
 1

City of 
 Bloomington 

Indiana 

 City Hall 
401 N. Morton St. 
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Office of the Common Council 
(812) 349-3409 
Fax:  (812) 349-3570 
email:  council@city.bloomington.in.us 

To: Council Members 
From: Council Office 
Re:      Weekly Packet 
Date:   January 30, 2004 
 

 
 

Packet Related Material 
 
Memo 
Agenda 
Calendar 
Notices and Agendas: 
Notice of Special Committee of the Whole on Wednesday, February 4, 2004 
Commencing Immediately after the Regular Session 
Legislation and Background Material for First Reading: 
App Ord 04-01 To Specially Appropriate from the Parks General Fund and the 
General Fund Expenditures Not Otherwise Appropriated (Appropriating Funds from 
the Parks General Fund to Construct a Storage Facility and Appropriating a Grant 
from the General Fund � Police Department for Additional Traffic Enforcement) 
 - Memo from Susan Clark, Acting Interim Controller; Memo from Mick 

Renneisen, Director of Parks and Recreation; E-mail from Mike Diekhoff, 
Captain of Uniformed Division, Police Department 

Contact:  Susan Clark at 349-3416 or clarks@city.bloomington.in.us 
Ord 04-02 To Amend the Bloomington Zoning Maps from CG and RM7 to PUD 
and to Amend the List of Uses for Parcel C of the Thomson PUD - Re: 405 - 407 
West Patterson Drive (Randy Lloyd/McDoel Ventures, Petitioners) 
 - Certification (9-0); Zoning and Site Maps; Memo from Eric Greulich, 

Zoning Planner; January 12th Staff Report to the Plan Commission; Letter from 
Petitioner; Outline Plan; Site Plan; Drawing of Building 

Contact: Eric Greulich at 349-3526 or greulice@city.bloomington.in.us 
Ord 04-03 To Vacate a Public Parcel - Re:  A Portion of West Grimes Lane Between 
South Rogers Street and South Madison Street, a Portion of the 12� Alley Running 
Approximately 65 feet South of the above Right-of-Way; and, a Portion of the West 
Side of Madison Street Between Grimes and Patterson Drive (Randy Lloyd/McDoel 
Grocery, Petitioner) 

- Map of Site and of Vacated Property; Memo from Eric Greulich, Zoning 
Planner; Application  

Contact:  Eric Greulich at 349-3526 or greulice@city.bloomington.in.us 
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Res 04-01 To Designate an Economic Revitalization Area, Approve a Statement of 
Benefits, and Authorize a Period of Tax Abatement - Re: The Woolery Stone Mill 
Building Located at 2200 West Tapp Road (Woolery Ventures LLC, Petitioner) 

- EDC Res 04-03; Zoning Map; Application Summary; Application; 
Statement of Benefits; Tax Calculations; Wage and Salary Statements; PUD 
Materials � Site Plan, Elevations, and Floor Plans; Tapp Road TIF District Map 
and Estimated TIF Revenues from this Project 

Contact: Ron Walker at 349-3435 or walkerr@city.bloomington.in.us 
  Susan Failey at 349-3553 or faileys@city.bloomington.in.us 
Ord 04-05 To Designate an Economic Development Target Area (EDTA) - Re: 
Woolery Stone Mill Building Located at 2200 West Tapp Road 
 - EDC Res 03-05; Memo Explaining EDTA�s from Susan Failey, 

Assistant City Attorney; Letter from DNR Confirming Historic Status of Stone 
Mill (Please see Res 04-01 for Further Information Regarding this Tax 
Abatement Proposal) 

Contact: Ron Walker at 349-3435 or walker@city.bloomington.in.us 
  Susan Failey at 349-3553 or faileys@city.bloomington.in.us 
Ord 04-04 To Amend the Bloomington Zoning Maps from Q to PUD and to Adopt 
the Preliminary Plan for the Southern Indiana Medical Park II Planned Unit 
Development - Re: 2401 West Tapp Road (Southern Indiana Medical Park II, LLC, 
Petitioners) 
 - Certification (No Action at January 12th Plan Commission Meeting); Site 

Map; Memo from James Roach, Senior Zoning Planner; Staff Report to the 
Plan Commission; Environmental Memos to the Plan Commission; Outline 
Plan Statement; Site Plan; Map of Frontage Road; Petitioner�s Letter to the 
Commission; Hospital�s Letter to the Commission; Article Entitled �Hospital 
Wars� from February, 2004 Issue of Money Magazine 

Contact: Contact James Roach at 349-3527 or roachja@city.bloomington.in.us 
 
Minutes from Council Meetings: 
Organizational Meeting on January 5, 2004 
 

Memo 
 

Chair of Committee of the Whole Meeting: Gaal 
 

Regular Session and Committee of the Whole on February 4th  
 
There is an appropriation ordinance and four other ordinances ready to be introduced 
at the Regular Session next Wednesday, but no items ready for final action.  This 
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packet includes the five new items along with one resolution, which constitute all the 
legislation that will be considered between now and the middle of February.  Since 
next week�s Regular Session should be short and the discussion of the Southern 
Indiana Medical Park II PUD (Ord 04-04) promises to be lengthy, the President of 
the Council has called a Special Committee of the Whole to discuss all but that one 
item after our Regular Session next week.  Scheduling this meeting will allow you to 
set aside the following Wednesday, February 11th for the discussion of the medical 
park project.  You may, however, want to consider scheduling the tax abatement for 
the Woolery Stone Mill Building for final action at a Special Session on February 11th 
if that item does not entail too much discussion. That would help lighten the agenda 
on February 18th.  
 
February 2nd Regular Session � Final Actions 
 
None 
 
February 2nd Regular Session � First Readings 
 
App Ord 04-01 Appropriating $150,000 from Parks General Fund to Construct a 

Storage Facility and a $25,000 Traffic Safety Grant from General 
Fund (Police Department)  

 
Ord 04-02 Bringing Half Acre of CG and RM7 Land into Parcel C of the 

Thomson Area PUD and Amending the Preliminary Plan to Allow 
Residential Units on Second Floor (Randy Lloyd/McDoel 
Grocery) 

 
Ord 04-03 Vacating Portions of West Grimes and Adjacent Right-of-Ways 

for the McDoel Grocery Project  
 
Ord 04-04 Rezoning 101 Acres of Land at 2401 West Tapp Road from 

Quarry to PUD and Approving Preliminary Plan for a Mix of 
Office and Medical Uses (Southern Indiana Medical Park II, LLC, 
Petitioners) 

 
Ord 04-05 Designating the Woolery Stone Mill Building as an EDTA 

(Woolery Ventures, LLC � Randy Cassady � Petitioner)  
 

(To be considered with Res 04-01 � see below) 
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February 2nd Special Committee of the Whole � Items for Discussion 
 
App Ord 04-01 Appropriating $150,000 from Parks General Fund to Construct a 

Storage Facility and a $25,000 Traffic Safety Grant from General 
Fund (Police Department)  

 
Ord 04-02 Bringing Half Acre of CG and RM7 Land into Parcel C of the 

Thomson Area PUD and Amending the Preliminary Plan to Allow 
Residential Units on Second Floor (Randy Lloyd/McDoel 
Grocery) 

 
Ord 04-03 Vacating Portions of West Grimes and Adjacent Right-of-Ways 

for the McDoel Grocery Project  
 
Res 04-01 Designating an Economic Revitalization Area (ERA), Approving 

a Statement of Benefits, and Authorizing a 10-Year Tax 
Abatement - Re: The Woolery Stone Mill Building Located at 
2200 West Tapp Road (Woolery Ventures LLC, Petitioner) 

 
Ord 04-05 Designating the Woolery Stone Mill Building as an EDTA 

(Woolery Ventures, LLC � Randy Cassady � Petitioner)  
 

Items for Discussion at Committee of the Whole on February 4th 
 

Item 1 - App Ord 04-01 � Appropriating  
$150,000 from Parks General Fund to Construct a Storage Facility and  

$25,000 from the General Fund (Police Department � Traffic Safety Grant) 
 
App Ord 04-01 appropriates money from the Parks General Fund to construct a 
storage facility on the department�s South Adams Street site and also appropriates a 
portion of a state criminal justice grant deposited in the General Fund � Police 
Department for additional traffic enforcement.  
 
The ordinance appropriates $150,000 from the Parks General Fund for the purpose of 
constructing a new storage facility at its operations center on South Adams Street.  
This money had been appropriated last year, but was returned to the Parks General 
Fund when an effort to bid the project in December received no responses.  The new 
storage facility will replace existing ones at the South Adams site and the former 
Ballinger Art Center building in Upper Cascades, which do not provide the space or 
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level of security needed for the supplies and equipment they hold.  The memo from 
Mick Renneisen also notes that the former Ballinger Art Center building will be 
removed when the skateboard park is constructed this spring.   
 
The ordinance also appropriates $25,000 of a year-long, county-wide, $60,000 traffic 
safety grant from the Indiana Criminal Justice Institute.  This money will be used to 
enforce drunk driving laws.  The grant has been deposited in the General Fund 
(Police Department) and will be used by the City, Indiana University Police 
Department, and the Monroe County Sheriff's Department to pay for officers to work 
overtime patrolling the streets. The first installment of the grant was received earlier 
this year and will be dispersed to the three agencies in the following manner: $15,000 
will go to the Bloomington Police Department and $10,000 will be split between the 
IUPD and the Sheriff's Department. The allocation to the City should provide as 
many as 570 additional hours of traffic enforcement. 

 
Rezone and Vacation of Right-of-Way for  

Randy Lloyd and the McDoel Grocery 
 

Item 2 - Ord 04-02 Bringing Half Acre of CG and RM7 Land  
into Parcel C of the Thomson Area PUD and  

Amending Preliminary Plan to Allow Residential Units on Second Floor 
and 

Item 3 - Ord 04-03 Vacating a Portion of West Grimes Lane Between South 
Rogers Street and South Madison Street and Portions of Adjacent Right-of-

Ways for McDoel Grocery Project 
 
Two ordinances are coming forward that will allow a piece land on Grimes Lane and 
the new Patterson Drive to be developed into a small grocery store with 9 apartments 
on the second floor.  The first ordinance, Ord 04-02, rezones the parcel and the 
second, Ord 04-03, vacates portions of Grimes Lane and adjacent right-of-ways that 
are no longer needed because of the construction of Patterson Drive.  These 
ordinances will be discussed at a Special Committee of the Whole on February 4th 
and are scheduled for final action on February 18th. 
 
Item 2 - Ord 04-02 brings about a half acre (.64 acres) of General Commercial (CG) 
and Medium Density Residential (RM7) land into Parcel C of the Thomson Area 
PUD and amends the preliminary plan to allow apartments on the second floor of 
retail uses with densities as high as 15 units per acre.   
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GPP. The site lies on both sides of Grimes Lane. There is a parking lot on the north 
side, which is in the Thomson PUD (Parcel C), and vacant land on the south side, 
which is zoned CG and RM7.  Together they now occupy the southeast corner of the 
new intersection of Patterson Drive and Rogers Street and offer what the staff 
concludes is a good opportunity for a neighborhood activity center at this transition 
between the employment center uses at the Thomson Area PUD and the core 
residential uses complimenting the surrounding McDoel neighborhood. These 
neighborhood activity centers call for pedestrian-oriented uses and streetscapes, good 
access to public transit, and apartments on the upper floors of retail uses.  
 
Proposed Uses and Architecture. The petitioner intends to construct a building 
with a 5,500 s.f. grocery store on the first floor and 9 apartments on the upper floors 
providing an overall density of 8 units per acre.  These units will include 6 � 500 s.f. 
studio apartments, 2 � 650 s.f. 1-bedroom units, and 1 � 700 s.f. 3-bedroom loft.  
Given the high level of traffic at this location, the Plan Commission and staff required 
the petitioner to construct the building as it was depicted in his drawings. Those 
drawings call for brick, limestone, and glass exteriors surfaces, with some dryvit 
accent features and awnings along the street.  
 
McDoel Neighborhood Plan. The staff report indicates that the petitioner met with 
the neighborhood association and that the project complimented the McDoel 
Neighborhood Plan by removing some parking lots and offering a neighborhood 
grocery store. 
 
Pedestrian Facilities. The petitioner will replace any sidewalks along Patterson 
and Rogers that might be damaged during the construction of this project.  He will 
also put an entrance to store along the Rogers Street sidewalk and allow the area 
under the awning to be used as a bus stop.  
 
Road Right-of-Way and Access.   The Plan Commission made this project 
contingent upon the granting of a vacation of right-of-way (see Ord 04-03) and found 
that the points of access to this project were at a sufficient distance from the 
intersection of Patterson Drive and Rogers Street. 
 
Parking.  This project proposes 37 parking spaces rather than the 47 ordinarily 
required for a grocery store and 9 apartment units.  The staff report indicates that the 
reduction is close to what the PUD requires (80% of the usual requirements), and 
supports the reduction due to the likelihood that the peak demand for spaces will be 
in the day for customers of the store and at night for residents of the apartments.  
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Development Standards.   The staff report indicates that the project must meet the 
following development standards (which are primarily those of the downtown 
commercial (CD) zone except as noted below):  

• Maximum density � 15 units per acre 
• Minimum Lot Area and Width � None 
• Maximum Height � 35 feet (rather than 40� to 80� for the CD district) 
• Minimum Yard Requirements 

o 45 foot building set back from Rogers Street; and  
o 60 foot building and parking set back from Patterson Drive 
o 10 foot parking set back between this project and residential property to 

the south; 
(Note: The CD district imposes no minimum street or side yard set backs 
and imposes a 25-foot rear yard setback only when it abuts a residential 
property). 

• Parking � shall be at 75% of code requirements, which amounts to about 37 
parking places (rather than none for the CD District).  

 
Approval and Conditions of Approval. The Plan Commission considered this 
proposal at one hearing on January 12th and approved it by a 9 � 0 vote with 
conditions of approval which: 

• Redesignated this area as a neighborhood activity center (CoA #8); and 
 
Required the petitioner to: 

• Limit the residential use in Parcel C to the upper floors (CoA #1); 
• Limit the height of buildings to 35 feet (CoA #6) and construct the project as 

depicted on the drawing he submitted (CoA #5); 
• Use pedestrian scale lighting along paths and sidewalks (CoA #2);  
•  Stripe cross walks for pedestrians on Patterson Drive (CoA #4); 
• Locate and bury utilities in order to preserve trees and landscaping (CoA #7); 
• Obtain approval of the vacation of right-of-way from the City (CoA #3); and 
• Dedicate 40� of right-of-way on Rogers Street (CoA #9). 

 
Item 3 - Ord 04-03 Vacating Portions of West Grimes and West Madison Streets 

and an Alleyway   
 
Ord 04-03 is the second piece of this package of legislation and would vacate 
portions of West Grimes Lane and adjacent right-of-ways in order to allow this 
grocery store and apartment building to go forward.  It concludes that these right-of-
ways are no longer needed for public purposes due to the newly constructed Patterson 
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Drive and will provide a greater benefit to the community by allowing this project to 
go forward.   
 
 
General Procedure Vacation Procedures 
 
Vacations of right-of-ways are governed by specific statutory procedures.  Those 
procedures begin with the petitioner filing an application with the City Clerk.  The 
Clerk must assure that owners of property abutting the right-of-way are notified of 
the proposed action and must also advertise a hearing where the public can offer its 
comments and objections against the ordinance to the Council (February 18th). 
According to statute the grounds for remonstration are limited to questions of access 
and the orderly development of the area.  
 
In Bloomington, we begin with a pre-petition application submitted to the Planning 
Department.  Staff reviews the request and notifies all the utility services, emergency 
services, and the Board of Public Works of the proposed action. After receiving the 
responses and evaluating the proposal in terms of local criteria, they prepare a report 
and an ordinance for the Council Office. The City Clerk then assures that an ad is 
placed in the paper and that the abutting property owners have been notified.  Please 
note that the vacation of a right-of-way or easement extinguishes the City�s interest in 
the property and has the effect of splitting the right-of-way between the adjacent 
owners.    
 
Applying Local Criteria for the Granting of this Vacation of Right-of-Way 
  
The following is a brief summary of the application of our local criteria to this 
request for a vacation of right-of-way (based upon Eric Greulich�s report): 
 
Description of Vacated Property. This ordinance would vacate a portion of: 
 

• West Grimes Lane running from Rogers Street to Madison Street, which is 
about 33 feet wide and approximately 250 feet long and preserves 40 feet from 
the centerline of Rogers and 25 feet from the centerline of Madison; 

• the west side of South Madison Street from Grimes to Patterson Drive; and 
• A 12-foot alley running approximately 65 feet south of the above described 

portion of West Grimes Street. 
 
Please note that there is a legal description of these right-of-ways set forth in the 
ordinance and a map that is attached to it.  Please also note that these right-of-ways 
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do not include portions of Patterson Drive which the petitioner also wanted to be 
vacated.  Rather than vacating portions of the new right-of-way, the Board of Public 
Works said that it was willing to consider requests for non-structural encroachments 
if the petitioner wished to propose them in the future.  
 
Current Status - Access to Property.   The staff report suggests that the 
construction of Patterson Drive replaced West Grimes and made it unnecessary as a 
public street.  All the affected parcels of land can be reached directly from either 
South Rogers or South Madison.  
 
Necessity for Growth 
Future Status � All of the utilities have been contacted and have no problem with the 
vacation of right-of-way with the understanding that the petitioner will bear the costs 
for any that must be relocated.  
Private Utilization � (see Ord 04-02 above for an explanation of the McDoel Grocery 
project) 
Compliance with regulations � (see Ord 04-02 above for the project�s compliance 
with city regulations) 
Relation to City Plans � (see Ord 04-02 above for its conformance with the Growth 
Policies Plan)  
 
Approvals and Recommendation 
 
The staff report found that these right-of-ways are not needed for public access and 
that the City will benefit more from the McDoel Grocery project than from the 
continued use of these parcels as public right-of-ways. 
 

 
Tax Abatement for the Renovation of  

Woolery Stone Mill at 2200 West Tapp Road 
 

Item 4 - Initial Resolution (Res 04-01)  
Designating an Economic Revitalization Area (ERA), Approving a Statement of 

Benefits, and Authorizing a 10-Year Tax Abatement 
and 

Item 5 - Ordinance (Ord 04-05)  
Designating an Economic Development Target Area Designations (EDTA) 

 
The next two items of legislation offer two of the three pieces of legislation necessary 
to grant a tax abatement for the renovation and conversion of the Woolery Stone Mill 
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into a hotel, condominium, restaurant/brew pub, and climbing gym facility.  Please 
note that they will be discussed at a Special Committee of the Whole on February 4th 
and are scheduled for final action on either Wednesday, February 11th or 18th. 

Three Pieces of Legislation Required Over Two Cycles of the Council 
 
This tax abatement will require three pieces of legislation to be heard over two 
legislative cycles. The first item in this tax abatement package is a resolution, which 
gives the initial tax abatement approval for the proposal. It designates the property as 
an Economic Revitalization Area (ERA), approves the statement of benefits, and 
authorizes a 10-year tax abatement for improvements on real estate.  
 
The second item in this package is an ordinance that will be considered at the same 
time as the resolution and establishes this site as an Economic Development Target 
Area (EDTA).  This designation is necessary in order to grant a tax abatement for 
uses that would not otherwise be eligible for them.  In this case, it would allow a tax 
abatement for the retail uses as well as the multifamily use without requiring that 
20% of the units be set aside for affordable housing.  
  
And, the third piece of legislation needed for these abatements is another resolution 
confirming the first one. It is scheduled for action on March 3rd.  
 
Woolery Ventures, LLC (Randy Cassady) Renovation of Old Stone Mill 
 
The petitioner, Woolery Ventures, LLC, wishes to invest $6 million to renovate the 
76,000 s.f. historic Woolery Stone Mill in accordance with Secretary of Interior 
standards. When remodeled, the stone mill will house 42 condominiums (with a mix 
of 2 and 3 bedroom units), a 55-room hotel and conference center, climbing facility, a 
restaurant/brew pub, and 99 interior parking spaces.  These uses were approved when 
the Council adopted Ord 02-01, which amended the preliminary plan for Parcel A of 
the Woolery PUD and included other site improvements that are not part of this 
abatement (Excerpts from PUD materials are included in the packet).  One of those 
other improvements involved the renovation of an office building, which has received 
a tax abatement through the county. Since that time the petitioner has agreed to be 
annexed into the City and become part of the Tapp Road TIF.   
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Item 4 - Resolution Designating the ERA, Approving the Statement of 
Benefits & Authorizing a 10-Year Abatement 

As mentioned above, Res 04-01 makes three statutory determinations regarding the 
apartment project proposed by Woolery Ventures, LLC for the Woolery Stone Mill 
at 2200 West Tapp Road.  First, it designates the property as an Economic 
Revitalization Area, which entails a finding that the property is not susceptible to 
normal growth and development.  This designation is required for all tax 
abatements.  In this case, the application and summary offer the following in 
support of this designation: 

• the mill was abandoned in 1994, and 
• the site was quarried, filled with rubble, and in need of remediation. 
 

