
~1-0 

ORDINANCE 15-15 

TO AMEND THE APPROVED PLANNED UNIT DEVELOPMENT (PUD) DISTRICT 
ORDINANCE AND PRELIMINARY PLAN 

WHEREAS, 

WHEREAS, 

- Re: 2602 E. Creeks Edge Drive 
(Evergreen Partners II, LLC, Petitioner) 

Ordinance 06-24, which repealed and replaced Title 20 of the Bloomington 
Municipal Code entitled, "Zoning," including the incorporated zoning maps, 
and incorporated Title 19 of the Bloomington Municipal Code, entitled 
"Subdivisions," went into effect on February 12, 2007; and 

the Plan Commission has considered this case, PUD-16-15, and recommended 
that the petitioner, Evergreen Partners II, LLC, be granted an amendment to 
the approved PUD District Ordinance and Preliminary Plan approval. The 
Plan Commission thereby requests that the Common Council consider this 
petition. 

NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF THE 
CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 

SECTION I. Through the authority of!C §36-7-4 and pursuant to Chapter 20.04 of the 
Bloomington Municipal Code, the list of approved uses and development standards shall be 
amended for Parcel F of the approved PUD on the property located at 2602 E. Creeks Edge 
Drive. The property is further described as follows: 

Lots Number Four (4), and Five (5) as shown on the recorded plat of Final Plat 
Amendment, Third Rep lat of Parcels E/F Canada Farm Subdivision Phase 1, in the office 
of the Recorder of Monroe County, Indiana, in Plat Cabinet D, Envelope 50. 

SECTION 2. This amendment to the District Ordinance and the Preliminary Plan shall be 
approved as attached hereto and made a part thereof. 

SECTION 3. If any section, sentence or provision of this ordinance, or the application thereof to 
any person or circumstance shall be declared invalid, such invalidity shall not affect any of the 
other sections, sentences, provisions, or applications of this ordinance which can be given effect 
without the invalid provision or application, and to this end the provisions of this ordinance are 
declared to be severable. 

SECTION 4. This ordinance shall be in full force and effect from and after its passage by the 
Common Council and approval by the Mayor. 

PASSED.~the Common Council of the City of Bloomington, Monroe County, Indiana, upon 
this LfR..'!'::_ day of $e-f77:!}-1.£ieL , 2015. 

