
CITY OF BLOOMINGTON 

PLAT COMMITTEE 

March 9, 2026, 4:00 P.M. 
Kelly Conference Room #155 

Hybrid Zoom Link: 
https://bloomington.zoom.us/j/86714253039?pwd=SXJ2bmNwRFhLeVZSR
W44TVI0T3hZUT09

Meeting ID: 867 1425 3039 Passcode: 064896
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**Next Meeting Date: April 13, 2026 Updated: 3/5/2026 

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 

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.

CITY OF BLOOMINGTON 
PLAT COMMITTEE           401 N. Morton Street, City Hall 
March 9, 2026 at 4:00 p.m.                                                  Kelly Conference Room #155 

HYBRID MEETING:  

https://bloomington.zoom.us/j/86714253039?pwd=SXJ2bmNwRFhLeVZSRW44TVI
0T3hZUT09

Meeting ID: 867 1425 3039 Password:  064896

PETITION MAP: https://bton.in/G6BiA

ROLL CALL 

MINUTES TO BE APPROVED: January 12, 2026 
     
REPORTS, RESOLUTIONS, AND COMMUNICATIONS:  

PETITIONS WITHDRAWN: 

DP-45-24-PLAT2024-11-0041 Wininger Construction 
Parcel: 53-08-10-111-002.200-009
1534 S. Piazza Drive
Request: Secondary plat approval for a three-lot 
subdivision of 0.12 acres of Lot #201 in Renwick Phase 
3 in a Planned Unit Development (PUD) zoning district. 
Case Manager: Eric Greulich 

PETITIONS CONTINUED:

DP-12-25/ SUB2025-04-0044                 Robert V. Shaw 
                                           3515, 3518, 3522, and 3526 N Hackberry Street 

 Parcel(s):53-05-20-200-013.042-005,53-05-20-200- 
013.043-005, 53-05-20-200-013.025-005,
53-05-20-200-013.026-005,53-05-20-200-013.024-005, 
53-05-20-200-013.023-005 
Request: Secondary plat amendment of the Ridgefield 
Subdivision Section V Phase I. Case Manager: Jackie 
Scanlan
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**Next Meeting Date: April 13, 2026 Updated: 3/5/2026 

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 

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.

PETITIONS:  
  
SUB2026-01-0001 Wininger Construction Inc. 
   1534 S. Piazza Drive 
   Parcel: 53-08-10-111-002.201-009

Request: Primary plat approval for a 5-lot subdivision of 
0.23 acres in a Planned Unit Development (PUD) 
zoning district. The petitioner is requesting Secondary 
Plat approval be delegated to planning staff. 
Case Manager: Eric Greulich 

SUB2026-02-0002 Oakstead, LLC 
   1829 S. Maxwell Street 
   Parcel: 53-08-10-207-020.000-009

Request: Secondary plat approval for 4-lot subdivision 
of 0.99 acres in the Residential Medium Lot (R2) 
zoning district. Case Manager: Jamie Kreindler 

SUB2026-02-0003 Blackwell Construction, Inc. 
   616 W. 15th Street 
   Parcel: 53-05-32-103-006.000-005

Request: Primary plat approval of a two-lot subdivision 
of 0.19 acres in the Residential Small Lot (R3) zoning 
district. The petitioner is requesting Secondary Plat 
approval be delegated to planning staff.  
Case Manager: David Brantez 

    

Plat Committee Members 
   

Member Appointed By Appointment Date Term

Bryan Blake Utilities Department 1/13/2025 1/1/2026-12/31/2026

Jillian Kinzie Plan Commission 1/13/2025 1/1/2026 - 12/31/2026
Kendall Knoke City Engineer 1/13/2025 1/1/2026 - 12/31/2026
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Plat Committee Summary Minutes                                
January 12, 2026  4:00 pm                                                  *Kelly Conference Room #155 

1

The City of Bloomington Plat Committee met on January 12, 2026 at 4:00 p.m., a hybrid meeting was 
held both in the Kelly Conference Room, located in Room 155, at 401 N. Morton Street, City Hall 
Bloomington, IN 47404 and remotely via Zoom. Members present in the Kelly Conference Room:  
Bryan Blake, Jillian Kinzie and Kendall Knoke.  

ROLL CALL  

APPROVAL OF MINUTES: November 10, 2025 (Continued to February 9, 2026 meeting) 

Upon approval of the minutes, Blake states that the minutes look pretty empty. That there is a large 
discussion from the meeting that is not reflected in the minutes. Greulich explains that upon talking 
with Legal, verbatim descriptions are not required in the minutes. And that all meetings are recorded 
and available to the public for viewing through CATS. 
Blake states that petition DP-45-24 was continued, and there is no pertinent information on that 
motion. 
Greulich states that the minutes can be revised with the additional information requested, and
revisited at the next meeting. Greulich also states that they will talk with Legal again, but the guidance 
that has been given so far in the minutes is sufficient and consistent with other Boards and
Commissions. 

Knoke made motion to continue the November minutes to the February meeting, with the 
consideration to the comments made by the committee tonight. Blake seconded the motion. 
Motion passed by roll call, 3:0. 

REPORTS, RESOLUTIONS AND COMMUNICATIONS

Eric Greulich that the appointment of officers can wait until the February meeting, after the Plan
Commission appointments are done.