Second, the resolution approves the Statement of Benefits.  In so doing, it finds 
that the stated benefits are a reasonable and probable outcome of the development.  
Those benefits include:  

- �renovation of an abandoned limestone mill into a mixed use facility 
rehabilitated to the historic standards of the Secretary of Interior�; 

- investing $6 million in the property and increasing the assessed valuation of 
the building from $244,430 to $4.444 million; and 

- adding 45 new jobs with a total payroll of $762,000 and providing 100 
temporary construction jobs to renovate the building (please see the 
breakdown of hourly wages in packet). 

 
Third, the resolution proposes the maximum ten-year period of tax abatement. 
Please note that statute provides a 1 to 10 year period of abatement, and the local 
guidelines offer presumptive periods of abatements for projects depending upon 
their type and location, and then include factors for increasing or decreasing that 
period.   
 
Those guidelines do not recommend any tax abatement for the uses proposed for 
this project.  In particular, hotels, retail facilities, and market-rate, condominium 
housing are given a presumptive 0-year period of abatement for areas outside of 
the downtown. (See map and excerpts of guidelines).  A review of the factors for 
adjusting that period indicates that there may be two factors for increasing the 
period of abatement.  The two factors for increasing the period of abatement are 
the plan to renovate the historic mill in accordance with the Secretary of Interior�s 
standards and the prospect this project will provide well-compensated, permanent 
jobs to residents of the City. Please note that the petitioner mentioned to the EDC 
that he sought this tax abatement, in part, because he agreed to be annexed by the 
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City and wishes to lower some of the additional project costs incurred by the 
annexation.  
 
Tax Calculations  Ron Walker, Director of Economic Development, has provided 
estimates of the tax consequences of granting this abatement. Those calculations 
indicate that the property owner would pay approximately $548,642 and would 
forego approximately $537,778 over the ten-year abatement.  
 
Parcel in Tapp Road TIF District � Need for Redevelopment Commission 
Approval of  Tax Abatement The Redevelopment Commission is required by 
statute (I.C. 6 -1.1-12.1-2(L)) to approve tax abatements for properties within a 
Tax Increment Finance (TIF) district and is scheduled to consider this proposal at 
its February 2nd meeting. This property is located within the Tapp Road TIF district 
and the Commission will consider this project at its February 2nd meeting.  The 
Controller�s Office estimates that this project will generate approximately $1.213 
million in TIF revenues through the year 2018 after accounting for the abatement 
(Please see TIF Revenue Calculations). 
 
Item 5 - Ordinance Establishing EDTA for the Woolery Stone Mill Building 
Located at 2200 West Tapp Road 
 
Ord 04-05 designates the Woolery Stone Mill building located at 2200 West Tapp 
Road as an Economic Development Target Area (EDTA).  The EDTA is a statutory 
designation that can only be applied to 15 % of the City�s jurisdiction and allows tax 
abatements for uses that would not otherwise be eligible for them.  In this case the 
designation would allow a retail use to receive a tax abatement as well as a residential 
use without requiring that at least 20% of the units be set aside for affordable 
housing.  
 
In order to grant this designation, state law requires that the Common Council find 
the property eligible either because of its historic character or because it has �become 
undesirable or impossible for normal growth and development.�  In this case, the 
stone mill would qualify for this designation because it has been listed on the 
National Register of Historic Places (Please see Letter from the State Historic 
Preservation Officer). 

 
The Economic Development Commission has, in accordance with state law, made a 
favorable recommendation on the designation. A copy of its resolution and a legal 
description of the property are included in this packet.  
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Item for Discussion at Committee of the Whole on Wednesday, 
February 11th 

 
Ord 04-04 Rezoning 101 Acres of Land on Tapp Road from Quarry to PUD and 

Adopting a Preliminary Plan that Allows a Mix of Office, Commercial, 
Industrial, and Medical Uses (Including �Inpatient Care Facilities�) and 

Preserves Approximately 64 Acres of Land  
(Southern Indiana Medical Park II, LLC, Petitioner) 

 
Ord 04-04 returns a new proposal for Southern Indiana Medical Park II to the 
Council after the previous one was denied in December.  The petitioner - Southern 
Indiana Medical Park II (Dr. Kamal Tiwari) - had met with Councilmember Rollo 
and staff, and requested that the last proposal be denied in order for him to refile 
another more acceptable proposal with the Plan Commission to consider in January.  
 
Highlights of this Memo. Given your familiarity with the previous proposal (it 
appeared in the November 25, 2003 packet), this memo will focus on: 

• the main differences between the old and new proposal;  
• new issues that arose at the Plan Commission; and 
• the lack of a recommendation and its effect on the proposal and Council 

action.  
 

New Proposal.  The main difference between the old and new proposal concerns the 
approximately 64 acres of environmentally sensitive land south of the creek known as 
Phase 2.  Under the previous proposal the petitioner would have been allowed to 
develop portions of that parcel and was also obligated to construct a frontage road to 
the southern property line. Now the petitioner would preserve those acres from 
further development and dedicate the right-of-way for the road. The City then would 
be responsible for building it. Please note that the petition has yet to find an entity to 
accept and preserve this land. 
 
New Land Use Issue � Inpatient/Outpatient Care.   While the other aspects of 
the proposal remain largely unchanged, a new issue surfaced regarding one of the 
proposed land uses. Bloomington Hospital requested that �Inpatient and Outpatient 
Care Facilities� be struck from the list of uses and that �Hospitals� and 
�Ambulatory Surgical Centers� be specifically prohibited from locating at this site. 
The hospital argued that its collaboration with the medical community has led to 
adequate capacity, excellent quality, and ready access to health care in the 
community. It also argued that allowing inpatient and outpatient care here would 
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jeopardize the hospital�s non-profit mission and its ability to provide ambulance 
service and indigent care. (please see letter from the hospital in the packet) 
 
The petitioner�s attorney responded to the hospital�s assertions in a letter to the 
Plan Commission (please see letter in packet).  It says, in part, that the complex 
will allow medical practices to expand and will draw patients from outside the 
community. It also points out that the petitioner provides services to medicare and 
Medicaid clients as well. 
 
Staff noted that hospitals are allowed in Medical (M) and Business Park (BP) 
zones and that outpatient care facilities exist next door at Southern Indiana Medical 
Park. While staff found that inpatient and outpatient facilities have effects on 
surrounding areas that are no different than clinics and offices, they also 
acknowledged that there may be some merit to the hospital�s arguments. In other 
words, if a new inpatient surgery center cuts into the hospital�s future revenues and 
services, then the project might threaten the orderly growth and development of the 
community and the efficient provision of health care to the general public. (Please 
see article from the February, 2004 issue of �Money Magazine� provided by 
Councilmember Banach entitled �Hospital Wars�) 
 
County Zoning. Some people have asked whether hospitals and outpatient 
facilities are allowed by right in the County. Bob Cowell, Director of the County 
Planning Department, told me today that �hospitals� are a permitted use in General 
Business zones and that �medical clinics� (comparable to �outpatient care 
facilities�) are a permitted use in Limited Business and General Business zones.  
He noted two nearby properties in the county that are zoned General Business and 
large enough for this project. They include land on the west side of Fullerton Pike 
and SR 37 and at the former Grandview School.  
 
Plan Commission Action � No Recommendation. The Plan Commission 
heard comments and deliberated on this petition for about four hours on January 
12th. By the end of the evening, eight commissioners remained and entertained 
three motions which all failed for lack of a majority.  The motions and votes were 
as follows:  
 
 Motion to Continue   Vote: 5 - 3 
 Motion to Adopt Hospital�s Position  Vote: 4 - 4 
 Motion to Limit Inpatient to 20 Beds Vote: 4 - 4 
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Effect of No Recommendation on Proposal: There are two important 
consequences that flow from the failure of the Plan Commission to reach a 
majority decision on this proposal.  First, the proposal will die 90 days after we 
received the certification (January 26th) in the event the Council is unable to reach 
a majority decision of its own by that time.  Second, the proposal you consider 
only includes what the petitioner has agreed to and does not include any conditions 
that may have been imposed by the Plan Commission.  My conversations with Plan 
staff suggest that two important and one minor clarification or condition may have 
been lost as a result of the lack of a recommendation. They include:  

• a commitment by the petitioner to work with the neighbor (Duncan 
Campbell) and the City to construct and pay for a bridge over the creek on 
the neighbor�s property; 

• a definition of �inpatient care facility� that would prevent a full-scale 
hospital at this location in the future. Staff proposed the following language:  

o �An establishment providing specialized medical services allowing 
patient stays greater than 24 hours. Such establishment shall not 
contain ambulance services, emergency/trauma facilities, and 
extended care units, as well as other uses typically associated with 
hospitals.� 

 
And, of lesser importance, 

o Clarifications regarding the timing (first final plat) of the dedication of right-
of-way for Tapp Road and the amount of temporary right-of-way needed for 
the construction of the new intersection. 

 
Effect on No Recommendation on Council Action. Some council members 
have asked whether the petitioner may change the proposal at this stage of the 
process.  I.C. 36-7-4-608 provides for the Council to adopt or reject proposals that 
come forward from the Plan Commission without a recommendation. Further 
research will be necessary in order to determine whether the petitioner may impose 
additional, binding commitments upon a proposal at this point in the process without 
the Council being construed as amending it. 
  

 
 



 
 
 

NOTICE AND AGENDA 
BLOOMINGTON COMMON COUNCIL  

REGULAR SESSION AND COMMITTEE OF THE WHOLE 
7:30 P.M., WEDNESDAY, FEBRUARY 4, 2004 

COUNCIL CHAMBERS IN THE SHOWERS BUILDING, 401 N. MORTON 
 

  I. ROLL CALL 
 
 II. AGENDA SUMMATION 
 
III. APPROVAL OF MINUTES FOR: Organizational Meeting January 5, 2004 
 
 IV. REPORTS FROM: 
 1.  Councilmembers 
 2.  The Mayor and City Offices 
 3.  Council Committees 
 4.  Public 
 
  V. APPOINTMENTS TO BOARDS AND COMMISSIONS 
 
VI. LEGISLATION FOR SECOND READING AND RESOLUTIONS 
 

 None 
 
VII. LEGISLATION FOR FIRST READING 
 

1.  Appropriation Ordinance 04-01 To Specially Appropriate from the Parks General Fund and 
the General Fund Expenditures Not Otherwise Appropriated (Appropriating Funds from the 
Parks General Fund to Construct a Storage Facility and Appropriating a Grant from the General 
Fund � Police Department for Additional Traffic Enforcement) 
 
2.  Ordinance 04-02 To Amend the Bloomington Zoning Maps from CG and RM7 to PUD and to 
Amend the List of Uses for Parcel C of the Thomson PUD � Re: 405-407 W Patterson Drive 
(Randy Lloyd/McDoel Ventures, Petitioners) 
 
3.  Ordinance 04-03 To Vacate a Public Parcel � Re:  A Portion of West Grimes Lane Between 
South Rogers Street and South Madison Street, a Portion of the 12� Alley Running 
Approximately 65 feet South of the above Right-of-Way; and, a Portion of the West Side of 
Madison Street Between Grimes and Patterson Drive (Randy Lloyd/McDoel Grocery, Petitioner) 
 
4.  Ordinance 04-04 To Amend The Bloomington Zoning Maps from Q to PUD and to Adopt 
The Preliminary Plan for the Southern Indiana Medical Park II Planned Unit Development � Re: 
2401 West Tapp Road (Southern Indiana Medical Park II, LLC, Petitioners) 
 
5.  Ordinance 04-05 To Designate an Economic Development Target Area (EDTA) � Re: 
Woolery Stone Mill Building Located at 2200 West Tapp Road 
 

VIII. PRIVILEGE OF THE FLOOR (This section of the agenda will be limited to 25 
minutes maximum, with each speaker limited to 5 minutes) 
 
 IX. ADJOURN (and immediately reconvene for the following meeting) 
 

(over) 
 
 
 
 
 
 



 
 
 
 
 
 
 

COMMITTEE OF THE WHOLE 
 

Chair: Chris Gaal 
 
 

1.  Appropriation Ordinance 04-01 To Specially Appropriate from the Parks General Fund and 
the General Fund Expenditures Not Otherwise Appropriated (Appropriating Funds from the 
Parks General Fund to Construct a Storage Facility and Appropriating a Grant from the General 
Fund � Police Department for Additional Traffic Enforcement) 
 
 Asked to Attend: Susan Clark, Interim Controller 
     
2.  Ordinance 04-02 To Amend the Bloomington Zoning Maps from CG and RM7 to PUD and to 
Amend the List of Uses for Parcel C of the Thomson PUD � Re: 405-407 W Patterson Drive 
(Randy Lloyd/McDoel Ventures, Petitioners) 
 
 Asked to Attend: Tom Micuda, Director, Planning Department 
    Eric Greulich, Zoning Planner, Planning Department 
    Representative of Petitioner 
 
3.  Ordinance 04-03 To Vacate a Public Parcel � Re:  A Portion of West Grimes Lane Between 
South Rogers Street and South Madison Street, a Portion of the 12� Alley Running 
Approximately 65 feet South of the above Right-of-Way; and, a Portion of the West Side of 
Madison Street Between Grimes and Patterson Drive (Randy Lloyd/McDoel Grocery, Petitioner) 
 
 Asked to Attend: Tom Micuda, Director, Planning Department 
    Eric Greulich, Zoning Planner, Planning Department  
    Representative of Petitioner 
 
4.  Resolution 04-01 To Designate an Economic Revitalization Area, Approve a Statement of 
Benefits, and Authorize a Period of Tax Abatement � Re: The Woolery Stone Mill Building 
Located at 2200 West Tapp Road (Woolery Ventures LLC, Petitioner) 
 
 Asked to Attend: Ron Walker, Director of Economic Development 
    Representative of Petitioner 
 
5.  Ordinance 04-05 To Designate an Economic Development Target Area (EDTA) � Re: 
Woolery Stone Mill Building Located at 2200 West Tapp Road 
 
 Asked to Attend: Ron Walker, Director of Economic Development 
    

 



 
 
Monday, February 2, 2004 
 
5:00 pm Redevelopment Commission, McCloskey 
5:30 pm Bicycle and Pedestrian Safety Commission � Work Session, Hooker Room 
6:00 pm Town Hall Meeting � Congressional Representative Baron Hill, Council Chambers  
 
Tuesday,  Febuary 3, 2004 
 
1:30 pm Development Review Committee, McCloskey 
5:30 pm Public Transportation Corporation Board, Transit � 130 West Grimes Lane 
 
Wednesday, February 4, 2004 
 
12:00 pm Bloomington Urban Enterprise Association, McCloskey 
 7:30 pm Common Council � Regular Session, Chambers  

immediately followed by  
  Common Council � Special Committee of the Whole, Chambers 
 
Thursday, February 5, 2004 
 
5:30 pm Commission on the Status of Women, McCloskey 
 
Friday,  February 6, 2004 
 
  There are no meetings scheduled for today. 

 

 

  
 
Office of the Common Council 
(812) 349-3409 
Fax:  (812) 349-3570 
e-mail:  council@city.bloomington.in.us 

To:      Council Members 
From:  Council Office 
Re:      Calendar for the Week of  
             February 2, 2004 � February 6, 2004 
Date:   January 30, 2004 

City of 
 Bloomington 

Indiana 

 City Hall 
401 N. Morton St. 
Post Office Box 100 
Bloomington, Indiana  47402 

 



401 N. Morton Street   Bloomington, IN  47404      City Hall�..      Phone: (812) 349-3409    Fax (812) 349-3570 
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City of Bloomington 

Office of the Common Council 
 

 
 

MEETING NOTICE 
 
 

 
THE COMMON COUNCIL WILL HOLD A 
COMMITTEE OF THE WHOLE MEETING 

ON FEBRUARY 4, 2004, AT 7:30 P.M. 
 

THE COMMITTEE OF THE WHOLE 
MEETING WILL IMMEDIATELY FOLLOW 
A PREVIOUSLY SCHEDULED REGULAR 

SESSION. 
 

BOTH MEETINGS WILL BE HELD IN THE 
COUNCIL CHAMBERS, LOCATED AT 401 

NORTH MORTON STREET. 
 
 
 
 
 
 
 
Posted and Distributed: January 30, 2004 



APPROPRIATION ORDINANCE 04-01 
 

TO SPECIALLY APPROPRIATE FROM THE PARKS GENERAL FUND AND THE GENERAL FUND 
EXPENDITURES NOT OTHERWISE APPROPRIATED 

(Appropriating Funds from the Parks General Fund to Construct a Storage Facility and Appropriating a 
Grant from the General Fund � Police Department for Additional Traffic Enforcement) 

 
WHEREAS, the Parks and Recreation Department desires to construct a storage facility using unspent funds 

from the department�s 2003 capital budget; and 
 
WHEREAS, the City has been awarded a grant from the Indiana Criminal Justice Institute for the Countywide 

traffic enforcement to reimburse Monroe County law enforcement agencies for overtime 
incurred; and 

 
WHEREAS, the City has received the first payment of the Indiana Criminal Justice Institute grant; 
 
NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF THE CITY OF 
BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 
 

SECTION I. For the expenses of said municipal corporation, the following additional sums of money are 
hereby appropriated and ordered set apart from the funds herein named and for the purposes herein specified, 
subject to the laws governing the same: 

 

 AMOUNT REQUESTED 
Parks General Fund  
 Line 54510 � Other Capital Outlays $ 150,000 
 Total Parks General Fund 150,000 
   
General Fund � Police Department   
 Line 51130 � Salaries and Wages � Overtime 15,000 
 Line 53960 � Grants  10,000 
 Total General Fund $ 25,000 
 

SECTION II.  This ordinance shall be in full force and effect from and after its passage by the Common 
Council of the City of Bloomington and approval by the Mayor. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe County, Indiana, 
upon this ______ day of ___________________, 2004. 
 
 

 ___________________________ 
  MICHAEL DIEKHOFF, President 
  Bloomington Common Council 
ATTEST: 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon  
this ______ day of ______________________, 2004. 
 
 
_____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 

SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
 
�����������������������.����_____________________ 
�����������������������.����MARK KRUZAN, Mayor 
�����������������������.���   City of Bloomington 
 

SYNOPSIS 
 

This ordinance appropriates $150,000 from the Parks General Fund to construct a storage facility on the 
department�s South Adams Street site.  It also appropriates $25,000 from the General Fund � Police 
Department, which is a portion of a traffic safety grant awarded by the Indiana Criminal Justice Institute to 
local police agencies for additional enforcement of the laws prohibiting driving while under the influence of 
drugs or alcohol.    



 
 

City of Bloomington 
Office of the Controller 

 
 

Memorandum 
 
To: Council Members 
From: Susan Clark, Budget and Research Manager 
Date: January 26, 2004 
Re: Appropriation Ordinance 04-01 

In Appropriation Ordinance 04-01, we are requesting authorization for expenditures in two funds. 
 

1.) Parks General Fund:  The Parks Department included $150,000 in their 2003 capital 
budget for a new storage facility at the Operations Center on Adams Street.  The money 
had not been spent by the end of 2003 and we were unable to encumber funds for the 
project since a bid had not been awarded.  Thus, the $150,000 in cash reverted to the 
fund at the end of the year.  We would like to appropriate the money now so that Parks 
can proceed with the project. 

