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CITY OF BLOOMINGTON 
PLAT COMMITTEE    
February 11, 2019 at 4:00 p.m.                *Kelly Conference Room #155 
 
 
ROLL CALL 
 
MINUTES TO BE APPROVED: October 2018, December 2018 
      
REPORTS, RESOLUTIONS, AND COMMUNICATIONS: 
  
 
PETITIONS: 
 
DP-34-18 Habitat for Humanity 
  1003 W. 11th St. 
  Final plat approval for a 2 lot subdivision for property zoned Residential 
  Core (RC) utilizing the Affordable Housing Standards of 20.05.009 
  Case Manager: Amelia Lewis 
 
DP-04-19 Sentinel Indiana LLC 
  3800 S. Sare Rd. 

Final plat amendment to Canada Farm Phase III plat to amend existing 
easement.  
Case Manager: Eric Greulich 

 
DP-05-19 Ramsey Land Development 
  1530 &1560 S. Piazza Dr. 
  Final plat to amend Lots 200 & 201 of the Renwick Phase III plat.  
  Case Manager: Amelia Lewis 
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tel:812-349-3429
mailto:human.rights@bloomington.in.gov


BLOOMINGTON PLAT COMMITTEE    CASE #: DP-34-18 
STAFF REPORT       DATE: February 11, 2019 
Location: 1003 W 11th Street  
 
PETITIONER:  Habitat for Humanity  
   213 E. Kirkwood Ave., Bloomington 
 
OWNER:  Michael Grove 

Chapel Hill, North Carolina 
 
REQUEST: The petitioner is requesting final plat approval for a two lot subdivision for a property 
zoned Residential Core (RC) utilizing the Affordable Housing Standards of 20.05.009.  
 
REPORT: The 9,949 square foot site is located on the south side of W. 11th Street between N. 
Monroe Street to the west and N. Diamond Street to the east. The lot is zoned Residential Core 
(RC) and has been developed with a single family residence, fronting W. 11th Street. There is a 25 
foot deep parcel owned by the City of Bloomington Redevelopment Commission (RDC) that runs 
along the south side of the lot, abutting W. Cottage Grove Avenue. 
 
The petitioner proposes to subdivide the existing lot to create one lot containing the existing house 
that fronts on W. 11th Street (the proposed Lot 8A), and a second lot that fronts on W. Cottage 
Grove Avenue to the south (the proposed Lot 8B). The petitioner would be utilizing the Affordable 
Housing Standards of 20.05.009 to meet reduced development standards. The petitioner has a 
Memorandum of Understanding with the RDC that upon approval of this lot division, the RDC 
will grant this 25 foot deep portion of the property to the petitioner to be included in the 
subdivision.  
 
The proposed property lines would make this a through-lot, meaning the southern property line is 
along W. Cottage Grove Avenue to the south. The petitioner is planning to construct one new 
single family home on the proposed lot 8B. A site plan has not yet been approved for this 
construction.  The existing structure on the proposed northern lot will meet rear yard and front 
yard setbacks. Any future construction on the proposed Lot 8B will be required to meet the 
development standards of the Unified Development Ordinance (UDO).    
 
FINAL PLAT REVIEW: The Review Considerations for Final Plats BMC 20.09.190(g) require 
that the Plan Commission review (1) The written statement and supportive material submitted by 
the petitioner; (2) The Preliminary Plat; (3) The Final Plat; (4) Any commitments or conditions of 
approval attendant to prior approvals; (5) The testimony of the petitioner; (6) The testimony of the 
public during the Preliminary Plat public hearing, when applicable; (7) Any applicable 
development standards in Chapter 20.05: Development Standards; (8) Any applicable subdivision 
standards in Chapter 20.06: Subdivision Regulations; (9) Any applicable design standards in 
Chapter 20.07: Design Standards; (10) Any other applicable provisions of the Unified 
Development Ordinance; (11) Any requirements of the members of the Development Review 
Committee; (12) The Planning and Transportation Department report; and (13) Such other 
additional information as may be required by the Plan Commission to evaluate the petition. 
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PRELIMINARY PLAT REVIEW: The preliminary plat was approved by the Plat Committee 
at its December 11, 2018 hearing.  
  
