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CITY OF BLOOMINGTON
PLAN COMMISSION
August 12, 2019 at 5:30 p.m. +City Council Chambers — Room #115

ROLL CALL
MINUTES TO BE APPROVED: None at this time.
REPORTS, RESOLUTIONS AND COMMUNICATIONS:

PETITIONS CONTINUED TO: September 9, 2019

SP-23-19 City of Bloomington
105 & 111 W. 4t St., and 222 S. Walnut St.
Request: Site plan approval for a new parking garage with waivers in the Commercial
Downtown (CD) zoning district.
Case Manager: Jackie Scanlan

CONSENT AGENDA:
UVv-29-19 Jason Hobson
901 W. 1st St.

Request: Use variance recommendation to the BZA to allow a business/professional office in
the Medical (MD) zoning district.
Case Manager: Ryan Robling

SP-28-19 David Hays
300 W. 6th St.
Request: Site plan approval to allow the construction of 16 multi-family dwelling units.
Case Manager: Ryan Robling

PETITIONS:

PUD-26-19 First Capital Management
3201 E. Moores Pike
Request: A PUD amendment to the list of permitted uses to allow multi-family apartments. Also
being requested is a waiver of the required 2" hearing.
Case Manager: Eric Greulich

PUD-27-19 Hilltop Meadow, LLC
1201 W. Allen St.
Request: An amendment to the PUD district ordinance and preliminary plan to allow a multi-
family development.
Case Manager: Ryan Robling

**Next Meeting September 9, 2019 Last Updated: 8/9/2019

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.



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

BLOOMINGTON PLAN COMMISSION CASE #: PUD-26-19
STAFF REPORT DATE: August 12, 2019
LOCATION: 3201 E. Moores Pike

PETITIONER: First Capital Group
810 S. Auto Mall Road

COUNSULTANT: Bynum Fanyo & Associates, Inc.
528 N. Walnut Street, Bloomington

REQUEST: The petitioner is requesting an extension of the PUD and a PUD district ordinance
amendment to allow multi-family dwelling units. Also requested is a waiver from the required
second hearing.

BACKGROUND:

Area: 2.2 acres

Current Zoning: Planned Unit Development (PUD)
Comp Plan Designation:  Regional Activity Center

Existing Land Use: Undeveloped

Proposed Land Use: Multifamily residential

Surrounding Uses: North — Jackson Creek Shopping Center

West — AMC movie theater

South — Single-family residences (Bittner Woods/Shadow Creek)
East — Multi-family Apartments (College Park at Campus Corner)
and retirement community (Red Bud Hills and Autumn Hills)

REPORT: This 2.2 acre property is located on the north side of Moores Pike just east of the
intersection with College Mall Road. The property is zoned Planned Unit Development. The
property is currently undeveloped and has several mature trees and emerging canopy species
scattered throughout the property. The property had previously been used by a single family
residence, but the residence was removed in 2000 when the property was rezoned.

This site was rezoned in 2000 (PUD-03-00) from RS3.5/PRO6 to a Planned Unit Development
to allow for a mixture of medical and office uses. A district ordinance and a specific list of uses,
as well as prohibited uses, was approved with that petition. In 2003, an amendment (PUD-15-03)
was approved to the PUD adding “climate-controlled storage™ to the list of permitted uses as well
as a final plan for an office building and separate climate controlled warehouse, however that
project was never constructed. A site plan was later approved in 2013 (PUD-40-13) for a multi-
tenant building, however that was also not constructed and the property has remained
undeveloped.

The petitioner is requesting to amend the list of uses within the PUD district ordinance to allow
for “multi-family dwelling units”. The petitioner is proposing to adopt a density of 17.48 units
per acre and maximum building height of 60’ for this property, the remaining development
standards would be those of the current RH zoning district standards for site plan review. No site
plan approval is being requested or given at this time and a site plan must come back to the Plan
Commission for approval if this amendment is approved. The petitioner has submitted a potential
building elevation and site plan. The proposed site plan shows a 4-story building with 48 two-
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bedroom units, 28 one-bedroom units, and 4 studio units for a total of 80 units with 128
bedrooms. Parking is being provided in a parking area with 62 parking spaces. There would be
one drivecut on Moores Pike to provide access for the site.

COMPREHENSIVE PLAN: This property is designated as Regional Activity Center in the
Comprehensive Plan. The Comprehensive Plan notes the following about the intent of the
Regional Activity Center area:

e .. .district is a large commercial area that provides high intensity retail activity.

e Regional Activity Centers contain higher intensity uses such as national retailers, offices,
food services, lodging, and entertainment.

e The district may also incorporate medium- to high-density multifamily residential uses.

e The main purpose of the district is to provide semi-urban activity centers that
complement, rather than compete with, the Downtown district.

e The district is expected to change with increasing activity though infill and
redevelopment.

e Incorporating multifamily residential within the district is supported.

e Less intense commercial uses should be developed adjacent to residential areas to buffer
the impacts of such development. Multifamily residential and office uses could likewise
serve as transitional elements.

e Redevelopment within the district should be encouraged to grow vertically, with the
possibility of two- or three-story buildings to accommodate denser office development,
residential multifamily, structures parking, and improved multimodal connectivity.

The proposed use of the property for multi-family residences is somewhat consistent with the
Comprehensive Plan (although a mixed-use building would be preferred). The Comprehensive
Plan encourages two- or three-story buildings, so the proposed 4-story building would not be in
keeping with the design guidelines. In addition, the proposed 60’ height limit exceeds the
expected height limit of this area.

PRELIMINARY PLAN:

List of Permitted Uses: The list of permitted uses was set forth in the 2000 initial rezoning and
amended in 2003. The petitioner is proposing to retain this list and add “dwelling, multi-family”.
The list of existing permitted uses as outlined in previous approvals includes:

Permitted Uses:

e (Climate controlled storage *added in the 2003 amendment

e Business Professional Office (including, but not limited to- Accounting, Consulting,
Legal, Real Estate, and Insurance)

e Corporate Offices

e Government Offices

e Contractor’s Offices (subject to the “Further Restrictions” as outlined below)

e *Medical Offices

e *Dental Offices

e *Clinics

*These uses are limited to 16,000 square feet. If mixed use is requested, then the
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maximum gross square footage allowed would be 32,000 sq. ft., with all (*) uses
square footage being doubled when calculating the total square footage. For
example, 8,000 sq. ft. of medical office space and 16,000 of professional office
space would be allowed in this PUD wunder the calculation [8,000(2) +
16,000=32,000]

Specifically Prohibited Uses:
e Veterinary Clinics
e Bureau of Motor Vehicle Offices
e Post Offices

Further Restrictions on Permitted Uses:
e No outdoor storage of equipment or materials
e No warehouse/garage space is permitted

The petitioner is proposing to add “dwelling, multi-family” to the list of approved uses. No other
changes to the use list are proposed.

Residential Density: The Comprehensive Plan designates this area as a Regional Activity Center
and calls for medium- to high-density multifamily residential in the Regional Activity Center
designation. The proposed site plan shows a possible bedroom and unit count of 48 two-bedroom
units, 28 one-bedroom units, and 4 studio units for a total of 80 units with 128 bedrooms. Using
the UDO defined DUEs, the 2-bedroom units count as 0.66 units, the one-bedroom units count as
0.25 units, and the studio units count as 0.20 units. There are 39.48 DUEs proposed, which based
on the 2.2 acre lot size results in a density of 17.48 units per acre.

Height and Bulk: The petitioners are proposing one, four-story building. The original PUD had
very specific development standards for setbacks and building height. The building height was
limited to 30° in height. The petitioner is proposing to use the RH zoning district standards with a
modification to allow the proposed 60’ height. The proposed height of 60’ would exceed both
the height of the PUD and the RH district. The Department has concerns that the proposed 60’
height limit would not be in character with the surrounding area or Comprehensive Plan.

The approved setbacks in the PUD versus the RH district are as follows:

Current RH District
Building Front 65’ 15’ from proposed
ROW
Building Side 25° 15°
(East)
Building Side 10° 15°
(West) *reduced with the
2003 amendment
Building Rear 25’ 15’
Parking Front 75° 20’ behind building
Parking Side (East) 12’ 10°
Parking Side (West) 8’ 10°
Parking Rear 18’ 10°




Height 30° 50’ *requested to be
allowed a 60’ height

Parking, Streetscape, and Access: The property has approximately 180 of frontage on Moores
Pike. A possible total of 62 parking spaces are proposed for the 128 bedrooms. This equals 0.48
parking spaces per bedroom. The UDO does not have a minimum number of required parking
spaces for this location, only a maximum of 1 parking space per bedroom. A new 8’ wide asphalt
multi-use path will be constructed along the Moores Pike frontage. The site has one access point
on Moores Pike that will be widened with this petition to allow two-way traffic. A passing blister
was required along the south side of Moores Pike with previous approvals and is still being
evaluated. This would be installed within the right-of-way if deemed necessary by the City
Transportation and Traffic Engineer.

Bicycle Parking and Alternative Transportation: The development has 128 proposed
bedrooms. The UDO requires one bicycle parking space for every 6 bedrooms for a total of 22
required bicycle parking spaces. Compliance with this requirement will be reviewed with the
development plan approval. This is not located on a Bloomington Transit route.

With all of the previous approvals, an internal sidewalk connection was required through this
property linking the Redbud Hills/Autumn Hills buildings to the east to the Jackson Creek
Shopping Center to the northwest. A pedestrian easement was recorded along the northern
property line as well to provide for that future connection. The Plan Commission required the
Autumn Hills development to the east to install a sidewalk stub and staircase at the common
property line with the intent that a pedestrian connection through this petition site would be
installed at the time it came forward for site plan approval. That sidewalk connection and
staircase were installed and stubbed to the common property line. Staff has inspected the site and
determined that the most appropriate location for the sidewalk connection would still be to
follow the existing topography along the east and north property lines to connect to Jackson
Creek Shopping Center. This connection has been shown on the site plan and would be installed
at the development plan stage.

Architecture/Materials: The petitioner proposes to meet RH architectural standards. This
request would remove the 30’ height limit as part of the current district ordinance and use the
proposed 60° height limit. The building will have one main entrance on the east side of the
building with an additional entrance on the south side of the building facing Moores Pike. The
Department has concerns that the south side of the building lacks appropriate pedestrian interface
with Moores Pike and would like to see that improved through additional architectural
regulations added to the District Ordinance.

Environmental Considerations: The petition site has a large area of mature canopy trees along
the north side of the property. The petitioner will be setting aside the required amount of tree
preservation to meet the UDO requirements. There were limited provisions in the initial rezoning
that dealt with the removal or replacement of trees that died during or after construction, this is
outlined under item #3 in the staff report from the 2000 rezoning. The petitioner is proposing to
place the remaining undeveloped north portion of the property in a Conservation Easement. No
additional sensitive or protected environmental features are present on the site.

Housing Diversity: The petitioner has not yet made any commitments or proposal for providing



a diverse housing mixture with this project.

Lighting: While a specific lighting plan has not been submitted, the PUD required that the front
parking area be lighted with maximum 36” tall bollard lighting. The Department still believes
this is appropriate for the front parking area adjacent to the building and closest to the single
family residences to the south.

Stormwater: Preliminary approval has been submitted for the proposed stormwater management
plan. A stormwater detention/water quality pond is being shown to meet detention and water
quality improvement requirements.

Utilities: There is an existing water line along Moores Pike, and a sanitary sewer line has been
stubbed on the east side of the property. Both are adequately sized to accommodate this
development.

Neighborhood Input: The Department has received many letters of concern from adjacent
neighbors. These have been included in the packet.

20.04.010 Planned Unit Development Districts

The Planned Unit Development District of the UDO states that the purpose of the Planned Unit
Development (PUD) is to encourage flexibility in the development of land in order to promote its
most appropriate use; to improve the design, character and quality of new developments; to
encourage a harmonious and appropriate mixture of uses; to facilitate the adequate and economic
provision of streets, utilities, and city services; to preserve the natural, environmental and scenic
features of the site; to encourage and provide a mechanism for arranging improvements on sites
so as to preserve desirable features; and to mitigate the problems which may be presented by
specific site conditions. It is anticipated that Planned Unit Developments will offer one (1) or
more of the following advantages:

(a) Implement the guiding principles and land us policies of the Comprehensive Plan;
specifically reflect the policies of the Comprehensive Plan specific to the neighborhood in
which the Planned Unit Development is to be located;

(b) Buffer land uses proposed for the PUD so as to minimize any adverse impact which
new development may have on surrounding properties; additionally proved buffers and
transitions of density within the PUD itself to distinguish between different land use
areas;

(c) Enhance the appearance of neighborhoods by conserving areas of natural beauty, and
natural green spaces;

(d) Counteract urban monotony and congestion on streets;

(e) Promote architecture that is compatible with the surroundings; and

(f) Promote and protect the environmental integrity of the site and its surroundings and
provide suitable design responses to the specific environmental constraints of the site and
surrounding area.

(g) Provide a public benefit that would not occur without deviation from the standards of
the Unified Development Ordinance.

20.04.080(h) In their consideration of a PUD District Ordinance and Preliminary Plan, the Plan
Commission and Common Council shall consider as many of the following as may be relevant to
the specific proposal. The following list shall not be construed as providing a prioritization of the
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items on the list. Each item shall be considered individually as it applies to the specific Planning
Unit Development proposal.

(1) The extent to which the proposed Preliminary Plan meets the requirements, standards,
and stated purpose of Chapter 20.04: Planned Unit Development Districts.

(2) The extent to which the proposed Preliminary Plan departs from the Unified
Development Ordinance provisions otherwise applicable to the subject property,
including but not limited to, the density, dimension, bulk, use, required improvements,
and construction and design standards and the reasons why such departures are or are not
deemed to be in the public interest.

(3) The extent to which the Planned Unit Development meets the purposes of this Unified
Development Ordinance, the Growth Policies Plan, and any other adopted planning
objectives of the City. Any specific benefits shall be specifically cited.

(4) The physical design of the Planned Unit Development and the extent to which it:

(A) Makes adequate provision for public services;

(B) Provides adequate control over vehicular traffic;

(C) Provides for and protects designated common open space; and

(D) Furthers the amenities of light and air, recreation and visual enjoyment.

(5) The relationship and compatibility of the proposed Preliminary Plan to the adjacent
properties and neighborhood, and whether the proposed Preliminary Plan would
substantially interfere with the use or diminish the value of adjacent properties and
neighborhoods.

(6) The desirability of the proposed Preliminary Plan to the City’s physical development,
tax base and economic well-being.

(7) The proposal will not cause undue traffic congestion, and can be adequately served by
existing or programmed public facilities and services.

(8) The proposal preserves significant ecological, natural, historical and architectural
resources.

(9) The proposal will not be injurious to the public health, safety, and general welfare.
(10) The proposal is an effective and unified treatment of the development possibilities
on the PUD site.

In addition, when reviewing whether or not a specific land use is appropriate within a PUD,
Section 20.04.020 states that the permitted uses shall be determined in consideration of the
Comprehensive Plan, the existing zoning district designation of the area being rezoned to a
Planned Unit Development, the land uses contiguous to the area being rezoned to a Planned Unit
Development, and the Development Standards and Design Standards of the Unified
Development Ordinance.

ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) has made 3 recommendations concerning this development:

1.) The Petitioner should work with staff to revise the Landscape Plan to at least meet the
minimum standards of the UDO.

Staff Response: The petitioner shall submit a landscape plan showing compliance with
the UDO during the review of the development plan stage prior to the issuance of a
grading permit.



2.) The Petitioner should incorporate best practices for green building.

Staff Response: Although not required, the Department encourages the petitioner to
incorporate as many green building practices as possible.

The Department has the following concerns:

-Is the proposed land use amendment to allow multi-family residences appropriate for this
location?

-Are the RH zoning district standards with requested modifications, appropriate for this location?
-Has the building architecture and pedestrian interface been appropriately designed along the
Moores Pike frontage?

-What public benefit is being provided that could not occur without deviation from UDO
standards?

-How is the project implementing the comprehensive plan?

-How is this project compatible with the surrounding area?

RECOMMENDATION: Staff recommends that the waiver from the required second hearing
not be approved and forward this to the required September 9, 2019 hearing.
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BLOOMINGTON PLAN CONMISSION CASE NO.: PUD-3-00
PRELIMINARY PLAN REPORT (SECOND HEARING) DATE: January 31, 2000
LOCATION: 3209 Moores Pike

PETITIONER: Dorothy Grubb

ADDRESS: 3209 Moores Pike

COUNSEL: Smith Neubecker & Associates, Inc.

ADDRESS: 453 Clarizz Blvd.

PRELIMINARY HEARING: January b, 2000

FINAL HEARING: o January 31, 2000

REQUEST: The petitioner is requesting a rezone of 2.2 acres from RS3.5/PRO6 to
Planned Unit Development {PUD)} and preliminary plan approval for a 32,000 square
foot office building. The petitioner is also requesting delegation of final plan
approval to staff. o

CHANGES TO SITE PLAN: Since the January 5 hearing, the petitioner has
submitted a revised site plan similar to one that was shown at that meeting. The
new site plan introduces an eight foot multi-use path along the northern property
line with stubs to University Commons, the Redbud Hills Retirement Community,
and the Jackson Creek Shopping Center. In addition, the parking area has been
reconfigured to create a centrally located pedestrian way. A passing blister along
the southern end of Moores Pike has also been added.