ATTEST: 

~~~ 
REGIN~ MOORE, Clerk 
City of Bloomington 

·~ 
DA VE ROLLO, President 
Bloomington Common Council 



PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon this 
/ 7- 1'-day of j .. T' fJlb-r-L{,9 Cf~ , 2015. 

%u"~~ 
REGJJ\YA MOORE, Clerk 
City of Bloomington 

SIGNEDandAPPROVEDbymeuponthis f"7n! dayof c_; ,2015. 

SYNOPSIS 

AN, Mayor 

7fBloomi"Bloo 

This ordinance amends the list of permitted uses and development standards of the PUD District 
Ordinance for Parcel F of the Canada Farm PUD to allow for an "assisted living facility." It also 
approves a Preliminary Plan for up to 115 units in a three-story building. 

5 tf1A.tJ J C!tipck cb ~ 
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****ORDINANCE CERTIFICATION**** 

In accordance with IC 36-7-4-605 I hereby certify that the attached Ordinance Number 15-15 is a true and complete 
copy of Plan Commission Case Number PUD-16-15 which was given a recommendation of approval by a vote of7 
Ayes, Q_ Nays, a11d _Q_ Abstentions by the Bloomington City Plan Commission at a public hearing held on August 
10,2015. 

Date: August 17, 2015 
Thomas B. Micuda, Secretary 
Plan Commission 

Received by the Common Council Office this !(14.. day of H~-f , 2015. 

~~. 
Reg~ ore, City Clerk 

Appropriation 
Ordinance# 

Fiscal Impact 
Statement 
Ordinance# -------

Type of Legislation: 

Appropriation 
Budget Transfer 
Salary Change 
Zoning Change 
New Fees 

End of Program 
New Program 
Bonding 
Investments 
Annexation 

Resolution# 

Penal Ordinance 
Grant Approval 
Administrative Change 
Short-Term Borrowing 
Other 

If the legislation directly affects City funds, the following must be completed by the City Controller: 

Cause ofReguest: 

Planned Expenditure_ 
Unforseen Need 

Funds Affected by Request: 

Emergency 
Other 

Fund(s) Affected 
Fund Balance as of January 1 -~"------------
Revenue to Date 
Revenue Expected for Rest of year 
Appropriations to Date , 

--o>c-----------
U nap prop r i ate d Balance , 
Effect of Proposed Legislation ( +/-) ~-----------

Projected Balance $ 

Signature of Controller 

$ 
$ 
$ 
$ 
$ 
$ 

$ 

Will the legislation have a major impact on existing City appropriations, fiscal liability or revenues? 

Yes No 
------

If the legislation will not have a major fiscal impact, explain briefly the reason for your conclusion. 

If the legislation will have a major fiscal impact, explain briefly what the effect on City costs and revenues will be 
a11d include factors which could lead to significant additional expenditures in the future. Be as specific as possible. 
(Continue on second sheet if necessary.) 

FUKEBANEI ORD=CERT.MRG 
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Interdepartmental Memo 
 

To:  Members of the Common Council 
From:  Eric Greulich, Zoning Planner 
Subject:  Case #PUD-16-15  
Date:  August 14, 2015 
 
Attached are the staff report, petitioner’s statement, maps, and exhibits which pertain to 
Plan Commission case #PUD-16-15. The Plan Commission heard this petition at the 
July 13 and August 10, 2015 hearings and voted 7-0 to send this petition to the 
Common Council with a favorable recommendation. 

 
REQUEST: The petitioner is requesting an amendment to the list of permitted uses and 
development standards for Parcel F of the Canada Farm PUD to allow for a 115-unit 
assisted living facility. 
 
SITE INFORMATION: 
 
Area:     5.78 acres  
Current Zoning:   PUD 
GPP Designation:   Community Activity Center 
Existing Land Use:  Vacant 
Proposed Land Use:  Assisted Living Facility 
Surrounding Uses: North – Medical Office   

West  – Child Day Care/Offices 
East  – Vacant 
South – Vacant 

 
SUMMARY: This property is located at 2602 E. Creeks Edge Dr. and is on Parcel F of 
the Canada Farm PUD. The site is currently vacant and consists mostly of open 
meadow with some scattered mature trees in the center. A portion of the property is 
encumbered by 100-year floodplain of the East Fork of Jackson Creek, which is located 
along the southeast property line. The Jackson Creek Trail is also located on this 
property and runs along the southeast property line. There is a substantial grade 
change across the property with the grade going downhill toward the creek to the east. 
 
When the Canada Farm PUD was created in 1996 (PUD-67-95), Parcel E and F were 
approved for a 30,000 square foot anchor grocery store and 50,000 square feet of 
additional retail space. This was conceptually shown in the preliminary plan as a 
centrally located grocery store with several surrounding out-buildings and shared 
parking throughout the shopping center. A doctor’s office for IMA was constructed on 
Parcel E in 2005 (PUD-29-05). A plat approval was given in 2006 (PUD-13-06) to 
subdivide Parcel F and to allow a multi-tenant office to be constructed on Lot #2. There 
were two sections of on-street parking that were approved and installed in 2011 (PUD-
26-11) that provided an additional 18 parking spaces along the internal driveway to 
supplement surface parking for the multi-tenant office building. A portion of those on-
street spaces are proposed to be removed with this petition to allow for a sidewalk and 
street trees to be installed. A daycare facility was recently constructed on the adjacent 
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Lot #1. The remaining lots have remained vacant.  
 
The petitioner is requesting an amendment to the list of approved uses for Parcel F to 
allow for an assisted living facility with 115 units to be constructed on Lot #4 and #5. 
Also requested is an amendment to the approved development standards to allow for a 
3-story building. The units would be constructed under a non-competitive tax credit to 
provide affordable housing. The facility would specifically serve low income adult 
seniors 62 years of age or older. The individuals at this facility will have income levels at 
or below 60% of the area’s median income. The typical resident is someone who needs 