CHAPTER 20.02 ZONING DISTRICTS: The properties are zoned Residential Core (RC). The 
properties are required to meet   
 

 
CHAPTER 20.05 DEVELOPMENT STANDARDS: The petitioner is proposing to use the 
Affordable Housing Standards of 20.05.009 which provides incentives for affordable housing. The 
following standards are applicable to this petition:  
 
20.05.009(d)(3) Single-family Residential Parking: Parking requirements may be reduced to a maximum 
of one (1) on-site parking space per single-family house when adequate adjacent on-street parking is 
available.  
20.05.009(d)(4) Reduced Bulk Requirements; Single-family Lots: The following reductions in development 
standards may be applied to single-family residential lots and may be approved by the staff: (A) Lot Area: 
Minimum lot area standards may be reduced up to forty percent (40%). (B) Lot Width: Minimum lot width 
standards may be reduced up to twenty percent (20%). (C) Side Building Setbacks: Side building setbacks 
may be reduced to five (5) feet regardless of the number of stories. (D) Rear Building Setbacks: Rear 
building setbacks may be decreased to fifteen (15) feet. 
 

Setbacks: BMC 20.05.011(4)(C) permits a reduced five (5) foot side building setback and 
20.05.011(4)(D) permits a reduced rear building setback to fifteen (15) feet. For the 
existing single family structure on the proposed Lot 8A, existing side yard setbacks are 
grandfathered. The proposed lot line does not conflict with the 25 foot rear setback of the 
RC zoning district for the existing structure on the proposed Lot 8A. Any future affordable 
housing development on the proposed Lot 8B will be required to meet the Affordable 
Housing Standards of 20.05.009.  

 
Pedestrian Facilities: There are existing sidewalks on both of the proposed lots. 

 
CHAPTER 20.06 SUBDIVISION REGULATIONS: All subdivisions shall be designed 
according to one of the subdivision types specified in Chapter 6 of the UDO (20.06.005). The 
intent of the Traditional Subdivision (20.06.050) is to:  
 
Ensure the creation of a gridlike street and alley system that allows for maximum connectivity to 
adjacent neighborhoods as well as nonresidential activity centers; 

This petition does not disrupt the existing street and alley system within the existing 
neighborhood. No new streets are proposed with this petition.  

 
Create a pedestrian-scale streetscape design featuring narrow street profiles, on-street parking, 
building forward orientation, short block lengths, and decorative street lighting; 

This petition does add infill development in a manner that is not uncharacteristic to 
surrounding properties. With any future development on the proposed southern lot, the 
structure will be required to meet the reduced Affordable Housing development 
standards. There is existing on-street parking on Cottage Grove Avenue.  
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Facilitate compatible development of parcels located next to existing subdivisions characterized 
by more grid-like street patterns; 

This petition fits into the existing grid like street pattern and proposes two lot sizes that are 
not out of character for the surrounding neighborhood. There are two more properties to 
the west also developed by the petitioner with the same lot sizes and similar development. 
In addition, the properties along the north side of W 11th Street are similar in size.  

 
Facilitate development on properties not characterized by environmental constraints; 
 No environmental constraints are found. 
 
Provide a range of development options (including mixed uses, affordable housing, accessory 
dwelling units) where warranted by adjacent development patterns; and 
 The petition adds additional affordable housing in an existing neighborhood located 

within walking distance to Downtown. As previously mentioned, the two proposed lot 
sizes are not out of character for the neighborhood.  

 
Facilitate fulfillment of the Growth Policies Plan’s policies entitled Compact Urban Form, 
Mitigate Traffic, and Conserve Community Character. 

See above for Comprehensive Plan guidance.  
 
CHAPTER 20.07 DESIGN STANDARDS: Chapter 7 outlines design standards for site and 
infrastructure improvements associated with all subdivisions, including the Traditional 
Subdivision as identified in the previous section.  
 
