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**Next Meeting January 7, 2019        Last Updated:  12/7/2018 
 

Auxiliary aids for people with disabilities are available upon request with adequate notice.   
Please call 812-349-3429 or e-mail human.rights@bloomington.in.gov.   
 

CITY OF BLOOMINGTON 
PLAN COMMISSION  
December 10, 2018 at 5:30 p.m.                       City Council Chambers – Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:    October 2018 Special Hearing, November 2018 Regular Hearing, November 
2018 Special Hearing 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

CONTINUE TO JANUARY: 

PUD-30-18 Curry Urban Properties 
  100 Block of N. Pete Ellis Dr.  

Rezone real estate identified as Lot #8 located in Deckard E 3rd St. neighborhood subdivision, 
Monroe County, IN, consisting of 3.2 acres from CL to Planned Unit Development. Preliminary 
plan & district ordinance.  

  Case Manager: Jackie Scanlan 
 

PETITIONS: 

SP-14-18 Waterstone Bloomington Land LLC 
  320 W. 11th St. 
  Site plan approval to allow a 51,720 sq. ft. mixed use building with 22 parking spaces. 
  Case Manager: Eric Greulich 
 
 
 

2

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


BLOOMINGTON PLAN COMMISSION   CASE #: SP-14-18 
STAFF REPORT      DATE: December 10, 2018 
Location: 320 W 11th Street 
 
PETITIONER: Waterstone Blooomington Land LLC 
   5784 Lake Forest Drive, Atlanta, GA   
 
CONSULTANTS: Matte Black Architecture  
   2021 E Wexley Rd, Bloomington 
   
REQUEST: The petitioner is requesting site plan approval for a four-story mixed use 
building. 
 
BACKGROUND: 
Area:     0.450 acres  
Current Zoning:   CD – Showers Technology Park Overlay 
GPP Designation:  Downtown 
Existing Land Use:  Undeveloped 
Proposed Land Use:  Commercial / Dwelling, Multi-Family 
Surrounding Uses: North – Multi-family Residential  

West  – Multi-family Residential 
East  – Commercial /Dwelling, Multi-Family 
South – Showers Technology Park 

 
REPORT: The property is located on the north side of 11th Street between Ashlyn Park 
Drive and Morton Street and is zoned Commercial Downtown (CD), in the Showers 
Technology Park Overlay. Surrounding land uses include a pocket park and multi-family 
residences to the north, a mixed-use building to the east, multi-family residences and 
Upland to the west, and the Trades District to the south. 
 
This site is part of the Morton North petition that received site plan approval in 2007 under 
SP-28-07. That overall petition approved a parking garage, several multi-family dwelling 
units, a pocket park, a mixed-use building, and an office building. All of those structures 
(except for this office building) have been constructed or are currently under construction. 
At the time of that 2007 approval, the Certified Technology Park was in the renewal 
process discussion stages and it was uncertain if it would occur on the land to the south 
of this site. The Plan Commission wanted to insure that there was a mix of land uses 
within the Morton North petition, but given the uncertainty of the Technology Park, the 
Plan Commission included a zoning commitment with the approval that restricted the land 
uses on the petition site over time in order to provide some relief if the Technology Park 
did not progress. A copy of that zoning commitment, the staff report for SP-28-07, and 
minutes from that meeting are included with this packet. The zoning commitment required 
a certain amount of the office building that would be built on this site to be dedicated to 
technology park uses. There were 2 time periods outlined in the commitment, but after a 
5-year time period elapsed then the site could be developed according to current zoning 
regulations, pending Plan Commission approval.  
 
The Administration and the Department believe that the language in the zoning 
commitment allows the Plan Commission to require an office use if the Trades 
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District/Showers Technology Park is developing as hoped. The City has recently made a 
substantial investment in the Trades District with the new road network and remodeling 
and leasing of the existing historic buildings and therefore feels that office uses are still 
required per the zoning commitment. This is also in keeping with the intent of the overall 
site plan for Morton North where the Plan Commission previously expressed a desire to 
have a mix of land uses within the development. 
 
The petitioner is proposing a 4-story building that will have 1,000 square feet of lower 
level commercial space and a parking garage with 22 parking spaces, 2 floors of hotel 
space with 40 rooms, and 2 floors of apartments with a total of 12, studio units and 18, 1-
bedroom units. The height and design of the building is in keeping with the previously 
shown models and elevations that received STPO deviation approval with the 2007 
approval. 
 