PETITIONS WITHDRAWN:  

DP-45-24-PLAT2024-11-0041 Wininger Construction 
Parcel: 53-08-10-111-002.200-009
1534 S. Piazza Drive
Request: Secondary plat approval for a three-lot subdivision 
of 0.12 acres of Lot #201 in Renwick Phase 3 in a Planned 
Unit Development (PUD) zoning district. Case Manager: Eric 
Greulich

PETITIONS CONTINUED:  

DP-12-25/ SUB2025-04-0044                 Robert V. Shaw 
                                           3515, 3518, 3522, and 3526 N Hackberry Street 

Parcel(s):53-05-20-200-013.042-005,53-05-20-200-013.043-
005, 53-05-20-200-013.025-005  
53-05-20-200-013.026-005, 53-05-20-200-013.024-005,
53-05-20-200-013.023-005 
Request: Secondary plat amendment of the Ridgefield 
Subdivision Section V Phase I. Case Manager: Jackie Scanlan
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PETITIONS: 

SUB2025-12-0052 Oakstead LLC 
   Parcel: 53-08-10-207-020.000-009
   1829 S Maxwell ST 
   Request: Primary plat approval for 4 lot subdivision of 
   0.99 acres in the Residential Medium Lot (R2) 
                                           zoning district. Case Manager: Jamie Kreindler 

Jamie Kreindler, Case Manager, presented as per the packet. With the following recommendation. 
The Planning and Transportation Department recommends that the Plat Committee approve the two 
requested waivers, waive the primary plat second hearing, and delegate secondary plat approval to 
staff with the following conditions: 

1. There will be a Public Improvement Bond requirement for the street 
trees planted in the right-of-way. 

2. Street tree information (species and location of each tree) needs to be 
provided prior to permitting and must comply with UDO Section 
20.04.080. 

3. For any work in the right-of-way, permitting is required from City of 
Bloomington Engineering. 

4. Final acceptance and approval from City of Bloomington Utilities (CBU) 
is required prior to secondary plat approval. 

5. All subdivisions shall be required to have a street lighting plan approved 
by the City Engineering Department and submitted to the City Board of 
Public Works as a component of the secondary plat proposal. 

6. Street address numbers for all lots shall be assigned by the City 
Planning and Transportation Department and shall be identified on the 
secondary plat.  

PETITIONER: 

Sable Beyers, representing Oakstead LLC, states that Jamie Kreindler is doing a great job on the 
project, and has nothing more to add. 
Tyler Martin, representing Oakstead LLC, states they had Hydrogeologist Jason Croth do a full 
inspection on the property and found that what appeared to be a karst feature, was part of the city’s 
expansion and the original construction, and ultimately not a karst. 

PUBLIC COMMENT:

Bruce Netzler, spoke 
Liz Carter, spoke 
Jeff Perotti, spoke 

Knoke moved to approve SUB2025-12-0052 with the amendment of #6 to – (The minimum 
finished floor elevations will be shown on each lot for secondary plat approval, subject to the 
approval of the City of Bloomington Utilities Department). Blake seconded. Motion passed by
roll call, 3:0.
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SUB2025-12-0053 BRCJ/William Riggert 
   Parcel: 53-08-10-110-016.000-009
   2102 E Wimbleton LN 
   Request: Primary plat approval for a two-lot subdivision 
   of 0.48 acre on the Residential Medium Lot (R2) zoning  
   District. Case Manager: Eric Gruelich 

Eric Greulich, Case Manager, presented SUB2025-12-0053, as per the packet. With the following 
recommendation. The Planning and Transportation Department recommends that the Plat Committee 
adopt the proposed findings and approve the primary plat with the following conditions of approval: 

1. The rear setback line shown along the south side of Lot #1 must be
relabeled as a side yard setback. 

2. Secondary plat approval is delegated to staff level. 

PETITIONER: 

Bill Riggert, BRCJ, had nothing to add, with the exception of addressing the rear lot line setback being 
reduced. 
Chris Bomba, owner, states that he has no problem adding the sidewalk and street trees along High 
Street. But, after speaking with 5-6 neighbors of the area, the concern is that the trees will block the 
sign of the large school crossing on High Street heading north. Also, there are concerns of the trees 
blocking bikes that are coming down the hill that are not on the bike path. 

PUBLIC COMMENT: None 

Blake made motion to approve SUB2025-12-0053 as recommended by staff, with adding the 
following condition. #3 Remove the proposed 15ft utility easement and provide a 20ft drainage 
centered on the center line of the drainage way, subject to CBU approval. Knoke seconded the 
motion. Motion passed by roll call, 3:0.  

Meeting adjourned at 5:15 p.m. 
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Bloomington Plat Committee 
Case #: SUB2026-02-0003 
Location: 1534 S Piazza Drive 
Date: March 9, 2026 

Staff Report 
Petitioner/Owner: 
Wininger Construction 
4801 S. Abington Avenue  
Bloomington, IN, 47402 
 
Consultant: 
Smith Design Group 
1467 W. Arlington Road 
Bloomington, IN 47402 

Request 

The petitioner is requesting primary plat approval for a 5-lot subdivision of 0.23 acres in a 
Planned Unit Development (PUD). The petitioner is requesting for secondary plat approval to be 
delegated to staff. 

Background 

 Area: 0.23 acres 
 Current Zoning: Planned Unit Development 
 Comprehensive Plan Designation: Neighborhood Residential 
 Existing Land Use: Vacant 
 Proposed Land Use: Live Work Unit 
 Surrounding Uses:  

 North - Dwelling, Multifamily 
 South - Dwelling, Multifamily 
 East - Mixed Use 
 West - Dwelling, Multifamily 

Report 

The petition site is located in the Renwick Planned Unit Development that was established in 
2004 under case #PUD-53-03. This site lies within Phase 3 of the PUD and the primary plat for 
Phase 3 was approved under PUD-22-05 and a final plat for this area of Phase 3 was approved 
as Phase 3, Section 2 under PUD-27-08. Final plan approval for Phase 3 of the PUD was given 
under PUD-38-07. This site is part of the larger 80 acre Renwick Planned Unit Development 
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located in the southeast part of town and this location is part of the area designated as the 
Village Center within Phase 3 of the PUD.    