RESOLUTION OF FIRST HEARING ISSUES: Several issues were raised at the
January 5 Plan Commission Hearing concerning this petition. Since the first
hearing, staff and the petitioner have worked to resolve these issues. The current
status of these issues are outlined as follows:

1. Passing blister on Moores Pike: The Plan Commission addressed concerns that
this project could create a potential back-up situation at its Moores Pike
entrance. This concern centered on left-in movements during peak traffic times.
Staff worked with the petitioner and the City Engineer to determine that there is
adequate right-of-way along the south side of the road to install a passing blister
at the Moores Pike entrance. The addition of this blister will not interfere with
the existing landscaping for the adjacent property in Bittner Woods.

2. Accel/Decel fanes along Moores Pike: The petitioner has met with the City
Engineer, where it was determined that this site did not meet the warrants to
require accel/decel {anes at the entrance to this project. The lack of accel/decel
lanes wili allow for additional tree preservation to occur,

Pnel Heorn
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. Tree Preservation: The petitioner has committed to saving all of the existing
trees on the front of this property. However, there are a few trees that
currently have guestionable health, as well as a possibility that two of the trees
must be removed due to sight distance problems at the Moores Pike entrance.
To compensate for the potential loss of these trees as well as any trees which
could be negatively impacted during construction, the petitioner has agreed to
enter into a recordable commitment to replace any removed or damaged trees
with new stock of a minimum 3 % inch caliper.

. Car lights spilling onto adjacent property: During the first hearing, a Plan
Commission member also asked whether lights from cars exiting the subject
parcel would cause glare into the single family home to the south. There is a
distance of approximately 200 feet between the entrance of this project and the
home in question. There is also both ample landscaping (including evergreen
species) and an opaque fence along the home's north property line that would
adequately screen any car lights.

. Architecture of the western facade and lighting of the front parking area: Since
the initial hearing, the petitioner has submitted architectural renderings of the
proposed office building. These renderings are only schematic and do not
represent the final architecture, but the petitioner is willing to commit to using
windows on the western and eastern facades to enhance the aesthetics and
increase the compatibility with the surrounding uses. In addition to the
architecture, the petitioner has also agreed to place 36 inch high bollard lights
within the front parking area along Moores Pike. The petitioner had previously
agreed to pedestrian scale lighting of no more than ten feet in height, but is now
willing to use the boliard lights to allay any lighting concerns for the front of the
building. These lights will be similar to those at the recently constructed office
building in the new Clarizz Office Park.

. Vehicular/pedestrian connection to Jackson Creek Shopping Center, University
Commons, and Redbud Hills: The petitioner is currently exploring the potential
of connecting this site to the Jackson Creek Shopping Center via a vehicle
connection. The petitioner is willing to accommodate for this connection, but
must first receive the approval from the manager of the adjoining parcel. If this
connection cannot be made with a vehicular access, then the petitioner is still
proposing to place an 8 foot multi-use path along the rear of the property that
will stub to both the University Commons and Redbud Hills properties. Staff
would prefer to see the vehicular access, if feasible, to give an alternative route
to Moores Pike. If this connection is not feasible, than a bike/pedestrian
connection could adequately serve the site. Staff did analyze this connection
for potential cut-through traffic. Staff found that this connection provided
almost no cut-through incentive, and therefore would not create a problem.
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7. Permitted Uses: At the first hearing for this petition, the Plan Commission
requested that staff research and create a more specific list of uses that would
be appropriate for this site. The Plan Commission felt that professional office
was too broad of a category to be permitted without further
clarification/restrictions. With this in mind, staff researched past PUD cases as
well as consulted the ITE Manual with regards to trip generation rates for
different office uses. As a result, a more specific list of uses was developed
that focuses on restricting uses that would create a nuisance to surrounding
uses by either noise or traffic. Staff then conferred with the petitioner, who has
agreed to the use list as foliows:

Permitted Uses:

¢ Business/Professional Offices (including but not limited to accounting,
consulting, legal, real estate, and insurance)

o Corporate Offices

¢ Governmental Offices

e Contractor’'s Offices (only subject to the “Further Restrictions” as outlined
below)

o *Medical Offices

o *Dental Offices

e *Clinics

*These uses are limited to 16,000 square feet. If mixed use is requested,
the maximum gross square footage allowed would be 32,000 square feet,
with all {(*) use square footage being doubled when calculating the total
square footage. For example, 8,000 square feet of medical office space and
16,000 of professional office space would be allowed in this PUD under the
calculation [8,000(2) + 16,000=32,000].

Specifically Prohibited Uses:
¢ Veterinary Clinics
¢ Bureau of Motor Vehicle Offices
¢ Post Offices

Further Restrictions on Permitted Uses:
 No outdoor storage of equipment or materials
 No warehouse/garage space is permitted

RECOMMENDATION: Staff recommends approval of PUD-3-00 with the following
conditions:

1. Final Plan review for this PUD shall be delegated to the Planning Staff.

2. Office land uses for this PUD shall be limited as outlined in this staff report.
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3. In addition to the architectural restrictions outlined within the Revised (1-24-00)
Preliminary Plan Statement, the petitioner must include windows for both the east
and west building elevations.

4. Pending approval from the adjacent property owner, the final plan for this PUD
shall incorporate a bicycle or vehicular connection to the Jackson Creek Shopping
Center. The minimum required connection shall be an 8 foot multi-use path. All
other pedestrian improvements shall be installed in accordance with the petitioner’s
preliminary site plan.

5. The design of the passing blister on Moores Pike shall be reviewed by the City
Engineer at final plan stage.

6. The front parking area shall only utilize 36 inch high bollard light fixtures.

7. Signage for this PUD shall be reviewed under the Scenic/Gateway Corridor sign
regulations.

8. Final drainage/detention design shall be approved at the final plan stage.
9. A 40 foot right-of-way dedication from the centerline of Moores Pike is required.

10. As a requirement of final plan approval, the petitioner is required to file a
recordable commitment which will insure the preservation of existing trees during
construction. More specifically, this agreement will address inspections by the
City's Urban Forester, the time period of these inspections, and tree replacement
requirements,
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BLOOMINGTON PLAN COMMISSION CASE NO.: PUD-3-2000
PRELIMINARY REPORT DATE: January 5, 2000
jfocation: 3209 Moores Pike

PETITIONER: Dorothy Grubb

ADDRESS: 3209 Moores Pike

COUNSEL.: Smith Neubecker & Associates, Inc.
ADDRESS: 4625 E. Morningside Dr.
PRELIMINARY HEARING: January 5, 2000

FINAL HEARING: January 31, 2000

REQUEST: The petitioner is requesting a rezone of 2.2 acres from RS3.5/PRO6 1o
Planned Unit Development {PUD) and preliminary plan approval for a 32,000 square
foot office building, The petitioner is also requesting delegation of final plan
approval to staff.

HISTORY: This property was considered for a PUD designation in late 1997. The
proposal was to allow a mini-warehouse facility to be placed. The request was
denied by the City Council due to concerns for truck traffic, compatibility of the
use with surrounding uses, and aesthetics of the project.

SURROUNDING LAND USES: The petitioner’s site is located along the north side of
Moores Pike. This site is directly bordered by the following; 1) On the west by
Kerasotes Theater {zoned Arterial Commercial), 2) On the North by Jackson Creek
Shopping Center (zoned Arterial Commercial), 3) On the East by Redbud Hills
Retirement Center and University Commons multifamily residential (both zoned
PUD}, and 4) On the south by Single Family Residential, Bitner Woods (zoned
RS3.5/PROG).

EXECUTIVE SUMMARY: This infill parcel lies between a theater and
multifamily/retirement residential housing. It is also located across from an
established single family neighborhood (Bitner Woods). The Growth Policies Plan
designates the property as “low density residential”. The petitioner is contending
that an office use is a more appropriate transitional use between the adjacent
commercial properties and the bordering residences than single family or
multifamily dwelling units.

The petitioner’'s proposal includes rezoning 2.2 acres of residential land
(RS3.5/PROG6) to PUD to allow the construction of an office building. The property
involved does not meet the minimum three acres of land that are required for PUD
petitions.  Staff recommends that the Plan Commission waive the three acre
minimum for this site. A PUD request was considered by the Plan Commission for
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this property in the past. As with this previous request, staff finds that this infill
site has significant issues that can more effectively be addressed as a PUD.

The petitioner wishes to remove the existing single family home and build up to
32,000 square feet of office space. Potential users for this office building are not
yet known. The petitioner would like the flexibility to allow medical offices as well
as professional offices in the proposed building. The petitioner has committed to
count the square footage of a medical office use as double when calculating the
building’s gross floor area.

The office building will be one story on the southern elevation, and two stories on
the northern elevation. A small portion of the parking is proposed to be placed in
front of the building, while the majority of the parking would be located to the rear
of the structure at a grade lower than the front. The petitioner is proposing to
construct this office building with more of a residential appearance to provide
additional compatibility with the surrounding land uses.

PROPOSED PERMITTED USE LIST: Office (up to 32,000 square feet), or Medical
Office {up to 16,000 square feet). /f mixed office use is requested the maximum
gross square footage allowed would be 32,000, with all medical office square
footage doubled when calculating the total square footage.

PRELIMINARY PLAN REVIEW ISSUES:

Growth Policies Plan Recommendation: The Growth Policies Plan designates this
property as “low density residential”. This property, along with the surrounding
area have been more specifically broken down into the “College Mall Shopping
District” critical subarea. The overall policy regarding this area is to contain new
commercial establishments. This designation would not lend itself to supporting a
commercial office use within this area. Other planning considerations that are
addressed within this subarea and relevant to this petition are; 1) Control and limit
access, 2) Improve roadway landscaping, 3} Improve parking area landscaping and
buffering, 4) Improve pedestrian/cyclist amenities, 5) Improve the vehicle and
pedestrian linkages among the various commercial activity centers, and 6) Add
pedestrian-scale lighting.

Staff GPP Analysis: With the adjacent development of the Rogers Farm PUD, this
parcel was left isolated as a small infill development opportunity. The shape and
location of this parcel do not physically lend itself to development as low density
residential housing. The close proximity of the rear side of the theater and other
commercial uses when added to the planning decisions made with the Rogers Farm
PUD, create the legitimate question of what the most appropriate transitional use is
for this property.

First HEARNG STAPE REPORT
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By developing this parcel as a PUD, it allows the Plan Commission the leverage to
approve a use that is both appropriate and compatible with the surrounding area,
while creating a buffer between the existing land uses. Staff will report its findings
of the appropriateness of medical and other professional offices at the second
hearing. Staff has in the past supported non-residential use of this property, and
still finds that a non-residential use would be an appropriate transitional use.

The petitioner’s proposal would also help to attain many of the relevant goals and
objectives of the College Mall Shopping District critical subarea. The critical
subarea map also shows a “buffer” between the commercial {Kerasotes) and the
residential areas (Redbud and University Commons}. Although this “buffer” is not
specifically defined, the petitioner contends that offices as a transitional use would
function as a buffer between the commercial to the north and west and the
residential to the east and south.

Traffic Analysis: The petitioner has submitted estimated comparisons between
single family, multifamily, professional office and medical office uses. The
proposed uses for this site would generate more average daily trips (ADT)} than
either the single family or multifamily land uses. Staff will more specifically
address these traffic issues prior to the second hearing.

It should be noted that although medical offices, in general, create more ADTs than
other professional offices, these trips are more evenly spread throughout the day.
There is not a large disparity in the number of peak hour trips for the medical
offices and other professional offices. The petitioner’'s analysis of the driveway
access for this project at Moores Pike suggests that it can support the traffic that
would be generated from this proposal.

One other traffic issue to be examined is the potential for a vehicular access from
the rear of this site to the Jackson Creek Shopping Center. As with the potential
pedestrian connections, staff will need to determine if there is a true need for this
connection, and if a connection is feasible. There are also concerns that a
connection may not be possible due to the unwillingness of the managers of the
adjacent property to allow traffic to access through the rear of their property.

Right-of-Way Dedication: Moores Pike is classified as a Secondary Arterial by the
‘ 1983 Master Thoroughfare Plan. With this ciassification, Right-of-Way dedication
| 40 feet from the centerline of Moores Pike is required. The petitioner has shown
} this dedication on their proposed site plan.
i
|

Environmental Impacts: This site poses no critical environmental constraints. The
best specimen trees are located at the front of this property surrounding the
existing home. The submitted site plan shows these trees being preserved.

F1R4T UGARING STAFF REME
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Landscaping Design: To this point, a specific landscaping plan has not been
submitted to staff. Staff is confident that with the proposed setbacks and the
existing trees on this site that the petitioner will be able to adequately provide
landscaping. Staff finds that it might be more appropriate to allow less landscaping
along the west and north ends of this site. These areas border the rear of the
adjacent theater and a loading dock for the strip center. Staff would recommend
| that the petitioner exchange these requirements for additional landscaping/buffering
along the other setbacks. Staff suggests that larger stock evergreens and shade
trees be used instead of requiring additional plantings.

Bike/Pedestrian Accommodations: The petitioner is proposing two sidewalk
connections with this project. The first of these connections is a 5 foot sidewalk
that is required to connect the existing links along the Rogers Farm PUD and the
Kerasotes Theater site. The second proposed pedestrian connection shown is to
the Jackson Creek Shopping Center. |t would provide access from the rear {north}
end of this site to a loading area just off the main service drive. This connection
will mostly serve the employees and patrons of the proposed office building by
providing convenient access to the commercial and restaurant establishments of
Jackson Creek Shopping Center. The impacts of this connection would be the
reduction of vehicular trips using the Moores Pike entrance.

Other potential bike/pedestrian issues that were not specifically addressed or
proposed by the petitioner are connections to University Commons along the
northeast corner of the property and to Redbud Hills Retirement Community along
the eastern property line. Staff is unsure of the necessity of these connections due
to the existence of sidewalk along Moores Pike. Further review of these
connections will be made prior to the second hearing.

One issue that has been raised is a request from a neighbor for an off-site
improvement to the existing sidewalk network. The neighbor has suggested that
the addition of steps or other means that would more readily allow the residents of
Bitner Woods to access the sidewalk on the Kerasotes Theater property. The

- sidewalk directly across from the Bitner Woods entrance is elevated significantly
higher than the roadway, making it very difficult for this neighborhood to use the
existing sidewalk.

Storm Water Detention/Drainage Design: Detention is proposed to be on the
northern portion of the site, where there is a natural low area. The petitioner is
hoping to provide additional detention for the area if feasible. The feasibility of this
additional drainage should be known at the next hearing. Specific drainage
calculations have not yet been submitted to the City Stormwater Engineer. These
calculations are nearly completed and will be submitted prior to the second hearing.
Findings on this issue will be further addressed by staff at that time.

Firsr HEARING STAFF fzsl?g;,,‘;__%-::-
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Utilities: All public utilities are available to this site. A detailed utilities plan has not
been approved by CBU. These issues will be addressed at final plan stage.

Signage: Although this site does not fall within a designated Scenic/Gateway
Corridor, the petitioner is proposing to have the Scenic/Gateway Corridor Sign
Regulations as outlined in section 20.06.06.04{l} of the Zoning Ordinance apply to
any future sign requests.

Architectural Design: The petitioner has not submitted specific architectural
renderings to staff. With their submittal, the petitioner has committed to four
architectural design criteria to regulate their development:

e 6:12 maximum roof pitch

¢ Shingled roof

e 30 foot maximum building height above the main floor (upper floor), this
means that the south elevation from Moores Pike would not exceed 30
feet in height measured to the peak of the roof.

e The exterior must be wood, brick or other masonry or dry-vit {(no vinyl or
aluminum siding)

The petitioner has also agreed to use pedestrian scale lighting within the front
parking area, to minimize any potential disturbance to the surrounding residential
uses. These lights would have a 10 foot maximum height limitation.

Staff will give a recommendation concerning architecture for this proposal at the
second hearing. Staff is interested mostly in the south elevation and what the
view from Moores Pike will be. Staff recommends that the petitioner submit a
rendering of the site from a Moores Pike perspective that shows not only sample
architecture, but also how the grade will affect the view of the rear of the building
as well as the rear of the site.

RECOMMENDATION: Staff recommends forwarding this case to the January 31,
2000 Plan Commission Hearing. The following issues must further analyzed and be
adequately addressed prior to final staff recommendation:

1. Land Use Compatibility: This project should be assessed to determine if it is an
appropriate transitional use for this parcel of land, Overall compatibility with the
adjoining neighborhood and GPP consistency must also be further considered
prior to second hearing.

2. Traffic Concerns: It must be decided if the intensity of a non-residential use
places an undue burden upon Moores Pike. Staff must determine if medical
offices create an unreasonable amount of traffic to Moores Pike in relation to
other office uses.

FIRST REALING STAFF REPoRT
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. Architecture: Although the petitioner has committed to multiple design controls,
architectural renderings are needed to determine if additional controls are
needed to ensure compatibility with the surrounding area.

. Neighborhood Concerns: Staff has received very few expressions of concern
from the surrounding neighbors. Staff is waiting to see if any potential
concerns are raised by the neighbors at the first hearing. The petitioner will
report to the Plan Commission the results of the initial neighborhood meeting
that was held on December 1, 1999.

. Drainage: A preliminary drainage report must be reviewed and approved by the
City of Bloomington Stormwater Utility.

. Bike/Pedestrian Issues: The need for additional connections from this project to
land uses located to the east (Redbud and University Commons) must be
assessed. It should also be determined if there is an appropriate solution to
getting people from Bitner Woods to the sidewalk in front of Kerasotes, and if
this responsibility should fall upon the petitioner as an off-site improvement.