Plan Commission Site Plan Review:  The Department is bringing this to the Plan 
Commission for review per the language of the zoning commitment that stipulated the 
Plan Commission shall review the final site plan. 

 
SITE PLAN ISSUES:  
 
Residential Density: The allowable density in the Showers Technology Park Overlay 
(STPO) is 15 units per acre. The petition site is 0.45 acres and would be allowed 6.75 
units. The number of units proposed meets the maximum 6.75 units allowed. 
 
Non-Residential Uses on the First Floor: The ground floor consists of commercial and 
hotel space and meets the non-residential use requirement.  
 
Height: The maximum height of the building is shown at 62’. Although the current height 
limit of the STPO is 35’, a height waiver was granted with the original approval and listed 
a possible height of up to 78’, however the building was restricted to four-stories in height. 
The ground floor with the parking garage was not included as a story. The proposed 
building meets the four-story height limit that was specifically outlined in the zoning 
commitment and is identical to what was approved with the 2007 approval. 
 
Parking: The STPO does not require parking spaces for nonresidential uses and only 
requires parking spaces for residential bedrooms over 10 bedrooms, so a total of 5 
parking spaces are required for the multi-family residential component. There are 22 
parking spaces being provided on this site in the ground floor parking garage, which 
meets the parking requirement for the apartments. 
 
Access: The parking garage is entered from a street level entrance on the west side of 
the building from Ashlynn Park Drive. This is in keeping with the original approved design 
of the building. 
 
Bicycle Parking/Alternative Transportation: Bicycle parking spaces have been shown 
at the southwest corner of the building and also adjacent to the hotel entrance on the east 
side of the building. A total of 8 bicycle parking spaces are required and have been shown.  
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Architecture/Materials: The primary building materials include limestone veneer, brick, 
fiber cement panels, and a horizontal composite or metal panel along the bottom floor 
adjacent to the parking garage. Secondary materials are wood and cementitious siding. 
The building design meets window void-to-solid ratios. Limestone headers and sills have 
been shown as well. Since there is a substantial grade transition across the site, it is 
difficult to measure the ground floor void-to-solid ratio. The elevations include tall glass 
windows at the west end of the building that span the commercial and hotel space. A 
regular pattern of windows is included along the ground floor of the hotel space and the 
first floor of the hotel does meet the 40% void-to-solid ratio. Glass windows could be 
included instead of the horizontal composite or metal panel adjacent to the parking 
garage, however the Department believes the material shown provides a better visual 
screening of the interior of the parking garage. The proposed renderings are similar to the 
previous renderings, however previous renderings shown with the 2007 approval showed 
the east side of the building more at street grade with windows down to the street level 
because the current drawings are based on engineered elevations as opposed to the 
more conceptual 2007 renderings. If the petition is approved, then the Department 
recommends that either the ground floor be lowered in this area to be closer to street level 
or another entrance be included with steps extending to the street level. 
 
Streetscape: Street trees were installed with previous approvals, however pedestrian-
scaled lighting are required along 11th Street. These would need to be shown prior to 
issuance of any grading permits. 
 
Impervious Surface Coverage: The STPO allows for 75% impervious surface coverage 
and this petition meets that requirement. 
 
Building Façade Modulation: The proposed building meets the modulation 
requirements that were in place at the time of the original approval with two large modules 
along the east side of the building and a center module that extend the required 3’ 
modulation. 
 
CRITERIA AND FINDINGS FOR SITE PLANS 
20.09.120 (e)(9) The staff or plan commission, whichever is reviewing the site plan, shall 
make written findings concerning each decision to approve or disapprove a site plan. 

(A) Findings of Fact. A site plan shall be approved by the plan commission only upon 
making written findings that the site plan:  

(i) Is consistent with the Comprehensive Plan; 

Findings:  
 The site is in the Certified Technology Park and Trades District area of the 

Comprehensive Plan. 
 The Trades District is highlighted as an ideal place to attract new 

investments and for the provision of jobs.  
 One of the main goals of the Trades District is to create jobs in the 

technology sector. New businesses are identified as a primary use and work 
force focused residences to help support and serve these businesses. (p. 
54) 
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 The Trades District, within the Showers Technology Park, and locations 
associated with the Convention Center are necessary for employment and 
business growth. These highly valued goals must be preferred when 
considering development approvals. (p.86) 

 Land use policy guidance shall first utilize the 2013 Certified Technology 
Park Master Plan and Redevelopment Strategy to aid in land development 
approvals. (p.97) This document highly encourages the presence of 
Technology Park offices to support the development of the overall 
Technology Park. 

