-way from the centerline of Morton 
St. There is currently only about 10 feet of right-of-way from the centerline. 
Dedication of this right-of-way would necessitate moving back a proposed 
retaining wall adjacent to the commercial building. It would also allow for the 
proposed monolithic sidewalk to be replaced with a more standard sidewalk 
separated from the street by a tree plot.  
 
Floodplain: This eastern portion of this site is located within the 100-year 
floodplain. The PUD anticipated redevelopment of this parking lot area including 
the area within the floodplain. However, residential uses are not permitted to be 
constructed within the floodplain. Therefore, the petitioner is proposing 
multifamily units only on the western portion of the site. While anticipated by the 
PUD, IDNR and FEMA have informed the City that there is no formal process 
within the PUD or the UDO to approve a building in the floodplain. Prior to the 
second hearing, staff will be working with IDNR to develop appropriate floodplain 
language matching State law to be included as part of the PUD amendment for 
this property. Eventually, this ordinance may need to be incorporated into the 
overall UDO.  
 
Phasing: The petitioner intends to construct the residential structures first and 
then construct the commercial building once a tenant is identified. This may 
result in the corner of Patterson Dr. and Morton St. remaining vacant for some 
time.  Staff would like guidance from the Plan Commission on this issue.  
 
SITE DESIGN/PUD FINAL PLAN REVIEW ISSUES: 
 
Madison Street Extension/Pocket Park: One of the main questions for the Plan 
Commission is whether right-of-way should be dedicated to allow the extension 
of Madison Street south to intersect with Grimes Ln. The petitioner has not 
proposed this connection and has alternately proposed to use this area as a 
small private “pocket park” that would provide some greenspace, some 
hardscape and connections to the surrounding pedestrian network. Staff does 
not find a street extension to be warranted. Several factors have led to this 
conclusion: 
 

• The connection would only provide limited connectivity improvements 
• The connection would not be able to properly align with Madison St. to 

the south, therefore creating a dogleg intersection within the curve of 
Grimes Ln. 

• The adjacent neighborhood has expressed a strong preference for the 
street not to connect.  

• The street connection is not listed on the City’s Master Thoroughfare 
Plan. 

• The area could be alternately utilized as greenspace.  
• Pedestrian and bicycle connectivity can still be achieved 

 
Staff recommends that the petitioner work with representatives from the 
neighborhood to further develop a specific plan for this greenspace. 
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Connection to Madison Street: The PUD Final Plan depicts a parking lot 
connection to Madison St. The parking lot for the complex would connect to 
Morton St. and then also to the dead end of Madison St. This connection is 
included to improve connectivity to the neighborhood and to provide an additional 
point of access for emergency services. This connection got considerable 
discussion at the McDoel Gardens Neighborhood Association meeting on 
September 2nd. Residents were concerned about traffic speeds and the 
encouragement of cut-through traffic. This petitioner believes these concerns can 
be alleviated through the indirect path of traffic in the parking lot and their 
willingness to look at traffic calming measures on Madison St. Staff is supportive 
of the petitioner’s approach, but would like guidance from the Plan Commission 
on the appropriateness of this connection.  
 
Stormwater: Due to the past use of the site as a large surface parking lot with 
little greenspace, the amount of impervious surface will decrease with the 
proposed site plan. Stormwater plans have been submitted to CBU and are 
under review. It is anticipated that no stormwater detention will be required. 
However, since the site is more than an acre in size, water quality improvements 
are required. The petitioner is proposing to install a mechanical stormwater 
separator (i.e. Aqua-Swirl) in the southeast portion of the property to fulfill this 
requirement. The currently proposed PUD Final Plan does not include use of a 
rain garden or pervious parking lot materials, as required by the UDO for any 
parking lot with more than 16 spaces. The petitioner is investigating how these 
features might be incorporated.  
 
Signage: The petitioner has not proposed a specific sign package for this 
project. Staff recommends using RM standards for the residential portion of the 
site and CL standards for the commercial building. 

Architecture: The petitioner is proposing three 2-story residential structures 
along Patterson Dr. and a 3-story residential structure along Morton St. The 
building elevations utilize mostly cementitious siding and brick. No architectural 
details are provided for the commercial building. The petitioner states that this is 
difficult without a user for the building. Staff recommends that the petitioner 
provides some level of commitments or standards for the commercial building. 
Staff is seeking Plan Commission guidance on the architecture of the four 
proposed buildings and feedback on the level of commitment needed regarding 
architecture and materials of the commercial building. 
 
Parking: The UDO does not require any parking for the commercial use. The 
residential use requires a minimum of one space per bedroom. With the 36 
proposed bedrooms, the residential portion requires at least 36 spaces. 38 
parking spaces are proposed.  
 
While the PUD Final Plan meets UDO requirement for minimum parking next to 
Core Neighborhoods, additional spaces have been discussed by the Plan 
Commission. The petitioner owns and manages The McDoel Building at the 
southwest corner of Patterson Dr. and S. Rogers Street. Spill-over parking may 
be accommodated there. In addition, street parking may be feasible within the 
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right-of-way. Staff highly encourages the petitioner to look into the feasibility of 
street parking on both Morton St. and Patterson Dr. 
 
Setbacks/Buffers: If CL and RM or RH standards are utilized the proposed PUD 
Final Plan would meet all setback and buffer requirements except 
encroachments into the front building setback on Patterson Dr. and Morton St.  
These deviations from the setback requirements are necessary to push the 
building forward on the lot to frame the street. Along Patterson Dr. the largest 
deviation is at a single point where the ROW narrows. Other areas along 
Patterson Dr. meet the standard because of a larger (55’) right-of-way. More 
deviations from the standard setbacks may be required as the PUD Final Plan is 
further revised.  
 