help to maintain their independence, but who does not require skilled nursing care.  
 
There would be a 67-space surface parking lot constructed to provide parking for this 
use as well as additional parking for an adjacent multi-tenant office. The building will be 
finished with a stone masonry veneer base and fiber cement panels. A mix of colors and 
window trim has been provided to enhance design details around the exterior. There are 
two, one-story extensions along either side of the building with exterior porches to 
provide additional building design and reduce the massing of the building, as well as to 
provide outdoor seating areas. A circle drive has been shown along the internal 
driveway to provide access to a covered entryway and drop-off area on the front. The 
building will be three-stories along the front with a walk-out basement facing the creek 
and wooded area to the east. There is an asphalt sidepath that was stubbed to the 
property from the offices and daycare to the west that must be extended through the 
site to connect to the Jackson Creek Trail. There would also be an additional connection 
to the Jackson Creek Trail from Creek’s Edge Drive that would extend along the east 
property line. The petitioner has committed to utilizing native species along the 
floodplain and riparian buffer areas. On-site recycling will be provided as well. 
 
SITE PLAN ISSUES:  
 
Architecture/Design: The building will be finished with a stone masonry veneer along 
the base with fiber cement panels and fiber cement shakes along the exterior. The roof 
will be a pitched roof with shingles. The PUD required that all buildings in these 
commercial parcels be one-story with pitched roofs. Due to this different land use, the 
building is proposed to be three-stories along the front with a walk-out basement facing 
the creek and wooded area to the east. The increased height and three stories is 
necessary for this project to be feasible from the petitioner’s perspective, and they are 
requesting an amendment to allow the three-story building. The petitioner has submitted 
an exterior rendering showing the proposed building in relation to the adjacent building 
and surroundings. The Plan Commission expressed support for the 3-story building as 
the extra height and massing supported the affordable housing aspect of this petition. 
Staff believes that that proposed building layout could be further improved by placing 
the building front along Creek’s Edge Drive to provide a better public street interaction. 
This issue will be reviewed separately with PUD final plan review. 
 
Access: There is a circle drive proposed along the private internal drive to provide 
access to the front and to facilitate drop-offs. There is a covered awning proposed that 
extends over this driveway and entrance. There is another drivecut proposed along the 
internal driveway for the parking area located in the rear of the property. A sidewalk and 
street trees were required along the west side of the internal driveway with the previous 
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petitions for the multi-tenant building and the daycare facility, and would be required 
along the east side of the internal drive as well with this petition. A secondary 
emergency access drive has been shown along the east side of Lot #5 to provide an 
additional access point for emergency services. 
 
Development Standards: The petitioner is requesting to amend the approved 
development standards for Parcel F as well as the list of uses. Specifically, the 
petitioner is proposing to adopt the development standards outlined for the Commercial 
General (CG) zoning district and to amend the list of approved uses to allow “assisted 
living facility”. No other changes to the PUD are proposed or approved. This 
amendment would apply to Lots #4 and #5 only. Maximum parking would be as outlined 
in the UDO unless otherwise approved by the Plan Commission.  
 
Landscaping: The petitioner has not yet submitted a full landscape plan and that will 
be reviewed with the final site plan approval. No deviations are expected from the UDO 
standards for landscaping. The petitioner has committed to using native species for 
plantings along the floodplain and riparian buffer. Staff will also work with the petitioner 
to preserve as many existing trees as possible. 
 
Environmental: The site is a mixture of mature trees and open pasture. There is an 
intermittent stream/drainage channel that drains east through the property and connects 
to Jackson Creek. Portions of this have been modified with previous approvals to 
redirect drainage through the site. The portion of the site that is encumbered by the 100-
year floodplain was placed in a conservation easement with previous plats. There is a 
group of mature trees located within the center of the site that staff encourages the 
petitioner to try and save. There were not any specific areas of conservation or 
preservation that were required with the PUD. Areas of preservation within the overall 
Canada Farm PUD were outlined and approved with the initial outline plan and 
rezoning. Only the portion of this site within the floodplain was outlined for preservation, 
which was set aside with a previous plat approval. 
 
Parking: The UDO allows a maximum of 1 space per employee on the largest shift plus 
1 space per 3 residential units. There would be a maximum of 28 employees on the 
largest shift and 115 units which combines for a maximum of 66 parking spaces 
allowed. There is a parking lot with 67 parking spaces proposed with this petition. Staff 
is supportive of the extra parking space as this use will be sharing extra parking spaces 
with the adjacent office. As mentioned previously, there were 18 parking spaces created 
along the internal driveway to supplement on-site parking for the multi-tenant office. 
Nine of those spaces are proposed to be removed with this petition. The removal of the 