Lot Establishment Standards (LT):  

Lot Width Measurement: The minimum lot width for the RC zoning district is 55 feet.  
The proposed lots have a width of 50 feet, which is existing. According to 20.05.009(d)(B) 
the minimum lot width standards may be reduced up to twenty percent (20%), which would 
be a minimum of 44 feet. The proposed width of 50 feet for the proposed lots meets this 
standard.   
 
Lot Area: The minimum lot standard for this zoning district is 7,200 sf. The Affordable 
Housing Standards of BMC 20.09.011(4)(A) allow for a reduced lot area of 40%. With 
these standards the minimum lot size is 4,320 sf. In order to meet this standard for the 
proposed southern lot, the portion currently owned by the Bloomington Redevelopment 
Commission is required. With this portion included in the proposed lot area calculations, 
the proposed Lot 8A will be approximately 4,972 sf and the proposed Lot 8B will be 
approximately 4,972 sf. Both of the proposed lots meet the allowed reduced standards.  
 
Frontage: All new residential lots shall have frontage on a public street. Both proposed 
lots have frontage along public streets, 11th Street and Cottage Grove Avenue.   
 
Right-of-way: See Street and Right-of-Way Standards (SR) below. 

 
Pedestrian Network Standards (PN):  
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Pedestrian Access: There are existing sidewalks on both of the proposed properties.  
 
Street and Right-of-Way Standards (SR): 

Right of Way: The proposed Lot 8A is required to dedicate a 7.5 foot wide portion of 
right-of-way along W. 11th Street, totaling 375 square feet. The proposed Lot 8B will be 
required to dedicate approximately 120 square feet of right of way along the north side of 
Cottage Grove Avenue at a depth of 7 feet.  
 
Connectivity: No new streets are proposed with this petition. 
 
Vehicular Access: There is an existing 12 foot wide alley to the west of the property. The 
proposed lot to the north will continue to have access via the northern portion of the alley. 
The proposed southern lot will have vehicular access via the southern portion of the alley 
which will lead to a parking space at the northwest corner of the proposed Lot 8B. This 
portion of the alley is currently unimproved and will be required to be improved up to the 
access point.  
 
For a new single family detached home the minimum required parking is two (2) spaces. 
BMC 20.05.009 allows for a reduction in the required number of spaces to one (1) on site 
if there is existing on-street parking. There is also available on street parking along Cottage 
Grove Avenue. This requirement is met by the proposed on-site parking space described 
above.    
 

Utility Standards (UT):  
Utilities: There are existing sanitary sewer, water, and storm sewer lines, running east to 
west on both W 11th Street and Cottage Grove Avenue. The existing home is serviced by 
water and sanitary from W 11th Street and the new lot will be serviced by water and sewer 
from Cottage Grove Avenue.  

 
CONCLUSION: The petition creates a lot that is not out of character for the development pattern 
in the neighborhood and provides an infill development opportunity. This proposal uses the 
affordable housing standards, and as such the only allowed use for the proposed southern lot is for 
future affordable housing development. Any future development on the proposed southern lot 
would be required to meet the applicable zoning requirements of the RC zoning district or the 
reduced standards as outlined in 20.05.009.  
 
RECOMMENDATION: Based on the findings in the report, the Department recommends 
approval of the final plat for case DP-34-18. 

1. All proposed rights-of-way shall be dedicated to public use. 
2. All public improvements shall be bonded for prior to recording the final plat.  
3. All building and right-of-way excavation permits shall be approved prior to any site work. 
4. The recorded plat shall show all portions of the dedicated right-of-way as identified in this 

report.  
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BLOOMINGTON PLAT COMMITTEE    CASE #: DP-04-19 
STAFF REPORT       DATE: February 11, 2019 
Location: 2800 S. Sare Rd.  
 
PETITIONER:  Sentinel Indiana, LLC 

3321 S Cheekwood Ln, Bloomington, IN 
 
CONSULTANT: Smith Brehob & Associates, Inc. 