FiesT HEA RING STATE REPONT
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Smith Neubecker & Associates, Inc.

January 24, 2000

NECERVE

JAN 27 2000

Stephen L. Smith i1, City of Bloomington Plan Commission
Daniel Neubecker LA. C/o Tom Micuda, Planner
Steven A. Brehob, B.S.Cn.T. P. O. Box 100

Timothy A. Hanson, BS.CE., BSLS,

RE:

Bloomington, IN 47402-0100

Addendum — Moores Pike Office Planned Unit Development

Dear Tom and Plan Commissioners:

This letter and attachments are the first to the Moores Pike Office Planned Unit
Development. These changes are the result of continued neighborhood contact,
Planning staff dialog and the initial Plan Commission hearing. A revised outline
plan drawing and statement are being submitted with this letter to compliment
these changes. Changes to the outline plan proposal are as follows:

453 S. Clarizz Boulevard
Post Office Box 5355
Bloomington, Indiana 47407-5355

L The allowable land use for this Planned Unit Development will be
refined as follows:

e Business Professional Office, such as: accounting, legal,
insurance, engineering, consulting, realtor.

Corporate Office: medical

Dental or Clinic.

Governmental

Contractor Office

No outdoor storage or yard area, no warehousing or garage space
would be an allowed use on the site. The following uses would be
excluded:

e Veterinary Clinic
e Bureau of Motor Vehicles Office
e Post Office

7 A passing blister will be constructed on the south side of Moores
Pike across from the entry to the project. Geometric design of the passing
blister will be determined at development plan stage in conjunction with
the Engineering and Public works Departments.

Telephone 812 336-6536 J:/2591 A/Corresp./Addendum. ltr

FAX 812 336-0513

www.snainc.com
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City of Bloomington Plan Commission
January 24, 2000
Page two

3 The east/west path across the northern end of the site will be
changed from a sidewalk to an 8 multi-use path. The multi-use path will
provide connection with University Commons and the senior care housing
to the east as well as Kerasotes and Jackson Creek Shopping Center to the
west. The parking setback will be increased to 18 to provide 5° setback
green space on both sides of the path.

4, The parking layout will be reconfigured to provide a pedestrian
pathway from the building to the north property line, ultimately leading to
the Jackson Creek shopping area. This reduces the parking available in
the lot, but significantly increases the pedestrian friendliness of the area.

5. A guarantee will be provided that trees will be preserved in the
front of the site. This guarantee will be in the form of a pre-construction
inspection with the City and the developer followed by a post-construction
inspection and an inspection three years after construction is complete.
Trees that die because of the construction process will be replaced with 3
1/2”* caliper Maple trees. The purpose of the pre-construction inspection
is that several of the trees on the site are already experiencing distress
while others on the site are vibrant and healthy.

6. Perspective drawings have been prepared (copy attached) that
show the approximate height and bulk of the building. These drawings are
made from panoramic photographs of the site with the house removed and
new building added in a sketch format. Commitment is made that exterior
walls will have architectural features and lines or windows and not be
blank walls.

T The lighting in front of the building between the building and
Moores Pike will be limited to building lighting and a maximum 36”
ballard lighting.

8. A driveway from this site connecting to the rear of Jackson Creek
Shopping Center will be provided subject to Plan Commission desiring
such a connection and subject to the owner of Jackson Creek Shopping
Center (Sierra Financial Group) approving the connection. Information
was sent to Sierra Financial on January 17, 2000. We will contact them
prior to the Plan Commission meeting.

J:/2591A/Corresp./Addendum.Itr
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City of Bloomington Plan Commission
January 24, 2000
Page three

I will continue to be in contact with you over the next couple of weeks in
preparation for the Plan Commission meeting on January 31%,

Very truly yours,
/8,8
Stephen L. Smith
SMITH NEUBECKER & ASSOCIATES, INC.
SLS:vp
Enclosures

Cec:  File #2591A

J:/2591 A/Corresp./Addendum. Itr



23
Smith Neubecker & Associates, Inc.

December 1, 1999

Stephen L. Smith P.E, LS.
President

Daniel Neubecker LA.
Project Manager City of Bloomington Plan Commission

C/o Tom Micuda, Planner

City of Bloomington Plan Department
P. 0. Box 100

Bloomington, IN 47402-0100

Dear Plan Commissioners and Tom:

We are pleased to submit this proposal for a planned unit development on the 2.2
acre Dorothy Grubb site that lies east of Kerasotes along Moores Pike. This is an
infill parcel with unique requirements that make it appropriate to follow the PUD
route as opposed to a straight zone.

|
|
|
\ RE: Moores Pike Office Planned Unit Development

This petition is being filed in part because we believe that the PR06 residential
zoning is not an appropriate land use at this site. Family housing is not practical
because this site is too close to high intensity uses that are open late into the night.
Student housing is in adequate supply in this area and the site is remote from the
main campus.

These problems prompt a petition for a transition use. A professional office space
providing quality site and architecture can serve as both buffer and transition.
The recent success of the Clarizz Corporate Park just one mile north serves as an
excellent example.

The following items are being submitted with this letter as application:

Outline Plan Statement

Outline Plan Drawing (24” x 36” and 8 2" x 117)
Application, Form and Fee

Property Deed

Communications have begun with neighbors and the council representatives. A
neighborhood meeting is scheduled for tonight at 6:00 p.m. in the East Plex
Office Building on Morningside Drive. You are welcome to attend. In any case,
we will report back to you the results of the discussions. We intend to work
closely with the neighbors, the council representatives and your staff to develop a
plan that fits the unique requirements of this site.

4625 Morningside Drive s R

Post Office Box 5355 Puo-a-oo \ .
Bloomington, Indiana 47407-535%,/2591/Corresp./Application.Itr s £ s \ CINEAN
Telephone 812 336-6536 O(“(’)‘ el PetNoner s St

FAX 812 336-0513
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City of Bloomington Plan Commission
December 1, 1999
Page two O?

We are applying to be on the January and February Plan Commission hearings
and are asking the Plan Commission to delegate the final plan review to the staff.

Very truly yours,

<

Stephen L. Smith
SMITH NEUBECKER & ASSOCIATES, INC.

SLS:vp
Enclosures

Cc:  File #2591A
Jane Flieg
Tony Pizzo
Mike Diekhoff

1:/2591/Corresp./Application.ltr
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MOORES PIKE OFFICE
PLANNED UNIT DEVELOPMENT
OUTLINE PLAN STATEMENT
REVISED 1-24-2000

This Planned Unit Development proposes a high-quality professional office
building on this infill site on the east side of Bloomington. The site poses a
variety of challenges as an infill site with higher intensity uses on three sides and
single-family residential on the south side across Moores Pike. Limited retail
could be the most appropriate use transition between the arterial commercial and
the high-density residential uses. The Growth Policies Plan took a firm stand that
no more retail commercial would be allowed in this area. Higher density student
housing would be the closest to matching the Growth Policies Plan. At this time
there is more than adeqguate supply of housing in this area and this location is
remote from Campus for student housing.

Professional office space, which is in demand on the east side, can provide quality
architecture and serve as a buffer between surrounding land uses and enhance the
quality of the neighborhood. An excellent example of this type of transition can
be found in the recently approved Clarizz Corporate Park. Quality architecture
and quality site planning can be controlled in this environment resulting in
appropriate transitions between disparate land uses.

LAND USE

The allowable land use in this Planned Unit Development will be “office”. The
office space will be limited to a maximum of 32,000 s.f. gross building area.
Medical office will be an allowed use, but the gross square footage will be 50% of
that allowed for other office space. This limitation is being placed because of the
increased parking demand and the increased traffic generated by a medical office.
This medical office square footage limitation would not apply to more limited
medical activities, such as psychiatrist/psychologist, who don’t have a high
demand for parking and do not generate high volumes of traffic.

The allowable land use for this Planned Unit Development will be refined as
follows:

e Business, Professional Office, such as: accounting, legal,
insurance, engineering, consulting, realtor

Corporate Office: medical

Dental or Clinic

Governmental

Contractor Office

1:/2591/Corresp./Revised OutlineStatement
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No outdoor storage or yard area, no warehousing or garage space would be an
allowed use on the site. The following uses would be excluded:

e Veterinary Clinic
e Bureau of Motor Vehicles
o Post Office

SITE DEVELOPMENT CRITERIA

An illustrative outline plan drawing is submitted with this Planned Unit
Development statement. The plan shows that the building will be forward on the
site with about 15 parking spaces in front of the building along Moores Pike. The
balance of the parking will be in the rear, at a lower elevation hidden from most
of the surrounding users. Yard setbacks shall be as follows:

Rear yard setback: 18’ for parking
Side yard setback on the west side: 15’ building, 8’ parking
Side yard setback on the east side: 25’ building, 12° parking

A 5’ sidewalk shall meander across the front of the site connecting to the east and
west, but avoiding the mature Maple trees. The sidewalk will also connect to the
building area.

A multi-purpose path connection will be made to the north accessing the
commercial and bus service area of Jackson Creek Shopping Center and
connecting parcels to the east.

ARCHITECTURE AND LIGHTING

The building architecture is intended to serve as a transition between the
surrounding land uses with the following controls:

6:12 maximum roof pitch.

Shingled roof.

Maximum height is 30’ above the main floor (upper floor).

The exterior shall be wood, brick or other masonry or dry-vit (no vinyl
or aluminum siding).

The lighting will be designed to compliment the building. The parking lot lights
will be limited to a maximum height of 36” in the front of the building and the
rear shall be designed in accordance with City Code.

Perspective drawings have been prepared (copy attached) that show the

approximate height and bulk of the building. These drawings are made from
panoramic photographs of the site with the house removed and new building

1:/2591/Corresp./Revised OutlineStatement
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in a sketch format. Commitment is made that exterior walls will have
architectural features and lines or windows and not be blank walls.

SIGNAGE

Signage will be in full compliance with the Bloomington sign regulations and
specifically the scenic gateway corridor provision (20.06.06.041).

ENVIRONMENTAL ASSESSMENT

The site has been a grass yard and meadow for many years. There are 14 quality
Maple trees in the front yard that are proposed to be saved with this project.
There are a variety of smaller Walnut trees in the rear that will mostly be
removed; though some may be retained in the detention area. The landscaping on
the project will be in accordance with the City Code.

A guarantee will be provided that trees will be preserved in the front of the site.
The guarantee will be in the form of a pre-construction inspection with the City
and the developer followed by a post-construction inspection and an inspection
three years after construction is complete. Trees that die because of the
construction process will be replaced with 3 %4” caliper Maple trees. The purpose
of the pre-construction inspection is that several of the trees on the site are already
experiencing distress while others on the site are vibrant and healthy.

STORM WATER

Storm water at the front of this site flows towards Moores Pike and will be left
unchanged. The remainder of the site flows to the rear, and all new developed
and paved areas will also flow to the rear in the same pattern. Detention will be
provided in the lower area at the back of the site. Extra detention will be provided
if possible. A more detailed, though preliminary study, will be submitted prior to
the first Plan Commission hearing,.

GROWTH POLICIES PLAN

This site is too small to show up specifically in the Growth Policies Plan or the
detailed drawings (attached). The Growth Policies Plan encouraged planned
residential development south and east of College Mall at an average density of 6
units/acre with higher densities along Moores Pike and adjacent to the
commercial parcels. The Growth Policies Plan apparently assumed that this
parcel would be a part of the Rogers Farm Planned Unit Development, though
given separate ownership, it was not developed as a part of the Rogers Farm. The
Growth Policies Plan also shows a buffer between the commercial along College
Mall Road frontage and the planned residential to the east.

1:/2591/Corresp./Revised OutlineStatement
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The question now becomes “What is the best transition and buffer between the
existing land uses and consequently the most appropriate use for this infill
parcel?” Following the Growth Policies Plan, high-density housing would be the
zoning of choice. Multi-family housing, however, does not meet many of the
Growth Policies Plan’s goals and would not provide the best transition between
existing parcels. An office PUD can provide for those concemns. The recent
success of Clarizz Corporate Park to provide transition between the intense
development of College Mall and the large lot single-family of Hoosier Acres
should be viewed as a positive precedent for this type of land use. High quality
architecture and site planning can serve both as buffer and transition between the
disparate land uses.

TRAFFIC

This is a small infill site (2.2 acres) with reasonable average daily traffic and peak
hour volumes compared to the existing volume on Moores Pike. The existing
volume on Moores Pike, however, does caution one to use care in the zoning of
this parcel. The volumes of traffic that are generated are easily accommodated
with a single drive to Moores Pike and do not warrant additional acceleration or
deceleration lanes or tapers at Moores Pike.

Average daily traffic trip generation has been reviewed for various types of
development. These include:

Description Number of Units ITE Code# ADTRate ADT
Single-Family 12 Units 210 9.6 115
Duplex Units 12 Units 220 6.6 79
Apartments 24 Units 220 6.6 158
Office 32,000 s.f, 710 IO 352
Medical Office 16,000 s.£. 720 36 576

Morning and afternoon peak hour volumes for medical/dental office and general
office are as follows:

Medical/Dental — 16,000 s.f.

RATE IN OUT
7-9 a.m. 2.43 80% 31 20% 8
4-6 p.m. 3.66 27% 16 73% 43

Assume 75% to 25% east-west split | o,

AM. )

2% 7

1:/2591/Corresp./Revised OutlineStatement
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General Office — 32,000 s.f.

RATE IN OUT
7-9 am. 1.56 88% 44 17% 6
4-6 p.m. 1.49 17% 8 83% 40

1 ]

|

35 —* !

B

This information indicates that the site can easily support 32,000 s.f. of general
office or 16,000 s.f. of medical office. The general office and medical office have
similar peak hour turning movements, though the medical office has a higher
average daily traffic. The medical traffic is more evenly distributed through the
day.

The left turn movements into the site at the peak hour combined with through
traffic volumes on Moores Pike warrant a left turn passing blister. The passing
blister shall be provided with this project.

A driveway from this site connecting to the rear of Jackson Creek Shopping
Center will be provided subject to Plan Commission desiring such a connection
and subject to the owner of Jackson Creek Shopping Center (Sierra Financial
Group) approving the connection. Information was sent to Sierra Financial on
January 17, 2000. We will contact them prior to the Plan Commission meeting.

§:/2591/Corresp./Revised QutlingStatement
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MOORES PIKE OFFICE
PLANNED UNIT DEVELOPMENT
OUTLINE PLAN STATEMENT
12-1-99

This Planned Unit Development proposes a high-quality professional office
building on this infill site on the east side of Bloomington. The site poses a
variety of challenges as an infill site with higher intensity uses on three sides and
single-family residential on the south side across Moores Pike. Limited retail
could be the most appropriate use transition between the arterial commercial and
the high-density residential uses. The Growth Policies Plan took a firm stand that
no more retail commercial would be allowed in this area. Higher density student
housing would be the closest to matching the Growth Policies Plan. At this time
there is more than adequate supply of housing in this area and this location is
remote from Campus for student housing.

Professional office space, which is in demand on the east side, can provide quality
architecture and serve as a buffer between surrounding land uses and enhance the
quality of the neighborhood. An excellent example of this type of transition can
be found in the recently approved Clarizz Corporate Park. Quality architecture
and quality site planning can be controlled in this environment resulting in
appropriate transitions between disparate land uses.

LAND USE

The allowable land use in this Planned Unit Development will be “office”. The
office space will be limited to a maximum of 32,000 s.f. gross building area.
Medical office will be an allowed use, but the gross square footage will be 50% of
that allowed for other office space. This limitation is being placed because of the
increased parking demand and the increased traffic generated by a medical office.
This medical office square footage limitation would not apply to more limited
medical activities, such as psychiatrist/psychologist, who don’t have a high
demand for parking and do not generate high volumes of traffic.

SITE DEVELOPMENT CRITERIA

An illustrative outline plan drawing is submitted with this Planned Unit
Development statement. The plan shows that the building will be forward on the
site with about 15 parking spaces in front of the building along Moores Pike. The
balance of the parking will be in the rear, at a lower elevation hidden from most
of the surrounding users. Yard setbacks shall be as follows:

Rear yard setback: 5 for parking
Side yard setback on the west side: 15" building, 8 parking
Side yard setback on the east side: 25’ building, 12° parking

Or\c{;\f\&\ Out\ine (Pre\lmx.mrgb
1:/2591/Corresp./OutlineStatement Plan  Statremeny
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A 5’ sidewalk shall meander across the front of the site connecting to the east and
west, but avoiding the mature Maple trees. The sidewalk will also connect to the
building area.

A sidewalk connection will also be made to the notth accessing the commercial
and bus service area of Jackson Creek Shopping Center,

ARCHITECTURE AND LIGHTING

The building architecture is intended to serve as a tramsition between the
surrounding land uses with the following controls:

6:12 maximum roof pitch.

Shingled roof.

Maximum height is 30” above the main floor (upper floor).

The exterior shall be wood, brick or other masonry or dry-vit (no vinyl
or aluminum siding).

The lighting will be designed to compliment the building. The parking lot lights
will be limited to a maximum height of 10’ in the fiont of the building and the
rear shall be designed in accordance with City Code.

SIGNAGE

Signage will be in full compliance with the Bloomington sign regulations and
specifically the scenic gateway corridor provision (20.06.06.041).