parking spaces allows for the required sidewalk and tree plot along the east side of the 
driveway along this property to increase pedestrian connectivity. In response from 
concerns from the adjacent owner, Staff recommends that additional parking spaces be 
added to the parking plan to replace the parking spaces being removed along the 
internal drive. The Plan Commission can allow for additional parking spaces to be 
installed above the maximum to supplement existing parking spaces for adjacent uses. 
Although Council may hear from the adjacent owner, this issue will be dealt with when 
the petitioner comes forward for PUD final plan approval. 
 
Pedestrian Facilities:  The Jackson Creek Trail is located along the south and east 
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sides of this property and extends from Canada Drive to the south, to the north side of 
the Creek’s Edge development to the north of this site. A recently approved project 
located at the southeast corner of Sare and Rogers Roads will allow the trail to be 
extended north to Rogers Rd. A small portion of the Jackson Creek trail will need to be 
extended along the southeast portion of this site to extend it all the way to the property 
line. A bike path connection from the multi-use path on Sare Road to the Jackson Creek 
Trail was required with previous approvals and a stub was placed to this property from 
the west. The petitioner has shown a bike path connection from Sare Road to the 
Jackson Creek Trail that wraps around a proposed parking area. Staff would prefer to 
see a straight connection through the site. This issue will be reviewed separately with 
the future PUD final plan approval. Additional connections were also expected from 
Creek’s Edge Drive to the Jackson Creek Trail along the property lines of Lot’s #4,5, 
and 6. To that end, an additional bike/ped connection has been shown along the east 
side of Lot #5. There is a 5’ wide concrete sidewalk and tree plot currently along the 
property frontage on Creek’s Edge Drive. Street trees were not installed along Creek’s 
Edge Dr. and are required with this petition.  
 
Utilities: Water service is available along Creek’s Edge Drive and sanitary service is 
available along the rear of the property adjacent to the Jackson Creek Trail. At this 
point, no issues have been identified with providing utility service to the building. Final 
acceptance and approval from CBU is required prior to issuance of any permits. 
Stormwater detention is provided by a large detention pond that was installed with 
previous approvals that was intended to serve all of the lots in this development. The 
petitioner will be evaluating this pond to see if there is enough storage capacity provided 
and if there are any changes that are needed. The pond was seeded with a rain garden 
mix to provide stormwater quality improvements. 
 
Lighting: A lighting plan has not been submitted yet and will be reviewed prior to 
issuance of any permits. No deviations from the lighting code are expected. 
 
ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made 4 recommendations concerning this 
development.   
 

1. The Petitioner should apply green building and site design practices to create a 
high performance, low carbon-footprint structure, and grounds that exhibit our 
City’s commitment to environmental sustainability. 
 
Staff response: Although not required, staff encourages the petitioner to 
incorporate as many green building practices as possible. 

 
GROWTH POLICIES PLAN: The Growth Policies Plan designates this area as a 
“Community Activity Center”. This area is described as being ideal for high density, 
mixed use developments. Providing open space for interaction is also an important site 
design, which this petition incorporates through walking trails and connections to the 
Jackson Creek Trail. This site is near to a Bloomington Transit bus route. The GPP calls 
for careful site design to avoid large open areas of asphalt, which has been 
incorporated with a minimal parking area. The GPP encourages minimal building 
setbacks and staff is working with the petitioner to bring the building closer to Creek’s 
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Edge Drive to improve pedestrian accessibility. The GPP states that parking should be 
located and designed with an emphasis on minimizing pedestrian obstacles. The 
parking area is located behind the building and adjacent pedestrian trails have been 
located to avoid conflicts with the parking area. There are existing commercial uses and 
vacant commercial parcels in this portion of the PUD that fulfill the goal of providing 
commercial uses at this location. The GPP also encourages the creation of new 
affordable housing, which would be provided with this petition. The GPP outlines 3 
specific guidelines for land use in the CAC: 
 

• The primary land use in the CAC should be medium scaled commercial retail and 
service uses 

 
STAFF FINDING: The primary land use of Parcel F will still be predominantly 
non-residential uses. There are remaining vacant lots for future commercial 
uses. The inclusion of additional residential units in close proximity can further 
help the development of surrounding commercial lots with desired commercial 
businesses. 

 
• Residential units may also be developed as a component of the CAC, and would 

be most appropriate when uses area arranged as a central node rather than 
along a corridor. 

 
STAFF FINDING: The residential units will not be the primary component of 
the area and as mentioned will supplement adjacent residential units. The 
inclusion of additional density will help make adjacent commercial uses more 
viable. 

 
• Provision of public spaces should be used as an incentive to allow additional 

residential units or commercial space to be developed as part of the planning 
approval process. 

 
STAFF FINDING: The presence of the Jackson Creek Trail and open space 
on this property provides access to public space and resources for the 