The petitioner proposes to subdivide Lot #201 and Lot #200 into 5 lots to accommodate 
live/work units. The petitioner received subdivision approval (DP-05-19) for a similar request, 
however that plat was not recorded and has expired.  

The proposal includes the construction of two buildings, with a lot line going through the 
buildings to allow for the individual units to be placed on their own lots with zero lot lines. Lot 
#201 will have one building with 3 units within it and Lot #200 will have one building with 2 units 
within it. Each building will be developed as Live/Work units, which were an approved use within 
the PUD. The lower level of the structures will have approximately 350 square feet of life/work 
space, half bath to accommodate clients, and two parking spaces. The upper levels will be a 
1,630 square foot, two bedroom living space.  The proposed design is for garages to be located 
underneath the units and accessed from the rear through a private drive. No drivecuts are 
proposed or approved on Piazza Drive or Cathcart Street. Cathcart Street is a public street and 
Pizza Drive is a private street. Access to the parking areas within the buildings will be accessed 
from driveways along the west side of the buildings from an internal private drive.  

There is an existing 5’ sidewalk along Cathcart Street and a 5’ tree plot, however there are no 
street trees along this street. This petition would be required to install street trees along Cathcart 
and three street trees are required and have been shown. Piazza Drive is a private street and 
will have a sidewalk installed along that frontage with this petition that is consistent with the 
approved final plan. The petition also shows the dedication of 30’ of right-of-way for Cathcart in 
accordance with the Transportation Plan. The petitioner is also requesting to have secondary 
plat approval delegated to staff. 

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 

There were no minimum lot size requirements within the PUD for the live/work units and these 
buildings were identified within the PUD for this use. The layout of lots within this phase is 
consistent with the approved final plan approved with the Planned Unit Development. A building 
permit has already been issued for the building on Lot #201. Approval from the City of 
Bloomington Utilities Department is required prior to the issuance of the building permit for Lot 
#200. The approval is consistent with the approved PUD final plan and the final plat approved 
for this phase. 
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20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats 
and Zoning Map Amendments (Including PUDs) 

I. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere with the 
achievement of the goals and objectives of the Comprehensive Plan and any other adopted 
plans and policies. 

II. Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted intergovernmental 
agreements and shall comply with the terms and conditions of any intergovernmental 
agreements incorporated by reference into this UDO. 

III. Minimization or Mitigation of Adverse Impacts 
1. The proposed use and development shall be designed to minimize negative 

environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, 
noise, stormwater management, wildlife habitat, soils, and native vegetation. 

2. The proposed use and development shall not result in the excessive destruction, 
loss or damage of any natural, scenic, or historic feature of significant 
importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

IV. Adequacy of Road Systems 
1. Adequate road capacity must exist to serve the uses permitted under the 

proposed development, and the proposed use and development shall be 
designed to ensure safe ingress and egress onto the site and safe road 
conditions around the site, including adequate access onto the site for fire, public 
safety, and EMS services. 

 
2. The proposed use and development shall neither cause undue traffic congestion 

nor draw significant amounts of traffic through residential streets. 
 

V. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses permitted under 
the proposed development at the time the needs or demands arise, while maintaining adequate 
levels of service to existing development. Public services and facilities include, but are not 
limited to, streets, potable water, sewer, stormwater management structures, schools, public 
safety, fire protection, libraries, and vehicle/pedestrian connections and access within the site 
and to adjacent properties. 

 
VI. Rational Phasing Plan 
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If the petition involves phases, each phase of the proposed development shall contain all of the 
required streets, utilities, landscaping, open space, and other improvements that are required to 
comply with the project’s cumulative development to date and shall not depend upon 
subsequent phases for those improvements 
 

Proposed Finding 

The proposed plat and potential use of the properties is consistent with Comprehensive Plan 
designation of the property as Neighborhood Residential. There are no Interlocal Agreements 
that would pertain to this subdivision. There are no expected adverse impacts or historic or 
environmental features on this site that would be impacted as a result of this plat. The proposed 
plat allows the creation of individual live/work units that is consistent with the requirements of 
the UDO with access to an existing road system, public services, and public facilities. The 
petitioner shows to maintain the existing 5’ wide sidewalk and minimum 5’ wide tree plot with 
street trees. This petition will include new street trees along Cathcart. All adjacent facilities and 
infrastructure are adequate to support the proposed use. No phasing of the plat is expected or 
approved. 

20.06.060(c)(3)(E) Primary Plat Review 
The Plan Commission or Plat Committee shall review the primary plat subdivision 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) 
(Approval Criteria) and the following standards: 

I. All subdivision proposals shall be consistent with the need to minimize flood damage. 
II. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage. 
III. All subdivision proposals shall have adequate drainage provided to reduce exposure to 

flood hazards 
IV. Base flood elevation data shall be provided for subdivision proposals and other 

proposed development (including manufactured home parks and subdivisions), which is 
greater than the lesser of 50 lots or five acres. 

V. All subdivision proposals shall minimize development in the SFHA and/or limit intensity 
of development permitted in the SFHA 

VI. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 

Proposed Finding 
The Renwick PUD had an approved stormwater management system and there will not be any 
changes or additional stormwater management requirements with this petition. The property will 
continue to drain to existing infrastructure. All units within this project will connect to existing 
utility infrastructure. This project is not within the regulated 100-year floodplain. 
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Plat Review 
The proposed subdivision is following the approved final plan for locations of buildings and 
expected lots within this PUD. 

Transportation facilities: 

E. Cathcart Street has a Neighborhood Residential typology according to the Transportation 
Plan. The petitioner is dedicating the required 30’ of right of way from the road centerline. 