 
(ii) Satisfies the requirements of Chapter 20.02, Zoning Districts;  

The UDO includes an intent for the CD district and guidance for the Plan 
Commission in 20.02.370. The following items address those intent and guidance 
statements. 

Findings:  
 The project does serve to protect and enhance the central business district 

by adding infill commercial and residential space on an existing vacant site. 
 The project does provide a mix of land uses with storefront retail and 

residential dwelling uses. 
 It is unclear whether or not the project promotes a diversity of residential 

housing for all income groups and ages because future renters are 
unknown. The project provides 20 one-bed or studio apartments, increasing 
the inventory for small units downtown. 

 The project does incorporate some pedestrian-oriented design through first-
floor window design and massing and does accommodate alternative 
means of transportation by providing ample bicycle parking. 

 The project does intensify the use of vacant and under-utilized properties, 
by developing the vacant lot. 

 The project does provide commercial on the ground floor with residential 
above. 
 

(iii) Satisfies the requirements of Chapter 20.05, Development Standards; 

Findings:  
 A waiver from the maximum height limit of the district was approved with 

the previous approval. This project meets all other applicable development 
requirements of Chapter 5. 
  

 (iv) Satisfies the requirements of Chapter 20.07, Design Standards; and  

Findings: 

 No subdivision is involved, so this is not applicable. 

(v) Satisfies any other applicable provisions of the Unified Development 
Ordinance. 

6



 
Per 20.03.380, the Plan Commission shall approve a site plan that meets all of the 
standards of 20.03.400, 20.03.410, and 20.09.120. 

 The petition meets the standards that were in place with the original 
approval with the one approved waiver. 
 

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington 
Environmental Commission (EC) has made two recommendations concerning this 
development.   
 

1.) The EC believes that overall this proposal falls short of the vision for the 
Showers Technology Park Overlay and should be revised to add innovative, 
unique, environmentally-sustainable features. 
 

Staff Response: The Department encourages the petitioner to pursue options to 
add additional environmentally-sustainable features. It is not required per UDO 
standards at this time. 

 
2.) The Petitioner should work with staff to revise the Landscape Plan, and ensure 

that removal of existing vegetation will not cause previously-built phases to be 
out of compliance. 
 

Staff Response: There is one existing street tree that is being proposed to be 
removed and if possible, this should be relocated. This will be reviewed with a 
grading plan if approved. 

 
CONCLUSION: This petition meets the STPO Development Standards except for the 
height limit which received a waiver with the 2007 approval. The plan and renderings are 
in keeping with the previous requirements of the 2007 site plan approval, however since 
one of the areas of concern with the 2007 approval was the incorporation of a mix of uses 
on this petition and the desire to promote the development goals of the Trades District 
and Shower Technology Park, the exclusion of office uses and the inclusion of multi-
family residences with the petition does not promote that goal and does interfere with the 
goals of the Comprehensive Plan. The Department therefore does not recommend 
approval because it lacks the previously approved office space. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that 
the Plan Commission deny the site plan based on the written findings of fact. 
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City of Bloomington 

Bloomington Environmental Commission 
 

 
401 N. Morton St., Suite 130 • Bloomington, IN 40402   Phone: 812.349.3423 

 www.bloomington.in.gov 
environment@bloomington.in.gov  

MEMORANDUM 
 
Date:  December 10, 2018 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-14-18:  Morton North/Waterstone Bloomington Land LLC  
  310 W. 11th St.  
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations of the 
Environmental Commission (EC) with the hope that action will be taken to enhance its environment-
enriching attributes.  The EC reviewed the petition and offers the following comments and requests for 
your consideration.   
 
The EC believes that overall this proposal falls short of the vision for the Showers Technology Park 
Overlay and should be revised to add innovative, unique, environmentally-sustainable features. 
 