453 S. Clarizz Blvd, Bloomington, IN 
 
REQUEST: The petitioner is requesting final plat approval to amend the final plat for Canada Farm 
Phase III. 
 
REPORT: The petition site is located at the southwest corner of S. Sare Road and E. Canada 
Drive in the Rogers Farm PUD. This development site received site plan approval under PUD-19-
17 to allow for the construction of a 57 unit apartment building. 
 
The petitioner is requesting to amend the approved final plat to revise the location of existing 
utility easements to reflect the actual field locations. A 20’ utility easement is also being platted 
along Sare Road for a current utility line. A pedestrian easement is also being platted for the 
location of the Jackson Creek Trail that runs along the south side of the site. Conservation and 
drainage easements will also be added for the portions of the site within the floodplain.  
 
 
FINAL PLAT REVIEW: The Review Considerations for Final Plats BMC 20.09.190(g) require 
that the Plan Commission (or Plat Committee) review (1) The written statement and supportive 
material submitted by the petitioner; (2) The Preliminary Plat; (3) The Final Plat; (4) Any 
commitments or conditions of approval attendant to prior approvals; (5) The testimony of the 
petitioner; (6) The testimony of the public during the Preliminary Plat public hearing, when 
applicable; (7) Any applicable development standards in Chapter 20.05: Development Standards; 
(8) Any applicable subdivision standards in Chapter 20.06: Subdivision Regulations; (9) Any 
applicable design standards in Chapter 20.07: Design Standards; (10) Any other applicable 
provisions of the Unified Development Ordinance; (11) Any requirements of the members of the 
Development Review Committee; (12) The Planning and Transportation Department report; and 
(13) Such other additional information as may be required by the Plan Commission to evaluate the 
petition. 
 
PRELIMINARY PLAT: No change to the preliminary plat is required with this amendment. 
 
20.06 SUBDIVISION REGULATIONS: No changes to the overall lot size are being modified 
with this amendment. 
 
20.07 DESIGN STANDARDS:  Chapter 7 outlines design standards for site and infrastructure 
improvements associated with all lot subdivisions.  
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Easement Standards (EA): The petitioner has listed all of the required definitions from the UDO 
requirements for the proposed easements.  
 
Pedestrian Network Standards (PN):  No changes to the pedestrian network are proposed with 
this amendment.  
 
Street and Right-of-Way Standards (SR): There are no proposed changes to the existing roads 
or proposed right-of-way. The existing right-of-way has already been dedicated.  

 
Utility Standards (UT): The proposed modifications to the easements will allow the easements 
to be located in the appropriate location relative to the actual utility line locations. 
 
CONCLUSION: The amendment to the plat aligns with the original intent and design of the 
preliminary plan and meets the minimum Final Plat requirements of the Unified Development 
Ordinance. 
 
RECOMMENDATION: Based on the findings in the above report, the Department recommends 
approval of the final plat amendment for case DP-04-19 with the following conditions: 
 

1. Plat Signature block will be amended to reflect approval by Plat Committee and Board of 
Public Works. 

2. The petitioner shall file the Final Plat with the County Recorder’s Office and within thirty 
(30) days provide the Planning and Transportation with a copy of the recorded mylar. 
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Phase3_Amend1_Plat.sht  12/31/2018 12:33:29 PM
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5000_Title Sheet.sht  12/7/2017 12:36:03 PM
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5000_Overall Site Plan.sht  12/7/2017 12:37:26 PM
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5000_Site Plan.sht  12/7/2017 12:38:16 PM
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5000_Grading Plan.sht  12/7/2017 12:39:06 PM
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STRUCTURE DATA TABLE

INLET NO. CASTING DESCRIPTION LENGTH SIZE TYPE UP INV. DN. INV. T.C. ELEV.

