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September 9, 2024    5:30 p.m. 
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Hybrid Zoom Link:  
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**Next Meeting October 7, 2024       Last Updated:  9/6/2024 
 
Auxiliary aids for people with disabilities are available upon request with adequate notice.   
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.   
 
The City is committed to providing equal access to information. However, despite our efforts, at times, portions 
of our board and commission packets are not accessible for some individuals. If you encounter difficulties 
accessing material in this packet, please contact the Melissa Hirtzel at hirtzelm@bloomington.in.gov and 
provide your name, contact information, and a link to or description of the document or web page you are having 
problems with. 
 

CITY OF BLOOMINGTON 
PLAN COMMISSION (Hybrid Meeting)  
City Council Chambers, 401 N Morton Street Bloomington – Room #115 
September 9, 2024 at 5:30 p.m. 
 
Virtual Link:  
 
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUNGVGdZQTJHNjBBb3
M0UT09 
 
Meeting ID:  823 6234 0978 Passcode:   622209 
 
Petition Map: https://arcg.is/10yXnX1 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED: August 12, 2024 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 
 
PETITIONS TABLED: 
 
SP-24-22 Cutters Kirkwood 123 LLC 
  115 E Kirkwood Ave 
  Parcel: 53-05-33-310-062.000-005 
  Request: Major site plan approval to construct a 4-story building with 3 floors of 
  residential units over a ground floor parking garage and retail space in the 
  MD-CS zoning district. The upper floors will consist of 15 dwelling units for a  
  total of 38 beds. Case Manager:  Karina Pazos 
 
ZO-34-23 City of Bloomington Planning and Transportation 
  Text Amendment 

Request: Text amendment related to Sign Standards and request for waiver of second 
hearing.  Case Manager: Jackie Scanlan 
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**Next Meeting October 7, 2024       Last Updated:  9/6/2024 
 
Auxiliary aids for people with disabilities are available upon request with adequate notice.   
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.   
 
The City is committed to providing equal access to information. However, despite our efforts, at times, portions 
of our board and commission packets are not accessible for some individuals. If you encounter difficulties 
accessing material in this packet, please contact the Melissa Hirtzel at hirtzelm@bloomington.in.gov and 
provide your name, contact information, and a link to or description of the document or web page you are having 
problems with. 
 

 
CONTINUED: 
 
 
DP-27-24/PLAT2024-07-0034 Bill Evans 
     1030 W. Acuff Road 
     Parcel: 53-05-17-300-016.000-005 

Request: Primary plat approval for a 122 lot subdivision of 48.83 
acres in the Residential Medium Lot (R2) zoning district.  
Case Manager: Eric Greulich 

 
 
 
PETITIONS: 
 
 
SP-28-24/USE2024-07-0057  Core Bloomington Lincoln, LLC 
     216 E 19th Street 
     Parcel: 53-05-28-300-102.000-005 

Request: Site plan approval for a phasing plan to allow for the 
construction of two multifamily building in the Mixed-Use Student 
Housing (MS) zoning district. Case Manager: Eric Greulich 

 

tel:812-349-3429
mailto:human.rights@bloomington.in.gov


BLOOMINGTON PLAN COMMISSION    CASE #: SP-28-24 
STAFF REPORT       DATE: September 9, 2024 
Location:  1303-1403 N. Lincoln Street; 216-220 E. 19th Street; 
 1310-1334 N. Washington Street; 121-205 E. 17th Street 
 
PETITIONER: Core Bloomington Lincoln, LLC 
   1643 N. Milwaukee Ave, Chicago, IL 
 
CONSULTANTS: DLR Group 
   333 Wacker Drive, Chicago, IL 
    
REQUEST: The petitioner is requesting site plan approval to approve a phasing plan for the 
construction of two buildings for a “student housing or dormitory” use in the Mixed-Use Student 
Housing (MS) zoning district.  
 
BACKGROUND: 
Area:     5.715 acres  
Zoning:    Mixed-Use Student Housing (MS) 
Comp Plan Designation:  Neighborhood Residential 
Existing Land Use:  Single and Multifamily dwelling units 
Proposed Land Use:   Student Housing or Dormitory   
Surrounding Uses:  North – Single and Multifamily dwelling units   

West  – Single and Multifamily dwelling units 
East  – Single and Multifamily dwelling units 
South  – Single and Multifamily dwelling units 

 
REPORT: The petition site is located at 1303-1403 N. Lincoln Street; 216-220 E. 19th Street; 
1310-1334 N. Washington Street; and 121-205 E. 17th Street and all properties within this site are 
zoned Mixed-Use Student Housing (MS). The overall petition site has frontage on 17th Street to 
the south, Lincoln Street to the east, 19th Street to the north, and Washington Street to the west. 
Surrounding properties are all zoned Mixed-Use Student Housing (MS) and have been developed 
with a mix of single and multifamily dwelling units. The properties within the site contain a mix 
of single and multifamily dwelling units.  
 