On-street parking: There is on-street parking along Cathcart and there are no proposed 
changes to that arrangement. 

Tree plot width: There is an existing 5’ tree plot width which meets the minimum tree plot width 
outlined in the Transportation Plan. 

Sidewalk: There is an existing 5’ wide sidewalk along this frontage that is in good condition. 
There were specific cross sections approved with this PUD and the sidewalk and tree plot 
widths are consistent with those approved cross sections. 

Lot Establishment Standards: 

Lot area and lot width: There were no minimum lot area or width requirements within the PUD 
for the live/work units and it was anticipated that the lot lines would be placed through the 
buildings as a zero lot line arrangement.  

Lot shape: There was not a minimum lot size or shape for the live/work units. 

Lot access: The proposed units would be accessed from an internal private drive. 

Setback lines: The UDO enables zero lot lines for common walls and this arrangement was 
anticipated within the PUD. 

Stormwater Standards: No on-site stormwater detention has been required by CBU. Drainage 
for these lots will be directed to existing stormwater infrastructure. 

Right-of-Way Standards: 

ROW width: Cathcart Street requires 60’ of right-of-way. The petitioner is dedicating the required 
30’ from the road centerline.  

Environmental Considerations: There are no known regulated environmental features on this 
property. 

Utilities: Utility service and facilities are located along Piazza Drive, utility service will be 
provided  
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Conclusion 
This primary plat meets the requirements established by the UDO and the Planned Unit 
Development. No waivers are requested with this petition. 

Recommendation 
The Planning and Transportation Department recommends that the Plat Committee adopt the 
proposed findings with the following conditions of approval: 

1. Approved per terms and conditions of the Renwick final plan approval issued under 
PUD-38-07, preliminary plat approval issued under PUD-22-05, and final plat approved 
under PUD-27-08. 

2. Secondary plat approval is delegated to staff level. 
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Bloomington Plat Committee 
Case #: SUB2026-02-0002 
Location: 1829 S. Maxwell Street 
Date: March 9, 2026

Staff Report 
Petitioner/Owner: 
Sable Beyers (Oakstead LLC) 
417 W. 6th Street 
Bloomington, IN, 47404 
 
Consultant: 
Smith Design Group 
1467 W. Arlington Road 
Bloomington, IN, 47404 

Request 

The petitioner is requesting secondary plat approval for a 4 lot subdivision of 0.99 acres in the 
Residential Medium Lot (R2) zoning district. 

Background 

 Area: 0.99 acres 
 Current Zoning: Residential Medium Lot (R2) 
 Comprehensive Plan Designation: Neighborhood Residential 
 Existing Land Use: Dwelling, Single Family (detached) 
 Proposed Land Use: Dwelling, Single Family (detached) 
 Surrounding Uses: 

 North - Low-density residential 
 South - Residential and institutional 
 East - Undeveloped land 
 West - Single family residences 

Report 

The petitioner is requesting secondary plat approval for a 4 lot subdivision of 0.99 acres in the 
Residential Medium Lot (R2) zoning district. The property is located on the east side of S. 
Maxwell Street and zoned Residential Medium Lot (R2) district. Surrounding land uses include 
low-density residential to the north, undeveloped land to the east, residential and institutional 
uses to the south, and single family residences to the west. Properties to the north, east, and 
south are also zoned R2, and properties to the west of the subject location are zoned R2 as well 
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as Residential Multifamily (RM). The 0.99 acre site currently contains a detached single family 
home that is proposed to be demolished with this subdivision. The petitioner is proposing to 
subdivide the existing Lots #71 and #72 in the Huntington Park Subdivision into 4 single-family 
residential lots. The property has 180 linear feet of frontage along S. Maxwell Street and is 
served by existing public water, sanitary sewer, and street infrastructure. Each lot will be 0.25 
acres with a small to mid-size single-family dwelling unit constructed to Silver-Level National 
Green Building Standards (NGBS). The plan includes the existing and required street trees and 
shows the dedicated right-of-way. The petitioner filed with City of Bloomington Utilities (CBU), 
and their plans were approved on January 30, 2026 per the attached email. 

On January 12, 2026, the Plat Committee heard case #SUB2025-12-0052, which granted the 
petitioner approval of the primary plat for this subdivision. This case included the approval of 
two requested waivers from the lot depth-to-width ratio and to allow the existing sidewalk width 
to remain. The Plat Committee also waived the requirement to have a second primary plat 
hearing for the requested waivers. Case #SUB2025-12-0052 was approved with the following 
six conditions: 

1. Street trees adjacent to Lot 1 and the northern most street tree of Lot 2 must be small 
canopy trees. All remaining trees along Lot 2, Lot 3, and Lot 4 must be placed on the 
east side of the sidewalk within the right-of-way and be large canopy trees. Street tree 
information (species and location of each tree) must be provided prior to permitting and 
must comply with UDO Section 20.04.080. 

2. For any work in the right-of-way, permitting is required from City of Bloomington 
Engineering. 

3. Final acceptance and approval from City of Bloomington Utilities (CBU) is required prior 
to secondary plat approval. 

4. All subdivisions shall be required to have a street lighting plan approved by the City 
Engineering Department and submitted to the City Board of Public Works as a 
component of the secondary plat proposal. 

5. Street address numbers for all lots shall be assigned by the City Planning and 
Transportation Department and shall be identified on the secondary plat. 

6. The minimum finished floor elevations will be shown on each lot with the secondary plat 
approval, subject to the approval of the City of Bloomington Utilities (CBU) Department. 