(ft) (in) (ft) (ft) (ft)

101 6124 Standpipe 26 12 N-12 710.50 710.00 714.90 DRAIN TO DITCH

102 AE 7505 Curb Inlet 23 15 N-12 714.00 713.75 716.00 DRAIN TO DETENTION

103 1022-1 Manhole 65 12 N-12 715.50 714.10 726.75 CONNECT TO STR 102

104 AE 6610 Yard Inlet 29 12 N-12 721.14 720.73 725.50 CONNECT TO STR 103

105 1022-1 Manhole 35 12 N-12 721.64 721.24 726.75 CONNECT TO STR 104

106 AE 6610 Yard Inlet 35 12 N-12 722.14 721.74 725.50 CONNECT TO STR 105

107 AE 6610 Yard Inlet 73 12 N-12 723.00 722.24 725.50 CONNECT TO STR 106

108 Culvert 20 12 N-12 724.88 724.58 PIPE CULVERT UNDER WALK

109 Culvert 24 12 N-12 723.88 723.58 PIPE CULVERT UNDER WALK

CONNECTION

5000_Utility Plan.sht  12/7/2017 12:39:59 PM
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Sentinel Building Canada Farm Parcel H 

Zone PUD- All surrounding zones are PUD. 

Street Trees Required                                                                                                                      

1 tree required for every 40 lf of property that abuts ROW,  

Sare Road. Existing street trees shall remain; 1 new street tree required, 1 QR shall be planted 

on Sare Road, coordinate location with City Planning and Transportation Dept. 

E. Canada Dr. 296 lf of ROW abutment. 8 trees required, 8 trees provided,  

  

Buffer Yard West Property Line 

No buffer yards provided 

  

Parking lot Requirements: 36 Total Parking Spaces,                                                                                                 

One large canopy tree required for every 4 spaces, 

9 trees required; 9 new large canopy trees provided. 

3 Shrubs required for every parking space, 108 shrubs required, 109 shrubs provided 

56% evergreen 

  

Landscape Bumpout and Islands  

I large canopy tree required per bumpout and island. 

3 bumpouts and islands provided, 3 new large canopy trees provided 

  

Interior plantings 

Area used for Interior plantings calculation is the area disturbed by construction (See plan for 

area)-Total site area= 2.32 ac., Parking and buildings = .96 ac; Area not covered by building or 

parking lot = 1.36 ac.              

14 large canopy trees required per every acre of site not covered by parking lot  

or structure.  19 large canopy trees required, 19 new provided. 

5 evergreen trees required per acre of site not covered by parking lot or structure. 

7 evergreen trees required, 7 new evergreen trees provided,  

7 medium or small trees required per every acre of site not covered by parking lot 

or structure, 7 medium or small trees required, 7 medium or small trees provided. 

36 shrubs required per acre of site not covered by parking lot or structure. 

49 shrubs required, 49 shrubs provided, 51% evergreen. 

  

Species Diversity  

Maximum of one species of tree provided is 28%  

 

5000_Landscape Plan.sht  12/7/2017 12:41:00 PM
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5000_SWPPP Index.sht  12/7/2017 12:41:57 PM
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BLOOMINGTON PLAT COMMITTEE    CASE #: DP-05-19 
STAFF REPORT       DATE: February 11, 2019 
Location: 1530 & 1560 S Piazza Dr.  
 
PETITIONER:  Ramsey Land Development 

1530 S Piazza Drive, Bloomington, IN 
 
CONSULTANT: Tim Hanson 

1530 S Piazza Drive, Bloomington, IN 
 
REQUEST: The petitioner is requesting final plat approval to amend Lots 200 & 201 of the Renwick 
Phase III plat. 
 
REPORT: The petition site is located in the Renwick Planned Unit Development approved in 
2004 (PUD-53-03). The preliminary plat for this phase was approved under PUD-22-05 and final 
plan approval was given under PUD-28-07. The two lot petition site is 0.23 acre. This site is part 
of the larger 80 acre Renwick Planned Unit Development located in the southeast part of town. 
The two lots are located at the northwest corner of E. Cathcart Street and S. Piazza Drive.   
 