residents.  

 
CONCLUSION: The Plan Commission was supportive of the proposed amendment and 
felt comfortable with the proposed building size and massing. The location of this use 
next to a school, a day care, and medical offices provides a mix of adjacent land uses 
that compliment this use. The presence of a bus route along the adjacent street 
frontage and the Jackson Creek Trail along the rear of the property provide several 
active transportation and recreation possibilities for the tenants.  
 
RECOMMENDATION: The Plan Commission voted 7-0 to forward this petition to the 
Common Council with a positive recommendation and the following conditions of 
approval: 
 

1. The petitioner will continue to work with staff to review the possibility of rotating 
the building orientation to face Creek’s Edge Drive prior to PUD final plan 
approval. 
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2. No PUD final plan approval is granted with this request. A PUD final plan 
approval is required by the Plan Commission prior to issuance of a grading 
permit. 

3. The petitioner will provide on-site recycling for the residents per their commitment 
outlined in the petitioner statement. 

4. Native species must be used in the areas adjacent to the floodplain and riparian 
buffer. 

5. Although only 115 units are requested with this petition, a maximum of 125 units 
is approved for this parcel. 

6. A final plat amendment is required for any relocation of easement locations. 
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MEMORANDUM 
 
Date:  July 31, 2015 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Through: Linda Thompson, Senior Environmental Planner 
 
Subject: PUD-16-15,  Evergreen Assisted Living facility, second hearing 

2602 E. Creeks Edge Drive    
____________________________________________________________________________ 
 
This memorandum contains the Environmental Commission’s (EC) input and recommendations 
regarding a request for an amendment to the Preliminary Plan of the Canada Farm Planned Unit 
Development (PUD) to allow an assisted living use.  The EC has no objections to the added use 
in this PUD, but does recommend some design measures that would reduce the greenhouse gas 
emissions and the overall environmental footprint associated with this development. 
 
The EC believes that the proposed site represents an opportunity to enhance that special sense of 
environmental character that Bloomington is known for, by demonstrating through example that 
we are, indeed, a Tree City USA, a National Wildlife Federation Wildlife Habitat Community, a 
winner of America in Bloom’s national competition, and that we are committed to reducing the 
carbon footprint of our community while meeting the needs of our people. 
 
 
ISSUES OF SOUND ENVIRONMENTAL DESIGN 
 
1.)  LANDSCAPING 
The EC previously recommended that the plants adjacent to the floodplain and riparian buffer be 
native to south central Indiana.  The EC applauds the Petitioner for committing to this request. 
 
2.)  GREEN BUILDING & SITE DESIGN 
The EC previously recommended that green building practices be employed at this site.  Since 
that time, the building size has been reduced and an additional path has been added, but no other 
green building commitments have been made.  Therefore, the EC still encourages the Petitioner 
to make a priority of employing green building practices.   
 
Green building and environmental stewardship are of utmost importance to the people of 
Bloomington and sustainable features are consistent with the spirit of the Unified Development 
Ordinance (UDO). Additionally, they are 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 
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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 general recommendations the EC offers for this site include LED lighting and energy-
saving appliances; solar systems (e.g. solar photovoltaic cell and solar hot water systems); and 
recycled products, such as counter tops and carpets. 
  
Some specific recommendations for this site include the following four actions. 
 
a. Use locally-sourced, real limestone or sandstone instead of cast concrete as described in the 
Petitioner’s Statement for accents on the facade of the building. 
 
b. Enhance the weather, air, and thermal barriers of the building envelope to reduce the energy 
consumption associated with conditioning indoor air. 
 
c. Provide individual apartment air temperature controls. 
 
d. Use reflective roofing material, which is now available in asphalt shingles to maintain the look 
that the developer wants to achieve. 

 
3.)  RECYCLING 
The EC previously recommended that space be allocated for recyclable-materials collection, and 
the Petitioner has agreed to this request, which the EC applauds. 
 
 
EC RECOMMENDATIONS 
 
1.)  The Petitioner should commit to using green building practices to create a high performance, 
low-carbon-footprint structure that exhibit our city’s commitment to environmental 
sustainability. 
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Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

Site Plan
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Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

Building Elevations
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Aerial Perspective

42



Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

Rendered Perspective

43



Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

Rendered Perspective

44



Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

Rendered Perspective

45



Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

View from South Sare

46



Canada Farms Assisted Living
Bloomington, IN

August 5, 2015

D E V E L O P E R    : Evergreen Partners

O P E R A T O R    : Gardant Management Solutions

A R C H I T E C T    : The Architectural Team

View from South Sare

47



48



49



50



51



52



53