Since the Plat Committee meeting on January 12, 2026, the petitioner has revised their primary 
plat to address Conditions #1 and #6 described above. For Condition #3, CBU approved the 
proposed secondary plat - see the attached email dated January 30, 2026. For Condition #4, 
the Engineering Department is recommending a waiver of the street lighting plan requirement to 
the Board of Public Works. For Condition #5, street addresses have been assigned and added 
to both the primary and secondary plats. 

20.06.060(c)(3)(D) Secondary Plat Review 

The Plan Commission or Plat Committee shall review the secondary subdivision petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
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(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 use and development complies with all applicable standards in the UDO with the 
exception of the depth-to-width ratio and sidewalk width regulations in which the petitioner has 
received waivers from these subdivision standards in case #SUB2025-12-0052. The proposed 
use and development complies with all other city, state, and federal regulations. The property is 
served by existing public water, sanitary sewer, and street infrastructure, and all the proposed 
lots front a public street as required. There are no known prior approvals that apply to this 
development, except for the primary plat approval in case #SUB2025-12-0052. 

Secondary Plat Review 
The proposed subdivision is following the Infill Subdivision (IS) design standards in the Unified 
Development Ordinance (UDO). The base zoning district is Residential Medium Lot (R2). The 
petitioner is also utilizing the Sustainable Development Incentive (Option 2) for this project. 

IS Subdivision Development Standards / UDO Section 20.05.030(a) 
 Parent Tract Size: There is no minimum regulation for the parent tract size. The 

maximum allowed parent tract size is 3 acres. For this proposed subdivision, the parent 
tract size is 0.99 acres, which is compliant with the UDO. 

 Applicable Base Zoning District: All base zoning districts are permitted. 
 Open Space Required: No minimum open space is required. 
 Lots Served By Alleys: No lots are required to be served by alleys. 
 Block Length: There is not a maximum limitation for the block length. 
 Cul-De-Sac Length: Cul-de-sacs are not permitted, and none are proposed with this 

plan. 
 Transportation Facilities (S. Maxwell Street): The street typology for S. Maxwell Street is 

Neighborhood Residential with a proposed right-of-way width of 60’. Neighborhood 
Residential streets require a minimum 6’ sidewalk and 5’ tree plot. The petitioner 
requested a waiver from the current Transportation Plan sidewalk width standard to 
allow retention of the existing 5’ wide sidewalk along S. Maxwell Street; the waiver 
request was approved by the Plat Committee on January 12, 2026 in review of the 
primary plat submission in case #SUB2025-12-0052. The 5’ tree plot is met on the 
proposed plat. 
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 On-Street Parking: On-street parking is not required. 

R2 District Dimensional Standards / UDO Section 20.02.010(i) 
 Lot Area: The R2 minimum lot area is 7,200 square feet. With the use of the Sustainable 

Development Incentives, the minimum lot area for a subdivision may be reduced up to 
50%. However, that reduction is not proposed with this petition, and all of the proposed 
lots meet the minimum lot area requirement. 

 Lot Width: The R2 minimum lot width is 60’. With the Sustainable Development 
Incentives, the minimum lot width for a subdivision may be reduced up to 40%. The 
proposed lots are 45’ wide versus the required 60’ lot width of the R2 district, which 
represents a 25% reduction, and this is compliant with the 40% reduction allowed by the 
Sustainable Development Incentive. 

 Setbacks: 
 Front: The R2 minimum front setback is 15’ or the median front setback of 

abutting residential structures, whichever is less. All 4 proposed lots are shown 
with a 15’ front setback, which is compliant with the UDO. 

 Side: The R2 minimum side setback is 8’ for the first floor and 10’ for each story 
above the ground floor. With the use of the Sustainable Development Incentives, 
the side building setbacks may be reduced to 5’ regardless of the number of 
stories. The side setbacks shown on the plat are compliant with the reduction 
allowed by the Sustainable Development Incentives. 

 Rear: The R2 minimum rear setback is 25’. With the use of the Sustainable 
Development Incentives, the rear building setback may be reduced to 15’. The 
rear setbacks for the proposed lots are compliant with the UDO. 

 Impervious Surface Coverage: The maximum impervious surface coverage allowed for 
R2 zoned lots is 40%, and the plan is in compliance with this regulation. 

 Lot Access: All proposed lots have direct frontage on a public street as required. 

Subdivision Design Standards / UDO Chapter 20.05.050 
 Lots: The petitioner requested a waiver from the four to one depth-to-width ratio 

regulation, which was approved by the Plat Committee on January 12, 2026 in review of 
the primary plat submission in case #SUB2025-12-0052. 

 Monuments and Markers: All monument and marker improvements shall be installed per 
865 IAC 1-12-18. 

 Open Space: No minimum open space is required for this subdivision type. On their 
primary plat, easements for tree preservation, utility, and drainage are shown. There are 
no known karst features on the site. 

 Tree Preservation: The petitioner has shown approximately 23,190 square feet of 
existing tree canopy coverage of the 0.99 acre property, which equals 
approximately 53.8% coverage. Based on the coverage shown, the UDO 
requires 70% of the tree canopy to be preserved, which equals 16,233 square 
feet of the required preservation. The petitioner is proposing to preserve 16,387 
square feet of tree coverage, which is compliant with the UDO. 
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 Storm Water: Final acceptance and approval from CBU was received on January 30, 
2026. 

 Flood Damage Mitigation: There are no portions of this site that lie within the regulated 
100-year floodplain. 