The petitioner proposes to divide the two larger lots into a total of five lots. The proposed five lots 
will be 0 lot line developments for five (5) live/work units in two detached structures. Live/work 
units are approved uses within the original PUD.  The lower level of the structures will have 
350/400 square feet of life/work space, half bath to accommodate clients, and two parking spaces. 
The upper levels will be a 1,630 sf two bedroom living space.  The proposed design is for garages 
to be located underneath the units and accessed from the rear. No drivecuts are proposed or 
approved on Piazza Drive.  
 
SITE PLAN REVIEW: 
Right of Way: No new right-of-way is required to be dedicated. 
 
Minimum Lot Size: The proposed lots range in size from 0.03 acres to 0.07 acres. There is no 
minimum lot size in the PUD for this specific land use. 
 
Environmental: The petitioner will be required to submit a landscaping plan that meets the 
standards of the PUD or the UDO with the application and approval of a building permit.  
 
FINAL PLAT REVIEW: The Review Considerations for Final Plats BMC 20.09.190(g) require 
that the Plan Commission (or Plat Committee) review (1) The written statement and supportive 
material submitted by the petitioner; (2) The Preliminary Plat; (3) The Final Plat; (4) Any 
commitments or conditions of approval attendant to prior approvals; (5) The testimony of the 
petitioner; (6) The testimony of the public during the Preliminary Plat public hearing, when 
applicable; (7) Any applicable development standards in Chapter 20.05: Development Standards; 
(8) Any applicable subdivision standards in Chapter 20.06: Subdivision Regulations; (9) Any 
applicable design standards in Chapter 20.07: Design Standards; (10) Any other applicable 
provisions of the Unified Development Ordinance; (11) Any requirements of the members of the 
Development Review Committee; (12) The Planning and Transportation Department report; and 
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(13) Such other additional information as may be required by the Plan Commission to evaluate the 
petition. 
 
PRELIMINARY PLAT: The Plan Commission issued Preliminary Plat approval at its December 
10, 2007 hearing. 
 
20.06 SUBDIVISION REGULATIONS:  
Setbacks: There is a 0 lot line between the shared lot lines of the proposed Lots 210 and 211, as 
well as with the shared lot lines between the proposed Lots 212, 213, and 214. There is a four foot 
sideyard setback along the east property line of proposed Lot 211 and the west property line of the 
proposed Lot 212. This would allow for two separate buildings with townhome like units arranged 
on each proposed lot. There is a one (1) foot building setback along the eastern property line of all 
proposed lots and along the south property line of the proposed Lot 210. 
 
20.07 DESIGN STANDARDS:  Chapter 7 outlines design standards for site and infrastructure 
improvements associated with all lot subdivisions.  
 
Easement Standards (EA):  

Easements: There is a utility easement varying in width that runs along the west property 
line of the proposed lots. Across the four most northern lots there is an ingress/egress 
easement to allow for vehicular access to garage spaces that will be located below the 
proposed units.  

 
Pedestrian Network Standards (PN):  

All developments shall integrate pedestrian facilities along street frontages, located one (1) 
foot inside the right-of-way.  This development will complete the sidewalk system along 
Piazza Drive. There is existing sidewalk along E. Cathcart.  

 
Street and Right-of-Way Standards (SR): 

There are no proposed changes to the existing roads or proposed right-of-way. The existing 
right-of-way has already been dedicated.  
 

Utility Standards (UT):  
 There are existing utilities to service the proposed lots. 
 
CONCLUSION: The amendment to the plat aligns with the original intent and design of the 
preliminary plat and final plan approval for the Village Center and meets the minimum Final Plat 
requirements of the Unified Development Ordinance. 
 
RECOMMENDATION: Based on the findings in the above report, the Department recommends 
approval of the final plat amendment for case DP-05-19 with the following conditions: 
 

1. Plat Signature block will be amended to reflect approval by Plat Committee and Board of 
Public Works. 

2. The petitioner shall file the Final Plat with the County Recorder’s Office and within thirty 
(30) days provide the Planning and Transportation with a copy of the recorded mylar. 
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3. Building and grading (if deemed necessary) permits shall be issued prior to any site work.  
4. A landscaping plan shall be submitted with the building permit.  
5. Sidewalk system must be complete along Piazza Drive.  
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