 
2.) General Fund � Police Department:  The Police Department has received another 

grant from the Indiana Criminal Justice Institute and is seeking authorization to spend 
those funds.  The amount received on January 13th is $25,000.  The BPD has requested 
that we allocate $15,000 to line 51130 � Salaries and Wages � Overtime, and allocate 
$10,000 to line 53960 � Grants to pass through to the Monroe County Sheriff�s Depart-
ment and Indiana University Police Department. 
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MEMORANDUM 
349-3700 

Fax 349-3705 
 
 
TO:  Susan Clark  

Budget and Research Manager 
 
FROM: Mick Renneisen 
  Administrator 
 
DATE: January 21, 2004 
 
SUBJ:  PARKS APPROPRIATION ORDINANCE FOR A STORAGE FACILITY 
 
   

The Parks and Recreation Department received a general fund capital 
appropriation of $150,000 in FY 2003 for the construction of a storage facility for 
equipment and supplies. Our existing storage facilities, located at the Operations 
Center at Adams Street and the old Ballinger Art Center building at Upper 
Cascades Park, are no longer sufficient for our storage needs. The existing storage 
facility at Upper Cascades Park is inadequate with regard to size and security, and 
will be removed as part of the redevelopment of Upper Cascades Park as a skate 
park and adolescent recreation area to be completed in late spring. In addition, the 
existing Operations Center storage facility does not provide sufficient space and 
security for our equipment storage needs. 
 
The project was bid in mid December of 2003. Unfortunately, there were no 
responses and no bids were received.  There was insufficient time left in the fiscal 
year to meet the legal notice requirements for a re-bid on the project.  
 
The Parks and Recreation Department requests a re-allocation of the $150,000 so 
that the project may be re-bid and a new storage facility constructed at the 
Operations Center on south Adams Street. 
 
Please contact me if you have additional questions. 



Subject: [Fwd: appropriation]
Date: Mon, 26 Jan 2004 13:32:48 -0500

From: Susan Clark <clarks@city.bloomington.in.us>
Organization: City of Bloomington

To: Dan Sherman <shermand@city.bloomington.in.us>,
Rachel Atz <atzr@city.bloomington.in.us>

Subject: appropriation
Date: Thu, 22 Jan 2004 16:42:10 -0500

From: Mike Diekhoff <diekhofm@city.bloomington.in.us>
Organization: City of Bloomington

To: Susan Clark <clarks@city.bloomington.in.us>

Susan,

We have received $25,000.00 from the Indiana Criminal Justice Institute
for traffic enforcement.  Could you see that $10,000. is appropriated to
the grants line item and the remaining $15,000. is appropriated to the
overtime line item.

Thanks,

Mike

Susan Clark <clarks@city.bloomington.in.us>
Interim Controller
City of Bloomington

1 of 1 1/30/2004 10:10 AM

[Fwd: appropriation]



 
 

ORDINANCE 04-02 
 

TO AMEND THE BLOOMINGTON ZONING MAPS FROM CG AND RM7 TO PUD AND TO 
AMEND THE LIST OF USES FOR PARCEL C OF THE THOMSON PUD 
Re: 405-407 W Patterson Drive (Randy Lloyd/McDoel Ventures, Petitioners) 

 
WHEREAS, on May 1, 1995 the Common Council adopted Ordinance 95-21,  which repealed and 

replaced Title 20 of the Bloomington Municipal Code entitled �Zoning�, including the 
incorporated zoning maps, and Title 21, entitled �Land Use and Development;� and 

 
WHEREAS, the Plan Commission has considered this case, PUD-43-03, and recommended that the 

petitioner, Randy Lloyd, be granted a rezone of the two properties located at 405-407 W. 
Patterson Drive from General Commercial (CG) and Multi-Family Residential (RM7) to 
Planned Unit Development (PUD) and also an amendment to the list of approved uses for this 
section of Parcel C of the Thomson Planned Unit Development (PUD).  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 IC 36-7-4 and pursuant to Chapter 20.05.09 of the Bloomington 
Municipal Code, the property at 405-407 West Patterson Drive be rezoned from General Commercial (CG) and 
Multi-Family Residential (RM7) to Planned Unit Development (PUD) and the preliminary plan be approved and 
the list of permitted uses be amended.  The property is further described as follows: 
 

Lot number 14 and Lot number 27 in Dodds Addition as recorded in Plat Cabinet B Envelope 21, 
Recorders Office, Monroe County Indiana, the alley that lies between lots 14 and 27 and the Grimes 
Street R/W that lies north of lots 14, 27 and the alley, containing 0.64 acre, more or less. 

 
SECTION II. The Preliminary Plan shall be attached hereto and made a part thereof. 
 
SECTION III. This ordinance shall be in full force and effect from and after its passage by the Common Council 
and approval by the Mayor. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe County, Indiana, upon 
this ______ day of ___________________, 2004. 
 

�����������������������.���.________________________ 
�����������������������.���.MICHAEL DIEKHOFF, President 
��������������������������   Bloomington Common Council 
ATTEST: 
 
 

____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon  
this ______ day of ______________________, 2004. 
 
 
_____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
 
 

����������������������.��� ________________________ 
�����������������������.��� MARK KRUZAN, Mayor 
�����������������������.���   City of Bloomington 
 

SYNOPSIS 
 

This ordinance brings approximately 0.64 acres of General Commercial and Multi-Family Residential land 
at 405 � 407 West Patterson Drive into the Thomson Planned Unit Development. The ordinance also amends 
the list of permitted uses for this portion of Parcel C of the PUD and approves a preliminary plan for the 
proposed McDoel Grocery store at this location.  









Interdepartmental Memo 
 
To:  Members of the Common Council 
From:  Eric Greulich, Zoning Planner 
Subject:  Case # PUD-43-03 
Date:  February 4, 2004 
 
Attached are the staff reports, petitioner�s statements, and map exhibits which 
pertain to Plan Commission Case # PUD-43-03.  The Plan Commission voted   
9-0 to send this petition to the Common Council with a favorable 
recommendation. 
  
REQUEST: The petitioner is requesting to rezone 0.64 acres from General 
Commercial (CG) and Multi-Family Residential (RM7) to include this area in the 
Thomson Area Planned Unit Development (PUD). Also requested is an 
amendment to the Thomson Area PUD to add �multi-family second floor and 
above� to the list of approved uses for a portion of Parcel C.  
 
SITE INFORMATION: 
 
Lot Area:   1.14 acres (including vacated right-of-way) 
Current Zoning:  General Commercial (CG), Multi-Family Residential 

(RM7), Thomson Planned Unit Development (PUD)  
GPP Designation:   Employment Center, Core Residential  
Existing Land Use: Vacant lot  
Proposed Land Use:  Mixed Use (retail and residential) 
Surrounding Uses: North - Industrial/Single & Multi-Family Residences 

South and East - Single & Multi-Family Residences 
    West - Thomson PUD 
 
REPORT: The petitioners are proposing to construct a two story mixed-use 
building at the southeast corner of W Patterson Drive and S Rogers Street. The 
building would house a neighborhood grocery with approximately 9 residential 
units located on the second floor. This site includes three properties and is 
bisected by a right-of-way for W Grimes Lane.  
 
The majority of the site is vacant with some existing parking .The section of right-
of-way on the property is no longer heavily utilized due to the extension of W 
Patterson Dr. The petitioner has requested that this portion of W Grimes be 
vacated. This vacation has been anticipated and was envisioned at the time W 
Patterson was extended. The portion of the site north of the W Grimes right-of-
way is currently within Parcel C of the Thomson Area PUD, while the portion 
south of the right-of-way is zoned Multi-family residential (RM7) and General 
Commercial (CG).  
 
The site is adjacent to the vacant property formerly home to the Thomson 
Consumer Electronics factory and the subsequent Thomson Area PUD, now 
known as the Indiana Enterprise Center (IEC). The Thomson Area PUD was 
developed in 1998 to help guide the successful reuse of this large piece of 
vacant property.  



 
The petitioners are proposing that the two properties located south of W Grimes 
Lane be rezoned to Planned Unit Development and incorporated into Parcel C. 
The petitioners have also requested that the list of approved uses for this site be 
amended to include residential units on the second floor and above (a maximum 
of 15 units per acre).  Although the residential portion of the proposal is not 
currently permitted within the Thomson PUD, �retail sales in enclosed buildings� 
is listed as an approved use. This approval would allow a two-story mixed use 
building to be constructed at this corner. The upstairs would be a mixture of up to 
9 apartments or offices and the ground floor would be a 5,500 square foot 
neighborhood-serving grocery store and café. 
 
PRELIMINARY PLAN ISSUES: 
 
Growth Policies Plan: The 2002 Growth Policies Plan identifies two land use 
categories on this property, Employment Center and Core Residential. The 
Employment Center designation was given to the portion of the property already 
incorporated into the Thomson Area PUD, while the Core Residential land use 
was designated south of W Grimes Lane due to the established block of 
residential homes along Rogers Street. In the Core Residential districts, the GPP 
states that �neighborhood-serving commercial uses may be most appropriate at 
the edge of Core Residential areas that front arterial street locations.� This 
location is at the northern most end of the Core Residential district and faces two 
secondary arterial roads. This area is also unique in that it is on the border of a 
very large property that is slated to be developed as an employment center and 
office park while at the same time bordered on the north, east, and south by 
residential homes. The petitioner�s proposal would provide a transition between 
these uses while providing local services to both. This development would be 
serving the role of a Neighborhood Activity Center (NAC) by providing service to 
the surrounding homes and Thomson PUD area.  The GPP describes a 
Neighborhood Activity Center as small scale oriented to serve the immediate 
neighborhood and that residential uses should be limited to multi-family 
development, ideally on floors above street level commercial uses. The proposed 
land uses, site design, and urban services meet the intent of the NAC policy. The 
GPP acknowledges that ��more NAC�s could be designated in the future.� The 
site�s characteristics meet the criteria detailed for NAC�s and therefore could be 
considered as a desirable location for a new NAC. These characteristics include 
a bus stop, building forward design, parking on the side and rear with alley 
access, an appropriate combination of retail and residential uses, and strategic 
landscaping. The petitioner�s proposal has incorporated all of these concepts. 
Therefore, staff recommends an amendment to change the GPP land use 
designation of this property to Neighborhood Activity Center. 
 
ROW Issues: Part of the Grimes Lane right-of-way would need to be vacated to 
allow the construction of the building and parking lot. This street is currently 
serving as a one-way road which is a remnant created from the Patterson 
Drive/Grimes Lane extension that occurred in 2001. The Board of Public Works 
voted to endorse this right-of-way vacation request with three conditions. 
 



Access: This site would have primary two-way access from S Madison Street 
and S Rogers Street, as well as secondary access from an alley to the south. 
This site is located along two secondary arterial roads and no traffic would be 
directed through the surrounding neighborhood. The entrance off of S Rogers 
Street would be approximately 30� south of the existing Grimes Lane access 
point. This new entrance would be more than 150� south of the Patterson Drive 
intersection and would meet the City�s standards for driveway distances from an 
intersection. 
 
Residential Use: The upper floor of the building will contain up to 9 residential 
units. These would be a mix of six 500 square foot studio apartments, two 650 
square foot 1-bedroom units, and one 700 square foot 3-bedroom loft. The 
overall density at this site would be 8 units/acre, which is the maximum allowed 
density based on the 1.14 acre lot size and the 7 units/acre zoning restriction. 
 
Pedestrian Facilities: A new 5� concrete sidewalk and street trees were installed 
along Patterson Drive in 2001 which are in good condition. The petitioner would 
be responsible for replacing any portions of the sidewalk that are damaged 
during construction.  A portion of sidewalk would need to be installed along 
Rogers Street where the existing Grimes Lane road will be removed. A 
pedestrian entrance will be placed at the corner of Patterson and Rogers to 
accommodate pedestrian traffic. The petitioner has also committed to placing a 
bus shelter under the awning of the building to provide shelter for Bloomington 
Transit users. 
 
Architecture: Parcel C of the Thomson PUD contains no architectural 
requirements. The petitioner has submitted proposed architecture at staff�s 
request since this location is along two major thoroughfares and will be a key 
corner location. The submitted architectural material is mainly a mix of brick, with 
limestone or dryvit accent features as well as glass. An awning will also be 
utilized around the sides of the building facing the streets. 
 
Parking: The petitioner is proposing 37 parking spaces, including two that are 
handicap accessible. The grocery store and café would need 36 parking spaces 
and the apartments would require 11 parking spaces. The Thomson PUD 
supports parking up to 80% of code requirements. The petitioner is proposing to 
provide parking up to 75% of code requirements, a further 5% reduction from the 
Thomson PUD standards. Previous projects involving mixed-use types of 
development have repeatedly shown that a reduction in parking is appropriate 
since the peak times of use differ between retail and residential needs. In 
addition, the GPP notes that the number of parking spaces at NAC�s should be 
centered on providing for the residences and not necessarily for the retail use. 
 
Neighborhood Issues: The site is bordered on the north and south by the 
McDoel Gardens neighborhood. The petitioner did hold a public meeting with the 
neighborhood association. The proposal does not interfere with the McDoel 
Gardens neighborhood plan; in contrast, it offers an ideal opportunity to 
implement several of the strategies of this plan by addressing some of the 
weaknesses the neighborhood has identified, such as a lack of local retail 
services and the abundance of vacant lots. 



 
Development Standards: Development on this property shall meet the 
Downtown Commercial (CD) design standards except as noted below: 
 

• Maximum building height shall be 35� 
• Parking setback on the south property lines abutting residentially zoned 

land shall be 10� 
• Building setback from the centerline of Rogers Street shall be 45� 
• Parking shall be provided at 75% of code requirements 
• Building and parking setback from Patterson Drive shall be 60� 

 
CONCLUSION: One of the overall goals of the Thomson PUD was to adopt a 
PUD area that includes a balanced mix of office and retail uses that reduces the 
amount of vehicular traffic. Staff finds that the mixed use of a neighborhood 
serving grocery/café and residential apartments meets several goals outlined in 
the GPP. This use will serve as a good transition between industrial/office 
services and single family uses; it will provide housing for such non-residential 
uses in close proximity, thus reducing vehicular trips; it will provide neighborhood 
services; and it will utilize several desirable design standards. The high level of 
architectural quality and detail will help to ensure that the project is an asset to 
the community. 
 
RECOMMENDATION: The Plan Commission voted 9-0 to send this petition to 
the Common Council with a favorable recommendation with the following 
conditions: 
 

1. The addition of multi-family residences as an approved use on this portion 
of Parcel C will be restricted to the upper floors only. 

2. Pedestrian scaled lighting should be used along all walking paths and 
sidewalks. 

3. This approval is contingent upon vacation of the right-of-way by the Board 
of Public Works and Common Council. 

4. Pedestrian striping shall be placed across W Patterson Drive. 
5. Architecture must be consistent with submitted elevations and renderings 
6. Building height for this site is restricted to 35�. 
7. Utilities shall be placed underground and located so as to minimize 

potential conflicts with trees and other landscape features. 
8. With this petition, the recommended land use designation of this property 

is changed from Core Residential/Employment to Neighborhood Activity 
Center. 

9. With the vacation of the Grimes Street right-of-way, 40� of right-of-way is 
required to be dedicated on Rogers Street. 



Smith Neubecker & Associates, Inc.

December 15,2003

Stephen L. Smith P.E.. LS. BI . gt PI C ..
D . I N b k oomm on an ommlSSlonarne eu ec er LA
Steven A. Brehob, B.s.Cn.T. C/O Pat Shay

Senior Zoning Planner ~

Bloomington Planning Department
40 I North Morton Street
Bloomington, In 47407

Re; Thomson Area PUD .~
Amendment and Expansion

Dear Pat and Plan Commissioners,

The owners of the Indiana Enterprise Center (IEC) are proposing to
;

develop a neighborhood grocery at the southeast comer of Patterson Drive and
South Rogers Street. The building will be two stories and accommodate
apartments or offices in the upper floor. This plan has been in process for some
time and promises to be a quality start of development in this intersection. An
amendment to the PUD that includes expanding the area and adds multifamily
use is required to accommodate the project.

Weare petitioning to add two lots on the south side of old Grimes lane to
the PUD and to include multifamily land use on the land in the PUD on the
southeast comer of Rogers and Patterson.

The following items are being submitted with this application:
.Outline Plan Drawing/Site Plan
.Property Description of Expansion Area
.Illustrative Archite-ctural renderings
.Outline Plan Statement
.Application form and fee

A neighborhood meeting was held with the McDoel NeighborhoodAssociation.

We understand that final plan approvals for the Thomson Area PUD are
reviewed at the staff level and want to request that final plan approvals for this
expanded and revised PUD also beieviewed at the staff level.

453 S. Clarizz Boulevard
Post Office Box 5355
Bloomington, Indiana 47407-5355
Telephone 812 336-6536
FAX 812 336-0513
wwW.snainc.com

J/3121/colTespondence/Pat Shay, 12-15-03



Smith Neubecker & Associates, Inc.

A separate application has been made for vacation of street right of way
that allows these parcels to be assembled for development. Proof of notification
to adjacent owners will be provided prior to the hearing. Since this is a minor
revision to the Thomson Area PUD, we ask that the Plan Commission consider
our request in a single hearing and waive the second hearing.

Cc; Randy Lloyd
File 3121 M-2

encl

J/3121/correspondence/Pat Shay. 12-15-03



Thomson Area PUD
Outline Plan Amendment

December 15,2003

Expansion of PUD Area

The land area in Parcel C of the PUD shall be expanded to include two lots on the
south side of Grimes Street and the vacated Grimes Street right of way. The expansion
area is described as follows:

Lot number 14 and Lot number 27 in Dodds Addition as recorded in Plat Cabinet
B Envelope 21, Recorders Office, Monroe County Indiana, the alley that lies
between lots 14 and 27 and the Grimes Street R/W that lies north of lots 14,27
and the alley, containing 0.64 acre, more or less.

Land Use

Multifamily land use is added to the list of allowable uses for that portion of
Parcel C that lies east of Rogers Street and South ofPaUerson. The existing Thomson
Area PUD allows multifamily in Parcel E.

Clarification is made that the grocery/market and cafe are allowed land uses in
Parcel C under the existing PUD.

Illustrative Site Plan and Architecture

A small grocery/market and cafe with multifamily or offices above is proposed on
parcel C on the southeast comer of Patterson Drive and Rogers Street. The Outline Plan
Drawing illustrates the parking, drives and building layout for this proposal. Illustrative
building elevations are also included with this application. These plans are intended to be
illustrative for outline plan approval with final development plans to be submitted and
reviewed by the Plan Staff. Specific elements of the Outline Plan include;

....

The building shall be placed at the intersection with pedestrian orientation to the
street and with parking and drives placed to the south and east.
Driveways shall access Rogers Street and South Madison Street only.

The building shall be two stories.
The illustrative building elevations indicate the style and quality of the building.
The building will be predominately brick with limestone or dryvit features.

J/3212/Correspondence/Outline Plan Revision, 12-15-03



Development Standards

The intersection of Paterson Drive and South Rogers Street becomes a small
neighborhood center/village with the proposed grocery/market. Additional light retail
may compliment the market on the southwest portion of the intersection. Multifamily or
office is proposed above the market. Development standards of the CD zone are proposed
to achieve the downtown feel in this area.

Development on Parcel C east of Rogers Street and south of Patterson Drive shall
meet the CD zone development standards except as noted here;

..

.

.

.

Maximum building height shall be 50'.
Parking setback on the south property lines abutting residentially zoned land shall
be 10'.
Building setback from the centerline of Rogers Street shall be 45'.
Parking shall be provided at 75% of code requirements.
Building and parking setback from Patterson Drive shall be 60' .

Bus Shelter

A bus shelter shall be provided on Rogers Street. The specific location and design
shall be detemlined at Final Plan review. The design could be an awning on the grocery

building.