The petitioner received site plan approval under SP-11-24 to allow the construction of two, five-
story residential buildings with a total of 441 dwelling units and 1,143 bedrooms. A total of 651 
parking spaces will be provided on-site within a parking garage attached to the southern building.  
 
As the petitioner was working through the detailed construction schedule, they realized that the 
southern building would be ready for occupancy approximately 12 months before the northern 
building would be ready for occupancy. Since there was not a phasing plan approved with the 
initial site plan approval, the petitioner is requesting a phasing plan to be approved to allow 
occupancy for the southern building before the northern building is completed. There have not 
been any changes to the overall petition or site plan. 
 
In general the proposed phasing line would split the site into two phases and all of the 
improvements south of the line are proposed to be installed prior to recommendation of issuance 
of final occupancy for the southern building and then all of the improvements on the north side of 
the line will be completed with Phase 2. This includes all public improvements along each 



respective street frontage. Final paving for the adjacent streets (Washington, Lincoln, and 19th 
Street) would be completed at the end of the project and must be completed prior to 
recommendation of issuance of final occupancy for the northern building and Phase 2. Stormwater 
management facilities per CBU standards will be located on the north side of the site and installed 
with Phase 1. 
 
MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 50 dwelling units. This proposed site plan will involve the 
construction of 441 dwelling units and therefore triggers major site plan review.  
 
 
SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B) 
(General Compliance Criteria). 
 
20.06.040(d)(6)(B) General Compliance Criteria 

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

 
PROPOSED FINDING: The proposed site plan has not changed from the original approval and 
is compliant with all of the standards of the UDO. The petitioner is still working through the 
review process with City of Bloomington Utilities and final acceptance and approval is required 
prior to the issuance of any permits. 
 
CONCLUSION: The proposed site plan meets all of the requirements of the Unified Development 
Ordinance, if Incentives for both Affordable Housing and Sustainable Development are allowed. 
The redevelopment of this property will allow an opportunity to bring a property that is currently 
not in compliance with many current standards to come into compliance for a large area. This 
project will also add dwelling units to the City and result in an increase in the City’s ability to 
provide affordable housing through the contribution to the Affordable Housing Fund. There will 
also be improvements to all four surrounding street frontages and a sustainable building designed 
to a Silver level certification.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission approve the phasing plan as submitted and adopt the proposed findings and approve 
SP-28-24 with the following conditions: 

 
1. Approved per terms and conditions of SP-11-24. 
2. All items within the phasing lines shown must be installed prior to recommendation of 

final occupancy for each building in the respective phase. 
 
 
 







 

DLR Group inc. 
an Indiana corporation 

6457 Frances Street, Suite 200 
Omaha, NE  68106 

 
 
 
 
 

 
August 26, 2024 
 
Mr. Eric Greulich 
Senior Zoning Planner 
City of Bloomington Planning and Transportation Department 
812-349-3526 
 
Re: 208 ½ East 19th Street – Hub Bloomington II 
 DLR Group Project No. 23-24103-00 
 
Subj: Plan Commission Submission Petitioner’s Statement 
 
 
Mr. Greulich, 
 
Thank you for your assistance through the preliminary phases of the submission process.  Based 
on our previous meeting with the Development Review Committee and the meetings we have had 
to review the project with you, we are pleased to formally submit the proposed multi-residential 
housing project at 208 ½ East 19th Street.  
 
DLR Group is collaborating with Core Spaces, LLC to provide a new state-of-the-art student 
oriented mixed-use residential development located mere blocks from the Indiana University 
Bloomington campus. The development will consist of two residential buildings and one parking 
structure, containing approximately 455 units and 660 parking stalls.  The new buildings will house 
a creative mix of approximately 108 studios, 24 one-bedroom, 129 two-bedroom, 22 three-
bedroom, 71 four-bedroom and 101 five-bedroom student apartments with approximately 44 units 
on a typical residential floor level in each building.  Amenities will be located near the 
development’s main entry and at the rooftop.  Construction of the project will be completed in two 
phases. The first phase includes the south residential building and parking garage, with a second 
phase, including the north residential building, to be completed up to 12 months later.   
 
The new development is bordered by Washington Street to west, 19th Street to the north, the 
Lincoln Street to the east and 17th Street to the south.  The site itself is approximately 5.715 acres 
and has a grade change of approximately 47’-0” from north to south and 20’ from east to west 
along the nearly 780’ x 425’ site.  Due to the shallow depth of bedrock, excavations are being 
kept to a minimum due to construction cost considerations, and the residential building 
construction type will be primarily wood stud construction on grade.  Currently, several residences 
are located on the site.  Please find included the overall preliminary drainage plan summary from 
Kimley Horn regarding both the existing site conditions and proposed conditions. 
 