1.)  DISTRICT INTENT & REVIEW STANDARDS 
 
The EC questions whether this petition follows the intent of the Showers Technology Park Overlay 
(STPO).  Find concerns below.  
 
a. Providing motel and dwelling unit opportunities (plus an office for the dwelling units), does not seem 
to “promote mixed-use development focused on light industrial/manufacturing and office uses” as 
20.03.360 STPO District Intent calls for.   
 
b. The Review Standards instruct us to look at the Design Guidelines outlined in the Downtown Vision 
and Infill Strategy Plan (DVISP).  Design Guideline “Orient the primary entrance of a building toward 
the street”, and “Entries” describe features that are not reflected on the site plan for this petition, 
although those would enhance the walkability of the streetscape immensely. 
 
c. While the Architectural Character falls short of following the guidelines, the EC is pleased that 
limestone is being used on the building façade.  The EC recommends that additional limestone be used 
around the main entrance to enhance the local character of the building. 
 
d. The STPO section Parking Structures provides guidance that should be followed for the exterior of 
this garage. 
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e. Section 20.03.380, Plan Commission Review, discusses a vision of buildings in the STPO that add 
unique and innovated character, and environmentally sustainable development design features.  Neither 
the site nor building design accomplish that.  The Petitioner’s Statement lists some features that the EC 
does not consider innovative or green, and believes that the “proposed or under consideration” features 
are little more than modern typical building practices. 
 
2.)  LANDSCAPE PLAN  
The Landscape Plan in not yet acceptable and needs some revisions.  The Petitioner should work with 
staff to ensure compliance with the Bloomington Municipal Code, at the least.  The EC recommends the 
site be designed with plantings that benefit local pollinating insects and birds, reduce the heat island 
effect, and slow and cleanse rainwater.  Using native plants provides food and habitat for birds, 
butterflies and other beneficial insects, promoting biodiversity in the city.  Native plants do not require 
chemical fertilizers or pesticides and are water efficient once established.    
 
Additionally, some vegetation will be removed with this proposal.  The EC requests assurance that the 
removed vegetation was not part of the landscape requirements for a previous phase of development.  If 
it was, removal will cause said previously-built phase/structure to be out of compliance. 
 
EC RECOMMENDATIONS: 
 
1.) The EC believes that overall this proposal falls short of the vision for the Showers Technology Park 
Overlay and should be revised to add innovative, unique, environmentally-sustainable features. 
 
2.) The Petitioner should work with staff to revise the Landscape Plan, and ensure that removal of 
existing vegetation will not cause previously-built phases to be out of compliance. 
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Matte Black Architecture Inc           2021 E Wexley Rd, Bloomington, IN 47401 812.345.6549 

Petitioner’s Statement     
 
Morton North Lot 1 Mixed Use 
 
Attention: Bloomington Plan Commission 
Petitioner: Eric Edee (Waterstone Bloomington Land LLC), property owner 
 
Project Description 
 
The petitioner is proposing a mixed-use development at 320 W 11th Street (Lot 1) to complete the 
previously approved site plan for the Morton North Project (Case #SP-28-07). This building was 
formerly depicted as an “Office Building”, however, the requirements for exclusive use as office 
has expired and the current petition is based on both previously determined guidelines (max. 
height, area, etc.) and those from the current UDO that would apply (use, modulation, etc.). 
 
The property is vacant (approx. 177’ x 110’ = .45 acres) and is surrounded by a pocket park directly 
to the north along with mostly 4-5 story mixed-use and apartment structures to the north and east 
and vacant property or 1 story commercial structures to the south and west. The new building 
consists of a masonry, fiber cement and glass exterior with a combination of concrete, steel and 
wood structural system. It will contain 2 stories of studio & 1 bedroom apartments over 2 stories of 
hotel (40 keys) over a basement story of parking with commercial (office or retail) space as well 
as space for trash & recycling, bike storage and building utilities. There will be an elevator, 2 stair 
towers, fire sprinkler system, ground floor patios and a grease interceptor for food service use.  The 
petitioner is proposing a high-quality mixed-use development that will include 1120 sf of ground 
floor commercial space, (22) parking spaces, (40) hotel rooms with lobby/amenity space, (12) 
studio apartments, (18) 1 bedroom apartments and outdoor patio space. 
 