J/32 I 2/Correspondence/Outline Plan Revision, 12- 15-03







ORDINANCE 04-03 
 

TO VACATE A PUBLIC PARCEL 
Re:  A Portion of West Grimes Lane Between South Rogers Street 

and South Madison Street, a Portion of the 12� Alley Running Approximately 65 feet South 
of the above Right-of-Way; and, a Portion of the West Side of Madison Street Between 

Grimes and Patterson Drive  
(Randy Lloyd/McDoel Grocery, Petitioner) 

 
WHEREAS, I.C. 36-7-3-12 authorizes the Common Council to vacate public ways and 

places upon petition of persons who own or are interested in lots contiguous 
to those public ways and places; and  

 
WHEREAS, the petitioner, (Randy Lloyd/McDoel Grocery), has filed a petition to vacate a 

parcel of City property more particularly described below;  
 
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 I.C. 36-7-3-12, a portion of City owned property shall be 
vacated.  The property includes a portion of West Grimes Lane between South Rogers Street and 
South Madison Street, a portion of 12� alley running approximately 65 feet south of the above 
right-of-way; and, a portion of the west side of Madison Street Between Grimes and Patterson 
Drive.  The property is depicted in the map that is attached and made a part of the ordinance and 
is more particularly described as follows: 
 
A Part of Dodds Addition to the City of Bloomington (P.C. �B�, Env. 6) and a part of Seminary Lot 
No. 40 of the Reserved Township of Lands in Monroe County, Indiana Addition to the City of 
Bloomington, all being a part of the Southeast Quarter of Section 5, Township 8 North, Range 1 
West, in Monroe County, Indiana, being more particularly described a s follows: 
 

COMMENCING at the Northeast Corner of Lot 27 in said Dodds Addition; thence 
NORTH 86 degrees 13 minutes 37 seconds West on the North Line of said Lot 27 10.06 
feet to the POINT OF BEGINNING; thence continuing on said North Line NORTH 86 
degrees 13 minutes 37 seconds West 120.67 feet to the East Line of a 12 foot alley; 
thence on said East Line SOUTH 03 degrees 48 minutes 34 seconds West 66.00 feet to 
the Southwest Corner of said Lot 27; thence NORTH 86 degrees 13 minutes 37 seconds 
West 12.00 feet to the West Line of said alley; thence on said West Line NORTH 03 
degrees 48 minutes 33 seconds East 66.00 feet to the Northeast Corner of Lot 14 in said 
Dodd�s Addition; thence on the North Line of said Lot 14 NORTH 86 degrees 13 
minutes 37 seconds West 112.00 feet to a point that is 40.00 feet East of the centerline of 
Rogers Street, said 40.00 feet offset being that required for future Right-of-Way 
acquisition; thence on said future Right-of Way NORTH 03 degrees 35 minutes 26 
seconds East 56.66 feet to a point on the Northeastern Line of a permanent Right-of-Way 
grant to the City of Bloomington (Instrument # 2000000875); thence on said 
Northeastern Line the following two (2) courses: 1) SOUTH 58 degrees 24 minutes 24 
seconds East 29.55 feet; 2) SOUTH 03 degrees 44 minutes 37 seconds West 9.87 feet to 
a point on the North Right-of-Way of Grimes Street; thence on said North Right-of-Way 
of Grimes Street SOUTH 86 degrees 13 minutes 37 seconds East 199.42 feet to a point 
on the Southwestern Line of Land of the City of Bloomington (D.B. 480, Pages 797-798) 
thence on said Southwestern Line NORTH 10 degrees 31 minutes 44 seconds East 44.47 
feet; thence SOUTH 58 degrees 40 minutes 49 seconds East 15.65 feet to a point on a 
proposed West Right-of Way for South Madison Street being 30 feet West of its 
centerline; thence on said proposed West Right-of-Way the following two (2) courses: 1) 
14.82 feet on a 194.97 foot radius non-tangent curve to the left whose chord bears 
SOUTH 05 degrees 25 minutes 34 West 14.82 feet; 2) SOUTH 03 degrees 14 minutes 55 
seconds West 55.11 feet to the POINT OF BEGINNING containing 0.23 acres, more or 
less. 

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



PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe 
County, Indiana, upon this ______ day of ___________________, 2004. 
 
 
����������������������.��� _______________________ 
�����������������������.��.MICHAEL DIEKHOFF, President 
�������������������������  Bloomington Common Council 
 
ATTEST: 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana,  
upon this ______ day of ______________________, 2004. 
 
 
 
_____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
 
 
�����������������������.��_____________________ 
�����������������������.��MARK KRUZAN, Mayor 
�����������������������.��City of Bloomington 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 SYNOPSIS  
 
The petitioner, (Randy Lloyd, McDoel Grocery), requests vacation of a public parcel which includes 
a portion of West Grimes Lane between South Rogers Street and South Madison Street, a portion of 
 the12� alley running approximately 65 feet south of the above right-of-way; and, a portion of the 
west side of Madison Street between Grimes and Patterson Drive.   
 







Interdepartmental Memo 
 
To:  Members of the Common Council 
From:  Eric Greulich, Zoning Planner 
Subject:  Right-of-way vacation for McDoel Grocery 
Date:  February 4, 2004 
 
Attached are the staff reports, petitioner�s statements, and map exhibits which 
pertain to the Randy Lloyd/McDoel Grocery petition to vacate right-of-way (ROW) 
along W Grimes Lane.   
 
 
REQUEST: The petitioner is requesting to vacate 0.23 acres of right-of-way 
along W Grimes Lane in between S Rogers Street and S Madison Street and a 
partial alley vacation running south from W Grimes Lane. 
 
LOCATION:  
 

1. The proposed right-of-way vacation is a section of W. Grimes Lane 
that extends from S. Rogers Street to S. Madison Street. The 
portion of Grimes Lane right-of-way requested for vacation is 
approximately 33 feet in width and approximately 250 feet in length. 

2. Also requested for vacation is the north/south running alley from W. 
Grimes Lane, between Rogers Street and Madison Street. The 
portion of the alley requested to be vacated measures 12 feet wide 
by approximately 70 feet long.  

 
BACKGROUND: The petitioners are proposing to construct a two story mixed-
use building at the southeast corner of W Patterson Drive and S Rogers Street. 
The building would house a neighborhood grocery with approximately 9 
residential units located on the second floor. This site includes three properties 
and is bisected by the right-of-way for W Grimes Lane. This proposal was 
reviewed by the Plan Commission in January 2004 and sent to the City Council 
with a favorable recommendation contingent upon the approval of right-of-way 
vacation by the Council. 
 
The majority of the site is vacant with some existing parking .The section of right-
of-way on the property is no longer heavily utilized due to the extension of W 
Patterson Drive. Grimes Lane is classified as a primary collector on the Master 
Thoroughfare Plan. Only a section of Grimes Lane is proposed for vacation. The 
remainder will merge into Patterson Drive.  
 
 
 
 



The Board of Public Works considered this petition at a meeting held on January 
13, 2004 and voted to endorse this request with several conditions and 
modifications. The Board approved the vacation of right-of-way along W Grimes 
Lane and S Madison Street, along with the partial alley vacation. The Board did 
not support the petitioner�s entire request for vacation of right-of-way along W 
Patterson Drive along either the north (Parcel B) or the south side of W Patterson 
Drive as future public improvements along this corridor may be needed. The 
Board would, however, be willing to hear future requests for non-structural 
encroachments should the petitioner establish a need for one in the future. 
 
The following utility and city service organizations have responded to this request 
with no objections for the vacation of the existing rights-of-way with the 
understanding that the petitioner will grant new easements for the utilities and 
also pay the entire cost of any relocation work. 
 
Bloomington Fire Department 
Bloomington Police Department 
Bloomington Public Works Department 
Bloomington Utility Department 
Insight Communications 
Vectren 
PSI/Cinergy 
Ameritech/SBC 
 
CRITERIA: The criteria utilized to review a public ROW or easement vacation 
are as follows: 
 

1. Current status � access to property: 
There are three private properties involved (adjacent) to the portion of 
Grimes Lane proposed to be vacated. The two properties south of W. 
Grimes Lane can currently be accessed by S. Rogers Street, W. Grimes 
Lane, or the alley right-of-way which runs between them. The property 
north of Grimes Lane can currently be accessed by W. Grimes Lane 
and/or S. Rogers Street. With vacation of the rights-of-way, access will be 
from the extension of the rights-of-way. 
 

2. Necessity for Growth of the City: 
a. Future Status: The right-of-way proposed for vacation is currently 

utilized by the City of Bloomington Utilities Department (CBU), 
Ameritech, Vectren, PSI/Cinergy, and Insight Communications. 
Each of these services state that they have no objections to the 
vacation of the right-of-way as long as utility easements are in 
place and that the owners pay the entire cost of any and all utility 
relocation work. 

 



b. Proposed Private Ownership Utilitzation: The ownership of the 
alley rights-of-way will be granted half to each adjacent owner. This 
includes- Mackinac LLC; Bloomington LLC; and Harold A. Harrell. 
All owners are located at 1720 N Kinser Pike.  

c. Compliance with Regulations: With acceptance of the easements 
by the Board of Public Works to the City for these existing utilities, 
vacation of this right-of-way presents no compliance issues. 

d. Relation to Plans: The current site layout uses Grimes Lane and 
the alley rights-of-way for access to the parking lots, as well as 
providing some access to local traffic. The working plan is to place 
a building and parking lot in the proposed right-of-way to be 
vacated. 

 
CONCLUSION: Staff finds that currently there is no significant pulic-sector 
utilization of the rights-of-way to be vacated. Since Patterson Drive has been 
extended, this section of Grimes Lane has been partially restricted and is heavily 
underused. The utility companies have no objections to the vacation of the right-
of-way. The City of Bloomington Police and Fire Departments also have no 
objections. The Board of Public Works voted to endorse the petition with three 
conditions. The Board of Public Works does not object to the vacation since they 
have no plans for the right-of-way since the Patterson Drive extension was 
completed.  
 
Furthermore, this petition has been anticipated since the construction of the 
Patterson Drive extension. The new roadway has replaced the function of Grimes 
Lane in this location. Staff finds this request to be justified in the fact that the 
Patterson Drive extension incorporated a portion of this parcel that made it much 
smaller and more difficult to develop. The proposed use and site planning for the 
property are more in line with the Growth Policies Plan than what could be 
constructed on the two smaller pieces of property that exist on both sides of the 
Grimes Lane ROW. Through this vacation request, the petitioner will be able to 
construct a more appropriate development that will be a desirable redevelopment 
project. 
 
RECOMMENDATION: Planning Staff recommends approval of this petition with 
the following conditions: 
 

1. Adequate right-of-way according to the current City of Bloomington 
Thoroughfare Plan (40 feet from the centerline of Rogers Street) shall be 
dedicated to the City of Bloomington as public right-of-way. 

2. Madison Street shall retain a right-of-way of no less than stated in the 
current City of Bloomington Thoroughfare Plan (25 feet from the centerline 
of Madison Street). 

3. At the expense of the petitioner, utilities will be given easements/relocated 
in the vacated area to ensure their interests are accommodated. 





RESOLUTION 04-01 
 

TO DESIGNATE AN ECONOMIC REVITALIZATION AREA, APPROVE A 
STATEMENT OF BENEFITS, AND AUTHORIZE A PERIOD OF TAX ABATEMENT 

Re: The Woolery Stone Mill Building Located at 2200 West Tapp Road 
(Woolery Ventures LLC, Petitioner) 

 
WHEREAS, Woolery Ventures LLC (�Petitioner�) has filed an application for designation of the 

Woolery Stone Mill building on property owned by Petitioner at 2200 West Tapp 
Road, Bloomington, Indiana, as an �Economic Revitalization Area� (�ERA�) for 
improvements to the Woolery Stone Mill building pursuant to IC 6-1.1-12.1 et. seq. 
(the �Project�); and 

 
WHEREAS, the Petitioner has also submitted a statement of benefits to the Council and must, 

prior to March 1st of each subsequent year of the tax abatement, provide the County 
Auditor and the Common Council with further information showing the extent to 
which the Petitioner has complied with the statement of benefits; and 

 
WHEREAS, according to this material, the Petitioner wishes to restore the exterior of the historic 

Woolery Stone Mill building and convert the interior into condominiums, a hotel and 
convention center, a restaurant, a climbing gym, and parking spaces (the �Project�); 
and 

 
WHEREAS, the Economic Development Commission has reviewed the Petitioner�s 

application and Statement of Benefits and passed Resolution 03-04 
recommending that the Common Council designate the building as an ERA, 
approve the statement of benefits, and authorize a ten-year period of 
abatement for this project; and 

 
WHEREAS, the Common Council has investigated the area and reviewed the Application 

and Statement of Benefits, which are attached and made a part hereof, and 
found the following: 
A. the estimate of the value of the Project is reasonable; 
B.   the estimate of the number of individuals who will be employed or 

whose employment will be retained can be reasonably expected to 
result from the Project as proposed; 

C. the estimate of the annual salaries of these individuals who will be 
employed or whose employment will be retained can be reasonably 
expected to result from the Project as proposed; 

D. any other benefits about which information was requested are benefits 
that can be reasonably expected to result from the Project; and 

E. the totality of benefits is sufficient to justify the deduction; and 
 

WHEREAS, the property described above has experienced a cessation of growth; and 
 
WHEREAS, since the property is also located in the Tapp Road TIF district, I.C. 6-1.1-

12.1-2(l) requires the Redevelopment Commission to approve this tax 
abatement; 

 
NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE COMMON COUNCIL OF THE 
CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 
 
SECTION 1.  The Common Council finds and determines that the area described above should 
be designated as an "Economic Revitalization Area" as set forth in I.C. 6-1.1-12.1-1 et. seq.; and, 
the Common Council further finds and determines that the Petitioner or its successors shall be 
entitled to an abatement of property taxes for the Project as provided in IC 6-1.1-12.1-1 et. seq. 
for a period of ten (10) years. 
 
SECTION 2.  In granting this designation and deduction the Common Council incorporates I.C. 
6-1.1-12.1-12 and also expressly exercises the power set forth in I.C. 6-1.1-12.1-2(I)(5) to 
impose additional, reasonable conditions on the rehabilitation or redevelopment beyond those 



listed in the Statement of Benefits. In particular, failure of the property owner to make 
reasonable efforts to commence the project within twelve months of the date of the designation 
and to develop and use the land and improvements in a manner that complies with local code are 
additional reasons for the Council to rescind this designation and deduction.  
 
SECTION 3.  The Common Council directs the Clerk of the City to publish a notice announcing 
the passage of this resolution and requesting that persons having objections or remonstrances to 
the ERA designation appear before the Common Council at a public hearing on March 3, 2004. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe 
County, Indiana, upon this ______ day of ___________________, 2004. 
 
     
        ___________________________ 
        MICHAEL DIEKHOFF, President 

       Bloomington Common Council 
ATTEST: 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon 
this ______ day of ______________________, 2004. 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
         
        _____________________ 
        MARK KRUZAN, Mayor 
        City of Bloomington 

 
 
 
 
 
 
 
 
 
 
 
 
 

SYNOPSIS 
 
This resolution designates the Woolery Stone Mill building at 2200 West Tapp Road as an 
Economic Revitalization Area (ERA), approves a statement of Benefits, and authorizes a 10-year 
period of abatement for improvements to the building.  The petitioner, Woolery Ventures LLC, 
is seeking a tax abatement in order to restore the exterior of the building and convert the interior 
into condominiums, a hotel and convention center, a restaurant, and a climbing gym. The 
resolution also declares the intent of the Council to hold a public hearing on March 3, 2004 to 
hear public comment on the ERA designation before voting on a resolution confirming these 
actions.  





Tax Abatement Applicant Summary 
 
 

To:  City of Bloomington Common Council 
 
From:  Ron Walker, Director of Economic Development 
 
Date:  January 26, 2004 
 
Regarding: 

Resolution:  04-03  
Ordinance:    04-05 
Applicant:  Woolery Ventures, LLC 
Project Address: 2200 W. Tapp Road 
Phone:  812-876.1121 
Applicant Contact: Randy Cassady 

 
 

 
 Tax Abatement Information: 
 
Purpose: The applicant seeks a ten year tax abatement for real estate improvements to redevelop 
a limestone mill that has received historic designation by the Department of the Interior. 
 
Real Estate Improvement Value:  $6,000,000 (see attached application) 
 
Current Zoning: PUD approved August 12, 2002 
 
Existing Site: Historic 76,000 square foot limestone mill  
 
Proposed Improvements: Remodel the stone mill into 42 two and three 

bedroom condominiums; 55-room hotel with 
conference space; climbing gym facility; and 
restaurant/brew pub; 99 space parking facility.  

 
New Investment:    $6,000,000 
 
Job Creation:     45 new jobs 
 
Projected New Annual Wages:  $762,000 
 
Length of Tax Abatement Requested: 10 years 



RECOMMENDATION: 
 
The Office of the Mayor recommends approval of Resolution 04-03 designating an ERA and 
approving a 10-year tax abatement on real property improvements for the Woolery Stone Mill 
building at 2200 Tapp Road.   
 
The Office of the Mayor recommends approval of Ordinance 04-05 designating an EDTA at 
2200 Tapp Road.  An EDTA is required for tax abatements on retail facilities and residential 
facilities (unless 20 percent of the residential units are dedicated to low and/or moderate income 
tenants).     
 
The petitioner plans to remodel the historic stone mill and create a mixed use development 
consisting of a hotel and conference center, restaurant, climbing gym, and residential 
condominium units. This is a site that has not seen any significant investment in many years. A 
Planned Unit Development (PUD) was approved for this property in August 2002.  Randy 
Cassady, owner, voluntarily annexed the property into the City of Bloomington.    
 
As is indicated in the Statement of Benefits, the project includes $6 million in improvements to 
the Woolery Stone Mill and the creation of approximately 45 jobs (excluding construction 
relation jobs).   
 
The EDC unanimously approved designation of the area as an EDTA and ERA with 
recommendation of a 10-year tax abatement.   
 
The application is pending before the Redevelopment Commission, which will meet on February 
2, 2004.   
 
This is a significant investment into a historic site that has not seen any investment for many 
years.  The Office of the Mayor supports this project and recommends approval of a 10-year tax 
abatement.    
 
 
 
 
 
 
 
 
 

 
 
 
 

 















6,000,000$         
1.8107%

Annual Taxes without Abatement 108,642$            

Year Abatement Abatement Taxes Taxes
Percent Payable Abated

1 100% 6,000,000$         -$                        108,642$            
2 95% 5,700,000$         5,432$                103,210$            
3 80% 4,800,000$         21,728$              86,914$              
4 65% 3,900,000$         38,025$              70,617$              
5 50% 3,000,000$         54,321$              54,321$              
6 40% 2,400,000$         65,185$              43,457$              
7 30% 1,800,000$         76,049$              32,593$              
8 20% 1,200,000$         86,914$              21,728$              
9 10% 600,000$            97,778$              10,864$              
10 5% 300,000$            103,210$            5,432$                

Total Taxes to be Paid:                     548,642$            
Total Value of Abatement: 537,778$            

2003 Tax Rate

Tax Abatement Calculations for Real Property Improvement
Woolery Ventures, LLC  2200W. Tapp Road

Using 2003 Payable 2004 Tax Rate and AV Estimates

Improvements

Office of the Mayor
Printed on 1/30/2004 Page 1























Pay Year Net Valuation of 
Increment Tax Rate* TIF Revenue

2006 -                       2.4119                  -                             
2007 300,000                2.4240                  7,272.00$                  
2008 1,200,000             2.4361                  29,233.20$                
2009 2,100,000             2.4483                  51,414.30$                
2010 3,000,000             2.4605                  73,815.00$                
2011 3,600,000             2.4728                  89,020.80$                
2012 4,200,000             2.4852                  104,378.40$              
2013 4,800,000             2.4976                  119,884.80$              
2014 5,400,000             2.5101                  135,545.40$              
2015 5,700,000             2.5227                  143,793.90$              
2016 6,000,000             2.5353                  152,118.00$              
2017 6,000,000             2.5480                  152,880.00$              
2018 6,000,000             2.5607                  153,642.00$              

Total TIF Revenues 1,212,997.80$           

* Based on pay 2003 Rate with an annual increse of 0.5%.

TIF Revenue Calculations -Tapp Road TIF District
Woolery Ventures, LLC 2200 W. Tapp Road

Office of the Mayor
Printed on 1/30/2004 Page 1



ORDINANCE 04-05 
 

TO DESIGNATE AN ECONOMIC DEVELOPMENT TARGET AREA (EDTA) 
Re: Woolery Stone Mill Building Located at 2200 West Tapp Road 

 
WHEREAS, Indiana Code 6-1.1-12-7(a) authorizes the Common Council to designate an 

area as an Economic Development target Area; and 
 
WHEREAS, statutory criteria require that an area so designated must be an area that: 
 

(1) has become undesirable or impossible for normal development and 
occupancy because of a lack of development, cessation of growth, 
deterioration or improvement or character or occupancy, age, 
obsolescence, substandard buildings, or other factors that have impaired 
values or prevented a normal development of property or use of property; 
or 

 
(2) is designated as a registered historic district under the National Historic 

Preservation Act of 1966 or under the jurisdiction or a preservation 
commission organized under Indiana Code 36-7-11, 36-7-11.1 or 14-3-
3.2; or 

 
(3) encompasses buildings, structures, sites or other facilities that are: 

 
(A) listed in the national register or historic places under the National 

Historic Preservation Act of 1966; or 
(B) listed on the register of the Indiana historic sites and historic 

structures; or 
(C) determined to be eligible for listing on the Indiana register by the 

state historic preservation officer; and 
 
WHEREAS, on November 25, 2003, the City of Bloomington Economic Development 

Commission held a hearing to consider the request to designate the Woolery 
Stone Mill building, owned by Woolery Ventures LLC and located at 2200 
Tapp Road, Bloomington, Indiana, as an Economic Development Target Area; 
and 

 
WHEREAS, at the conclusion of the hearing, the Economic Development Commission 

adopted Resolution 03-05, which recommended that the Common Council 
designate the above-described area as an Economic Development Target Area 
in compliance with Indiana Code 6-1.1-12.1-7(a); 

 
NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF THE 
CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT: 
 
SECTION 1. The Woolery Stone Mill building located at 2200 Tapp Road, Bloomington, 
Indiana is hereby designated as an Economic Development Target Area under the authority of 
Indiana code 6-1.1-12.1-7(a). 
 