ENVIRONMENTAL ASSESSMENT

The site has been a grass yard and meadow for many years. There are 14 quality
Maple trees in the front yard that are proposed to be saved with this project.
There are a variety of smaller Walnut trees in the rear that will mostly be
removed; though some may be tetained in the detention area. The landscaping on
the project will be in accordance with the City Code.

STORM WATER

Storm water at the front of this site flows towards Moores Pike and will be left
unchanged. The remainder of the site flows to the rear, and all new developed
and paved areas will also flow to the rear in the same pattern. Detention will be
provided in the lower area at the back of the site. Extra detention will be provided
if possible, A more detailed, though preliminary study, will be submitted prior to
the first Plan Commission hearing.

E£2591/Corresp./OutlineStatement
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GROWTH POLICIES PLAN

This site is too small to show up specifically in the Growth Policies Plan or the
detailed drawings (attached). The Growth Policies Plan encouraged planned
residential development south and east of College Mall at an average density of 6
units/acre with higher densities along Moores Pike and adjacent to the
commercial parcels. The Growth Policies Plan apparently assumed that this
parcel would be a part of the Rogers Farm Planned Unit Development, though
given separate ownership, it was not developed as a part of the Rogers Farm. The
Growth Policies Plan also shows a buffer between the commercial along College
Mall Road frontage and the planned residential to the east.

The question now becomes “What is the best transition and buffer between the
existing land uses and consequently the most appropriate use for this infill
parcel?” Following the Growth Policies Plan, high-density housing would be the
zoning of choice, Multi-family housing, however, does not meet many of the
Growth Policies Plan’s goals and would not provide the best transition between
existing parcels. An office PUD can provide for those concerns. The recent
success of Clarizz Corporate Park to provide transition between the intense
development of College Mall and the large lot single-family of Hoosier Acres
should be viewed as a positive precedent for this type of land use. High quality
architecture and site planning can serve both as buffer and transition between the
disparate land uses.

TRAFFIC

This is a small infill site (2.2 acres) with reasonable average daily traffic and peak
hour volumes compared to the existing volume on Moores Pike. The existing
volume on Moores Pike, however, does caution one to use care in the zoning of
this parcel. The volumes of traffic that are generated are easily accommodated
with a single drive to Moores Pike and do not warrant additional acceleration or
deceleration lanes or tapers at Moores Pike.

Average daily traffic trip generation has been reviewed for various types of
development. These include:

Description Number of Units ITE Code # ADT Rate ADT
Single-Family 12 Units 210 9.6 115
Duplex Units 12 Units 220 6.6 79
Apartments 24 Units 220 6.6 158
Office 32,000 s.f. 710 11 352
Medical Office 16,000 s.f. 720 36 576

Morning and afternoon peak hour volumes for medical/dental office and general
office are as follows:

1:/2591/Corresp./OutlineStatement
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Medical/Dental — 16,000 s.f.

RATE IN ouT
7-9 a.m. 2.43 80% 31 20% 8
4-6 p.m. 3.66 27% 16 73% 43

Assume 75% to 25% east-west split

AM. P’_’JJ ZLLLE
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General Office — 32,000 s.f.

RATE IN OUT
7-9 a.m. 1.56 88% 44 17% 6
4-6 p.m. 1.49 17% 8 83% 40
AM. U L L
33 —
P.M. 50 /0

-
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This information indicates that the site can easily support 32,000 s.f. of general
office or 16,000 s.f. of medical office. The general office and medical office have
similar peak hour turning movements, though the medical office has a higher

1:/2591/Corresp./OutlineStatement
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average daily traffic. The medical traffic is more evenly distributed through the
day.

The turn movements in and out of the project during the peak hours are relatively
low and do not justify decel lanes or tapers.

1:/2591/Corresp./OutlineStatement
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ORDINANCE 00-06

TO AMEND THE BLOOMINGTON ZONING MAPS FROM RS3.5/PRO6 TO PUD
AND TO APPROVE THE PRELIMINARY PLAN
Re: 3209 East Moores Pike
(Dorothy Grubb, Petitioner)

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-3-00, and recommended
that the petitioner, Dorothy Grubb, be granted a rezone of the property located
at 3209 East Moores Pike from RS3.5/PRO6 to PUD and also receive

Preliminary Plan approval;

NOW, THEREFORE, BE IT HEREBY ORDAINED BY THE COMMON COUNCIL OF
THE CITY OF BLOOMINGTON, MONROE COUNTY, INDIANA, THAT:

SECTION 1. Through the authority of IC 36-7-4 and pursuant to Chapter 20.05.09 of the
Bloomington Municipal Code, the property located at 3209 East Moores Pike shall be rezoned
from RS3.5/PRO6 to PUD and the Preliminary Plan shall be approved. The property is
further described as follows:

A part of the Southwest quarter of the Southwest quarter of Section Two (2), Township
Eight (8) North, Range One (1) West, described as follows:

Beginning at the Southeast corner of said quarter quarter, thence West Ten (10) rods,
thence North Thirty-two (32) rods, thence East Ten (10) rods to the East line of said
quarter quarter, thence South Thirty-two (32) rods to the place of beginning, and
containing two (2) 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 ADOPTsl;(D by the Common CZLZC/] of the City of Bloomington, Monroe County,
Indiana, upon this day of , 2000.

.-/-j

TIMOTHY MAY R Pr SIdent
Bloomington Co! unc11

ATTEST:
REGINA MOORE, Clerk
City of Bloomington

PRESENTED by Wf the City of Bloomington, Monroe County, Indiana, upon this
day of , 2000.

REGINA MOORE, Clerk
City of Bloomington

36



SIGNED AND APPROVED by me upon this b 7évday of %Cé%dék/ , 2000.

N FERNANDEZ, Mayor
City of Bloomington

SYNOPSIS

This ordinance rezones approximately 2.2 acres of property located at 3209 East Moores Pike
from RS3.5/PRO6 to PUD. It also approves a Preliminary Plan that allows the construction of
y a new office building with a maximum of 32,000 square feet and a limited range of office uses.
éu'/;,r s R [PebFibioner

/7/¢v1r1|r7'7

C‘f‘\l helle =
Lz7 4/
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Plan Commission--Summary Minutes, January 31, 2000

PETITIONS:

PUD-3-00  Dorothy Grubb (Second Hearing)
3209 E. Moores Pike
Rezone from RS3.5/PRO6 to PUD.

Patrick Shay reported. This was the second hearing for this case. There have been a few changes to
the site plan. The rear parking area has been changed. It was determined that accel/decel lanes on
Moores Pike are not needed at this site. The lack of these lanes allows for additional tree
preservation to occur. On the south side of the road there is adequate right-of-way for a passing
blister. This has been added to the site plan. There will be some tree removal for construction at
the front of the lot. The trees that will be removed are old and not in the best of health. With the
guidance of the Plan Commission at the first hearing, staff and the petitioner have agreed to enter
into a recordable commitment that will guide the future of these trees and will provide for
inspection and replacement if necessary in the future. There is an 8-foot tall privacy fence and a line
of tall evergreen trees in place on the property to the west. This will help buffer lighting impacts.
No additional improvements to the lighting plan were required by staff. He discussed how the
architecture will blend into the neighborhood. The petitioner has agreed to install bollards (36” in
height max.). Staff believes that this will enhance the aesthetics at the front of the site. Staff and the
petitioner have agreed to add an 8-foot multi-purpose path along the north end that would also
connect and stub in two places to the PUD to the east. This would allow bicycles to enter via the
main access drive and utilize the connections to go to either Jackson Creek or to the PUD to the
east. There is also a pedestrian pathway through the middle of the rear of the site. Staff has
advocated for a vehicle connection to the Jackson Creek site to the north of this. They have not
received a final answer to date. This can be dealt with at the final plan stage. A permitted use list
was unresolved at the last hearing. He presented a list of permitted and prohibited uses drawn up by
staff (see staff report for details).

Staff recommends approval of PUD-3-00 with the following conditions:
1) Final Plan review for this PUD shall be delegated to the Planning Staff.
2) Office land uses for this PUD shall be limited as outlined in this staff report.

3) In addition to the architectural restrictions outlined within the Revised (1-24-00) Preliminary Plan
Statement, the petitioner must include windows for both the east and west building elevations.

4) Pending approval from the adjacent property owner, the final plan for this PUD shall incorporate
a bicycle or vehicular connection to the Jackson Creek Shopping Center. The minimum required
connection shall be an 8-foot multi-use path. All other pedestrian improvements shall be installed in
accordance with the petitioner’s preliminary site plan.

5) The design of the passing blister on Moores Pike shall be reviewed by the City Engineer at final
plan stage.

6) The front parking area shall only utilize 36-inch high bollard light fixtures.
7) Signage for this PUD shall be reviewed under the Scenic/ Gateway Corridor sign regulations.

8) Final drainage/ detention design shall be approved at the final plan stage.

F:plan_min\pc013100.doc 3
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9) A 40-foot right-of-way dedication from the centetline of Moores Pike is required.

10) As a requirement of final plan approval, the petitioner is required to file a recordable
commitment which will insure the preservation of existing trees during construction. More
specifically, this agreement will address inspections by the City’s Urban Forester, the time period of
these inspections, and tree replacement requirements.

Steve Smith, of Smith Neubecker, spoke as the petitioner. He said that the building he is proposing
would be a good transitional use between residential and other more high volume business uses in
the area. He reiterated that the passing blister will be installed on Moores Pike. If any trees die as a
result of construction, the petitioner will replace them with trees with as large a caliper as possible.
The trees will be monitored before, during, and for several years after construction. If the Plan
Commission wants the connection at the back of the parking lot and Sierra Financial Group will
allow it to be put in, the petitioner will put it in. It is up to Sierra at this point. The building will
appear to be a single-story structure from Moores Pike. He noted that the 36-inch bollard lights on
the front look very attractive.

Stuebe asked for questions from the Plan Commission.

Willsey asked about the multi-use path. Will there be an easement that will be dedicated to the City

of Bloomington?

Smith said that he would be willing to dedicate the easement to the City.

Willsey asked how many trees would be removed? If a tree is currently damaged will it automatically
be eliminated? If one of the trees on the site is damaged now and dies within the time of the
agreement, you will replace it regardless of its current condition?

Smith said yes and that the trees will be evaluated with the help of the Urban Forester.

Willsey asked if the blister would be at public cost?

Smith said that the developer will pay for the blister.

Micuda said that the multi-use path will very likely become an easement and not a dedicated right-
of-way.

Willsey said that he would hate to see a future owner change their mind about the path.

Micuda said that since this is a condition of approval, it would take Plan Commission approval to
allow a new owner to eliminate the path.

Smith said that the path easement will be dedicated to the City.
Pece asked about the sidewalk in front of the building on Moores Pike.
Smith said that the petitioner will install an east-west sidewalk on Moores Pike.

Fleig asked who would provide upkeep of multi-use path?

F-\plan_min\pc013100.doc 4
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Plan Commission--Summary Minutes, January 31, 2000

Smith said the owner would.

Stuebe asked who is responsible for upkeep for paths in PUDs?

Shay said that it is the same as any other easement.

Stuebe asked for public comment. There was none.

*#*Hoffmann made the motion to approve PUD-3-00 based on the findings in the staff report with

delegation of final plan approval to staff and the conditions of approval, Demlow seconded. There
was unanimous approval, 9:0.

F:\plan_min\pc013100.doc 5
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Plan Commission--Summary Minutes, January 5, 2000

PUD-3-00 Dorothy Grubb
3209 E. Moore’s Pike

Pat Shay reported. (Please see Staff Report for details.) The petitioner is requesting a rezone of
2.2 acres from RS3.5/PRO6 to Planned Unit Development and preliminary plan approval for a
32,000 square-foot office building. The petitioner is also requesting delegation of final plan
approval to staff. He pointed out surrounding land uses including Rogers Farm, Kerasotes
Theatres, and Redbud Hills. This is the second non-residential petition for this area. Staff feels
any future petitions for this site would likely be for non-residential uses. This petition is for
professional and possibly medical uses for this parcel. Staff recommends forwarding this case to
the January 31, 2000 Plan Commission Hearing. The following issues must be further analyzed
and be adequately addressed prior to final staff recommendation:

1) Land Use Compatibility: The parcel is currently zoned low density residential. This project
should be assessed to determine if it is an appropriate transitional use for this parcel of land.

2) Traffic Concerns: Staff must determine if medical offices create an unreasonable amount of
traffic on Moore’s Pike in relation to other uses. 4

3) Architecture: The architecture of this development would have to be compatible with Redbud
and have a residential feel. The petitioner has agreed to restrictions on roof pitch, height
restrictions, exterior materials, and lighting materials. Staff would like Plan Commission input
on these. Staff would like to see the Moore’s Pike elevation by the next hearing.

4) Neighborhood concerns: Tree preservation is a concern. The site plan avoids as many trees
as possible. ‘

5) Drainage: A preliminary drainage report must be reviewed and approved by the City of
Bloomington Stormwater Utility.

6) Bike/Pedestrian Issues: The petitioner will, as required, connect the existing sidewalk links
east to Redbud and west to Kerasotes Theater. He is also looking at a pedestrian connection that
would go to the Jackson Creek commercial area.

Stuebe asked for comments from the petitioner.

Steve Smith spoke for Smith Neubecker who is the petitioner. He said that there is demand for
owner-occupied office space on the East side. It is an appropriate transition use for the area. He
has talked to neighbors and City Council representatives for the area. The adjoining uses would
make the PRO6 not work very well. Families won’t want to live there. The PUD process will
assure that the architectural details make the project compatible with Bitner Woods. Multi-
family housing would work but they don’t want to build more student housing in this area.
Building placement will be important. It must be one story on the Moore’s Pike frontage. The
back side will be two story with a walkout basement. It will have a shingled roof. They will use
masonry, drivet or wood. The parking lot will be hidden from Moore’s Pike. They will provide
for pedestrian circulation at the rear of the property. They feel pedestrian accommodations will
serve neighbors and people within the project. Signage will be limited to the restrictions for

F:\plan_min\pc010500.doc , 8
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scenic entryway areas. The rear of the building needs to be well lit. Pedestrian level lighting will
be 6-feet in front. The small parking lot doesn’t need a lot of light. Medical office traffic is
steady in volume. That makes the total count higher, but doesn’t impact the streets more than a
regular office. There are not rush hours per se for medical offices.

Stuebe asked for questions from the Plan Commission.

Hoffmann asked Smith if the sidewalk connections are already there to the east and west?

Smith said not yet. There will be a gap of 30-40 feet at University Commons and a longer gap at
Redbud.

Hoffmann asked staff about the status of Redbud Hills expansion.
Shay said that it is planned. The sidewalk is planned, too.

Hoffmann asked what the grade of the driveway is? He expressed concern about cars exiting the
project with headlights shooting across Moore’s Pike.

Shay said that the subject parcel is somewhat higher than Moore’s Pike. The property across the
street is shielded with vegetation.

Fernandes asked staff what kind of offices are considered professional?

Micuda said medical, business professional, contractor’s, consumer and non-consumer based
offices. If you can think of certain specific office uses that would be of concern, this would be
the time to raise them.

Fernandes said she would appreciate input on this from staff. The broad definition worried her.
Micuda said that staff would exclude retail uses.

Fernandes asked about excluding uses?

Micuda said that there is a good, specific list of permitted offices that had been drawn up for the
Tarzian Property. Staff could show that list to the petitioner and see if that would be okay. The
Bureau of Motor Vehicles would be an office but would be very high usage.

Fernandes asked if this would be owner-occupied?

Smith said there is interest in this but we would not be restricted to this use.

Fernandes asked if 30 feet tall was to the top of the roof?

Smith said yes.

Fernandes asked if people in the building would walk through the parking lot for pedestrian

Fi\plan_min\pc010500.doc 9
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access?
Smith said yes.

Fleig asked Smith about volumes of traffic not warranting additional accel/decel lanes. What do
you base that on?

- Smith said they are looking at INDOT warrants.

Micuda said that this is a decision under Plan Commission and staff control. The advantages
would be obvious. The disadvantage would be that they would lose a couple of trees in front.
We should consider that.

Smith said that this is a small usage to warrant accel/decel lanes.

Stubbings asked staff about waiving the size requirement on PUD?

Shay said that staff was fully comfortable with waiving that requirement. This parcel is unique in
how it developed. To allow the flexibility and leverage from Plan Commission and staff with a
PUD is much better than what we might get with a rezone or spot zone change.

Stubbings asked Smith if this project would be bicycle friendly?

Smith said that the only sidewalk they have planned from east and west will be along the front.
There are no bike pathways to connect to in the area. They will have bicycle parking.

Stuebe said that the Bike and Pedestrian Commiittee is considering this plan. They will give
feedback.

Micuda said that they should consider a vehicular (instead of just a pedestrian only connection)
connection back to the College Mall area. That would allow bike access.

Smith said that Jackson Creek did not want the mini-warehouses that had been proposed
connected to them. This is a different use and would bring customers to them. They don’t know
how Jackson Creek feels about this connection.

Stubbings asked about signage.

Smith reiterated that fhey would adhere to a ground sign.

Stubbings asked about the petitioner providing a list of possible uses for this project?

Smith said that he would work on that with staff. He will bring that back to the next hearing.

Willsey asked about the traffic capacity on Moore’s Pike. Since the Plan Commission has some
input on design parameters, what will the petitioner submit?

F:\plan_min\pc010500.doc . 10
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Smith said that he will provide conceptual elevations—the shape of the building be, etc.
Willsey asked how far the Plan Commission could go with design review?
Micuda said that staff has taken design review to a higher degree than we will with Smith.