District Ordinance Guidelines 
 
District: Showers Tech Park Overlay (STPO) 
“Ensure that new development is compatible in mass and scale with historic structures in the 
showers technology park character area; Draw upon neo-traditional design concepts to extend 
the street grid and to create publicly accessible open space; Integrate a campus style of 
development that is strategically planned to provide convenient connections and access to the 
courthouse square for pedestrian and vehicular circulation; Promote mixed-use development 
focused on light industrial/manufacturing and office uses where live-work, young professional, 
single-family, empty nester and retiree housing markets are targeted.” 
 
Permitted Uses: Parking Garage, Office, Retail, Hotel, Dwelling, multifamily (upper floor units)  
 
Maximum Residential Density: 20 units per acre 
Property is 19,393 SF/43,560 (1 acre) = .45 acre x 15 = 6.9 DUE allowed 
Proposed Units:     (12) Studio units @ .20/unit = 2.4 DUE 
 + (18) 1 Bedroom units @ .25/unit = 4.5 DUE 
 = (30) Units / 6.9 DUE proposed 
 
Maximum Impervious Surface Coverage: 75% allowed (14,545 sf) - 70% (13,600 sf) proposed 
 
Maximum Structure Height: 78’ allowed per the original site plan approval. 75’-0” proposed from 
lowest grade to highest point of building 
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Matte Black Architecture Inc           2021 E Wexley Rd, Bloomington, IN 47401 812.345.6549 

Residential Parking Standards: For the first ten bedrooms, no parking shall be required. For 
bedrooms eleven through twenty, five-tenths parking spaces per bedroom shall be provided. For 
bedrooms above twenty, eight-tenths parking spaces per bedroom shall be provided. For 30 
bedrooms (units) 13 spaces are required.  23 total parking spaces are provided (13 for residential). 
 
Nonresidential Parking Standards: no parking required. 
 
Building Setback Standards: Build-to Line: 0 feet, Minimum Side & Rear Setback: 5 feet 
 
Void-to-Solid Percentage: First Floor: Transparent glass… shall comprise a minimum of 40% of the 
total wall/façade area of the first floor façade/elevation facing a street. 
Upper Stories: Transparent glass… shall comprise a minimum of 20% of the wall area of each floor 
above the first floor façade facing a street. 
 
Materials: Brick, limestone and fiber cement siding are proposed as the primary and secondary 
materials. Painted metal is proposed as an accent material (window headers) as well as metal 
railings, metal awnings and supports. 
 
Entrance Detailing: The primary pedestrian entrance shall incorporate three or more of the 
following architectural design features: Plaza space with ornamental paving and integral 
landscape planters; canopy or awning; prominent building address, name and exterior lighting 
 
Building Façade Modulation: Building façades along each street shall utilize a maximum façade 
width interval of one hundred feet and minimum façade width interval of twenty-five feet. The 
module shall be offset by a minimum depth of five percent of the total façade length and the 
offset shall extend the length and height of its module. 
 
Building Height Step Back: Waiver granted per original site plan approval. 
 
Innovative and Green Design 
 
In response to the City of Bloomington’s desire to see more innovative and sustainable design the 
proposed addition incorporates a number of essential elements of a forward-thinking urban 
environment. Here are those that are proposed or under consideration: 
 
Urban Densification – develop the property to fit within the surrounding context, height and density  
Mixed Uses – commercial and residential uses for a dynamic development 
ADA Accessibility – an elevator will provide accessibility to all floors 
Energy Efficient Fixtures – apartment appliances and fixtures will meet Energy Star or better 
High Efficiency HVAC – heat pumps with high-efficiency ac compressors 
Highly Insulated Exterior – 2x6 exterior walls with R-19 insulation & R-38 roof insulation 
Low-Emitting Material – low VOC finishes and paints 
Highly Efficient Lighting – LED lighting throughout building 
Natural Daylighting – large glazing and open unit plans for minimal lighting demand 
Low E Glazing – thermally resistant frames with low solar heat gain 
Reflective Roof Material – light colored roof finish to reduce the heat island effect 
 
Thank you for your consideration of this petition. 

                     
Matt Ellenwood, AIA, LEED AP 
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SP-28-07
Site Plan
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SP-28-07
Elevations
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SP-28-07
Pictures from approved model
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SP-28-07
Pictures from approved model
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