SECTION 2. This ordinance shall be in full force and effect from and after its passage by the 
Common Council of the City of Bloomington and approval of the Mayor. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe 
County, Indiana, upon this _____ day of ___________________, 2004. 
 
     
      
        ___________________________ 
        MICHAEL DIEKHOFF, President 
        Bloomington Common Council 
 



ATTEST: 
 
 
_________________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon 
this _____ day of ______________________, 2004. 
 
 
_________________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _____ day of ______________________, 2004. 
 
         
        _____________________ 
        MARK KRUZAN, Mayor 
        City of Bloomington 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SYNOPSIS 
 
This ordinance designates the Woolery Stone Mill building at 2200 Tapp Road as an Economic 
Development Target Area (EDTA). This designation was recommended by the Economic 
Development Commission and will enable the proposed residential and retail uses within the 
building to be eligible for tax abatement. Final approval of the tax abatement for the renovation 
and reuse of the Woolery Stone Mill building will also require the adoption of an initial and 
confirming resolution, which must designate this site as an Economic Revitalization Area 
(ERA), approve the statement of benefits, and authorize a period of abatement.  





 INTERDEPARTMENTAL MEMORANDUM 
 
 City of Bloomington Legal Department 
 
 
TO:  Common Council Members 
 
FROM: Susan Failey, Asst. City Attorney 
 
RE:  Designation of an Area as an Economic Development Target Area 
 
DATE: January 26, 2004 
 
The request for designation of a specific area as an Economic Development Target Area 
(EDTA) does not involve the approval of a financial arrangement or the issuance of bonds. 
Rather, it consists of a consideration of criteria and a recommendation to the Common 
Council that an EDTA designation is appropriate for a specific geographic area. 
 
BACKGROUND 
 
Prior to January 1, 1988, a property owner was eligible to apply to the City for tax 
abatement even if the proposed use of the improved property was residential or retail. 
Under current law (IC 6-1.1-12.1-3(e)(11)), tax abatement may not be granted to a 
residential facility unless: 
 
1. it is a multilfamily facility that includes at least 20% of the units for low and moderate 
income users; or 
2. it is located in an EDTA; or 
3. it is in a "residentially distressed" area (which requires additional specific findings 
regarding loss and/or deterioration of housing in the area). 
 
Retail facilities may not obtain tax abatement unless they are located in an EDTA. 
 
PROCEDURE 
 
Application to the Economic Development Commission is the first step for a property 
owner seeking to obtain EDTA designation. After considering an application, if the EDC is 
in favor of the application, it recommends that the Common Council pass an ordinance so 
designating the area. Not more than 15% of the total geographic area of the City may be in 
an EDTA. Obtaining the EDTA designation does not insure a developer that he/she will be 
granted tax abatement. That decision is a separate process acted on by the EDC and the 
Common Council. 
 
  



CONSIDERATIONS 
 
The qualifications for an EDTA designation are contained in Indiana Code 6-1.1-12.1-7. 
The geographic area designated as an EDTA must be an area that: 
 
(1) Has become undesirable or impossible for normal development and occupancy 

because of a lack of development, cessation of growth, deterioration of 
improvement or character of occupancy, age, obsolescence, substandard buildings, 
or other factors that have impaired values or prevented a normal development of 
property or use of property; or 

 
(2) Is designated as a registered historic district under the National Historic 

Preservation Act of 1966 or under the jurisdiction of a preservation commission 
organized under Indiana Code 36-7-11 , 36-7-11.1, or 14-3-3.2; or 

 
(3) Encompasses buildings, structures, sites or other facilities that are: 
 

(a) listed on the national register of historic places under the National 
Historic Preservation Act of 1966; or 

 
(b) listed on the register of Indiana historic sites and historic structures; or 

 
(c) determined to be eligible for listing on the Indiana register by the state 
historic preservation officer. 

 
A project must fall within these guidelines in order to be designated as an EDTA. 
 





 
 

ORDINANCE 04-04 
 

TO AMEND THE BLOOMINGTON ZONING MAPS FROM Q TO PUD 
AND TO ADOPT THE PRELIMINARY PLAN FOR 

THE SOUTHERN INDIANA MEDICAL PARK II PLANNED UNIT DEVELOPMENT 
Re: 2401 West Tapp Road 

(Southern Indiana Medical Park II, LLC, Petitioners) 
 
WHEREAS, on May 1, 1995 the Common Council adopted Ordinance 95-21,  which repealed 

and replaced Title 20 of the Bloomington Municipal Code entitled �Zoning�, 
including the incorporated zoning maps, and Title 21, entitled �Land Use and 
Development;� and 

 
WHEREAS, the Plan Commission has considered this case, PUD-50-03, and made no 

recommendation regards the request by the petitioners, Southern Indiana Medical 
Park II, LLC, to rezone the property located at 2401 West Tapp Road from 
Quarry (Q) to Planned Unit Development (PUD) and approve a preliminary plan 
for the Southern Indiana Medical Park II PUD.  The Plan Commission thereby 
requests that the Common Council consider this petition without 
recommendation; 

 
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 IC 36-7-4 and pursuant to Chapter 20.05.09 of the 
Bloomington Municipal Code, the property be rezoned from Quarry (Q) to Planned Unit 
Development, the preliminary plan be approved, and the list of permitted uses be amended for the 
property at 2401 West Tapp Road.  The property is further described as follows: 
 
The following described real estate in Monroe County, State of Indiana, to-wit:  The Northwest 
quarter of Section18, Township 8 North, Range 1 West, also the West half of the Northwest quarter 
of the Northeast quarter of Section 18, Township 8 North, Range 1 West, except the following 
described part thereof, to-wit:  Beginning at the Northeast corner of said tract of land, running thence 
South 40 rods; thence West 36 feet; thence northeast to a point on the North line of said described 
real estate one rod West of the place of beginning; thence east one rod to the place of beginning. 
 
ALSO, the West half of the Southwest quarter of the Northeast quarter of said Section 18, Township 
8 North Range 1 West. 
 
ALSO, a part of the East half of the Northwest quarter of the Northeast quarter of Section 18, 
Township 8 North, Range 1 West, described as follows, to-wit:  Beginning at the Southwest corner 
of said tract of land; thence running North 40 rods; thence East 36 feet; thence Southwest to a point 
on the South line of said tract of land, 1 rod East of the place of beginning; thence West 1 rod to the 
place of beginning. 
 
EXCEPTING THEREFROM: a part of the Northwest quarter of Section 18, Township 8 North, 
Range 1 West, Monroe County, Indiana, described as follows:  Beginning at the Southwest corner of 
said quarter section; thence North 00 degrees 18 minutes 31 seconds West 2640.94 feet along the 
west line of said quarter section to a Southern boundary of Tapp Road; thence Northeasterly 32.93 
feet along said Southern boundary to the North line of said quarter section; thence South 89 degrees 
52 minutes 00 seconds East 267.53 feet along said North line to a South boundary of Tapp Road; 
thence Easterly 134.93 feet along said South boundary to a Southern boundary of Tapp Road; thence 
Southeasterly 99.33 feet along said Southern boundary to a South boundary of Tapp Road; thence 
Easterly 75.24 feet along said South boundary; thence South 77 degrees 38 minutes 45 seconds West 
238.18 feet; thence South 50 degrees 23 minutes 08 seconds West 124.40 feet; thence South 00 
degrees 12 minutes 00 seconds East 250 feet; thence South 07 degrees 47 minuets 41 seconds East 
151.33 feet; thence South 00 degrees 12 minutes 00 seconds East 1150 feet; thence South 05 degrees 
54 minutes 38 seconds East 251.25 feet; thence South 04 degrees 33 minutes 49 seconds West 
301.04 feet; thence South 00 degrees 12 minutes 00 seconds East 406.69 feet to the South line of 
said quarter section; thence North 89 degrees 16 minutes 00 seconds West 295.02 feet along said 



 
 

South line o the point of beginning. 
 
ALSO EXCEPTING THEREFROM:  Lot Number One of 2300 Tapp Road Subdivision, being a 
part of Section 18, Township 8 North, Range 1 West, in Monroe County, Indiana, as shown by the 
plat thereof recorded in Plat Cabinet �B�, Envelope 325, in the office of the Recorder of Monroe 
County, Indiana. 
 
ALSO EXCEPTING THEREFROM:  A part of the Northwest quarter of Section 18, Township 8 
North, Range 1 West, Monroe County, Indiana described as follows:  Beginning at a point that is 
609.61 feet South 88 degrees 38 minutes 01 second East of the Northwest corner of said Northwest 
quarter, said point being on the North line of said Northwest quarter and in Tapp Road; thence South 
88 degrees 38 minutes 01 second East over and along said North line for a distance of 1136.44 feet; 
thence South 01 degree 49 minutes 58 seconds East for a distance of 1108.71 feet; thence North 88 
degrees 38 minutes 01 second West for a distance of 1177.49 feet to the East right of way of Indiana 
State Road #37; thence Northerly over and along said right of way by the following courses and 
distances: North 00 degrees 12 minutes 00 seconds West 571.61 feet; thence North 07 degrees 47 
minutes 41 seconds West; 151.33 feet; thence North 00 degrees 12 minutes 00 seconds West 250.00 
feet; thence North 50 degrees 23 minutes 08 seconds East 124.40 feet; thence North 78 degrees 05 
minutes 33 seconds East 238.18 feet to the point of beginning. 
 
ALSO EXCEPTING THEREFROM:  A part of the southwest quarter of the Northwest quarter and a 
part of the West half of the Southwest quarter of the Northeast quarter of Section 18, Township 8 
North, Range 1 West, Monroe County, Indiana described as follows:  Beginning at a point on the 
East line of said West half of the Southwest quarter of the Northeast quarter of said Section 18, said 
point being 583.86 feet South 01 degree 07 minutes 12 seconds East of the Northeast corner of said 
half quarter quarter; thence South 01 degree 07 minutes 12 seconds East for a distance of 723.29 feet 
to the Southeast corner of said half quarter quarter; thence North 89 degrees 04 minutes 15 seconds 
West over and along the East-West half section line of said Section 18 for a distance of 1713.54 feet; 
thence North 00 degree 55 minutes 45 seconds East for a distance of 728.23 feet; thence North 89 
degrees 32 minutes 56 seconds East for a distance of 762.29 feet; thence North for a distance of 
401.89 feet; thence East for a distance of 259.31 feet; thence South 00 degrees 26 minutes 13 
seconds East for a distance of 494.67 feet; thence East for a distance of 661.15 feet to the point of 
beginning.  Containing after all exceptions 100.94 acres more or less. 
 
SECTION II. The Preliminary Plan shall be attached hereto and made a part thereof. 
 
SECTION III. This ordinance shall be in full force and effect from and after its passage by the 
Common Council and approval by the Mayor. 
 
PASSED AND ADOPTED by the Common Council of the City of Bloomington, Monroe County, 
Indiana, upon this ______ day of ___________________, 2004. 
 
 
 
 
�����������������������.���...________________________ 
�����������������������.���...MIKE DIEKHOFF, President 
���������������������������Bloomington Common Council 



 
 

 
ATTEST: 
 
 
____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
PRESENTED by me to the Mayor of the City of Bloomington, Monroe County, Indiana, upon this 
______ day of ______________________, 2004. 
 
 
 
_____________________ 
REGINA MOORE, Clerk 
City of Bloomington 
 
SIGNED and APPROVED by me upon this _______ day of ______________________, 2004. 
 
 
 
 ________________________ 
 MARK KRUZAN, Mayor 
�����������������������.���   City of Bloomington 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SYNOPSIS 
 
 
This ordinance rezones 101 acres on West Tapp Road from Quarry to Planned Unit 
Development and approves a preliminary plan for the Southern Indiana Medical Park II. This 
proposal comes forward without recommendation from the Plan Commission and would allow 
for a mix of office, medical, and industrial uses as well as accessory commercial uses and 
preserves 63 acres of forested land. 



 

****ORDINANCE CERTIFICATION**** 
 

 
In accordance with IC 36-7-4-605 I hereby certify that the attached Ordinance Number 04-04 is a true and complete 
copy of Plan Commission Case Number PUD-50-03 which was given NO RECOMMENDATION by the 
Bloomington City Plan Commission at a public hearing held on January 12, 2004. 
 
 
         
Date:  January 23, 2004   
 Thomas B. Micuda, Secretary 
 Plan Commission 
 
 
Received by the Common Council Office this      day of                , 2004. 
 
 
 
Regina Moore, City Clerk 
 
 
 
Appropriation Fiscal Impact  
Ordinance #   Statement  

Ordinance #  
 Resolution #  

 
  
Type of Legislation: 
 
Appropriation  End of Program  Penal Ordinance  
Budget Transfer  New Program  Grant Approval  
Salary Change  Bonding  Administrative Change  
Zoning Change  Investments  Short-Term Borrowing  
New Fees  Annexation  Other                  
      
      
        
 
If the legislation directly affects City funds, the following must be completed by the City Controller: 
 
Cause of Request: 
 
Planned Expenditure___  _____ Emergency  
Unforseen Need   Other  
 
 
Funds Affected by Request: 
 
Fund(s) Affected     
Fund Balance as of January 1  $  $ 
Revenue to Date  $  $ 
Revenue Expected for Rest of year  $  $ 
Appropriations to Date  $  $ 
Unappropriated 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 
and include factors which could lead to significant additional expenditures in the future.  Be as specific as possible.  
(Continue on second sheet if necessary.) 
 
 
 
FUKEBANEl ORD=CERT.MRG 
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Interdepartmental Memo 
 
To:  Members of the Common Council 
From:  James Roach, Senior Zoning Planner 
Subject:  Case # PUD-50-03 
Date:  January 26, 2004 
 
Attached are the staff report, petitioners� statement, and map exhibits which 
pertain to Plan Commission Case # PUD-50-03.  The Plan Commission heard 
this petition at its January 12, 2004 meeting and made no recommendation to the 
Common Council. 
 
REQUEST: The petitioners are requesting a rezoning of approximately 101 acres 
from Quarry (Q) to Planned Unit Development (PUD) and preliminary plan 
approval for office and industrial uses, as well as accessory commercial uses.  
 
BACKGROUND: 
 
Area:  101 acres 
Current Zoning: Quarry (Q) 
GPP Designation: Employment Center & State Road 37/Tapp Road 

Subarea 
Existing Land Use:  vacant, mostly wooded, abandoned quarries  
Proposed Land Use:  Medical offices, professional offices, light industrial, 

accessory commercial and 63 acres of preserved 
woods 

Surrounding Uses: North, South  � vacant, mostly wooded, industrial land 
West   � Single family residential (Across SR 

37) 
East  � Single family residence, Clear Creek 

Trail 
Northwest  � Medical offices (Southern Indiana 

Medical Park) 
 
REPORT SUMMARY: The Plan Commission last reviewed a proposal for this 
property in this fall of 2003. The Plan Commission made a positive 
recommendation for that petition, PUD-35-03, with a vote of 6-4, at its November 
11, 2003 hearing.  Prior to review by the Common Council, the petitioners, 
Southern Indiana Medical Park II, LLC, requested that the Council deny the 
petition.  The petitioners believed that the project, as approved by the Plan 
Commission, would not be approved by the Council. They intended to make 
changes to the petition and bring it back to the Plan Commission.  The Council 
granted this request and denied the petition at its December 10, 2003 meeting. 
 
This petition, PUD-50-03, is a result of the changes made after the December 
denial by the Council. The petitioners still propose to rezone the property from Q 



to Planned Unit Development (PUD) and have presented a proposed preliminary 
plan for approval.  This PUD would include a mix of office and industrial uses, 
several new roads and preservation of approximately 63% of the property.     
 
The major change from the last PUD request is the petitioners� proposal to 
preserve the entire area formerly known as �Phase 2�, now called Lot 2. These 
63 acres are located mostly south of the creek and include all of the 
environmentally sensitive areas on the property including the identified wetland, 
formerly quarried land, karst features and majority of the wooded acreage. In 
exchange for preservation of this land, the petitioners asked to not be 
responsible for construction of the frontage road through this area. Instead, the 
petitioners would only dedicate right-of-way through Lot 2, and the City would be 
responsible for construction of the road when it is needed.  
 
The property in question is an approximately 101 acre parcel located immediately 
east and south of the existing Southern Indiana Medical Park.  It is bounded by 
W. Tapp Road to the north, State Road 37 to the west, undeveloped industrial 
PUDs to the north and south, and a single family house and the Clear Creek 
floodplain to the east. Parts of this Quarry (Q) zoned land have been logged and 
quarried in the past.  The majority of the property along Tapp Road has been 
cleared, but approximately 80 acres of the site remain wooded.  
 
This petition was reviewed by the Plan Commission at its January 12, 2004 
hearing. At that hearing, the Plan Commission could not garner enough votes to 
approve, deny or continue the petition. There was no action on the request and 
therefore this petition is being forwarded to the Council with no recommendation 
from the Plan Commission.  
 
GROWTH POLICIES PLAN ANALYSIS: The GPP designates this 101 acre site 
as an �employment center.�  This designation was placed on the property 
because of its location adjacent to the Southern Indiana Medical Park and its 
access to State Road 37. Specifically, staff notes the following passages: 
 

• The Employment Center district should contain a mix of office and 
industrial uses providing large-scale employment opportunities for the 
Bloomington community and surrounding region. 

• Employment Center land uses should focus on corporate headquarters 
and industrial uses, which will provide a stable employment base for the 
greater Bloomington community. 

• Development phasing must emphasize the creation of the office and 
industrial base before the commercial areas are developed to serve them. 

 
In addition to these general polices toward employment areas, the GPP offers 
specific guidance for the development of this property.  The State Road 37/Tapp 
Road Subarea provides specific policy guidance for the development of this 
property and the property to the south. The subarea includes recommendations 



concerning land use, urban services and site design.  Specifically, staff notes the 
following passages: 
 

• Medical and corporate office land uses are recommended with light 
manufacturing and site-serving retail also being permitted. Medical offices 
are particularly desired east of the Southern Indiana Medical Park, while 
corporate offices should be considered along the State Road 37 frontage 
near Fullerton Pike. 

• The Master Thoroughfare Plan designates a new north-south Secondary 
Collector through this Subarea to form a realigned four-way intersection at 
Weimer Road. This roadway should not negatively impact or intrude on 
high quality and environmentally sensitive areas on this property. 

• If State Road 37 is designated a limited access highway, then further 
planning should consider the closure of the Tapp Road intersection with 
State Road 37, along with a full interchange developing at the Fullerton 
Pike intersection. 

• For property fronting State Road 37, site planning controls should be 
emphasized, including a 360 degree building profile along the highway. 
The presence of parking lots should be limited along SR 37. 

• Maintenance of the existing woodland buffer along sections of State Road 
37 is critical. The preferred width of this buffer should be at least 100 feet. 

• Site design should take into account and reflect the sensitive nature of the 
Subarea, especially areas with heavy woodland, steep slopes, and karst. 
Conservation of these areas as greenspace is a required feature, and can 
significantly enhance the attractiveness of business park development. 

 
The site is adjacent to the existing Southern Indiana Medical Park and has good 
access to State Road 37. This proposal meets GPP goals of �providing a mix of 
office and industrial uses providing large-scale employment opportunities for the 
Bloomington community and surrounding region.� Medical offices are the prime 
focus of this development. The proposed commercial uses will be �at a scale that 
serves the employment center but does not generate significant additional 
business from the community at large.� Specific site planning commitments have 
been made, including a 360 degree building profile along SR 37, preservation of 
a 100 buffer along the highway, reduced road profiles and setbacks to limit 
disturbance, preservation of environmentally sensitive areas and a commitment 
to stormwater best management practices (BMPs).   
 