Willsey said that since we don’t have design standards built into the code, the PUD presents an
opportunity to participate in design review.

Hastings pointed out that at the site plan review we will have a better opportunity to get into the
design specifics.

Shay displayed the traffic capacities on Moore’s Pike in answer to Willsey’s question.
Willsey asked if there was berming on the south side?

Smith said the ground naturally rises. The intent is to make it look attractive from Moore’s
Pike—not hide the project.

Willsey asked if there would be landscaping to address the land elevations?

Smith said that to the west you look right into Kerasotes parking lot. The building will be very
visible on that side. To the east, the ground will block most of the building from view. There are
landscape plans on both sides.

Willsey asked if there is any opportunity to increase connectivity from the public sidewalk in
front of the building through the property to the back for pedestrians?

Smith said that some neighbors had mentioned that it might be good to have pedestrian access to
the theatres.

Micuda said that staff will consider pedestrian connectivity along the drive.
Smith noted that Bitner Woods connects there.
Willsey asked about maintenance of landscaping.

Micuda said that the Plan Commission can require maintenance agreements. They can direct the
staff to investigate it.

Willsey said that in regards to the trees that are represented in the site plan, there would be some
provision for replacement.

Stuebe asked for public comment. There was none.

Stuebe said that the Plan Commission is concerned with appearance especially from the south
and the west. He would appreciate a good rendering of landscaping and buffering. He asked staff

F:Aplan_min\pc010500.doc 11



45

Plan Commission--Summary Minutes, January 5, 2000

to bring back a list of uses. He asked the other commissioners to consider uses before next
hearing.

***Hoffmann moved to forward PUD-3-00 to a second hearing, Seeber seconded.

Hoffmann said that he has been concerned with PRO6 projects creating less localized traffic than
what is being proposed here. This project will generate more local traffic but less cross-town
traffic. The traffic link with Jackson Creek connection is important. In the long run, if this goes
in as medical, we ought to be thinking about a bulge on Moore’s Pike. % of traffic will be
coming from the west. When even one eastbound car makes a left turn, it will back up traffic

~ from the many residential units to the east. It is a traffic and safety issue. Pedestrian links would
be great. He would like the petitioner to talk to the property owner across Moore’s Pike. He
suggested the petitioner put some evergreens as a screen for the south side of Moore’s Pike.

Fernandes agreed about the left turn issue. She urged any kind of pedestrian access for the
residents of Redbud Hills. Internal connections would be best.

Stubbings emphasized bike connections. People need to think about bikes when they build
projects. It is illegal to ride a bike on a sidewalk. We need to come up with some kind of multi-
use arrangement.

Willsey asked if staff could add in numbers for the current project to traffic counts when they do

- presentations. It would be helpful. The turn lane is critical. He suggested pushing design review
as much as possible. There are legal issues about pedestrian connections without right-of-way
dedication through the property. He proposed some kind of lasting landscape maintenance
agreements. ‘

Stuebe asked about the waiver of the 2.2-acre parcel. For the next meeting, he wanted to know
what form does that need to be in? It appears that most commissioners agree that this is a good
adaptive use for this property. He called for the vote.

***The vote was unanimous §:0.

Stuebe noted that the Plan Commission had received a calendar for the Plan Commission
lunchtime worksessions. He asked the commissioners to look at the calendar and respond to the
Planning Department.

Hastings noted that at the Jan.31 Plan Commission hearing, the Planning Department will present
the “Annual Report on Erosion Control.” He asked that any comments be directed to the
Planning Department.

Adjourned 7:40 p.m.

F:\plan_min\pc010500.doc 12
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City of Bloomington
Bloomington Environmental Commission

MEMORANDUM

Date: August 12, 2019

To: Bloomington Plan Commission

From: Bloomington Environmental Commission
Subject: PUD-26-19: Moores Pike Apartments

3201 E. Moores Pike

The purpose of this memo is to convey the environmental concerns and recommendations provided by
the City of Bloomington Environmental Commission (EC) with the hope that action will be taken to
enhance the project’s environment-enriching attributes.

This request is for an amendment to the Planned Unit Development (PUD) District Ordinance to allow
Residential High-Density Multifamily (RH) uses. The EC has no issue with the amendment and will
provide detailed comments if the amendment is approved and the Petitioner comes forward with a Site
Plan. Below are some general comments that the Petitioner should be planning for prior to submitting
the Site Plan.

1.) LANDSCAPE PLAN

The Landscape Plan needs a few changes before it meets the Unified Development Ordinance (UDO)
regulations, and can be approved. The Petitioner must have an approved plan in place prior to being
granted a Grading Permit. 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 nor pesticides and are water efficient once
established.

2.) GREEN/ENVIRONMENT-ENHANCING BUILDING PRACTICES

The EC recommends that the developer design the building with as many best practices for energy
savings and resource conservation as possible for the sake of the environment and because tenants
expect it in a 21%-century structure.

EC RECOMMENDATIONS:

1.) The Petitioner shall revise the Landscape Plan to at least meet the minimum standards of the UDO.

2.) The Petitioner should incorporate best practices for green building.

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

www.bloomington.in.gov
environment@bloomington.in.gov
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OO0 1) ARCHITECTURE

L1 I 1 ] CIVIL ENGINEERING

BYNUM FANYO & ASSOCIATES, INC. PLANNING
July 8, 2019

City of Bloomington Plan Commission
401 N. Morton Street
Bloomington, Indiana 47403

Re: 3201 E Moores Pike PUD Amendment Request

Dear Plan Commission:

The purpose of our request is to add RH uses to the existing PUD to allow for an 80-unit, four
story apartment building consisting of 48 two-bedroom units and 32 one-bedroom units. We
are proposing two exceptions to the RH zoning district which are maximum density allowed
will be 18 units per acre and maximum height to be 65 feet.

The history of the property includes the original PUD approval in 2000 for office uses and has
been amended two times to allow for self-storage and medical office uses in 2003 and again
in 2014. None of these projects were able to be completed.

The property to the west of this site is zoned as a PUD and is the location of a movie theater
with large fields of parking. The property to the north is zoned CA and contains the Jackson
Creek Shopping Center. The property to our northeast contains a multi-family apartment
project and the property to our east contains a memory care facility. South of Moores Pike

are single family residences.

As approved in previous projects we have provided a multi-purpose path to the Jackson Creek
Center connecting to the path constructed with the memory care facility and dedicated a
conservation easement along the north 120-feet of the property. This area has invasive
species that will be removed and retain the natural vegetation.

Water and sewer utilities are available to the property. Storm water quality and retention will

be provided south of the conservancy easement. Setbacks are proposed to be as shown in the

528 NORTH WALNUT STREET BLOOMINGTON, INDIANA 47404
812-332-8030 FAX 812-339-2990
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RH District as well as impervious surface area. Density and dwelling unit equivalents will be as
stated in paragraph one above. Development standards in chapter 20.05 of the UDO will also

apply.

Please let us know if you have any questions regarding this request. We have attached our
proposed site plan and preliminary architectural elevations for you review as well.
As part of our request we would like to ask for a waiver of the second plan commission

hearing.

Sincerely,

Jéffrey S. Fanyo, P.E. CFM
Bynum Fanyo and Associates, Inc.
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Anita & Ken Brouwer |

1500 S. Andrew Circle, Bloomington, IN 47401
Anita’s Cell (515) 975-7900
AKBwillbe@gmail.com

15 Jul 2019

Theresa Porter, Director & Scott Robinson, Assistant Director
City of Bloomington, Indiana Planning & Transportation Dept.
401 N. Morton Street, Suite #130, Bloomington, IN 47404

Ref: PUD Amendment: 3201 E. Moores Pike, Bloomington, IN

Dear Ms. Porter & Mr. Robinson,

This short letter will likely accompany others you will receive from residents of Shadow
Creek and Bittner Woods Subdivisions and others who live in the general proximity of
the PUD Notice recently sent out proposing an amendment to allow multi-family
apartments at the aforementioned address.

This notice has been received and discussed by many people who live near this property
and there is considerable concern as it relates to the proposed amendment and to what
will happen to the immediate area if this amendment is ultimately passed. Additionally,
the petitioner’s sense of urgency to also request a waiver of a required second hearing
is also concerning especially since only a limited number of residents and/or property
owners seem to have gotten the notices in the first place. Clearly, in situations like this,
requirements are there for a reason and a no surprise rule should be in effect.

As residents and home owners of Shadow Creek we feel that there is a significant list of
concerns about the proposed amendment and also a lack of details describing what has
been done by your office to thoroughly investigate the likely result of such a multi-
family apartment complex and the issues that it will create along Moores Pike, College
Mall Road and the immediate area that is already congested when U is in session.
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| We understand that you both have demanding schedules and in appreciating your time,
% we have listed just some of our concerns and requests below for your consideration.

1) Moores Pike & College Mall Road traffic volumes and flows are a concern. Hasa

E complete traffic flow and traffic volume analysis been completed?

% 2} Concerns around increases in automobile accidents.

| 3) Roads are already in need of repair and additional traffic compounds that
problem.

4) Residents of the area are concerned with having another multi-story apartment
building in the vicinity. More people, more cars and 3-4 story buildings are not
aesthetically pleasing rising above the neighboring homes,

5)  The project will likely have a negative impact on reselling single-family
residences in the immediate area (i.e. desirability of living near too many
apartment buildings, values decline, etc.).

6) Increases in crime and noise are a concern.

7} Lastly, what is the rationale to having another apartment building when the
others in the area are not at full occupancy?

|

E Based on our concerns as homeowners, neighbors of the proposed project and

| residents of Bloomington, we’d respectfully ask you to have the required two (2)
hearings and to deny the petitioner’s request.

Sincerely,

i
|
1
|

Anita & Ken Brouwer

1500 S. Andrew Circle, Bloomington, IN 47401

g;
:
]
i
|
i
%

MWMM Page a2
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City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton Lt
Bloomington, Indiana 47404 . I L *

July 31, 2019 .

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington IN, 47401

We wish to express our concern regarding the PUD project to allow multifamily apartments on a
property adjacent to Autumn Hills backing up to AMC movie theatre and small retail businesses south of
Hobby Lobby, as well as Hobby Lobby (hereafter, referred to as just “Hobby Lobby.”). This project is
across the street (E. Moores Pike) from our private residence on the northwest corner of S. Andrew
Circle (#1508).

1. We are unable to attend the August 12" hearing. We request the second hearing scheduled for
September 9™ continue to be held.

2. This is a narrow, rectangular property. Will the only entrance and exit for residents of this location
be E. Moores Pike? E. Moores Pike is a narrow two lane road that has a significant amount of traffic
on it. Additionally the land peaks at this location so visibility of oncoming traffic on E. Moores Pike
could be a problem and potentially unsafe. We request the City require the developer to move the
entrance and exit of the property to between the Hobby Lobby and AMC movie theatre side of the
property.

3. Height restrictions: This proposal plus the topography of the land would make this the highest
building in the area by far. Our property is across the street from this location. We are concerned
that a 4-story building would eliminate the current privacy we have and enjoy. We request the City
restrict the height of the property to a maximum of 2-stories.

4. Will this structure impact the ability to walk on E. Moores Pike? The sidewalk on the south side of E.
Moore’s Pike ends at Bittner Woods. On the north side of E. Moores Pike, the sidewalk continues to
the intersection of E. Moores Pike and Sare/S. College Mall. We request the City ensure a safe
sidewalk continue to exist on the north side of E. Moores Pike.

5. The initial PUD granted for this property was for office and commercial use only. Apartments were
not allowed. This showed considerable foresight on that planning commission. If the City and
Planning Commission decide to approve the building of multi-family apartments on this site, we ask
that serious consideration be given to limiting the magnitude and size of the structure. This type of
density in a project with only one two lane road access will create a lot of additional congestion on
E. Moores Pike and for the adjoining neighborhoods. We are requesting the following requirements
‘be included in the City’s and Planning Commissions approval of the structure:

a. The number of units needs to be dramatically reduced from the current plan of 80 apartments.
This should have an impact on parking spaces and traffic.

b. Move the entrance from E. Moores Pike to S. College Mall between the AMC movie theatre and
the Hobby Lobby. Landscape the area along E. Moores Pike with greenery.



Cordially, :
Gregory and Sheila Geisl
1508 S Andrew Circle
Bloomington, IN 47401
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c. The building height should be limited to two stories to conform with the rest of the
neighborhood and area beyond.

d. The City should not vote to go forward with this apartment complex that has its entrance on E.
Moores Pike unless the City can ensure that turn off lanes are added to E. Moores Pike at the
entrance to this apartment complex.

e. The parking should be configured at 0.8 spots per bedroom instead of 0.4 spots per bedroom
as in the current plan (which shows only 52 spots and 130 bedrooms).

There is already a problem with runoff and water retention in this area. At the bottom of E. Moores
Pike at the stop light (where S. College Mall Road becomes Sare Road) there is often significant
flooding after heavy rains. About 50% of the property is scheduled to be impervious surface. The
retention area is not large enough and can cause additional runoff problems to other properties.
Water flows downhill which is primarily to the West of the property, exacerbating a significant
flooding issue that already exists. The level of service of E. Moores Pike is barely reasonable now
since it is only a two lane road, but as soon as the students return and all the student housing is full,
E. Moores Pike becomes much more challenging and dangerous. Adding in an apartment complex
with an entrance on E. Moores Pike is not wise.

There are 80 units proposed with around 130 bedrooms. The parking should be configured at .8
spots per bedroom which would make 104 parking spots. The current plan calls for 52 parking spots
which seems to be an underestimation. We believe more parking spaces will be needed and does
not even consider friends visiting and emergency vehicles. The argument that there are walkable
services and you do not need a vehicle is unnerving and just plain wrong. Few of the residents of this
new complex will walk. It is unrealistic to think that many residents will walk to Kroger and then
carry many bags all the way back to their residence—going uphill and upstairs to get back to their
residence. Where will all these extra cars park? In addition the surrounding properties are private
property so there will not be paths from the apartment complex to the retail businesses on S.
College Mall.

A ﬂéé/u

We sincerely appreciate your/cogieratiq and your attention to this matter,

Cc: Dave Rollo

Andy Ruff
Terri Porter
Eric Greulich

Scott Robinson
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To Plan Commission

401 N Morton St Suite 130
Bloomington IN 47404

Attn: Eric Greulich

From: Bittner Woods neighborhood

7/28/2019

We the undersigned, respectfully request that you address the following concerns regarding the
proposed multi-family apartment at 3201 E. Moores Pike:

1. Height - the proposed four-story building is not in keeping with the existing single family
neighborhoods of Bittner Woods and Shadow Creek or the commercial buildings of
Autumn Hills or Redbud Senior Living Residence.

2. Traffic - Moores Pike is a heavily trafficked East/West road and the addition of many
cars entering and exiting into two lanes will lead to accidents, given speeds and limited
visibility. We question the possibility of the proposed passing lane. The school bus stops
at Bittner Woods and Shadow Creek must be considered and the additional traffic will
impact the caregivers and visitors to Autumn Hills.

3. Water - Presently, rain water runs off the property, across the street and into Bittner
Woods. During construction and with a paved parking lot, there will still be a runoff
problem.

We would like to request that the height be reduced, the traffic commission reassess the passing
lane and the waiver for the required second meeting be denied because many families are on

vacation.
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City of Bloomington, Indiana Mail - Re: PUD amendment for prop... https://mail.google.com/mail/u/0?ik=c74ae43176& view=pt&searc...

Eric Greulich <greulice@bloomington.in.gov>

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington, IN 47401

Shaaban, Marian T <shaaban@indiana.edu> Mon, Jul 29, 2019 at 11:08 PM
To: "rollo@bloomington.in.gov" <rollo@bloomington.in.gov>, "ruffa@bloomington.in.gov" <ruffa@bloomington.in.gov>, "greulice@bloomington.in.gov"
<greulice@bloomington.in.gov>, "porteti@bloomington.in.gov" <porteti@bloomington.in.gov>, "robinsos@bloomington.in.gov" <robinsos@bloomington.in.gov>

Cc: "kadhimshaaban@gmail.com" <kadhimshaaban@gmail.com>, "Shaaban, Marian T" <shaaban@indiana.edu>

City of Bloomington Planning and Transportation Commission
City Hall #130
401 N Morton

Bloomington, IN 47404

July 29, 2019

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington, In 47401

We are writing this letter to express our strong opposition to change the zoning and allow multifamily apartments on a property at
3201 E Moores Pike.

1. Building a four story high apartment building on the top of a hill on a narrow lot will interfere with the health and safety of the
neighborhood that was built on the premise that it will be a single family neighborhood. Changing zoning at the demand of
developers means that the PUD is serving the developers and not the residences.

2. The only access to this building is Moores Pike, a narrow two lane road that has become one of the three major streets for east-
west traffic. Access to Moores Pike already has become risky to the residences of homes around the proposed complex.

3. We oppose the reasoning for approval, because it does not meet compatibility, safety, height, and wellness of the community.

Thank you,

Kadhim and Marian Shaaban

1588 S Andrew Circle

812-339-2675

kadhimshaaban@gmail.com

shaaban@indiana.edu

1ofl

7/30/2019, 3:21 PM



Plan Commission

Planning and Transportation Department
401 N Morton St, Suite 130

Bloomington, IN e

To members of the Plan Commission:

We are writing out of concern about the petition of First Capital Group to a PUD amendment to allow
multi-family apartments for the property located at 3210 E Moores Pike. This property is currently
zoned for commercial use, with a PUD dating back to the early 1990’s. First of all, we strenuously object
to First Capital’s request to waive the second hearing, scheduled for 9 Sep 2019. This is a project that, if
approved, will significantly impact the surrounding area and as many people as possible should be given
the chance to make their opinions known. The first hearing is to be on 12 Aug, and many people will still
be on vacation during that month and unavailable to attend it. Therefore, the second hearing should be
held as scheduled.