Parking is also proposed between the residential building on Morton St. and the 
street within the parking setback. The UDO requires that parking be 20 feet 
further from the street than the building. The PUD Final Plan is designed to place 
the residential building out of the 100 year floodplain. The parking in front of this 
building also is necessary to ramp the access up to the commercial building. The 
commercial building must be 2 feet above the base flood elevation and 
accessible entrance are proposed on the rear (north) side of the building, 
adjacent to accessible parking. Without the grade change proposed with the 
parking lot and drive, creating the accessible route from the parking spaces to 
the commercial uses would be difficult.   

 
Height: The standard height for the RM and CL districts is 40 feet. The petitioner 
is proposing a three-story residential building which will meet this standard. 

 
Impervious Surface Coverage: The property is currently 65% impervious. With 
the proposed PUD Final Plan impervious surface coverage drops to 56%. This is 
more impervious than the 50% permitted by the CL and RH districts and the 40% 
permitted by RM district. It is less than the 70% permitted in the IG (Industrial 
General) district. Staff finds that the proposed impervious surface percentage is 
appropriate given the history of the property and the reduction from the existing 
impervious surface percentage.  

 
Density: The petitioner has proposed to construct four multi-family buildings with 
a total of 16 dwelling units and 36 total bedrooms. With the 1.47 acre site, the 
proposed density is 10.9 DUEs/Acre. This is more than the 7 units per acre 
permitted by the RM district, but less than the 15 units per acre permitted by the 
RH district. In general, staff finds the proposed density to be appropriate. 

 
Landscaping: The site is currently covered with asphalt paving. This project 
would remove a large amount of this asphalt and replace it with building and, 
new pervious parking areas. The setbacks and buffers are nearly all compliant 
with current standards. Although staff anticipates that the site will have significant 
landscaping upgrades, full compliance with current standards may be difficult to 
achieve due to the large number of conflicts with utility lines and utility pits. Staff 
will continue to work with the petitioner between first and second hearing to 
revise the landscaping plan based on changes to the site plan. 
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QUESTIONS FOR PLAN COMMISSION/GUIDANCE FOR SECOND HEARING: 
 

1. Uses – Does the Plan Commission agree that the use list for this portion 
of Tract C should be amended to include all RM uses for buildings outside 
the floodplain and CL uses for the building within the floodplain? 

2. Phasing: Does the Plan Commission have concerns about the 
commercial building possibly not being built at the same time as the 
residential buildings?  

3. Street Parking: Should street parking be incorporated into either Morton 
St. or Patterson Dr.? 

4. Madison Street Extension – Should Madison St. be extended to the 
south? If not, should there be a connection from the site to Madison St. as 
proposed?  

5. Final Plans – Does the petition contain enough details to allow a 
conditional approval of a PUD Final Plan at the next hearing? Does the 
Plan Commission find it appropriate to delegate the PUD Final Plan 
approval to staff for the commercial building?  

6. Architecture – Is the proposed architecture appropriate? Does the Plan 
Commission need additional renderings or elevation drawings to make a 
ruling on the architecture? What level of green building techniques should 
be incorporated into the building/site design? What level of detail or 
commitments/standards does the Plan Commission expect for the 
commercial building?  

 
PRELIMINARY CONCLUSIONS: Overall staff is supportive of the proposed use 
of the property. Staff finds the multi-family use and commercial to be a better 
transition between the remainder of the PUD and the core neighborhood to the 
north than permitted commercial or industrial uses. Furthermore, staff finds the 
use and scale of development to be consistent with the Growth Policies Plan. 
The other main issues of parking, architecture, density, and general development 
standards need to be further developed prior to the second hearing. 
 
RECOMMENDATION: Staff recommends forwarding this petition to a second 
hearing. 
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MEMORANDUM 
 
 
Date:  September 6, 2011 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: PUD-20-11,  McDoel Garden/ Indiana Enterprise Center, Thomson Area PUD 

amendment 
______________________________________________________________________________ 
 
This memorandum contains the Environmental Commission’s (EC) recommendations regarding 
an amendment to the Thomson Area Planned Unit Development (PUD), Tract C approved use 
list.   If Tract C were not within a PUD and was regulated in accordance with the Unified 
Development Ordinance, the site would fall partially within both Industrial General (IG) and 
Commercial General (CG) Zoning Districts.  The EC will provide recommendations regarding 
environmental issues at a later date when Site Plans are being developed that will include low 
impact development, sustainable building and site design, and landscape design.   
 
The EC supports the amendment allowing residential use in the portion of the PUD that is not 
within a floodplain.  The site is divided from the rest of the PUD by Patterson Drive and appears 
to be a part of the McDoel neighborhood more than it does part of the rest of the PUD.  The 
proposal illustrates a reasonable segue between residential and commercial/industrial uses.  
 
From the EC prospective, the largest issue at this time is that the property lies partially within a 
Special Flood Hazard Area (SFHA), specifically a floodway.  This determination is based on the 
Federal Emergency Management Agency (FEMA) Flood Insurance Study and FEMA’s Digital 
Flood Insurance Rate Maps (DFIRM).  Because of the SFHA, the restrictions on structures and 
uses allowed by the City, State, and Federal Government are many.  Staff has been instructed by 
FEMA representatives that the Site Plan will need to be reviewed and approved by FEMA before 
the City can approve any development in the SFHA.  Therefore, the EC recommends that until 
this approval is granted and a Development in a Floodway Permit from the Indiana Department 
of Natural Resources is provided to staff, the City not approve any development on this site. 
 
 
EC RECOMMENDATIONS: 
 
1.)  The EC recommends that all final decisions on this proposal be postponed until the Second 
Hearing. 
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