PUD REVIEW ISSUES:  
Land Use: The proposed list of uses for this PUD has not changed since the last 
proposal.  Uses include a wide range of medical and professional offices, light 
industrial and ancillary commercial uses. The proposed uses are as follows: 
 

• Medical Offices 
• Professional Offices 
• Light Manufacturing 



• Warehousing (Consumer oriented mini-warehouses shall not be 
permitted) 

• Business Service  
• Wholesale Trade  
• Personal Services, Restaurants and Business Park supporting retail uses, 

5000 sq. ft. maximum per user, 30,000 sq. ft. total (Drive-through 
commercial uses shall not be permitted) 

• Rehabilitative Facilities 
• Residential Care Homes 
• Convalescent, nursing and rest homes 
• Research Laboratories 
• Mental Health Facilities 
• Clinics for physicians, dentists, or other health care professionals 
• Inpatient and Outpatient Care Facilities 
• Day Care Facility 
• Hotel (limit of one) 
• Fire and Police Stations 

 
Prior to the Plan Commission hearing, staff received input from Bloomington 
Hospital concerning the proposed �Inpatient and Outpatient Care Facilities� use. 
They provided a statement (included in this packet) that expresses their 
opposition to these uses. They believe there is already �adequate capacity, 
excellent quality, and ready access� to healthcare in the community. They also 
believe that additional inpatient and outpatient facilities at this location would 
have a negative impact on their non-profit mission and place their ambulance 
service and indigent care at risk. 
 
Bloomington Hospital requested that the Plan Commission strike "Inpatient and 
Outpatient Care Facilities" from the list of permitted uses and that the PUD 
specifically prohibit "Hospitals" and "Ambulatory Surgical Centers."  The Medical 
(M) zoning district, where the Bloomington Hospital is located, is not the only 
location in the City where hospitals are permitted. They are also permitted in the 
Business Park (BP) zoning district.  In addition, the existing Southern Indiana 
Medical Park PUD to the west allows for medical offices and has been developed 
with an outpatient care facility.  
 
Staff reported to the Plan Commission that the construction of inpatient or 
outpatient care facilities has no particular land use impacts (i.e. traffic, parking, 
lighting, noise etc.) as compared to medical offices or clinics.  If the hospital is 
negatively impacted by future construction of for-profit inpatient or outpatient 
facilities, it is difficult to predict whether there would be any larger, community-
wide, negative land use impacts.  One potential negative impact of an inpatient 
facility could be an excessive draw of services from a community non-profit 
hospital. This dispersion of services could negatively affect the hospital�s ability 
to provide the best and most modern services to the general public, as well as 
the hospital�s financial viability. Another negative impact could be redevelopment 



issues associated with vacancy of hospital property or nearby medical offices.  A 
final negative impact could be that inpatient health care access would become 
less convenient due to the dispersal of facilities rather than centralization of all 
necessary services.   
 
Although there were motions put forward concerning eliminating or limiting the 
size of the proposed inpatient care facility, the Plan Commission could not reach 
a decision on this issue. 
 
Fire Station Dedication: This petition includes the dedication of a maximum of 2 
acres to the City of Bloomington for use in developing a future fire station. The 
parcel should have direct access to the frontage road.  The Bloomington Fire 
Department has indicated that this is a desirable location for a fire station even if 
there is not access to SR 37 from Tapp Road in the future.  A station here can 
access neighborhoods west of SR 37, future neighborhoods to the east and still 
gain access to SR 37 from the frontage road.  
 
Preservation Areas/Land Gift: Approximately 80 acres of the 101 acre site are 
wooded. The property also contains steeply wooded ravines, a stream with a 
wooded riparian corridor, an identified wetland area, and several scattered karst 
features.   
 
The largest change from the previous proposal is an increase in the amount of 
preserved area in the development. The previous plan included preservation of 
approximately 43% of the property.  This left only about 19 acres of developable 
land south of the creek, some of which would be needed for road construction. 
The petitioners now propose to preserve approximately 63 acres of the property.  
This acreage encompasses all of Lot 2, south of the creek.  
 
The petitioners have committed to gifting all of Lot 2 to a �preservation group� so 
that it may be preserved in its entirety.  This is a similar arrangement as used to 
preserve land in other recent developments, such as the �Latimer Woods� and 
Lots 2 & 4 of the Canterbury Park subdivision, all of which were gifted to the 
Community Foundation of Bloomington. The petitioners are in discussion with the 
Bloomington Parks Foundation and the Community Foundation concerning their 
willingness to accept this land, but to date nothing has been finalized.  
 
Steep slopes: The petition includes the preservation of all land beyond the 18% 
slope line.  These areas are all located within the Lot 2 gifted area.  
 
Wetlands: A wetland determination and delineation was conducted by Earth-
Tech.  This study found a two-acre sized wetland within the creek bottomland 
between the developable Lot 1 and the gifted Lot 2. The wetland area will be 
preserved.  
 



Setbacks: Height, setback and bulk standards are proposed to be the same as 
the Business Park (BP) zoning district. This is an effort to cluster buildings and 
keep the development as compact as possible.   
 
Frontage Road Alignment: With the previous petition, the Plan Commission 
indicated a strong preference for a frontage road location as currently proposed.  
This location places the road as far as possible from the neighboring historic 
house and makes it possible to realign Weimer Road and move it out of the Clear 
Creek floodplain.  The City Engineering Department is continuing discussions 
with the property owner to the north (Public Investment Corp.) and has received 
verbal agreement for right-of-way dedication for this new location for Weimer.  
 
This alignment places the road west (upstream) of the delineated wetland on the 
property.  This was an issue of considerable debate at the last series of Plan 
Commission hearings and was previously opposed by the Environmental 
Commission. The Environmental Commission no longer opposes this location 
because of the larger benefits the project offers with its preserved 63 acres.  
 
Finally, since the petitioners will receive no direct benefit from the road through 
Lot 2, they propose to dedicate land in lieu of construction. The cost of this road 
would be borne by the City, most likely through the expansion of the Tapp Road 
Tax Increment Finance district, although this is not guaranteed.  
 
Pedestrian Accommodations: The frontage road through the property will be 
developed with an 8 foot wide asphalt sidepath along one side of the road, as 
recommended by the Alternative Transportation and Greenways System Plan.�  
The other side of the road will contain a standard sidewalk.  Other internal roads, 
will include standard 5 foot wide sidewalks on both sides of the streets. 
 
Lighting: The petitioners have committed to limiting lighting to reduce impacts to 
the neighbor to the east. Lighting fixtures will be a maximum of 15 feet in height 
and be directional in nature (i.e. down-lighting).  In addition, parking lot lighting 
will be switched to allow for shut off after business hours.  Security lights may 
remain on after-hours.   
 
State Road 37 Buffer: While the previous petition included a commitment to 
preservation of a 100 foot wide buffer adjacent to State Road 37, this is not 
necessary with this petition. All land adjacent to SR 37 is included within �gifted 
Area� of Lot 2.  
 
Stormwater: Stormwater detention for this project will mostly be handled with a 
detention pond just north of the delineated wetland, on Lot 1. This detention will 
not take place �in stream.�  Smaller detention and water quality basins may be 
necessary closer to development.  Finally, in the area where development 
interfaces with the preserved Lot 2, proven stormwater quality best management 
practices will be incorporated in the final plan.  



 
The petitioners also incorporated a condition of approval from the previous 
petition into this plan that requires them to analyze the pre/post development 
stormwater run-off of the existing Southern Indiana Medical Park. Necessary 
upgrades and additions to ensure that the current development does not exceed 
the pre-development runoff conditions shall be made by the petitioner during 
Final Plan review. 
 
Impacts to Adjacent Property: The property to the east contains an owner 
occupied historic house.  The owner is in the process of having this property 
listed on the National Registry of Historic Places. No areas slated for 
development are closer than 500 feet from the house.  Additionally, the approved 
road alignment will place the road nearly a quarter mile from the house.  Large 
piles of limestone block, a 100 foot vegetative buffer, additional evergreen 
screening, lighting restrictions and stormwater commitments were designed to  
ensure that negative impacts to the adjacent property are minimized.  
 
One condition of approval from the previous petition was not incorporated into 
this revised petition. The Plan Commission required the petitioner coordinate with 
the downstream property owner, in conjunction with city officials, to construct an 
appropriate driveway crossing for the downstream property owner.  They also 
required that all costs be borne by the petitioner. This was an attempt by the Plan 
Commission to limit any negative impacts of increased runoff caused by the 
development of this property.  
 
PLAN COMMISSION DISCUSSION AND CONCLUSIONS: At the January 12, 
2004, meeting, the Plan Commission heard testimony from the petitioners, 
Environmental Commission, the Bloomington Hospital and citizens both in favor 
of and opposed to the petition.  
 
In general, the Plan Commission found that this proposal met the goals and 
objectives of the GPP. The proposed medical and professional offices, light 
industrial and accessory commercial uses are consistent with the �employment� 
designation of the property.  The proposed location of the frontage road and 
crossing of the creek will improve vehicular circulation in the area while limiting 
impacts to the sensitive wetland on the property. Finally, the proposed site 
planning restrictions and commitment to dedicating land for a future City fire 
station are also positive benefits. 
 
In general, the Plan Commission believed that the preservation for the 63 acre 
Lot 2 was an important component of the development.  This proposal allows for 
preservation of not just the environmentally sensitive area, but also the adjacent, 
connecting forested ridge tops.  This proposal also delayed construction of the 
creek crossing and the frontage road until such time as it is needed.  
 



However, the Plan Commission could not reconcile the concerns of the 
Bloomington Hospital with the proposal.  There was considerable testimony and 
discussion as to the financial impact of a private, for-profit inpatient care facility 
on the hospital and its non-profit operation.  Based on the uncertainty as to the 
definition of �inpatient care facility,� staff suggested the following definition:  

 
An establishment providing specialized medical services allowing patient 
stays greater than 24 hours. Such establishment shall not contain 
ambulance services, emergency/trauma facilities, and extended care 
units, as well as other uses typically associated with hospitals. 

 
Some Plan Commissioners believed that these issues were not in their purview 
because they dealt with market competition issues and not strict land use and 
development issues. Others felt that competition with a non-profit community 
hospital was different than other free-market competition issues and could have a 
negative impact to the greater community. 
 
The Plan Commission entertained three motions concerning this petition. None of 
these motions received the required 6 vote majority needed to pass.  It should be 
noted that only 8 of the 11 Plan Commissioners were in attendance due to one 
vacant position and two absences. The first motion was to continue the petition to 
the February 9, 2004 meeting.  This motion received a 5-3 vote and was not 
acted upon. The second motion, to approve the petition without inpatient or 
outpatient care facilities as a permitted use, received a vote of 4-4 and thus was 
not acted upon. The final motion, to approve the petition but limit inpatient care 
facilities to not more than 20 beds, also received a vote of 4-4 and thus was not 
acted upon. Because no motion could garner a vote by the majority of the 
members, the Plan Commission was therefore forced to forward this petition to 
the Council without a recommendation.   
 
Recommendation:  The Plan Commission made no recommendation on this 
petition.  



BLOOMINGTON PLAN COMMISSION   CASE NO: PUD-50-03 
STAFF REPORT      DATE: January 12, 2004 
LOCATION: 2401 West Tapp Road 
 
PETITIONER:  Southern Indiana Medical Park II, LLC 

2920 McIntyre Dr., Bloomington 
 
COUNSEL:   Smith Neubecker and Associates, Inc. 

453 S. Clarizz Blvd., Bloomington 
 
REQUEST: The petitioners are requesting a rezoning of approximately 102 acres from 
Quarry (Q) to Planned Unit Development (PUD) and preliminary plan approval for office 
and industrial uses, as well as accessory commercial uses. Also requested is a 
preliminary plat for a two lot subdivision and waiver of the required second hearing.  
 
BACKGROUND: 
 
Area:     102 acres 
Current Zoning:   Quarry (Q) 
GPP Designation:   Employment Center & State Road 37/Tapp Road Subarea 
Existing Land Use:  vacant, mostly wooded, abandoned quarries  
Proposed Land Use:  Medical offices, professional offices, light industrial, 

accessory commercial and 60 acres of preserved woods 
Surrounding Uses: North, South  � vacant, mostly wooded, industrial land 

West   � Single family residential (Across SR 37) 
East   � Single family residence, Clear Creek Trail 
Northwest  � Medical offices (Southern Indiana Medical    
      Park) 

 
REPORT SUMMARY: The Plan Commission last reviewed a proposal for this property 
at its November 11, 2003 hearing.  At that hearing, the Commission voted 6-4 to 
forward a rezoning request (PUD-35-03) from the same petitioner to the Common 
Council with a positive recommendation. Prior to the first hearing at the Common 
Council, the petitioners decided that the petition as it stood was not viable and felt it 
could not be approved.  They requested that the Council deny their previous request so 
they could make changes and bring it back to the Plan Commission.  This petition is a 
result of those changes.  
 
The petitioners still propose to rezone the property from Q to Planned Unit Development 
(PUD) and have presented a proposed preliminary plan for approval.  This PUD would 
include a mix of office and industrial uses, several new roads and preservation of 
approximately 60% of the property.     
 
The major change since the last PUD request is the petitioner�s proposal to preserve  
the entire area formerly known as �Phase 2�, now called Lot 2. These 63 acres are 
located mostly south of the creek and include all of the environmentally sensitive areas 



including the identified wetlands, formerly quarried land, karst features and majority of 
the wooded acreage. In exchange for preservation of this land, the petitioners have 
asked to not be responsible for construction of the frontage road through this area. 
Instead, the petitioners would only dedicate right-of-way through Lot 2, and the City 
would be responsible for construction of the road when it is needed.  
 
GROWTH POLICIES PLAN ANALYSIS: The GPP designates this 102 acre site as an 
�employment center� and includes it in the State Road 37/Tapp Road Subarea. The site 
is adjacent to the existing Southern Indiana Medical Park and has good access to State 
Road 37. This proposal meets GPP goals of �providing a mix of office and industrial 
uses providing large-scale employment opportunities for the Bloomington community 
and surrounding region.� Medical offices are the prime focus of this development. The 
proposed commercial uses will be �at a scale that serves the employment center but 
does not generate significant additional business from the community at large.�  
 
Review of this PUD has centered around the appropriate balance between 
development, environmental protection, and area-wide transportation needs. The GPP 
provides guidance on these issues, mainly through the Guiding Principles of �Nurture 
Environmental Integrity� and �Mitigate Traffic�. With the original plan, the conflict 
between these competing goals became very evident.  
 
Staff finds a necessity for a vehicular connection linking W. Fullerton Pike to W Tapp 
Rd. and further north to Bloomfield Rd. Staff also recognizes the desire and need to 
protect, enhance, and maintain environmentally sensitive areas found within the 
southwest quadrant of the planning jurisdiction. Two supporting planning documents, 
the City of Bloomington Environmental Resources Inventory (COBERI) and the Master 
Thoroughfare Plan (MTP), have identified this site as high priorities. The COBERI report 
identifies this site as one of the most environmentally constrained properties, while the 
MTP requires a frontage road to be placed through this site to connect W Fullerton Pk. 
to W Tapp Rd.  
 
Since the previous Plan Commission hearings, the petitioners have amended their 
petition in an attempt to balance the two conflicting issues. The additional 19 acres of 
gifted area on the southern portion of the site will greatly increase the environmental 
sensitivity of this development. With this gift, no additional development past that 
needed for the City to construct a future roadway would be permitted in this area. By 
allowing the roadway, the MTP�s vision of a frontage road can be achieved at such a 
time in the future that the City deems it necessary. 
 
PUD REVIEW ISSUES: 
 
Land Uses: The proposed list of uses for this PUD has not changed since the last 
proposal.  Uses include a wide range of medical and professional offices, light industrial 
and ancillary commercial uses.  
 



Since the first petition was reviewed by the Plan Commission, staff has received input 
from Bloomington Hospital concerning the proposed �Inpatient and Outpatient Care 
Facilities� use. They have provided a statement (included in your packet) that expresses 
their opposition to these uses. They believe there is already �adequate capacity, 
excellent quality, and ready access� to healthcare in the community. They also believe 
that additional inpatient and outpatient facilities at this location would have a negative 
impact on their non-profit mission and place their ambulance service and indigent care 
at risk. 

Bloomington Hospital has requested that "Inpatient and Outpatient Care Facilities" be 
struck from the list of permitted uses and that the PUD specifically prohibit "Hospitals" 
and "Ambulatory Surgical Centers."  Staff would note that the Medical (M) zoning 
district, where the Bloomington Hospital is located, is not the only location in the City 
where hospitals are permitted. They are also permitted in the Business Park (BP) 
zoning district.  In addition, the existing Southern Indiana Medical Park PUD to the west 
contains an allowance for medical offices and has specifically been developed with an 
outpatient care facility.  

In regards to these concerns, staff provides the following guidance.  First, the 
construction of inpatient or outpatient care facilities has no particular land use impacts 
(i.e. traffic, parking, lighting, noise etc.) as compared to medical offices or clinics.  
Second, if the hospital is negatively impacted by future construction of for-profit inpatient 
or outpatient facilities, it is difficult to predict whether there would be any larger, 
community-wide, negative land use impacts.  One possible negative impact could be 
potential redevelopment issues associated with vacancy of hospital property or nearby 
medical offices.  Another negative impact could be that inpatient health care access 
would become less convenient due to the dispersal of facilities rather than centralization 
of all necessary services.  Centralization versus dispersion of basic land uses is a 
relevant land use issue. 

Staff would note that hospital uses would not be allowed within the proposed PUD since 
they were not put forward by the petitioner.  However, at this point in time, staff has not 
been able to sufficiently evaluate whether any further restrictions of medical uses are 
warranted for this property.  If the Plan Commission wishes to make such restrictions, 
they could proceed with the following options: 

a. The uses of inpatient and/or outpatient care facilities could be removed from this 
PUD.  The petitioners have indicated that such restriction would not allow their 
request to be feasible. 



b. Individual inpatient and/or outpatient care facilities could be limited either through 
the number of facilities allowed or through total square footage.  The idea in this 
situation would be allow such use on the property but remove the possibility that 
a large acreage could be allocated for such for-profit facilities.  

 
Preservation Areas/Land Gift: The largest change in this proposal from the one 
previously heard by the Plan Commission is an increase in the amount of preserved 
area in the development. The plan that was previously forwarded to the Council 
included preservation of approximately 43% of the property.  This included all 
environmentally sensitive areas on Lot 2, south of the creek.  This left only about 19 
acres of developable land south of the creek, some of which would be needed for road 
construction.   
 
The new proposal would gift all of Lot 2 to a �preservation group� so that it may be 
preserved in its entirety.  This is a similar arrangement as used to preserve land in other 
recent developments, �Latimer Woods� and Lots 2 & 4 of the Canterbury Park 
subdivision, all of which were gifted to the Community Foundation of Bloomington. The 
petitioners are in discussion with the Bloomington Parks Foundation and the Community 
Foundation concerning their willingness to accept this land, but nothing has been 
finalized. Staff recommends that the boundaries of the gifted area and its recipient be 
finalized with the first final plan and that title of the lot be transferred prior to release of 
any permits for the property.  
 
While this proposal increases the preserved area on the property by 40%, to 60% of the 
property including all sensitive lands, the petition as a whole is looked at unfavorably by 
the Environmental Commission. This opposition is mainly due to the location of the road 
crossing over the creek (please see the recommendations in the EC report). 
 
Frontage Road Alignment: At the November hearing concerning the previous petition, 
the Plan Commission indicated a strong preference for a frontage road location as 
currently proposed.  This location places the road as far as possible form the 
neighboring historic house and makes it possible to realign Weimer Road and move it 
out of the Clear Creek floodplain.  The City Engineering Department is continuing 
discussions with the property owner to the north (Public Investment Corp.) and has 
received verbal agreement for right-of-way dedication for this new location for Weimer.  
 
This alignment places the road west (upstream) of the delineated wetland on the 
property.  This was an issue of considerable debate at the last series of Plan 
Commission hearings.  The Environmental Commission has recommended that the 
road be moved to the east (downstream) of the wetland, in an area previously disturbed 
by limestone quarrying operations.   
 
Finally, the petitioners have requested that since they will receive no direct benefit from 
the road through Lot 2, they are proposing to dedicate land in lieu of construction. The 
cost of this road would be borne by the City most likely through the expansion of the  



Tapp Road Tax Increment Finance district.  Planning staff has no objection to this 
request.  
 