The design of the building is inspired by the local context of Bloomington and its region within 
Indiana.  The building facades are inspired by the natural landscapes of Southern Indiana, 
specifically the numerous caves, local limestone and dense forests of the region. The verticality 
and trees and stalactites influenced the rhythms and modularity of the forms and modulation of 
materials. Furthermore, the design, articulation, materials, and patterns are derived from the local 
zoning design guideline requirements.   
 



Core Spaces – Hub Bloomington II
August 26, 2024
Page 2

Petitioners Statement.doc

The project is pursuing the Tier 1 Affordable Incentive by the “Payment in Lieu” process, with a
payment amount estimated at $3,740,000 based on 15% of 1,245 bedrooms. The final payment
amount will adjust based on the final number of bedrooms.  The project will also pursue the
Sustainable Developments Incentive by means of Option 2 certifications.  The third-party review
program will meet the requirements of USGBC’s LEED Certification at the Silver Level. The
project aims to provide a highly sustainable development that is a harmonious addition to the
community of Bloomington.  

Sincerely,

DLR Group

Nathan L. Casteel, AIA, LEED AP BD+C
Principal



 

612 N. Walnut Street, Champaign, Illinois 61820    217/356-7030  Fax 217/356-7033 

Core Bloomington Lincoln, LLC 
1643 N Milwaukee Avenue 
Chicago, IL 60647 
 
August 21, 2024 
 
Re:  Summary of Construction – Hub at Bloomington II 
 
Construction of this project, commonly referred to as Hub at Bloomington II will consist of two 
phases of continuous construction; each phase broken into two sequences.  Below, please find a 
high level overview of construction of these phases and sequences: 
 
Phase I Sequence I: 

 This phase consists of the construction of the parking deck foundations and pre-cast 
members.  Work is expected to last for 90 working days for the construction erosion control, 
grading and foundations. 

 The truck entrance on 17th Street, as shown on the site logistics plan, will need to support 
heavy semi loads of pre cast parking deck deliveries.  A temporary curb cut and concrete 
entrance will need to be poured during the initial grading period to accommodate truck 
deliveries.  This truck entrance will be restored to current condition at completion of the 
parking deck structure.  This truck entrance will be utilized for 75 working days. 

 The construction entrance on 17th Street, as shown on the site logistics plan, will utilize the 
current in place curb cut and entrance.  This entrance will be installed per erosion control 
details for track out.  This construction entrance will be utilized for approximately 16 
months. 

 The construction entrance on Washington Street, as shown on the site logistics plan, will be 
installed per erosion control details for track out.  The laydown yard will be compacted and 
stoned.  This construction entrance will be utilized for approximately 16 months. 

 Wells and Wells job site office will be placed on the East side of the project with initial 
access from the Washington Street construction entrance. 

 Parking deck structure is expected to be substantially complete within 5 months of 
construction start. 

 
Phase I Sequence II 

 This phase of construction consists of the completion of the parking deck amenity deck and 
the residential building wrap.  Work on this expected to last for approximately 16 months. 

 Three self erecting tower cranes will be placed as shown on the site logistics plan to support 
the podium deck construction of L01 foundations as well as the structure. 

 The construction entrance on Lincoln Street, as shown on the site logistics plan, will be 
installed per erosion control details for track out.  This construction entrance will 
predominantly be used to load the building with drywall, cabinetry, doors, etc.  This 
construction entrance will be utilized for approximately 16 months. 

 Prior to TCO of phase I the following will be complete: 
o All storm drainage as shown on KH drawings 



 

612 N. Walnut Street, Champaign, Illinois 61820    217/356-7030  Fax 217/356-7033 

o All curbs, street walks, street landscaping, site landscaping from Phase division line 
to 17th Street. 

o Fire truck turn arounds 
 Expected TCO approximately 21 months from construction start. 

 
Phase II Sequence I 

 This phase of construction consists of part I of II of the construction of the North Residential 
building.  Construction is expected to last approximately 16 months. 

 The construction entrance on Washington Street, as shown on the site logistics plan, will be 
moved to the Phase II location in order to accommodate the late move out of residents.  This 
construction entrance will be installed per erosion control details to prevent track out.  This 
construction entrance will be utilized for approximately 18 months. 

 The construction entrance on Lincoln Street, as shown on the site logistics plan, will be 
moved from the Phase I location to the Phase II location and be installed per details on the 
erosion control plan to prevent track out.  This construction entrance will be utilized for 
approximately 18 months. 

 The Potain T130 self-erecting tower crane will be removed prior to Phase I TCO to allow 
for the completion of the fire truck turn arounds and landscaping between phases by TCO.  
At this time, only the Potain HDT80 will remain on site. 

 
Phase II Sequence II 

 This phase of construction completes the structure of the North Residential building and 
completes work on site with construction expecting to last approximately 10 months. 

 Upon completion of Phase II structure, remaining street work required consisting of curbs, 
street walks, street landscaping, site landscaping and final asphalt on remaining site will be 
completed in sequence for final certificate of occupancy. 
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