We believe that this is not the best use of this land. A four-story building on this significantly
elevated piece of land will tower over all of the surrounding developments, including single-family
dwellings, a memory care facility and all the other multi-family apartment complexes in the area (which
are all only three stories). There is no property anywhere in this area of the city with more than three
stories and we guess that the owners requested a fourth story because the property is so small. There is
significant traffic on Moores Pike now and adding an 80-unit building apartment building with
access/exit only onto this road will greatly increase the congestion and likelihood of accidents. Even
now, at certain times of the day, we sit for one-two minutes just to make a left turn out of Andrews
Circle on to Moores Pike. Cars fly down the hill traveling west on Moores Pike and cars traveling east
and turning left into this apartment complex will make for treacherous driving conditions. Drivers will
underestimate the speed of oncoming traffic and fail to yield. Crossing Moores Pike at just about any
time of the day has become increasingly difficult, as traffic has probably increased by at least 25% in the
past four years. Only 52 parking spaces have been allotted to this proposed complex, which is
considerably under the usual estimation of .8 spaces per planned bedroom; 128 bedrooms are being
proposed. The plan assumes that a vast number of residents will not have a car, which is unrealistic and
naive. There is also the question of where will visitors arriving in cars park? We suspect visitors, or even
residents, will simply park next door in the movie theaters parking lot.

We believe that construction of this apartment complex will negatively affect the character of the
existing neighborhood, in particular ours at Shadow Creek. Our neighborhood is one of all single-family
residences, with a number of houses having small children. We already have three huge apartment
complexes accessing Clarizz Blvd, which then feeds into Moores Pike just east of this project and there is
another large project about to begin construction where the former K-Mart is at Clarizz and E 3™. Plus,
Sare Rd is being inundated with apartment buildings. We are at the saturation point for multi-family
residential units in this part of Bloomington. We question how the addition of yet another apartment
building fits in with the city’s Comprehensive Plan for growth?

Several recent nationwide studies, one which was reported in the March 1 Herald Times, show that
given American demographics, colleges will undergo a serious decline of students of perhaps 15% over
the coming decade. Indiana University has acknowledged that fact. There is thus the question of
whether the city needs yet another apartment complex aimed at university students, on top of the

rDassive building of such structyres over the last few years, when that demand is about to drop.
Jan and Gene Goyle

1596 S. Andrew Circle, Bloomington
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JUL 29 2013
Shadow Creek Neighborhood Association l.‘
From: Babette Ballinger <babettebal@gmail.com>
Sent: Tuesday, July 23, 2019 12:10 PM
To: rollod@bloomington.in.gov; ruffa@bloomington.in.gov; greulice@bloomington.in.gov;

robinsos@bloomington.in.gov; porteti@bloomington.in.gov

Cc: shadowcreekna@gmail.com
Subject: Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington In, 47401

Babette Ballinger

1580 South Andrew Circle
Bloomington, Indiana 47401
babettebal@gmail.com
914-714-0182

City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington, Indiana 47404

July 23,2019

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington In, 47401

| wish to strongly object to the PUD amendment to allow multifamily apartments on a property adjacent to Autumn Hills
backing up to Hobby Lobby .

1. This is a narrow rectangular property with the narrow end the only access to Moores Pike. Moores Pike is a narrow
two lane road that has enormous traffic on it. Additionally this is the highest spot so it will be impossible to see
adequately and safely from both directions.

2. The initital PUD was granted for this property for office and commercial use only. Apartments were not allowed. This
showed considerable foresight on that planning commission.

3. Height restrictions: This proposal plus the topography of the land would make this the highest building in the area if
not in Bloomington, and be unsightly. It has the potential to add light pollution. This building will dwarf the
neighborhood.

4. There is already a problem with runoff and water retention after our current rain pattern. About 50% of the
property is scheduled to be impervious surface. The retention area is not enough and can cause additional runoff
problems to other property. The concept of drainage to the North of the property and the back of the property will
cause flooding, contributed by the elevation and proposed impervious surface of the property.

5. The level of service of Moores Pike is barely reasonable now, but as soon as the students return and all the student
housing is full, it becomes challenging and dangerous. Adding in an apartment complex is not wise.

6. There are 80 units proposed with around 130 bedrooms. He parking should be configured at .8 spots per

bedroom which would make 104 parking spots. The current plan calls for 52 parking spots, which doesn’t allow for

emergency vehicles and no allowance for visitors and guests.

7. The argument that there are walkable services and you do not need a vehicle is unnerving and just plain wrong.

Just watch all the multi vehicles driving into Kroegers from Clarizz. Students don’t walk. It is a hike to walk to grocery

stores and to climb up to this development from Moores Pike is not realistic. Where will all these cars park? On Moores

Pike? The AMC movie lot?
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8. In addition the surrounding properties are private property so there will not be paths other than the entrance
and exit from Moores Pike for ingress and egress.
9. This type of density in a project with only one road access will create a new and dangerous problem. If the

change in zoning to apartments is considered, in should only be done with the following considerations:
a. The number of units needs to be dramatically reduced.
b. The building height should be limited to two stories to conform with the rest of the neighborhood.

c. This would mean more parking .
d. The builder would need to put in turn off lanes on Moores Pike and emergency service lanes.
e. The asthetics of the building should change so it looks less like a motel and is more appropriate for the other

units in our area.

Thank you for your attention,

Babette Ballinger, resident of Shadow Creek.

Cc: Dave Rollo
Andy Ruff
Terri Porter
EricGreulich

Scott Robinson
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UL 2 9 2019

BABETTE BALLING

1580 South Andrew Circle
Bloomington, Indiana 47401
babettebal@gmail.com
914-714-0182
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City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington, Indiana 47404

July 23, 2019

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington In, 47401

| wish to strongly object to the waiver of a second meeting with the zoning commission.

1. This is an important issue to the community and the first meeting is scheduled for August 12"
when so many residents are on vacation and normal traffic patterns are disrupted. Each resident
should be able to review and have their say.

2. lam sure you want to allow as many people as possible to make their views known which would
mean allowing the matter to be discussed at the September meeting as well.

3. This proposal has many elements (traffic, height, parking, retention, emergency lanes, Etc. Etc. )
where it is not in the best interest of the town and the neighborhood to rush this thru without
adequate venting.

Tha nl}you for your attention,
. 7

Babette Ballinéé}

Cc: Dave Rollo
Andy Ruff
Terri Porter
EricGreulich

Scott Robinson

H
R



City of Bloomington, Indiana Mail - Re: PUD amendment for prop... https://mail.google.com/mail/u/0?ik=c74ae43 176&6vigew=pt&searc‘..

Eric Greulich <greulice@bloomington.in.gov>

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington In, 47401

1 message

Babette Ballinger <babettebal@gmail.com> Tue, Jul 23, 2019 at 12:10 PM
To: rollod@bloomington.in.gov, ruffa@bloomington.in.gov, greulice@bloomington.in.gov, robinsos@bloomington.in.gov, porteti@bloomington.in.gov
Cc: shadowcreekna@gmail.com

Babette Ballinger
1580 South Andrew Circle
Bloomington, Indiana 47401

babettebal@gmail.com
914-714-0182

City of Bloomington Planning and Transportation Commission

City Hall #130

$

401 N Morton

Bloomington, Indiana 47404
July 23, 2019 13

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington In, 47401

| wish to strongly object to the PUD amendment to allow multifamily apartments on a property adjacent to Autumn Hills backing up to Hobby Lobby .

1. This is a narrow rectangular property with the narrow end the only access to Moores Pike. Moores Pike is a narrow two lane road that has enormous traffic
on it. Additionally this is the highest spot so it will be impossible to see adequately and safely from both directions.

2. The initital PUD was granted for this property for office and commercial use only. Apartments were not allowed. This showed considerable foresight on that
planning commission.

3. Height restrictions: This proposal plus the topography of the land would make this the highest building in the area if not in Bloomington, and be unsightly. It
has the potential to add light pollution. This building will dwarf the neighborhood.

4. There is already a problem with runoff and water retention after our current rain pattern. About 50% of the property is scheduled to be impervious surface.
The retention area is not enough and can cause additional runoff problems to other property. The concept of drainage to the North of the property and the back
of the property will cause flooding, contributed by the elevation and proposed impervious surface of the property.

5. The level of service of Moores Pike is barely reasonable now, but as soon as the students return and all the student housing is full, it becomes challenging
and dangerous. Adding in an apartment complex is not wise.

6. There are 80 units proposed with around 130 bedrooms. He parking should be configured at .8 spots per bedroom which would make 104 parking spots.
The current plan calls for 52 parking spots, which doesn't allow for emergency vehicles and no allowance for visitors and guests.

7. . The argument that there are walkable services and you do not need a vehicle is unnerving and just plain wrong. Just watch all the multi vehicles driving
into Kroegers from Clarizz. Students don’t walk. It is a hike to walk to grocery stores and to climb up to this development from Moores Pike is not realistic. Where
will all these cars park? On Moores Pike? The AMC movie lot?

8. In addition the surrounding properties are private property so there will not be paths other than the entrance and exit from Moores Pike for ingress and
egress.
9. This type of density in a project with only one road access will create a new and dangerous problem. If the change in zoning to apartments is considered,

in should only be done with the following considerations:

a. The number of units needs to be dramatically reduced.

b. The building height should be limited to two stories to conform with the rest of the neighborhood.

c. This would mean more parking .

d. The builder would need to put in turn off lanes on Moores Pike and emergency service lanes.

e. The asthetics of the building should change so it looks less like a motel and is more appropriate for the other units in our area.

Thank you for your attention,

Babette Ballinger, resident of Shadow Creek.

Cc: Dave Rollo

1of2 7/23/2019, 2:32 PM
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5 August 2019

Patrick M. Kelly : AIC 7
1544 S. Coleman Court nr L)
Bloomington IN 47401 L) EERNRTEINR SITRRTIRINSS herf :
pk0080753@gmail.com ;
210-415-2087 T P € TR R T

City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington IN 47404

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington IN 47401

| strongly object to the PUD amendment to allow multifamily apartments on the property adjacent to
Autumn Hills backing up to Hobby Lobby .

1. This is a narrow rectangular property with the narrow end the only access to Moores Pike. Moores
Pike is a narrow two lane road that has an enormous amount of traffic on it. Additionally, this is the
highest spot so it will be impossible to see adequately and safely from both directions.

2. The initial PUD granted for this property was for office and commercial use only. Apartments were
not allowed. This showed considerable foresight of that planning commission.

3. Height restrictions: This proposal plus the topography of the land would make this the highest
building in the area if not in Bloomington, and be unsightly. It has the potential to add light pollution. '
This building will dwarf the surrounding neighborhoods.

4. There is already a problem with runoff and water retention after our current rain pattern. About 50%
of the property is scheduled to be impervious surface. The retention area is not enough and can cause
additional runoff problems to other properties. The concept of drainage to the North of the property
and the back of the property will cause flooding, contributed by the elevation and proposed impervious

surface of the property.

5. The level of service of Moores Pike is barely reasonable now; as soon as students return and all
student housing is full, it becomes challenging and dangerous. Adding an apartment complex is not wise.

5. There are 80 units proposed with around 130 bedrooms. Parking should be configured at .8 spots per
pedroom which would require 104 parking spots. The current plan calls for 52 parking spots, which
doesn’t allow for emergency vehicles and no allowance for visitors and guests.

7. The argument that there are walkable services and you do not need a vehicle is unnerving and just
plain wrong. Just watch all the multi vehicles driving into Krogers from Clarizz Drive. Students don’t
walk. Itis a hike to walk to grocery stores, and to climb up to this development from Moores Pike is not
realistic. Where will all these cars park? On Moores Pike? The AMC movie lot?
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8. In addition, the surrounding properties are private property so there will not be paths other than the
entrance and exit from Moores Pike for ingress and egress.

3. What type of residents are the target population for this new apartment complex? Students (many,
not all) with little regard for noise discipline and cleanliness are certainly not appropriate neighbors for
the next door Autumn Hills Alzheimer Facility, nor its adjacent Red Bud Hills Senior Living Facility. Unless
the apartment complex is WELL managed, this is NOT the appropriate facility for this particular location.

10. This type of density in a project with only one road access will create a new and dangerous problem.
If the change in zoning to apartments is considered, it should only be done with the following
considerations:

a. The number of units needs to be dramatically reduced.

b. The building height should be limited to two stories to conform with the rest of the neighborhood.
c. The appropriate number of parking spaces should be considered.

d. The builder would need to add turn lanes on Moores Pike and emergency service lanes.

e. The aesthetics of the building should change so it looks less like a motel and blends more
appropriately to other buildings in our area.

Thank you for your attention,

=t M e

Patrick M. Kelly
Shadow Creek Resident

Cc:

Dave Rollo
Andy Ruff
Terri Porter
Eric Greulich
Scott Robinson



72

5 August 2019

Patrick M. Kelly Hl

1544 S. Coleman Court e .
Bloomington IN 47401

pk0080753 @gmail.com EeS==————————————
210-415-2087

City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington IN 47404

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington IN 47401

I strongly object to the waiver of a second meeting with the zoning commission.

1. This is an important issue to the community and the first meeting is scheduled for 12 August 2019
when many residents are on vacation. All resident should have adequate time to review the current

proposal and have their say.

2. | trust you want to allow as many people as possible to make their views known which would mean
allowing the matter to be discussed at the September meeting as well.

3. This proposal has many elements (traffic, height, aesthetics, parking, water retention, emergency
lanes, etc., etc.); it is not in the best interest of the town and the neighborhood to rush this through
without adequate vetting.

Thank you for your attention.

T

Patrick M. Keliy
Shadow Creek Resident
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4 August, 2019

City of Bloomington Planning and Transporitafibﬁ;fbﬁi'fﬁf;sjsion
City Hall #130
401 N Morton

Bloomington, Indiana 47404

Dear Committee members

| am writing to register my objection to the PUD amendment that would allow a four story multifamily
apartment on a property off of Moores Pike, next to Autumn Hill.

There are simply too many apartments (80) and bedrooms (130) proposed for the location. In
particular:

1. Trdffic and ingress/egress. Moores Pike is a narrow, two lane road which has seen increasing
traffic already such that the Hyde Park neighborhood requested traffic control at Olcott. Having
a single exit from the proposed 130 bedroom complex will simply create a traffic nightmare --
with considerable danger as tenants try to enter/exit the complex. Seriously.

2. Parking and emergency access. With the proposed increase in the size of the building, there is a
shrinkage of space available for parking. The proposed 52 parking spaces are simply inadequate
for that complex. Indeed, if | recall correctly there should be .8 spaces per bedroom or 104
spaces — twice what is proposed. The tight space will impact emergency vehicle access. Finally,
there is no on-street parking on Moores Pike or College Mall to make up for the constrained
parking for both visitors and residents. | presume the Commission does not intent to create a
situation where the building owners will, in essence, be making the AMC parking their extended
parking lot.

3. Building height. The proposed amendment would allow a four-story building. This would make
it the dominant building in the area. Please let’s remember when we let one property owner
deviate significantly from the ordinance in terms of density it impacts all the surrounding
properties. A new standard is set. We saw this when a five story building was allowed on
Kirkwood.

Bottom line, please let’s stick to the existing zoning requirements. We have been told the Planning
Commission had zoned the property for office/commercial only. It would seem wise to stay with that
plan.

Thanks

Cindy Thomas
1560 S. Andrew Cir
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August 5, 2019

Belen Ortiz

1544 S. Coleman Court |
Bloomington IN 47401 !
belenmurphy@aol.com

808-783-7109

City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington IN 47404

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington IN 47401

I strongly object to the waiver of a second meeting with the zoning commission.

1. This is an important issue to the community and the first meeting is scheduled for August 12, 2019
when many residents are on vacation. All resident should have adequate time to review the current

proposal and have their say.

2. | trust you want to allow as many people as possible to make their views known which would mean
allowing the matter to be discussed at the September meeting as well.

3. This proposal has many elements (traffic, height, aesthetics, parking, water retention, emergency
lanes, etc., etc.); it is not in the best interest of the town and the neighborhood to rush this through

without adequate vetting.

Thank you for your attention.
~

Belen Ortiz
Shadow Creek Resident
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Belen Ortiz m I AUG

1544 S. Coleman Court 4 '

Bloomington IN 47401 ZF

belenmurphy@aol.com

808-783-7109

City of Bloomington Planning and Transportation Commission
City Hall #130

401 N Morton

Bloomington IN 47404

Re: PUD amendment for property at 3201 E. Moores Pike, Bloomington IN 47401

| strongly object to the PUD amendment to allow multifamily apartments on the property adjacent to
Autumn Hills backing up to Hobby Lobby .

1. This is a narrow rectangular property with the narrow end the only access to Moores Pike. Moores
Pike is a narrow two lane road that has an enormous amount of traffic on it. Additionally, this is the
highest spot so it will be impossible to see adequately and safely from both directions.

2. The initial PUD granted for this property was for office and commercial use only. Apartments were
not allowed. This showed considerable foresight of that planning commission.