Impacts to Adjacent Property: The property to the east contains an owner occupied 
historic house.  The owner is in the process of having this property listed on the National 
Registry of Historic Places. No areas slated for development are closer than 500 feet 
from the house.  Additionally, the proposed road alignment will place the road nearly a 
quarter mile from the house.  Large piles of limestone block, additional evergreen 
screening, lighting restrictions and stormwater commitments will ensure that negative 
impacts to the adjacent property are minimized.  
 
One condition of approval from the previous petition has not been incorporated into this 
revised petition. The Plan Commission required the petitioner coordinate with the 
downstream property owner, in conjunction with city officials, to construct an appropriate 
driveway crossing for the downstream property owner.  They also required that all costs 
be borne by the petitioner. If this PUD is approved, staff recommends that this condition 
of approval also be included with this petition.  
 
Preliminary Plat: Apart from the request to rezone the property, the petitioners have 
also requested approval of a two lot preliminary plat. This plat would create a lot for 
development and a lot to be gifted to a �preservation group.� The petitioners suggest 
that the right-of-way for the frontage road be included as a deed restriction requiring 
dedication when it is deemed necessary by the City.  Planning staff believes this right-
of-way dedication should take place immediately, so as to not burden a future land 
owner with opened ended deed restrictions and to provide a clear record of ownership.  
If this project is approved, staff recommends a condition of approval which would 
require that right-of-way for the frontage road through Lot 2 be delineated and dedicated 
with the first final plan/plat for this development.  Staff also recommends that the right-
of-way be 65 feet in width and an additional 15 feet of temporary right-of-way be 
provided, on both sides of the road, to accommodate road construction and grading. 
 
RECOMMENDATION: Due to the submittal of new information, staff has no 
recommendation at this time.  Staff is prepared to make recommendation at the hearing 
based on Plan Commission discussion concerning the possible land use impacts of 
outpatient/inpatient care facilities. 
 



MEMORANDUM

To:
from:
Date:

Subject:

City of Bloomington Plan Commission

The Bloomington Environmental Commission,

January 12, 2004

PUD 35-03: Southern Indiana Medical Park II

The Bloomington Environmental Commission has reviewed the most recent

version of the subject PUD, as presented to the Environmental Commission at

it's meeting of December 18, 2003. Due to the departure of the City's

senior environmental planner over the Christmas holidays, the memo

originally provided with the Plan Commission packet did not accurately

reflect the conclusions of the Commission at the December meeting, so INe

are providing the following revised memo.

The site plan is similar to the plan previously app~.oved by the Plan

Commission in the northern part of the property, however all proposed

development has been eliminated from the southern portion, which is

proposed to be gifted for permanent preservation. This south area, which

is forested with many sensitive environmental constraints, was the sour<:e

of most of the Environmental Commission's concerns regarding the natul"al

resource impacts of this project. Under the current plan the north-sou'th

road would be stubbed at approximately the previously approved location,

and an easement would be provided to continue the road through the south

part of the property. In summary, the current project has been

considerably reduced in size and scope, however all the remaining features

are essentially the same as the plan which was approved by the Plan

Commission at its November 10, 2003 meeting.

The Environmental Commission supports the current proposal as a significant

conservation effort for some of our most sensitive lands, as indicated by

the City of Bloomington Environmental Resources Inventory, and hopefully a

precedent for preserving more sensitive areas. We greatly appreciate i.he

developer's willingness to compromise and to be open-minded in this regard.

The Commission still has concerns about the potential for road development

through the southern portion of the site, however we believe that the

appropriate pface to address that issue is in future review of the City's

thoroughfare plan. The Environmental Commission does not have any

recommendations regarding how the land is to be protected as long as the

protection is permanent; it was our assumption that the word 'Igifted" 011

the plan provided in December indicated that the property ownership would

be transferred.









GPP Compliance

The Growth Policies Plan (GPP) gives us a set of fairly specific recoIn1nendations or
guidance regarding the development of this site. The site makes up about half of the
SR3 7/Tapp Road Subarea, as it is defined in the GPP. It is our intent to follow these
recommendations as closely as possible.

Proposed is an expansion of the existing Southern Indiana Medical Park into
approximately 37 acres out of this IO2-acre site. Primary uses are proposed as medical
and professional offices, uses that are listed as "recommended" by the GPP. In addition,
we have added a number of additional uses to our list, at the encouragement of the
Planning Department. These uses are delineated later in this document.

The entire southern portion of the property (Lot 2), approximately 63 acres, will be gifted
to a preservation group, such as the Parks Foundation or Sycamore LanLd Trust. The
gifted site will be encumbered by a deed restriction, requiring that the new owner must
dedicate right-of-way along a yet to be determined route, as needed to (;onstruct the
planned frontage road, when and if the request is made by the City of Bloomington to do
so. An agreement for the gifted area, acceptable to the City of Bloomington Plan
Commission, must be executed prior to approval of the first developme:nt plan for this
project.

The GPP also recommends consideration for inclusion of this subarea into the adjacent
TIFF district. We support that recommendation.

Site Inventory

Soils

The site has a variety of soils common to Monroe County. They include Hagerstown silt
loam, Wakeland silt loam, Crider silt loam, Caneyville silt loam, and Udorthents-Pits

complex.

The Caneyville, Crider, and Hagerstown silt loarns are predominant on the site. They are
generally readily developed, are well drained, with constraints mostly clue to steep slopes
and potential bedrock depth.

Along the east-west creek there is a low flat bottom made up of primarily Wakeland silt
loam. It is considered a poorly drained soil that is frequently flooded from January
through May. Other significant limitations of this soil are wetness and potential for frost
action.

Udorthents-Pitts complex is a designation given primarily to areas that have been
strongly affected by limestone quarry operations in the past. It typically includes
elements such as quarry pits, disturbed soils and limestone rubble, stones and boulders.
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Slopes

We have prepared a slope analysis for this site based upon the 2' contour interval, City
GIS maps. Our analysis indicates slopes in the following ranges: 0-80A., 8-12%, 12-18%
and 18% and over. The steepest terrain exists in the southern portion of the site below
and along the east-west creek. There are several ravines with side slopes in excess of
18% slope. All the wooded areas that exceed 18% slope are located in the gifted,
southern section of the property.

Karst Features

A number of potential sinkholes are evident on the GIS contour mapping, but all appear
only in the gifted, southern portion of the property.

Water/Drainage Features

There is a small creek that runs east and west across the site. At times it seems to
disappear under limestone quarrying rubble and then reappears further downstream. We
have defined its approximate course based on contour lines, Aerial Photography and field
reVIew.

There are also a couple water/drainage features that branch off from this creek. One
drains a portion of the north half of the project, running through a secondary growth
wooded area. The second branches off from the east west creek and runs southwest
eventually excepting drainage from a section of the SR 37 and land west of SR 37. A
major drainage swale, with quite steep side slopes, runs across the property from the
middle of the south property line heading northeast. It connects with a minor swale that
parallels it, both eventually ending up crossing the quarry area and joining the east-west
creek just before it intersects Clear Creek.

A wetlands inventory of the east-west creek and bottomland area has been prepared by
Earth-tech. There is jurisdictional wetland that has been identified aloIlg the main east-
west creek. The wetland area is included in the gifted, southern section of the site, as is
the wooded bottomlands along the creek. The proposed future frontag(~ roadway has
been routed immediately west of the wetlands to avoid disturbance of it.

Limestone mining features

A portion of this site has been encumbered by prior limestone mining operations. This
area is located in the east-central portion of the site and covers approximately 5.3 acres.
Bare bedrock, quarry pits and limestone mining rubble is predominant here. These
mining operations are particularly evident in the 1961 aerial photograph. Some of the



quarry pits evident in 1961 have been filled in since that time. All the areas disturbed by
mining are included in the gifted, southern section of the property (Lot 2).

Wooded areas

Approximately 75% of this site is currently covered with woodlands. According to aerial
photographs of this area form 1961, it is evident that about 56% of the site was wooded at
that time. Those areas that have re-vegetated since the 1961 photographs consist of
generally lower quality vegetation with much cedar, tulip tree, cherry and other weed tree
secondary growth. These younger and lower quality vegetated areas on the site are quite
evident on 1998 aerial photographs, characterized by the existence of a substantial mix of
evergreen species, such as cedar, which are often the first species to establish themselves
on barren land.

There are two main areas where this secondary growth is predominant. One is along the
west side of the north half of the property, adjacent to the COT A facility. This area
showed only hints of vegetation along the drainage swale that runs through it in the 1961
photograph. A buffer of vegetation will be preserved along this drainage swale, except
where connecting roadways cross this feature.

The second area evident on the 1961 photograph is a large area that showed no vegetation
west of the quarried land.

In the northern portion of this site, there is also a substantial old fencerow of trees,
running north and south, which splits the open fields. The tree line varies in size, type
and thickness of materials along its length, but generally has some large canopy trees
with thick understory along the edges. This tree line will be preserved accept where
roadways cross this feature to access the eastern most parcel.

The older, more mature vegetative areas on the site include a larger variety of hardwood
trees with a few scattered large specimens, like Maple and Oak. Some have trunks as
large as 30"- 42" in diameter. Further south along the main ridge, you move out of the
large oaks and maples and begin to see predominantly larger tulip trees as scattered
specimens. There is one exceptional tulip tree located in the southwest portion of the site
that likely measures in the 48"- 60" caliper range. A portion of the southern half of the
site, primarily the southeastern comer, has a thinner tree canopy. A few scattered large
stumps were observed. We have been told that this are was logged within the past 5
years or so. As a result, the tree canopy is thinner here and secondary regrowth
predominates. All of these features are located in the gifted, southern portion of the site,
south of the east-west creek.

A more detailed tree community inventory has been prepared as requested by the
planning staff, Environmental Commission and Plan Commission members.



Outline Plan

A critical issue delineated in the GPP was careful consideration for environmental
impacts for any proposed development, particularly where areas of steep slopes, karst
features, and/or woodland areas converge. All areas that are both naturally wooded and
exceed a consistent slope of 18%, as well as all the karst features, have been included in
the gifted, southern section (Lot 2).

The north portion of our site (Lot 1), above the east-west creek, is the least
environmentally sensitive area on the site. It consists primarily of open fields with the
flatter slopes and the lowest quality, secondary growth wooded areas. No karst features
have been discovered. We propose to preserve a substantial old tree line that runs north-
south through the eastern half of this portion of the site. The wooded area on the
northwest side of the site, just east of the COTA facility, is a secondary growth area of
lesser quality vegetation, most of which was open land 40 years ago. 1'he 1961 aerial
photograph and the mix of type, size and quality of vegetation that exists here
demonstrate this. Proposed is a buffer in excess of at least 25' on each side of a shallow
ravine that runs through this wooded area, while the remaining secondary growth area is
slated for development.

The southern portion of the site (Lot 2), below and including the east-west creek and
wooded bottomland area is generally the most environmentally sensitive area on the site
and is included in the gifted area. There may be a need for some for utility infrastructure
crossings and future construction of the frontage road through this area.

The site contains approximately 102 acres. Around 63 acres of woodlands, including the
east -west creek and wooded bottomlands are in the gifted area. In addition, another 2.3
acres of tree-line buffers will be preserved in the northern portion of the site. The total
gifted and/or preserved acreage of 65 acres represents 64% of the prop(.'fty. Remaining to
be developed is approximately 37 acres, which also includes the proposed storm water
detention area and the dedication of up to 2 acres of land for a fire/police station.

Use List

The following is intended to fit the generally described uses represented in the GPP,

Medical Offices
Professional Offices
Light Manufacturing
Warehousing
Business Service
Wholesale Trade
Personal Services, Restaurants and Business park supporting retail uses, 5000 sq. ft.
maximum for per user, 30, 000 sq. ft. total
Rehabilitative Facilities
Residential Care Homes



Convalescent, nursing and rest homes
Research Laboratories
Mental Health Facilities
Clinics for physicians, dentists, or other health care professionals
Inpatient and Outpatient Care Facilities
Day Care Facility
Hotel (limit of one)
Fire and Police Stations

Development Si2na2e

A single project identification/monument sign will be allowed along Tapp Road. This
sign will display the name of the development and individual business names and will
have a maximum height of 20' and a maximum total area of 200 sq. ft. or 100 sq. ft. per
side of a double-sided sign.

Individual sites are allowed to have signage that meets the Scenic/Gateway Corridor
regulations for individual nonresidential uses. Directional signage will be utilized to help
customers and patients locate specific offices.

Roadway connectivity

The master thoroughfare plan calls for a secondary collector street to bl~ extended from a
4-way intersection at Weimar Road across our site to our south property line. The GPP
supports this. However after feedback we have received during our initial proposal from
the Plan Commission and at the direction of City Planning staff, we propose to construct
a frontage road across the northern, developed portion of our site that connects to Tapp
Road at a single new location, approximately halfway between Weimar Road and
Deborah Drive. It will be at a high point in Tapp Road for the best Sigllt distance and is
also opposite the connection originally proposed in the Mill Creek Village petition for the
Public Investment Corporation (PIC) property. The eventual continuation of this frontage
road across the PIC property will allow the existing Weimer Road to be abandoned in
favor of the new location. This will accomplish the replacement of a substandard section
of Weimer Road that is now in the IOO-year floodplain, has two substandard curves and a
substandard bridge.

We will dedicate and construct a public street across our developable area (Lot 1) to the
northern edge of the gifted area (Lot 2). The gifted, southern section 0:[ the site (Lot 2)
will be encumbered by a deed restriction, requiring the new owner to dedicate right-of-
way, along a yet to be determined route, as needed to construct the plmmed frontage road,
when and if the request is made by the City of Bloomington to do so. J'\lso, dedication of
utility easements as needed to construct new, or repair existing utility lines to serve the
developable area (Lot 1) will be required by deed restriction. These deed restrictions will
enable the City of Bloomington or it's assignees to complete the constI-uction of the
frontage road at some point in the future, should they elect to, and will also allow utility
service lines to be constructed as needed to support the new developm{~nt.



y
t, We propose to continue the road stubbed from the original medical park development

(Deborah Drive) to the east, across our site and connecting to the frontage road. This
connection will provide for interconnectivity between the two medical park developments
and access from the existing medical park to the frontage road.

Finally, since there is no longer a roadway connection from our development to the Tapp
Road! Weimer Road intersection, any impact of such a connection on the adjacent private
drive and entry to our east has been avoided completely.

The specific design configuration of our new intersection with Tapp Road will be
addressed in greater detail at the development plan stage, when more specific survey and
design information is available. It will be coordinated with the design for future Tapp
'Road reconstruction efforts that is currently underway.

Set!!acksand R.O. W .and Roadway Standards

The right-of-way for the north-south frontage road shall be 65', in accordance with the
Master Thoroughfare Plan. Eight-foot wide asphalt side paths are proposed for each side
of the road with a 22' wide pavement configur~tion. There will be a trc~e plot of at least
8' in width.

Other proposed roadways will have 50' right-of-ways with a 5' sidewalk on each side; a
22' pavement width and a tree plot of at least 6' in width.

Street setbacks shall be a minimum of20~ from the R.O. W. for buildings and 30' for
parking.

Site Li2htin2

In order to control the amount of disturbance to the area due to site lighting, we propose
to control it in several ways. First, lighting shall be directional in nature and parking lot
lighting shall have a 15' maximum pole height. Second, parking lot lighting will be
switched and shall be turned off during non-working hours. Building security lighting,
however, shall be allowed during closing hours.

Utility Infrastructure

We have been reviewing the utility service infrastructure in this area wj,th City Utilities,
and believe we have proposed a "master utility plan" that addresses service to the entire
subarea, as recommended in the GPP.



Stormwater Management

The site is located in a large drainage basin with a tributary of Clear Creek bisectirig the
site from east to west. The majority of the drainage basin of this tributary is located west
of the site and west of SR 37. There are two existing culverts that convey runoff under
SR 37 and to the tributary that bisects the site.

The plan requires construction of detention and water quality basin at the southeast
comer of the project. This basin will be constructed outside of the limits of the streambed
and wetland area in the low-lying property on site. The basin will be sized to
accommodate the stOffil water detention needs of the site as well as provide additional
storage for the previously developed medical park upstream, if needed to hold runoff to
pre-development rates.

Stonn drainage systems on site will discharge to grassed waterways leading to the
detention / water quality basin. Smaller water quality basins may be ccmstructed in areas
closer to developed portion of the site. Details of all basins will be reviewed and designed
at the development plan stage.

Drainage plans shall include proven stOnIl water best management practice alternatives
for stOnIl water filtration along the developed area (Lot I) interface with the gifted area

(Lot 2).

Sanitary Sewer

The bxisting 15" VCP sanitary sewer main that crosses the site is oper~Lting at capacity
and is in need of repair. Additional flows generated by development of this site may
require improvements and possible over sizing of the existing main. Tlle extent of over
sizing necessary and exact route of the proposed sanitary sewer connections to the
existing system will be determined at the development plan stage. It is anticipated that the
sanitary sewer within the development will generally follow the roadways, but may have
to cross the gifted area bottomlands, to access the existing sewer that nms through "this
location.

Water Mains

Water service for the site will utilize connections to the existing 20" City main along
Tapp Road and connections to the water main system within the existirlg medical park. A
water main will also need to be stubbed to the south end of Lot I for future extension,
should the frontage road be built. As with sanitary sewer, it is anticipated that the water
main system will generally follow the internal roadways. Water modeling of the
distribution network will need to be done to determine the exact sizes c,f the mains
necessary with input from CBU on long range planning. Both of these items can be
completed at the development plan stage.



Traffic Study

Tapp and Weimer Roads currently operate at reasonable levels of service. The added
traffic from this project, but mostly from background growth and othet" committed
projects in the area will stress the roadways in their current configuration. Continued
upgrades that are being planned using TIF District funding will accommodate the
increasing traffic volumes.

Specific concerns and recommendations drawn from this study include:

Tapp Road

2.

3

Continue to upgrade and widen Tapp Road to a five-lane configuration east of
SR37.
A traffic signal should be planned at the entry to Tapp Road from this project
to accommodate this project and the Public Investment devl~lopment on the
north side of Tapp Road.
Work closely with INDOT to maintain and upgrade the
intersection/interchange ofSR 37 and Tapp Road

Weimer Road
1 Construct Weimer Road as a good two-lane facility within this project and

reconstruct Weimer Road on a new alignment through the Public Investment
property to the north

SR 37 and Tapp Road
Access should continue to be provided to SR 37 at this location. If INDOT

detennines that the intersection is too close to the Fullerton Pike or SR 45
interchanges, then a system of collector distributor roadways paralleling SR 37 should
be considered.

Other Specific conditions

2.

The petitioner will dedicate a maximum of two acres for a Fire Station/Police
Station Facility. This dedication shall be done in developable area (Lot 1) and
shall be on a site of the owners choosing. However, the parcel must have direct
access to the frontage road. The dedication shall take place witltl the first final
plan/plat for this development.
The petitioner will coordinate with the city's consultant on the Tapp Road
expansion project to better determine the location and configuration of our new
intersection with Tapp Road prior to submitting a development plan for this site..
A 15' wide pedestrian easement shall be provided between the 4~ast property line
and the frontage road, to facilitate a future connection to the Cl<~ar Creek Trail.
The exact location of this easement shall be determined at final plan stage.

3.
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The Law Offices

of
MICHAEL O. ELLIS

627 N. Morton Street
Bloomington, Indiana 47404

Tel. 812-337-8721
Fax 812-337-8729

mellis@kiva.net

January 8, 2004

Tom Micuda, Director
City of Bloomington Planning Department
Showers Building
Bloomington, Indiana 47404

Re: Southern Indiana Medical Park n PUD -Response to Comments

Dear Mr. Micuda:

Please allow this letter to serve as the above-referenced petitioner's requested responses
to comments received on the Southern Indiana Medical Park II PUD.

History

We began working on this project over 8 months ago. Our first of three Plan
Commission meetings was in August. One meeting was skipped in Sejptember in order to
provide more a detailed study requested by the Plan Commission and I~nvironmental
Commission, including wetlands and karst inventories and a tree comIJlunity inventory.
The second and third meetings were help in October and November. Our stated goal
from the start was to present a petition that met the goals and ideals of the Growth Policy
Plan. We have not strayed form that goal.