 Streets and Rights-of-Way: No new streets are proposed with this subdivision. S. 
Maxwell Street should have a total of 60’ of right-way (30’ from centerline). There is 40’ 
of current dedicated right-of-way, and an additional 10’ of dedicated right-of-way from the 
centerline of S. Maxwell Street is shown on the primary plat. The street typology for the 
existing S. Maxwell Street is Neighborhood Residential. With the primary plat approval, a 
waiver was approved to allow the existing 5’ sidewalk to remain. The minimum required 
5’ wide tree plot is shown on the proposed site plan and varies in width along the 
frontage. For the Infill Subdivision (IS) type, no lots are required to be served by alleys, 
and none are shown on the plan. The Arterial Frontage standards do not apply to this 
subdivision since S. Maxwell Street is classified as a local street. All subdivisions shall 
be required to have a street lighting plan approved by the City Engineering Department 
and submitted to the City Board of Public Works as a component of the secondary plat 
proposal; the requirement for a photometric plan has been waived in this case, and a 
formal recommendation will be made to the Board of Public Works in March 2026. 

 Utilities: Final acceptance and approval from CBU was received on January 30, 2026. 
 Universal Design: Less than 25 residential lots are proposed, so universal design 

regulations are not required. 

Conclusion 
This development meets the requirements established by the UDO and would provide four lots 
with single family homes that fulfill goals of the Comprehensive Plan that identifies the need for 
the creation of new dwelling units and lots. 

Recommendation 
The Planning and Transportation Department recommends that the Plat Committee adopt the 
proposed findings and approve the secondary plat with the following conditions of approval: 

1. Approved per terms and conditions of Plat Committee case #SUB2025-12-0052. 
2. Formal approval by the Board of Public Works to waive the photometric plan 

requirement. 
3. For public improvements, a financial bond will be required per UDO Section 

20.06.060(c)(3)(E)(iii) prior to signing and releasing the secondary plat. 
4. Prior to the issuance of permits for the individual single-family homes, the new plat will 

need to be recorded with Monroe County. 
5. Compliance with the Sustainable Development Incentives shall be verified with the 

submission of the building permits. 
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Petitioner’s Statement 
Oakstead Subdivision – 1829 S Maxwell Street 

Petitioner: Sable Beyers, Oakstead LLC 
Zoning District: R2 (Residential Medium Lot) 
Project Type: Infill Subdivision – Secondary Plat Approval
Date: January 2026 

I. Project Description (Already Approved in January’s Plat Committee 
Meeting)

1. The applicant proposes to subdivide the existing 0.99-acre parcel at 1829 S Maxwell 
Street (Lots 71 & 72 in Huntington Park Subdivision) into four (4) single-family residential 
lots. The property provides 180 linear feet of frontage along S Maxwell Street and is 
served by existing public water, sanitary sewer, and street infrastructure. 
Each lot will be 0.25 acres (45 × 293 feet) and will accommodate a small- to mid-size 
single-family dwelling constructed to Silver-Level National Green Building Standards 
(NGBS) certification. Use of the Sustainable Development Incentive (UDO §20.04.110) 
allows reduced side setbacks while maintaining compliance with R2 development 
standards.

2. This submission is solely for secondary plat approval, as the primary plat was 
approved at the January Plat Committee meeting. 

Changes in Primary Plat 

1. Street trees were updated per recommendation #1 from January’s staff report: street 
trees adjacent to Lot 1 and the northernmost street tree of Lot 2 are small canopy trees. 
Remaining trees along Lots 2, 3, and 4 are placed on the east side of the sidewalk within 
the right-of-way and are large canopy trees. 

2. Finished floor elevations are shown on each lot. 
3. Street addresses were added. 

Additional Documents Provided 

1. Updated primary plat 
2. Secondary plat 
3. Approval statement from CBU 
4. Street addresses from the City Planning and Transportation Department 
5. Lighting plan requirement waiver from Kendall Knoke 
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1/30/26, 1:00 PMGmail - Oakstead Subdivision- Final Revisions

Page 1 of 1https://mail.google.com/mail/u/0/ ik=17b238d2ed&view=pt&search=…msgid=msg-f:1855752040208118449&simpl=msg-f:1855752040208118449

Sable Beyers <sablebeyers2@gmail.com>

Oakstead Subdivision- Final Revisions
Jay Ramey <rameja@bloomington.in.gov> Fri, Jan 30, 2026 at 9:24 AM
To: Tonia Ikediashi <tonia.ikediashi@bloomington.in.gov>, Sable Beyers <sablebeyers2@gmail.com>, Tyler Martin
<tyler.fieldstone@gmail.com>, Jamie Kreindler <jamie.kreindler@bloomington.in.gov>, Eric Greulich
<greulice@bloomington.in.gov>, Utilities Planreview <utilitiesplanreview@bloomington.in.gov>

Good Morning all,   I am writing to confirm that CBU is Ok to approve the Secondary Plat as presented after revisions.

Please let me know if any of you have questions.

Thank you

On Fri, Jan 30, 2026 at 9:13 AM Tonia Ikediashi <tonia.ikediashi@bloomington.in.gov> wrote:

Tonia Ikediashi
Plan Central Project Coordinator
City of Bloomington Utilities
600 E Miller Dr., IN 47401
Office: 812-349-3676
EMAIL: tonia.ikediashi@bloomington.in.gov

[Quoted text hidden]

--
Jay Ramey
Senior Project Coordinator
City of Bloomington Utilities
P 812.349.3625
C 812.325.7060

7212 SECONDARY PLAT (01-19-26).pdf
659K
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Bloomington Plat Committee 
Case #: SUB2026-02-0003 
Location: 616 W 15th ST 
Date: March 9, 2026 

Staff Report 
Petitioner/Owner: 
Blackwell Contractors, Inc & Joe Kemp Construction 
PO Box 3400  
Bloomington, IN, 47402 
 
Consultant: 
Caylan Evans (Bloom Design +Build) 
PO Box 67 
Bloomington, IN 47402 

Request 

The petitioner is requesting primary plat approval of a two-lot subdivision of 0.22 acres in the 
Residential Small Lot (R3) zoning district. The petitioner is requesting Secondary Plat approval 
to be delegated to staff. 