3. Height restrictions: This proposal plus the topography of the land would make this the highest
building in the area if not in Bloomington, and be unsightly. It has the potential to add light pollution.
This building will dwarf the surrounding neighborhoods.

4. There is already a problem with runoff and water retention after our current rain pattern. About 50%
of the property is scheduled to be impervious surface. The retention area is not enough and can cause
additional runoff problems to other properties. The concept of drainage to the North of the property
and the back of the property will cause flooding, contributed by the elevation and proposed impervious
surface of the property.

5. The level of service of Moores Pike is barely reasonable now; as soon as students return and all
student housing is full, it becomes challenging and dangerous. Adding an apartment complex is not wise.

5. There are 80 units proposed with around 130 bedrooms. Parking should be configured at .8 spots per
bedroom which would require 104 parking spots. The current plan calls for 52 parking spots, which
doesn’t allow for emergency vehicles and no allowance for visitors and guests.

7. The argument that there are walkable services and you do not need a vehicle is unnerving and just
plain wrong. Just watch all the multi vehicles driving into Krogers from Clarizz Drive. Students don't
walk. Itis a hike to walk to grocery stores, and to climb up to this development from Moores Pike is not
realistic. Where will all these cars park? On Moores Pike? The AMC movie lot?
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8. In addition, the surrounding properties are private property so there will not be paths other than the
entrance and exit from Moores Pike for ingress and egress.

9. What type of residents are the target population for this new apartment complex? Students (many,
not all) with little regard for noise discipline and cleanliness are certainly not appropriate neighbors for
the next door Autumn Hills Alzheimer Facility, nor its adjacent Red Bud Hills Senior Living Facility. Unless
the apartment complex is WELL managed, this is NOT the appropriate facility for this particular location.

10. This type of density in a project with only one road access will create a new and dangerous problem.
If the change in zoning to apartments is considered, it should only be done with the following
considerations:

a. The number of units needs to be dramatically reduced.

b. The building height should be limited to two stories to conform with the rest of the neighborhood.
¢. The appropriate number of parking spaces should be considered.

d. The builder would need to add turn lanes on Moores Pike and emergency service lanes.

e. The aesthetics of the building should change so it looks less like a motel and blends more
appropriately to other buildings in our area.

Thank you for }our attention,

2 -
Belen Ortiz
Shadow Creek Resident

Cc:

Dave Rollo
Andy Ruff
Terri Porter
Eric Greulich
Scott Robinson
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BLOOMINGTON PLAN COMMISSION CASE #: PUD-27-19
STAFF REPORT DATE: August 12, 2019
Location: 1201 W Allen St.

PETITIONER: Hilltop Meadow, LLC
600 E Hillside Dr., Bloomington

CONSULTANTS: Bynum Fanyo and Associates, Inc.
528 N Walnut St., Bloomington

REQUEST: The petitioner is requesting a PUD amendment to allow multi-family
residential units.

BACKGROUND:

Area: 5.32 acres

Current Zoning: Planned United Development
Comp Plan Designation: Neighborhood Residential
Existing Land Use: Mobile Home Park

Proposed Land Use: Dwelling, Multi-Family
Surrounding Uses: North — Dwelling, Multi-Family

West — Dwelling, Multi-Family
East - Light Manufacturing
South — Light Manufacturing

REPORT: The 5.32 acre property is located south of W Allen St. between S Strong Dr.,
and S Adams St. The property is currently developed with a vacant mobile home park.
The surrounding properties to the south and east are zoned within a PUD (MG/PCD-9-
91) and have been developed with light manufacturing. The property to the west has been
zoned Residential Multifamily (RM) and has been developed with multifamily dwelling
units. The property to the north has been zoned Residential High-Density Multifamily (RH)
and has been developed with multifamily dwelling units. This property fronts on W Allen
St via a shared private drive.

The petitioner proposes to amend the PUD to allow multi-family residences on this parcel
rather than the original approved mobile home park use. With this amendment mobile
homes will no longer be allowed in the PUD. The petitioner proposes to construct 48
efficiency units, 24 one-bedroom units, 32 two-bedroom units, and 10 three-bedroom
townhouses. This will create a total of 114 units and 166 bedrooms. The overall density
is proposed at 8.78 DUEs per acre. An allowed maximum of 15 units per acre is being
proposed for the PUD. There will be a proposed 11 two-story residential buildings, and 2
one-story accessory buildings. The two buildings containing the 10 townhouses will be
platted for individual sale. A community gardens/open space will be in the middle of the
site directly adjacent to two of the buildings. The 10 three-bedroom townhouses will have
a garage in the rear of the unit. There are a proposed 172 surface parking spaces for 166
bedrooms. This equals approximately 1.03 parking spaces per bedroom.

No PUD final plan approval is requested at this time. The PUD final plan must go back to
the Plan Commission for approval.
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COMPREHENSIVE PLAN: This property is designated as Neighborhood Residential with
some Employment Center on the southeast portion of the parcel. The lines and edges in
the Comprehensive Plan are intended to be fluid, so as to be flexible as areas in the City
develop. Given the existing development on and around the site, the Department feels
that Neighborhood Residential is the most appropriate district to analyze this proposal.
The Comprehensive Plan notes the following about the intent of the Neighborhood
Residential area and its redevelopment:

e Primarily composed of residential land uses with densities ranging from 2
units per acre to 15 units per acre. Single family residential development is
the dominant land use activity for this district. Other land use activities
include places of religious assembly, schools, small-scale commercial, and
some multifamily housing.

e Buildings are no more than three, but most often two stories or less and
have natural or landscaped front, side, and rear yards.

e Optimize street, bicycle, and pedestrian connectivity to adjacent
neighborhoods and other 20-minute walking destinations.

e Create neighborhood focal points, gateways, and centers. These could
include such elements as a pocket park, formal square with landscaping, or
a neighborhood-serving land use.

e FEnsure that appropriate linkages to neighborhood destinations are
provided.

e Large developments should develop a traditional street grid with short
blocks to reduce the need for circuitous trips.

e Support incentive programs that increase owner occupancy and
affordability.

The development of this large lot will amend an existing mobile home park PUD to allow
a large multifamily development. The site is located within walking distance of major area
employers. The site has direct access to W Allen St. which connects to the downtown
and local commercial businesses. The current design of the proposal is not consistent
with the Neighborhood Residential description in the Comprehensive Plan.

PRELIMINARY PLAN:

Uses/Development Standards: The petitioner is proposing to utilize the RH zoning
district for the permitted uses and development standards, with a modification. The
petitioner is proposing a deviation from the RH district's maximum impervious surface
coverage. The RH district has a maximum of 50% impervious surface coverage. The
petitioner is proposing a maximum of 65% impervious surface coverage.

Residential Density: The maximum residential density allowed in the RH district is 15
units per acre, which is the densest by-right development allowed in the UDO outside of
the downtown. The petitioner is proposing 166 bedrooms in 114 units for a total of 8.76
units per acre, with a proposed maximum of 15 units per acre for the PUD. The
Comprehensive Plan calls for 2 to 15 units per acre in the Neighborhood Residential. The
immediately adjacent area has been developed with multifamily units, and light industrial
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uses.

Height and Bulk: The petitioner is proposing 11 two-story residential buildings, with a
maximum proposed height of 50 feet. These are taken from the RH district which has a
maximum height of 50 feet, and the proposed heights will meet those standards.

Parking, Streetscape: A total of 172 parking spaces are proposed with 6 parking spaces
designated as ADA compliant. This is a total number of parking spaces equal to 1.03
parking spaces per bedroom. This is above the 1 space per bedroom maximum in the RH
district. The parking spaces will be perpendicular along a proposed private street which
will create a loop through the middle of the site.

Access: There is one vehicular access point for this property. This drive is shared with
the adjacent properties to the north and west. The petitioner is not proposing to change
this access point.

Internal sidewalks will be installed along the internal drive between the proposed parking
and the buildings. These sidewalks will connect to an existing sidewalk which runs along
the west side of the private drive on the northwest corner of the parcel. A new sidewalk
connection will be created in the southeast corner of the parcel which will connect the
property to light industrial employers to the south and east.

The Department has requested that the design of the site be more in line with a traditional
neighborhood design w parallel parking and tree plots with additional parking in the rear
of the building as called for in the Comprehensive Plan. The petitioner did not make those
changes.

Bicycle Parking and Alternative Transportation: The proposed development will have
166 bedrooms in 114 units. The UDO requires one bicycle parking space for every 6
bedrooms. This development would require 28 bicycle parking spaces. The UDO requires
multifamily residential properties with greater than 32 bedrooms to have 2 of required
bicycle parking to be covered short-term Class Il bicycle parking, and % to be covered
long term Class | facilities. No bike parking is yet shown on the plan but will be required
at development plan stage.

The site is within a 5-mintue walking distance of a Bloomington Transit bus route along
W Allen.

Architecture/Materials: The petition has utilized the RH district for architecture
standards. The buildings will be required to meet RH architectural standards.

Environmental Considerations: There are no known sensitive environmental features.

Housing Diversity: The petitioner is still working on their housing diversity options and
will have more information on this aspect by the 2" hearing.
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ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) made 4 recommendations concerning this
development, which are listed below:

1) The Petitioner shall submit an approved Landscape Plan prior to being granted a
Grading Permit.

2) The Petitioner should incorporate best practices for green building.

3) The Plan Commission should not concede to less pervious surface than would
be allowed if the plan design followed UDO standards.

4) The vegetative buffer shall be shown on the plan and protective orange fencing
should be installed during construction to ensure that construction disturbance
does not encroach into it either.

CONCLUSION: The proposed PUD amendment will create additional dwelling units in a
residential PUD that has existed for 39 years. While the proposal brings additional
housing to an area with major employers nearby the design of the site is inconsistent with
the Neighborhood Residential Comprehensive Plan Designation. The Department has
expressed this concern to the petitioner since the June 25" Development Review
Committee meeting. However, no changes to design to address the concerns have been
proposed The Department is favorable to additional housing in this area, but would like
to see improvement from the petitioner on such issues as meeting Comprehensive Plan
goals; appropriate street design; and diverse housing incorporation.

At this time the Department has questions about the following items and is interested in
any uncertainties the Plan Commission may have that we can address with the petition
before the next hearing-

Adherence to the Comprehensive Plan Goals

Is the proposed maximum impervious surface coverage appropriate?

Is the perpendicular parking along the street appropriate?

Have enough environmentally sustainable development practices been included?

Is the design of the site and structures maximized for greatest environmental
benefit?

RECOMMENDATION: The Planning and Transportation Department recommends that
the Plan Commission forward this petition to the required second hearing.



W ALLEN ST

5N
\
\

ST —

/ (

1

\ 58 (%‘\ ‘ ‘
\\ TN | [ | [V g |
) | =

\ | Hilltop Village Apts

Organized

T ';T7';hﬂ

PUD-27-19 Hilltop Meadow, LLC City of Bloomington
1201 W Allen St. Planning & Transportation

Plan Commission

Site Location, Zoning, Parcels

BY: rOinngr =5 ——————— | P{
8 Aug 19 200 0 200 400 600

Scale: 1" = 200’

For reference only; map information NOT warranted.




o,

— N e
~ »5"'1, "&5",:‘,' A“
'i

-

PUD-27-19 Hilltop Meadow, LLC City of Bloomington
1201 W Allen St. Planning & Transportation

Plan Commission

2016 Aerial Photograph

BY: rOb"ngr e —— =S ————______
8 Aug 19 150 0
Scale: 1" = 150’

For reference only; map information NOT warranted.




83

3 13 ARCHITECTURE
) | — CIVIL ENGINEERING
BYNUM FANYO & ASSOCIATES, INC. PLANNING
July 8, 2019

City of Bloomington Plan Commission
401 N. Morton Street
Bloomington, Indiana 47403

Re: Dwellings LLC; Hilltop Court IV PUD Proposal
Dear Plan Commission and City Council Members:

Our client Hilltlop Meadows, LLC. respectfully request rezoning from mobile home
park/PUD to PUD of a 5.24-acre parcel of land located at 1201 West Allen Street.

Existing Conditions

The existing PUD was approved in the mid to late 1980’s for a 50-lot mobile home park.
Over the past three decades the park conditions have deteriorate and all mobile homes
have been removed from the property. The property has onsite sewer, water and access
to W. Allen Street.

With the trailers remove this vacant parcel is surrounded by intense industrial uses to the
east and south which is part of the Thompson PUD from the 1990’s, to the north is a RH
zoned apartment property and to the west a RM apartment property recently
completed by this petitioner.

Proposed PUD

The proposal is to rezone the 5.24-acres a PUD designation and all future development
on the property will be guided by the attached PUD District Ordinance. We have
included a schematic site plan showing eleven apartment building, a maintenance
structure and a leasing office. It is proposed to provide 48-efficiency units, 24 1-bedroom
units, 32 2-bedroom units and ten 3-bedroom townhouses. Using the DUE computation,
we have 12.95 units per acre.

Site Design

The proposed site has access to Allen Street via an ingress egress easement that is shared
with the property to the west, also owned by this pefitioner. The buildings will be placed
around the site perimeter and two located in the center. A community garden will also
occur in the center of the property and will utilize rainwater harvesting to provide for the
gardening needs.

Water and sewer are currently on site. Stormwater quality and retention will be provided
at the southwest and southeast corners of the property. A multi-purpose path will

528 NORTH WALNUT STREET BLOOMINGTON, INDIANA 47404
812-332-8030 FAX 812-339-2990
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3 13 ARCHITECTURE
) | — CIVIL ENGINEERING
BYNUM FANYO & ASSOCIATES, INC. PLANNING

circumnavigate the property and be combined with a path on the adjoining property to
the west creating half mile circuit. The 10 townhouse units will be platted for sale.

Sustainability

The petitioner is planning to incorporate several environmentally conscious features and
construction standards. Some of the considerations are:

High-efficiency HVAC Systems

Energy Star Appliances

Low-flow Plumbing Fixtures

High Albedo (Solar Reflectivity) Roofing

Large Windows for Natural Light

Partial “Extensive” Green Roof (approx. 1000 sf)
PV Solar Panels

Rainwater Capture and Reuse for Irrigation
Recycling Collection

Phasing

The project will be completed in three phases.

Sincerely,

Jeffrey S. Fanyo, P.E., CFM

Bynum Fanyo and Associates, Inc.
528 North Walnut Street
Bloomington, Indiana 47404
Office 812 332 8030

Attachment: PUD District Ordinance

528 NORTH WALNUT STREET BLOOMINGTON, INDIANA 47404
812-332-8030 FAX 812-339-2990



Hilltop Court IV

Planned Unit Development

District Ordinance
BFA Project Number 401851
For
Dwellings, LLC
Prepared by:
Bynum Fanyo and Associates, Inc

July 8, 2019
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PROPOSED USES:

The proposed uses for Hilltop Court IV shall consist of a combination of efficiencies, one- and
two-bedroom apartment units and three-bedroom townhouse units. The efficiencies, one-and
two-bedroom units will be below the DUE square footage requirements for the computation of
density standards. The three-bedroom townhouses will be platted in order to allow for sale and
become owner occupied. In addition, there will be a leasing office and maintenance facility to
service the above apartments.

PROPOSED DENSITY:
15 Units per acre with Dwelling Unit Equivalents as allowed in UDO Chapter 20.02.
SUSTAINABLILE FEATURES:

The petitioner is planning to incorporate several environmentally conscious features and
construction standards. Some of the considerations are:

High-efficiency HVAC Systems

Energy Star Appliances

Low flow Plumbing Fixtures (e.g. Dual flush toilets)

Large Windows for Natural Light including skylights and windows in uncommon spaces
Partial “Extensive” Green Roof (approx. 1000 sf)

PV Solar Panels

Rainwater Capture and Reuse for Irrigation

Recycling Collection

Resident composting system

Community garden with pergola and tool shed
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DEVELOPMENT STANDARDS: Comply with UDO Chapter 20.05, Underlying zone RH with the
following additions.

Lot Area (minimum)* 5,000 sf
Lot width (minimum) 50 ft.
Front setback (minimum) 15 ft.
Side setback (minimum)* 15 ft.
Rear setback (minimum) 15 ft.
Impervious surface area (maximum) 65%
Landscape area (minimum) 35%

*excludes zero lot line attached townhouses
DESIGN STANDARDS:

Comply with UDO Chapter 20.07

PHASING:

The project will be developed in three phases of approximately equal numbers of units.
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revisions:

4 UTILITY LEGEND

PROPOSED WATER LINE EXTENSION: DUCTILE IRON PIPE, X W
S?/\// TARY M.H. PRESSURE CLASS 350 AND FITTINGS, REFER TO MECHANICAL JOINT RESTRAINT DETAIL FOR
7/C=802.82 ’ THRUST RESTRAINT DESIGN REQUIREMENT.  NOTE: PUBLIC WATER PIPE SHALL BE FULLY
INV=796.82 K /_/ A /\/ S \// L L A GE . L L C CONSTRUCTED AND TESTED AS SHOWN BEFORE CBU WILL RELEASE METERS FOR PRIVATE

INV=799.62(FM) //\/S T /\/O 2003029840 WATER TO BE IMPLEMENTED. CONTRACTOR TO COORDINATE WITH CBU. 48" COVER MIN.