At each stage of the process, the petitioner has been very open to suggt:stions and
concerns expressed by the planning staff, the adjoining neighbor, Plan Commission,
Environmental Commission and historic preservationists. These were the groups who
were with us throughout the process, giving us valuable feedback and helping us craft a
complete proposal that we hoped could be supported by everyone involved. In fact, the
petitioner was often defending the adjacent historic property owner from roadways and
development being pushed closer to his homestead. There was not ont: request made,
that we can recall, that was not accommodated by the petitioner.

At the last Plan Commission hearing, a strong conflict arose between title goal of the
environmentalists to protect the fragile woodlands and the historic preservationists to
protect the neighbors historic home and site. We received an approval by the Plan
Commission, based in several last second conditions structured by one Plan Commission



member. However, it was clear that neither of these groups were satisfied with the result.
This was not what the petitioner had hoped and worked for. He wished to find a way to
accommodate both of these groups, and he determined that gifting the 63-acre woodlands
would best respond to these concerns. This was the one thing the peti1ioner felt could be
done that would bring the various interested parties to the table in full support of our
proposal.

With the approval from the Plan Commission in hand, the question the:n became how to
accomplish the gifting. Options were discussed with Tom Micuda, Ci1:y Planning
Director and with Dave Rollo, Plan Commission and City Council member. The
petitioner's initial suggestion was to publicly announce that the 63 acTl~s would not be
developed and would instead be gifted to a preservation group and go 1[0 the city council
with that knowledge in mind. This would not have put the petitioners Plan Commission
approval at risk. Mr. Micuda consulted the City Legal Department for their feedback on
this issue. They indicated a discomfort with this concept. Instead, their preferred option
was for the petitioner to request a formal denial of the approved petition by the City
Council and to go back to the Plan Commission for the sole purpose altering the approval
to include gifting the 63-acre woodland.

After much consideration the petitioner agreed to this process, fully understanding that
the proposal already had Plan Commission approval, but indeed expecting a rubber-
stamp approval of this one simple and generous change to an already 'pproved plan.

Uses

Throughout this long process, the petitioner has stayed steady on the list of uses he
needed to make this project a feasible one. There was never a single question during this
long process about reducing this list, in fact, at the request of the Planrting Department;
several uses were added to the list. All the parties involved have carefi\l1ly crafted this
project over this period of time and the petitioner has relied upon this process to the point
of exercising his option and actually purchasing the land. The project !las many key
parts, and at this point, there is no single part of the proposal that can be removed without
making the project unworkable. The petitioner cannot support removal of any uses
anymore than he can support removal of the 63-acre gifting. Each is et:}ually critical to
making this a feasible and successful project.

Frontage Road Right of Way Dedication

In our revised proposal, we sought a middle ground between the environmentalist's and
City Planning's concerns, by suggesting that the R.o. W. dedication through the gifted
area be protected by deed restriction that the City could exercise in the future. The City
Planning staff is not comfortable with this proposal and has suggested that we consider
tying R.O. W. dedication to the first development plan approval, just as we have with the
gifting agreement. Upon further consideration, we support this proposed change in the
outline plan and agree to dedicate the R.O. W with the first development plan approval.



Reply to Bloomington Hospital's comments

Petitioner's planned unit development is consistent with and responsive to
Bloomington's GPP for the benefit of this community, and it is responsive to the medical
marketplace -expanding physicians' office and work spaces, expanding Bloomington's
involvement in the health care arena, and expanding the Bloomington healthcare
community's draw from surrounding counties. Some of the usage and projects we
contemplate are medical offices, an inpatient/outpatient facility, life s(;ience centers, and
medical manufacturing businesses. We anticipate building a medicall~omplex that will
continue to develop for many years to enhance all of the Bloomington community health
services. The expansion of petitioner's practices into a larger facility Imd the offering of
additional medical office building space and services as requested by Bloomington
physicians, the potential development of life science centers and medi'~al manufacturing
operations will make the City of Bloomington an even greater regional center for health
care, drawing more citizens seeking healthcare from farther away and enhancing -not

diminishing -Bloomington Hospital's operations.

Bloomington Hospital has suggested in its comments that any "for profit" entity that it
does not own which provides even very limited in-patient services or ambulatory surgery
center services will cause the Hospital to incur a "deteriorating financial condition" and
an inability to provide indigent services. But in fact, this development does not place the
Hospital in any danger.

Despite its "Not for Profit" status, the Hospital's own annual report shows that it made
nearly $7 million in "Profit" during 2002 (2003 figures are not yet available), and
revenues of over $200 million. Http://www.bhhs.org/pdf/Bhosp_AnnlJaI%20Report_03.
pdf. In fact, as the report shows, over the last several years, Bloomington Hospital has
acquired Orange County Hospital, seven family practice offices, and now owns a nursing
home as well as managing two others. In addition, Bloomington Hospital has partial
ownership of the Southern Indiana Surgery Center and the SIRA ImagJng Center. The
petitioner's practices are very small compared to the empire supervised by the
Bloomington Hospital. It is difficult to imagine that the petitioner's comparatively small
practices could have any negative impact on Bloomington Hospital's l;lrge and relatively
comprehensive operations. And in fact, this project will not.

Bloomington Hospital expressed a concern that additional or expande(l private health
care services may cause it to have to incur an even greater degree of wlfeimbursed or
indigent health care services. This petitioner, however, has historicall:{ had and it has
now an exemplary record of providing health care for those with an in:lbility to pay. He
was one of the first, if not the first, physician in Bloomington to sign up for providing
services under the CHAP program when it was initiated by the effort of Dr. Carol and
Jim Touloukian. Petitioner's practice has been and is presently:



40%
27%
23%
10%

Medicare
Medicaid
Private Carrier
CHAP/ self pay

Petitioner provided $64,000 in CHAP services last year. Moreover, petitioner has

historically provided Medicare services "with Assignment", which means that the patient
is not billed for the costs of services which Medicare will not pay for. We think we
would be hard pressed to find another physician who has shown greate r commitment to
indigent services and charity care than petitioner. Petitioner, as well as the Hospital, has
made it a part of its mission to provide healthcare services to the indigent, and petitioner
has historically provided such services to an extent that rivals other physicians in this

community. Its unreimbursed healthcare service delivery to the indigent has been and
continues to be exemplary. Petitioner pledges to continue such a commitment.

The so-called "Federal Moratorium" is not an issue here. It is inaccurcLte to say that the
recent Medicare amendment, the Medicare Prescription Drug and Modernization Act of

2003, prevents construction of hospitals, surgery centers, or facilities titlat compete with
non-profit hospitals. The concern the statute addresses is that physician ownership of
private health care facilities may result in referrals to a facility out of ttie physician's
economic interest, rather than in the patient's best interest. Moreover, the moratorium is
specifically tied to facilities accepting Medicare and Medicaid patient~;. It does not say
that new construction of a surgery center with very limited in-patient services are

prohibited because they pose a threat to major hospitals. We believe tl1e commenter's
reference to this statute is not on point in this matter.

The commenter is concerned about drawing patients away from Bloomington Hospital.
Petitioner draws patients from many counties, and has done so for yew's. And indeed we
believe petitioner draws patients from a much larger area than does th(: Hospital. It
brings patients to Bloomington, not from Bloomington Hospital. We believe this project,
being uniquely located on 37 will draw even greater numbers of patients to the
Bloomington healthcare community and will, in fact, enhance Bloomington Hospital's
operations. We believe the commenter expressed similar concerns about the
development of the Southern Indiana Surgery Center years ago -that a surgery center
would harm the hospital by drawing patients away from the hospital. But clearly the
Surgery Center's operations have not had the negative impact on the Hospital that
Bloomington Hospital predicted then or that it now predicts is inheren1: in the
construction of "even one more" ambulatory surgery center in Bloomington. This project
will have no negative impact on the Hospital. Quite the contrary, we anticipate this
project will bring more business to the Hospital and provide the Bloomington community
with even greater healthcare services,



Thank you for your assistance in this matter. If you would like additi()nal information,
please do not hesitate to call.

Very truly yours,

Michael O. Ellis
Attorney for Petiti oner

Dan Neubecker
Dr. Kamal Tiwari

cc:



Bloomington Hospital & HealthcarE~ System

Overview.

Bloomington Hospital & Healthcare System is the leading not-for-profit healthcare
provider for South Central Indiana and fulfills multiple needs in om' community,
particularly for the poor and uninsured. For-profit facilities that take profitable services
away from BHHS detract from our ability to stay state-of-the-art. Ultimately, it is not in
our community's best interest to support additional facilities of this type.

Recommendation.

Bloomington & Healthcare System requests the Planning Commission remove
"Inpatient and Outpatient Care Facilities" from the petitioners~' use list. Additionally,
Bloomington Hospital & Healthcare System requests the follow:ing conditions of
approval:

1) There be no use which falls under the definition of "H(tspital" as defined by
the City of Bloomington Zoning Ordinance.

2) There be no use which falls under the definition of" AIobulatory Surgical
Center" as defined or licensed by the State of Indiana.

Background.
National and State Perspective.

1. National.

In communities across the country, for-profit facilities (specialty
hospitals, surgery centers, etc.) with physician investors, but without
the local community hospital's involvement, are significantly
impacting the local hospital's fmancial condition. This issue has
generated so much concern that the recently passed Medicare
legislation contains an 18-month moratorium on new specialty
hospitals to give the government time to study the issue.



2. State.

At least one state has already issued a moratorium on these kinds of
facilities. This issue is also being addressed in tIle Indiana legislature.
Several alternatives are being studied including a moratorium on new
facilities, a return to a certificate of need law, aIJld restricting physician
referrals to facilities in which they invest.

Three Key Poin~s.

1. BHHS's missjon and meeting our community's needs.
Bloomington ~ospital & Healthcare System had over eighteen million (18) dollars of
charity care ~d bad debt in the most recent fiscal year.

Two prime examples of meeting our community's needs are as follows:

Bloolmington Hospital Ambulance Service at Risk.

.

Facts:
1. ast year's operational losses for BRAS totaled over $900,000 -the

ounty paid $121,000. The hospital covered the r'~mainder of the loss.
2. ost ambulance services are run by cities or counties.
3. ther surrounding counties contribute a greater portion to cover these

osts.
4. e community has an award winning ambulance service.

Bloo~ington Hospital supports the CHAP Clinic «(~ommunity Health
Acc~ss Program) with a subsidy of $400,000.

.

Facts: I

1. kloomington Hospital operates the only adult prin1ary care clinic in the
bommunity that solely serves the indigent.

2. Indigent care continues to grow with the hospital':; emergency
~epartment -the only safety net for these patients.

3. tollection of community health services under one roof (WIC, Family
lanning Clinic, Positive Link, Health Dept. Clinic).

4. atients not seen at CHAP come to the emergency room and the hospital.
a. Bloomington Hospital's Emergency Room provides a substantial

amount of uncompensated care for our community and is the
safety net for all uninsured and underinsure,d patients.



2. Capacity, need and collaboration.

Our Healthcare community has successfully collaborated in a number of areas such as
the Southern Indiana Surgery Center and the SIRA Imaging Cen.ter (both joint ventures
with Bloomington Hospital and the mainstream of our physician community). There is
adequate capacity, excellent quality, and ready access already present in our healthcare
delivery system.

3. Potential Impact of for-profit Facilities upon BHHS and its ~~ission

.With less profitable revenue streams, our ability to subsidize the unprofitable
mission driven services could be jeopardized.

.With a deteriorating financial condition, the ability to provide state of the art
equipment, facilities, and programs will be threatened. This could force our
patients to seek services in other geographic areas (i.e.~, Indianapolis,

Louisville, etc.).

.All of the above could lead to even greater healthcare (;osts to local employers
or companies looking to locate here.

Conclusion.

It is our understanding that the proposed medical project identifies medical office
buildings, as well as inpatient and outpatient services. We believe the proposed
medical office facilities are in character with the adjoining fal;;ilities. However, we
are strongly opposed to any project that would allow an acute: care facility or
specialty hospital with inpatient or overnight beds. That could be the beginning of a
multi-hospital environment without an equal sharing of our nrission responsibilities.
Furthermore, we believe that even one more ambulatory surgical center is
unnecessary and not in the community's best interest for all r,easons previously
stated.

@











 

 

  
In the Council Chambers of the Showers City Hall on Wednesday, 
January 5, 2004 at 7:30 pm with Council President Gaal presiding over 
the statutorily required Organizational Session of the Common Council. 
 

COMMON COUNCIL 
ORGANIZATIONAL SESSION 
January 5, 2004 

 
Roll Call: Banach, Diekhoff, Ruff, Gaal, Rollo, Sturbaum, Volan, 
Sabbagh, Mayer 
 

ROLL CALL 

Council President Gaal gave the Agenda Summation  
 

AGENDA SUMMATION 

There were no minutes to be approved. 
 

APPROVAL OF MINUTES 

Chris Sturbaum thanked those who voted to put him on the council, said 
he would do the best job he could, and asked folks to keep him on his 
toes. 
 
Andy Ruff welcomed Sturbaum and Stephen Volan to the council and 
Mayor Kruzan to city government and said it was good to have James 
McNamara back, too.  He noted the end of 150 years of rail service to 
Bloomington, adding that this industry was important to the history and 
economic development of Bloomington as it served the limestone 
industry and the Showers furniture factory.  He said that we should mark 
the ending of this era as significant just as we would an opening or 
ribbon cutting. 
 
Michael Diekhoff welcomed Volan, Sturbaum and Mayor Kruzan to 
City Hall. 
 
Timothy Mayer wished everyone a happy, healthy and prosperous new 
year, welcomed Sturbaum and Volan and Mayor Kruzan, and said he 
was looking forward to working with the new members of council to 
accomplish good things. 
 
David Sabbagh welcomed new council members and offered to fill them 
in on anything they needed to know.   He welcomed Mayor Kruzan and 
added that he hoped that he would be present at council meetings many 
times in the future. 
Sabbagh outlined goals for this year as: 

• Streamlining the council agenda with regards to public and 
council comments so that business isn�t begun too late in the 
evening. 

• Broadening the membership of boards and commissions along 
with a review and reauthorization of city boards and 
commissions. 

• Re-establishing a council committee to study affordable housing 
issues with the administration and other interested parties. 

• Establishing a council committee to work with the Mayor and 
the Bloomington Economic Development Corporation to study 
economic development in the city. 

• Studying and developing tax abatement guidelines. 
 
Dave Rollo welcomed Sturbaum and Volan and said it would be an 
honor to work with the Kruzan administration in this next term of office. 
 
Stephen Volan thanked those who made him and Sturbaum feel so 
welcome.  He thanked those who worked on his campaign and 
especially mentioned his parents and Catherine Stafford and her family 
among others.  He also thanked Judge David Welch who administered 
his oath of office and who inspired him to �step up� to public service.  
He mentioned the passing of IU Swimming Coach Doc Counsilman and 
said he would be missed.  
 

MESSAGES FROM 
COUNCILMEMBERS 
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Chris Gaal said that even though there were seven out of nine members 
returning to the council, this was, indeed, a new council because of the 
new dynamic with two new council members added to those with 
experience.  He stated that he, along with many other citizens, look 
forward to a new and more positive relationship with the administration 
and the new mayor.  He ended by saying �Let the honeymoon begin!� 
 

MESSAGES FROM 
COUNCILMEMBERS (cont�d) 

Mayor Kruzan teasingly said he hoped that he and the council would 
continue the best �Reality TV� in the city of Bloomington by calling the 
show Mayor Survivor where proposals from the second floor would be 
voted out and not down.   He thanked Gaal for the challenge of high 
expectations and said he looked forward to living up to them.  He said 
he had respect for legislative bodies, and understood that there would be 
differences of opinion, but added that he and would never forget that he 
serves the same voters as the council, and they deserve the same 
information and input as the mayor.  Kruzan noted that he stated at his 
very first staff meeting that he understood the council to be as much of a 
constituency of the administration as the voters themselves.  He noted 
his responsibility to council members as they represent voters in districts 
adding that he takes politics and governing very seriously.   
Kruzan said that the newspaper report on the demise of the CSX railroad 
attributed the rail closing to the project that the city was pursuing, which 
he said was wrong.  He clarified that this was going to happen anyway 
and that the closing was not the result of the previous administration or 
council action on the switchyard conversion project. 
He wished everyone a Happy New Year and a Happy Four Years to all. 
 
Sturbaum asked if the door to the mayor�s office was always open; 
Kruzan responded that he would take it off the hinges. 
 

MESSAGE FROM THE MAYOR 

Bud Bernitt said the switchyard was out of control because it didn�t have 
a specific monetary amount attached to it, and that the environmental 
mediation was questionable.  He said that there were too many 
important issues in the community to dedicate money to and specifically 
mentioned Martha�s House homeless shelter.  He added that that former 
Mayor Fernandez� project drove CSX out of Bloomington. 
Bernitt said that council member Mayer had made fun of him during the 
last meeting because he�d talked to an out of state consultant about a 
trolley system in the rail way.  He said that the consultant didn�t charge 
him anything for the advice, while the council and former administration 
had a consultant they paid $780,000 to report heavy karst was present in 
the area.   
He said Mayer had also made fun of Gray Brothers Cafeteria and their 
closing and said he found those comments rude with respect to the 
restaurant�s investor and workers.  Bernitt said that the project was a 
reuse of an older building, but that the City of Bloomington had required 
$.5M of trees on the parking lot, and that the City also required a 
$22,000 hook on fee for sewers for this reuse project.  He asked council 
members to stop and think about their actions and words and how they 
affected citizens.  He concluded by announcing that his property had 
recently been annexed into the city and that he would be back for the 
next four years.   
 

PUBLIC INPUT 

It was moved and seconded that the following officers be nominated for 
the following offices for 2003. 
President               Mike Diekhoff  
Vice President       Andy Ruff 
Parliamentarian     Timothy Mayer 
 
The nominations received a roll call vote (as requested by Council 
Member Banach) of Ayes: 9, Nays: 0.  
 

ELECTION OF OFFICERS  
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Council Members exchanged seats in accordance with their new 
positions. 
President Diekhoff assigned council members their seats for the year 
and presented outgoing president Chris Gaal with a gavel to 
commemorate his service as council president. 
Gaal thanked everyone who supported him as president in the last two 
years, said he had a lot of fun doing it and felt that the council was able 
to accomplish a lot of great things for the City of Bloomington during 
that time.   
 

ELECTION OF OFFICERS (cont�d) 

It was moved and seconded that the following appointments to various 
Council Positions be considered:  
 
Citizens Advisory Committee (Community Development Block Grants) 
     -Social Services                                                     Chris Gaal 
     -Physical Improvements                                        Timothy Mayer 
Commission for Bloomington Downtown   Michael Diekhoff 
Economic Development Commission (City)  Chris Sturbaum 
Economic Development Commission (County) Regina Moore 
Environmental Resource Advisory Committee Chris Gaal  
Metropolitan Planning Organization                          Andy Ruff 
Plan Commission                                                       Dave Rollo 
Solid Waste Management District                             Stephen Volan 
Urban Enterprise Association Board                         Stephen Volan 
Utilities Services Board                                             Timothy Mayer 
Bloomington Economic Development Corporation  Mike Diekhoff 
 
The nominations were approved by a voice vote.   
 
President Diekhoff appointed the following council members to the 
following council committees: 
 Jack Hopkins Social Services Funding Committee -- 
  Chris Gaal, Tim Mayer, Dave Rollo, Andy Ruff, David 
  Sabbagh 
 Council Sidewalk Committee -- 
  Tim Mayer, Mike Diekhoff, Chris Sturbaum, Dave Rollo 
 

BOARD AND COMMISSION 
APPOINTMENTS 

This being the first meeting of the year, there was no legislation for final 
action. 
 

LEGISLATION FOR SECOND 
READING 

 
It was moved and seconded that the following legislation be introduced 
and read by title and synopsis only. Clerk Moore read the legislation by 
title and synopsis. 
 
Ordinance 04-01 To Amend the Bloomington Zoning Maps from 
RS3.5/PRO6 to PUD and to Adopt the Preliminary Plan for the Adams 
Grove Planned Unit Development � Re: 1201 S. Adams Street 
(Millennium Property Management, Petitioners) 
 

LEGISLATION FOR FIRST 
READING 
 
 
Ordinance 04-01 
 

There was no public comment. 
 

PUBLIC INPUT 

The meeting was adjourned at 8:07 pm. 
 

ADJOURNMENT 

APPROVE:    ATTEST: 
 
 
 
 
Michael Diekhoff, President  Regina Moore, CLERK 
Bloomington Common Council City of Bloomington 
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