Background 

● Area: 0.22 acres 
● Current Zoning: Residential Small Lot (R3) 
● Comprehensive Plan Designation: Mixed Urban Residential 
● Existing Land Use: Vacant 
● Proposed Land Use: Dwelling, Single Family 
● Surrounding Uses:  

○ North - Self storage 
○ South - Dwelling, Multifamily 
○ East - Dwelling, Single-family Detached 
○ West - Dwelling, Single-family Detached 

Report 

The petitioner is requesting primary plat approval for a 2 lot subdivision of 0.22 acres in the 
Residential Small Lot (R3) zoning district. The property is located on the North side of W 15th 
ST. Surrounding land uses include low-density residential to the East and West. Multifamily 
apartments are located across the street to the South and there is a large parcel to the North 
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used for self storage. All surrounding properties are zoned Residential Small Lot (R3). The 0.22 
acre site is currently vacant.  

The property has 71.86 linear feet of frontage along W 15th ST and is served by existing public 
water, sanitary sewer, and street infrastructure. Each lot will be 0.097 acres. The petitioner filed 
with City of Bloomington Utilities (CBU), and their plans were approved on February 2, 2026. 

W 15th Street requires 60’ of right-of-way. The petitioner is dedicating the required 30’ from the 
road centerline. A 6’ wide sidewalk and minimum 5’ wide tree plot with street trees are required 
along W 15th Street and have been shown. The petitioner proposes to utilize Sustainable 
Development Incentives to decrease minimum lot width by 28% to 35.93ft, which falls within the 
40% reduction allowed through the use of the Incentives. This subdivision will use Silver-Level 
National Green Building Standards (NGBS) Option 2 as found in BMC 20.04.110(d). 
 

20.06.060(c)(3)(E) Primary Plat Review 

The Plan Commission or Plat Committee shall review the primary plat subdivision 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) 
(Approval Criteria) and the following standards: 

I. All subdivision proposals shall be consistent with the need to minimize flood damage. 
II. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage. 
III. All subdivision proposals shall have adequate drainage provided to reduce exposure to 

flood hazards 
IV. Base flood elevation data shall be provided for subdivision proposals and other 

proposed development (including manufactured home parks and subdivisions), which is 
greater than the lesser of 50 lots or five acres. 

V. All subdivision proposals shall minimize development in the SFHA and/or limit intensity 
of development permitted in the SFHA 

VI. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 

Proposed Finding 
The site currently drains to the north and no on-site storm water detention has been required by 
City of Bloomington Utilities (CBU). Individual drainage plans for each lot will be finalized at the 
time of a building permit. Water and sanitary sewer connections for each lot will be connected to 
existing infrastructure on W 15th ST. There are no portions of this site that lie within the 
100-year regulatory special flood hazard area. 
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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 
Both of the proposed lots meet the minimum lot area and lot width standards of the UDO 
through the use of the Sustainable Development Incentives. Minimum lot width is reduced from 
50ft to 35.93ft using sustainability incentives. There are no other known applicable regulations 
that would apply to this property or subdivision. Approval from the City of Bloomington Utilities 
Department is required for the utility connections to the new house. Preliminary plans for sewer 
and water connections have been submitted to and reviewed by CBU with no major obstacles 
identified. There are no other known prior approvals for this property. 

  

20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats 
and Zoning Map Amendments (Including PUDs) 

I. Consistency with Comprehensive Plan and Other Applicable Plans 
The proposed use and development shall be consistent with and shall not interfere with the 
achievement of the goals and objectives of the Comprehensive Plan and any other adopted 
plans and policies. 

II. Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted intergovernmental 
agreements and shall comply with the terms and conditions of any intergovernmental 
agreements incorporated by reference into this UDO. 

III. Minimization or Mitigation of Adverse Impacts 
1. The proposed use and development shall be designed to minimize negative 

environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, 
noise, stormwater management, wildlife habitat, soils, and native vegetation. 

2. The proposed use and development shall not result in the excessive destruction, 
loss or damage of any natural, scenic, or historic feature of significant 
importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

IV. Adequacy of Road Systems 
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1. Adequate road capacity must exist to serve the uses permitted under the 
proposed development, and the proposed use and development shall be 
designed to ensure safe ingress and egress onto the site and safe road 
conditions around the site, including adequate access onto the site for fire, public 
safety, and EMS services. 

 
2. The proposed use and development shall neither cause undue traffic congestion 

nor draw significant amounts of traffic through residential streets. 
 

V. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses permitted under 
the proposed development at the time the needs or demands arise, while maintaining adequate 
levels of service to existing development. Public services and facilities include, but are not 
limited to, streets, potable water, sewer, stormwater management structures, schools, public 
safety, fire protection, libraries, and vehicle/pedestrian connections and access within the site 
and to adjacent properties. 

 
VI. Rational Phasing Plan 

If the petition involves phases, each phase of the proposed development shall contain all of the 
required streets, utilities, landscaping, open space, and other improvements that are required to 
comply with the project’s cumulative development to date and shall not depend upon 
subsequent phases for those improvements 
 

PROPOSED FINDING 

The proposed plat and potential use of the properties is consistent with Comprehensive Plan 
designation of the property as Mixed Urban Residential, which “includes both single-family 
residences and larger 2-4 story apartment buildings. They are built at higher densities than the 
Neighborhood Residential.” There are no Interlocal Agreements that would pertain to this 
subdivision. There are no expected adverse impacts as a result of this plat. The proposed plat 
allows the creation of one additional single family lot that is consistent with the requirements of 
the UDO with access to an existing road system, public services, and public facilities. The 
petitioner shows the required 6’ wide sidewalk and minimum 5’ wide tree plot with street trees 
along W 15th ST. All adjacent facilities and infrastructure are adequate to support the proposed 
use. No phasing of the plat is expected or approved. 

PLAT REVIEW 
The proposed subdivision is following the Infill Subdivision (IS) design standards. 

Subdivision Standards: 
Parent tract size (minimum): None 
Parent tract size (maximum): 3 acre 
Open space required: Not required 
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Lots served by alleys: Not required 
Block length: Not required 
Cul-de-sac length: Not permitted. 

Transportation facilities: 
 
W 15th ST has a Neighborhood Residential typology according to the Transportation Plan. The 
petitioner is dedicating the required 30’ of right of way from the road centerline. 
 
On-street parking: On-street parking is not restricted along W 15th ST. 
 
Tree plot width: The required 6’ wide sidewalk and minimum 5’ wide tree plot along W 15th ST 
are shown on the plan. Three large canopy street trees are proposed to be planted in the tree 
plot. 

Lot Establishment Standards: 
 
Lot area and lot width: The minimum lot width in the R3 district is 50’ and the minimum lot area 
is 5,000 square feet. Both of the proposed lots meet the UDO standards for lot size. Both lots 
use sustainability incentives to reduce the minimum lot width by 28% to 35.93ft., which falls 
within the 40% allowed through the use of the incentives.  
  
Lot shape: All of the proposed lots meet the UDO requirement for regular lot size and a 
depth-to-width ratio not to exceed four to one. 
  
Lot access: All of the proposed lots have frontage on a public street with direct frontage on W 
15th ST. 
 
Setback lines: Sustainability incentives have been used to reduce the rear setback from 25ft to 
15ft and reduced the side setbacks to 5ft regardless of the number of floors. 
  
Stormwater Standards: No on-site stormwater detention has been required by CBU. Individual 
drainage plans for the new lot will be reviewed by CBU with the building permit. 

Right-of-Way Standards: 
  
ROW width: W 15th Street requires 60’ of right-of-way. The petitioner is dedicating the required 
30’ from the road centerline. A 6’ wide sidewalk and minimum 5’ wide tree plot with street trees 
are required along W 15th Street.  
 
Environmental Considerations: There are interior trees on the property however, the amount of 
preservation is less than the 8,712 square feet, so no easements are required. There may be 
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some canopy required to be retained at the building permit stage. There are no other regulated 
environmental features on this property.  
 
Utilities: Utility service and facilities are located along W 15th ST, the proposed new lot will 
connect to utilities in place along W 15th. City of Bloomington Utilities has reviewed the 
proposed plat. The water meter will need to be relocated.  

Conclusion 
This primary plat meets the requirements established by the UDO and creates an additional infill 
lot that could be developed with a single family home by right. This is congruent with the goals 
of the Comprehensive Plan that identifies the need for the creation of new dwelling units while 
also ensuring future structures built here are sustainable.  

Recommendation 
The Planning and Transportation Department recommends that the Plat Committee adopt the 
proposed findings and approve the primary plat with the following conditions of approval: 

1. The petitioner shall submit proof that the project is compliant with Silver Level National 
Green Building Standards in the form of a NGBS Verifier Signed Engagement Letter. 

2. Prior to the issuance of permits for the individual single-family homes, the new plat will 
need to be recorded with the Monroe County Recorder’s Office.  

3. Street trees are required not more than 30’ from center along the entire property 
frontage. 
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Bloom Design + Build, LLC PO Box 67, Bloomington, IN 47402 (812) 887-6959

Bloom Design + Build, LLC 
PO Box 67, Bloomington, Indiana 

 

Petitioner’s Statement/Description 
15th Street Sustainable Subdivision, Primary Plat Review: Plat Committee Review 

Petitioner: Blackwell Contractors, Inc. & Joe Kemp Construction, LLC, Bloomington, 
Indiana 

 

Property Description 

616 W 15th Street is a vacant, residential lot near the intersection of West 15th Street 
and North Jackson St.  The property is zoned R3 (Residential Small Lot).  The property 
is bound by commercial uses to the North, multifamily apartments to the South, and 
single-family residences to the East and West.  Adjacent Zoning is R3 Residential. 

Infill Subdivision Request 

Blackwell Contractors, Inc. & Joe Kemp Construction, LLC, the Owners of the property, 
are filing a request for a newly created infill subdivision. Bloom Design + Build, LLC, is 
submitting the application as Design Consultant on behalf of the Owners.  Smith Design 
Group is the Engineer preparing the site plan/plat. The proposal meets the 
development standards in the UDO. The existing lot at 616 W 15th Street would be
subdivided into two lots per the preliminary plat submitted with this application.
However, the proposed plat does not meet the dimensional standards for R3 zoning.
The minimum lot width for newly created lots in the R3 Zoning is fifty feet.  The 
proposed lot width for the newly created lots is approximately thirty-six feet.  However, 
the Affordable Housing and Sustainable Development Standards & Incentives (UDO 
Chapter 20.04.110) allow for reduced dimensional standards in single family 
construction in the R3 Zoning.  Specifically, Lot Width minimums can be reduced by up
to 40%.  At thirty-six feet wide, the newly created lots would represent a 28% reduction 
of the minimum lot width of fifty feet.  As such, the petitioner will follow the affordable 
housing or sustainable development incentive standards for future development of each 
lot, specifically the NGBS Silver Rating for Single Family New Construction. 

The petitioner is requesting Primary Plat Approval review by the Plat Committee at the 
3/9/2026 Plat Committee Hearing, and the Secondary Plat Approval be completed by
Planning Staff. 
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