PROPOSED PRIVATE WATER LINE MAIN: DIP, X" PW
PRESSURE CLASS 350 AND FITTINGS, REFER TO MECHANICAL JOINT RESTRAINT DETAIL AND
PROFILE FOR THRUST RESTRAINT DESIGN REQUIREMENT, 48" COVER MIN.

| PROPOSED PRIVATE COMBINED WATER SERVICE LINE: WSL-
| 6" DIP, PRESSURE CLASS 350 AND FITTINGS, REFER TO MECHANICAL JOINT RESTRAINT
DETAIL FOR THRUST RESTRAINT DESIGN REQUIREMENT, 48™ COVER MIN.

PROPOSED PRIVATE FIRE PROTECTION SERVICE LINE: FSL
DIP, PRESSURE CLASS 350 AND FITTINGS, REFER TO MECHANICAL JOINT RESTRAINT DETAIL
FOR THRUST RESTRAINT DESIGN REQUIREMENT, 48" COVER MIN. CONTRACTOR TO
— COORDINATE WITH FIRE SUPPRESSION ENGINEER FOR SIZE AND OTHER INFORMATION ON
COMPLETE WORKING FIRE PROTECTION SYSTEM. REFER TO 'FP" SERIES DRAWINGS.

T ~ PROPOSED PRIVATE DOMESTIC SERVICE LINE: DSL
- = e 7L/ PROPERTFY | INE FOR 2-INCH OR LESS SERVICE LINES FROM THE "WSL' TO THE METER SHALL BE EITHER
| TYPE K" COPPER IN CONFORMANCE WITH ASTM B88 OR BLUE POLYETHYLENE AWWA 901
! — : e —== PE4710, ASTM D2737, CTS SDR9 PC250 (NSF 61). USE SDR-21 AND FITTINGS FOR

T  — 15" BUILDING DOMESTIC WATER SERVICE LINES FROM THE METER TO THE BUILDINGS, 48" COVER MIN,,
L —L i NN REFER T0 THE 'P’ SERIES DRAWNGS FOR MORE INFORMATION AND FINAL SIZE
H | CANNOT LOCATE THIS SANITARY MANH@LE - DETERMINATION. ONE LINE SHOWN SHALL BE CONNECTED AND SPLIT WITH VALVES AS

1 — |

B 8 INDICATED FOR ALL DOMESTIC AND COMMERCIAL PORTIONS OF THE BUILDINGS. SEE CBU
. 2?5 PIRKING SETBACK . SPECIFICATIONS.

—_—

15" SANITARY SEWER_EASEMENT

SRS

PLANNING

UT].

i T E ) PROPOSED WATER MAIN AIR RELEASE VALVE AND STRUCTURE - X
[ q — E R REFER TO WATER PROFILES AND TO DETAIL. AIR RELEASE VALVE ARV
. | .

?4 | WORK S A' BE ERI’FORMED N‘ A'C(CI;RDAN%E WITH CBU SPEC CA ONS
NN N K SH | H IFI |
— (//\/ / 7 E /B, D ; I — LL P T U F T

24 UN) TS/BLDG p o JREE LINE

ARCHITECTURE
CIVIL ENGINEERING

EXISTING SANITARY
STR. #208
CONTRACTOR TO

CONNECT PROPOSED
/{ SANITARY TO EXISTING
&\

) 339-2990| (Fax)

Y
4

bloomington, indiana

(812

PROPOSED WATER VALVE PER CBU SPECIFICATIONS N

PROPOSED STAND ALONE FIRE DEPARTMENT CONNECTION LOCATION D

- 5" 'STORZ' TYPE WITH 30° DOWN ANGLE - CONTRACTOR TO
gg'?ARl[)INATE WITH BLOOMINGTON FIRE DEPARTMENT, REFER TO

SANITARY MANHOLE

cP ©

\ ol o
: T, .
o S8 Jé / ITARY M.H

K
/8 UNITS

PROPOSED POST INDICATOR VALVE LOCATION IN ACCORDANCE WITH O
CBU SPECIFICATIONS. CONTRACTOR TO PLACE MONITORING SWITCH

WITH CONDUIT TO CONNECT TO CORRESPONDING PANEL WITHIN

BUILDING — REFER TO THE FIRE PROTECTION SERIES DRAWINGS

FOR MORE INFORMATION WITHIN BUILDING

SWING CHECK VALVE IN 48" DIA. CONCRETE MANHOLE @

Y

N
e
|

=Nl (@N]
BED

b

- REFER TO DETAIL (CBU STANDARD DETAIL NO. 28).

CONTRACTOR SHALL SUBMIT SHOP DRAWING TO CBU FOR APPROVAL

\ PRIOR TO FABRICATION. NOTE: A SINGLE DETECTOR CHECK VALVE SHALL BE
i WITHIN THIS MANHOLE AS WELL BUT THE DOUBLE DETECTOR CHECK
ASSEMBLIES ARE REQUIRED TO BE ABOVE GROUND IN THE BUILDING'S UTILITY
ROOMS - REFER TO PLUMBING AND FIRE SUPPRESSION DRAWINGS FOR
INFORMATION OF FIRE LINES AND ASSEMBLIES WITHIN BUILDING

(voldh) 3
VT ASVIINYS IAd 9
§ g‘b

l .
‘ K \ (/\(/‘ G‘(&V < $ $
IR \% Q/

' (o1
) | / 4 12" XVERGREEN .| €
20" _FYARERE A / ’ E

2" DOMESTIC METER YOKESETTER IN A 30" METER PIT PER CBU
STANDARDS. REFER TO DETAIL 0|SCBU STANDARD DETAIL NO. 28)
COORDINATE FINAL SIZE OF REQUIRED METER WITH CBU

PROPOSED FIRE HYDRANT, HYDRANTS FROM PUBLIC MAINS A
SHALL BE PAINTED SILVER PER CBU SPECIFICATION 4.4.4.4,

770=80B.9 REFER TO DETAIL

INV=799 3%()
INV=799 2

|

NITS
-—]
M8

20’

\ﬂ

\'/v
) Eg
L

g6L

2
\Y
Q 20" EVERGREEN
Q
L
o)

BYNUM FANYO & ASSOCIATES, INC.

528 north walnut street

(812) | 332—8030

PROPOSED ASTM D3034 SDR 35 PVC_SANITARY SEWER
MAIN PIPING AND MANHOLES, REFER TO PROFILES PLAN AND DETAILS.
PROPOSED SANITARY MAIN SHOWN AS A PART OF THIS PROJECT IS TO BE PRIVATE
RIVATELY MAINTAINED BY OWNER AFTER CONSTRUCTION IS COMPLETE

C.0.

PROPOSED 6" ASTM 3034 SDR 35 PVC SSL ——e

| SANITARY LATERAL AND SANITARY SEWER CLEAN-OUT, REFER TO DETAILS, 24" COVER MIN.,
REFER TO PLUMBING PLAN FOR PROPOSED INVERT ELEVATIONS EXITING BUILDING AND FOR

CONNECTIONS WITHIN BUILDING, SLOPE AT 1.04% MIN. TO PROPOSED DUPLEX PUMP STATION

| 2 BED/s U/\// 7S

|\ = 20" MAPLE / ‘
— T I T—— :
- \ SANITARY M.H. |

| STR NO. 206 /2% %,

<V | MAFLE, IN 04. 43(5)

5
ol

—
J—

PROPOSED PRIVATE 2" DR-11 HDPE FORCEMAIN PIPE AND

DUPLEX PUMP STATION, REFER TO PLAN AND 'FORCEMAN @ ™M
NOTES' ON SHEET C603 FOR MORE INFORMATION ON

FORCEMAIN SPECIFICATIONS REQUIRED. 48" COVER MIN.

&
o

PROPOSED SCHEDULE 40 PVC PIPE, X" EC

ELECTRICAL GRADE (GREY) CONDUIT BURIED 36" COVER MIN., CONTRACTOR TO PLACE PULL
STRINGS FOR FUTURE DUKE ENERGY WIRING

PROPOSED SCHEDULE 40 PVC PIPE, X" CC

ELECTRICAL GRADE (GREY) CONDUIT BURIED 36" COVER MIN., CONTRACTOR TO PLACE PULL .
STRINGS FOR FUTURE COMMUNICATIONS WIRING certified by:

4" MAPLE

- < & m, = 2 | \ \ o o “ UTIL. |
. <\ Wl 2 | L o \
I s05 2}@ & 2 \“ \\\
7 T T N ~ | : 78 U i \ 2
y ] J1 S| R . : S .

CK

A

G _SETB

_ =

SEE ARCHITECTURAL DRAWINGS FOR ALL SHADED AREAS |:|

PROPOSED CONTOUR (REFER TO THE GRADING PLANS FOR o
MORE INFORMATION)

PARKIN

2 PIPE_INVERT ELEVATION (INVERTS GIVEN BY PLUMBING/FIRE LE.=XXX.XX
4 SUPRESSION ENGINEER - SEE PLUMBING AND F

@ SUPPRESSION DRAWINGS FOR EXACT INVERT LOCATIONS)
O

Q2 NOTE: ALL WATER AND SEWER CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE CITY
R OF BLOOMINGTON UTILITY SPECIFICATIONS.

TREE LINE

CK

NOTE: ALL INVERT ELEVATIONS PROVIDED DIRECTLY QUTSIDE THE BUILDINGS WERE GIVEN
BY THE PLUMBING ENGINEER, CONTRACTOR SHALL COORDINATE WITH 'P' SERIES DRAWINGS
FOR FINAL EXITING BUILDING UTILITY INVERT ELEVATIONS

= —

NOTE: ALL SITE AND BUILDING INTERNAL FIRE SUPPRESSION SYSTEM COMPONENTS SHALL
BE COORDINATED WITH AND APPROVED BY THE CITY OF BLOOMINGTON FIRE INSPECTOR TIM
CLAPP AT (812) 349-3889 AND THE FIRE SUPRESSION ENGINEER BEFORE SYSTEM SHOWN
IS CONSTRUCTED OR PARTS ORDERED.

M8

Wy

5. BUIL

S

NOTE: CONTRACTOR TO USE A STEEL SLEEVE WHEN IT IS SHOWN TO ROUTE PIPING
K THROUGH WALL, COORDINATE WITH STRUCTURAL AND ARCHITECTURAL DRAWINGS J

© ZONING INFORMATION

~
-
s

\
g
7l
I
|
= 18"
5’

ET

S
HILT TORP~-COUR-LLC '] = s \\&f | Q
4 2

e @
- N

[ INST. NO:--2071-/700/000
o 99 78. \
T \ . . | |
///// ) \ \ 77 CPP ] == — /% |
/! ’,//”/// /6N\/C/;55.25M ‘ ,l
) o5 %

/ - STR NO. 205 m
ST TSTETENN
v U

/ DUPLEX GRINDER PUMP STATION — BBC PUMP
RSy | - AND EQUIPMENT COMPANY, INC.
200
T J BED/5 UNITS DETENTION 45
B[R]

/ ' - (OR APPROVED EQUAL) WITH TWO (2) PUMPS -
: BFU AT (812) 327-8030 7
/ - PROPOSED SIDEWALK
/ g WALKING PATH FOR ORDERING AND INSTALLATION INFORMATION _
/ / /
’ / REFER TO SHEET C603 FOR /\—’/\/ /)
/ ADDITIONAL DETAILS AND SPECIFICATIONS —7 . ~J
/ ( e . \/ R = 5 AN TREE_LINE
/ N - =
( TREE ‘LINE \ — — =
- N YT Y S ST - SANITART-L.S. — Q””E;EDAPL( - \‘

C
VWO, LG

_—

ZONING: PUD WITH MULTI-FAMILY HIGH-DENSITY (RH) STANDARDS

PROPOSED USE: MULTI-FAMILY RESIDENTIAL WMITH CLUBHOUSE

e e S

MAXIMUM HEIGHT: 50

VI

\ JURISDICTION: CITY OF BLOOMINGTON AREA

~

MAXIMUM IMPERVIOUS COVERAGE: 65%

PLAN PROPOSED IMPERVIOUS COVERAGE: 5.24 ACRES TOTAL LOT, 2.91
PROPOSED IMPERVIOUS =55.5%

ALLOWABLE DENSITY: 15 UNITS/ACRE

BUILDING SETBACKS: 15’

% REAR/SIDE YARD PARKING SETBACK: 10'

L 1\l

1201 WEST ALLEN STRE
BLOOMINGTON, INDIANA 4740

FRONT PARKING SETBACK: 20" BEHIND PRIMARY BUILDING'S FRONT WALL

PROPOSED SITE PARKING SPACES: 166 + 6 ADA

title: OVERALL SITE PLAN

PROPOSED UNITS AND BEDS: 166 BEDS/114 UNITS

! k J
i . 4 NOTE TO CONTRACTOR designed by: DJB

CONTRACTOR SHALL VERIFY ALL UTILITY LOCATIONS & DEPTHS AND NOTIFY drawn by: DJB
ENGINEER OF ANY INACCURACIES IN LOCATION OR ELEVATION OR ANY checked by: JSF
s SIDEWALK CONNECTION 70 = CONFLICTS PRIOR TO & AFTER ANY EXCAVATION. NO PAYMENT SHALL BE MADE sheet no: C301

, HYDROMATIC MODEL HPGH300M3-2

/ CONTACT MIKE FARMER OF
T/ C=76G="% —_ l
ngvf — 1780- F0_PARKING SETBACR — \g&L-\ — 1
|
\78m

S . A

+,/— PROPERLY [INE LSS

L%

75— . ’ d TO CONTRACTOR FOR UTILITY DESTRUCTION OR UNDERGROUND CHANGES .
- - 775\\\ = \SlDEWALK AT CATALENT SCALE: 1"=30' REQUIRED DUE TO CONFLICTING ELEVATIONS. Lpl’OJeCt no.: 401851
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BLOOMINGTON PLAN COMMISSION CASE #: SP-28-19
STAFF REPORT DATE: August 12, 2019
Location: 300 W 6" St.

PETITIONER: David Hays
674 S College Ave., Bloomington

CONSULTANTS: Studio 3 Design Inc.
8604 Allisonville Rd., Indianapolis

Smith Brehob and Associates, Inc.
453 S. Clarizz Blvd., Bloomington

REQUEST: The petitioner is requesting site plan approval for a three-story multifamily
residential building.

BACKGROUND:

Area: 0.22 acres

Current Zoning: CD — Downtown Core Overlay
Comp Plan Designation: Downtown

Existing Land Use: Commercial/Surface Parking Lot
Proposed Land Use: Mixed-Use

Surrounding Uses: North - Mixed-Use

West - Commercial
East - Mixed-Use/Parking structure
South - Mixed-Use

REPORT: The 9,583 sq. ft. property is located at the northwest corner of N Morton St.
and W 6™ St. and is zoned Commercial Downtown (CD), within the Downtown Core
Overlay (DCO) district. Surrounding land uses include mixed-Use buildings to the north
and south, a commercial use to the west, and mixed-use and the Morton Street Garage
to the east. The B-Line Trail runs along the property’s west property line. The current
structure was designated as a contributing local historic structure. The Historic
Preservation Commission reviewed this proposal at their June 27, 2019 hearing and
approved a release of Demolition Delay to allow for the proposed development.

The petitioner proposes to remodel the current structure, and construct a new 3 story
structure to the north of the current building. A total of 16 units and 17 bedrooms are
proposed. 3 efficiency, and 6 one-bedroom units will be created with the proposed new
structure. 1 efficiency, 5 one-bedroom, and 1 two-bedroom units will be created with the
proposed remodel of the current structure. The proposed bedroom and unit count meets
the allowed density. The current structure will also feature 5,284 sq. ft. of ground floor
commercial space. The property is required to have at least 50% of the ground floor used
for nonresidential uses and the proposed floor plan meets that requirement. 1 efficiency,
2 one-bedroom, and a portion of the two-bedroom units will be on the ground floor.

Plan Commission Site Plan Review: One aspect of this project requires that the petition
be reviewed by the Plan Commission, per BMC 20.03.100. This aspect is as follows:
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The Plan Commission shall review:
e Any proposal that does not comply with the development standards set forth
in the Downtown Core Overlay District.
e Two aspects of the project do not meet DCO standards
= The first aspect is that the DCO requires a void-to-solid percentage
of 60% of the total fagade area of the first floor elevation facing a
street. The petitioner is proposing a void-to-solid percentage of 20%.
= The second aspect is the DCO requires multifamily uses with 17
bedrooms to provide 4 parking spaces. The petitioner is proposing
to provide no on-site parking.

SITE PLAN ISSUES:

Residential Density: The maximum residential density in the DCO is 60 units per acre.
The petition site is 0.22 acres and would be allowed 6.6 dwelling units. The petitioner is
proposing a density of 4.21 units, meeting the density requirements. The petitioner’s
statement has mistakenly identified

Non-Residential Uses on the First Floor: The petitioner has allotted at least 50% to
non-residential uses on the ground floor of the property. The proposal meets the
requirement.

Height: The minimum height in the DCO is 35 and the maximum height is 40’. The
proposed height of the new structure is 36'4”. The proposal meets the height requirement.

Parking: The DCO does not require parking spaces for nonresidential uses. For
residential uses, no parking is required for bedrooms 0-10 and only 0.5 parking spaces
are required for bedrooms 11-20, therefore four parking spaces are required for the
proposed 17 bedrooms. The proposal will not meet parking requirements. The petitioner
is requesting a deviation from these standards. The petitioner intends to secure a
minimum of 4 spaces in the Morton Street Garage. This proposal will be creating 2 new
street parking spaces where the original drive cut existed.

Parking 20.03.120(c)(2)(B): An approval of deviation from the parking standards
of the UDO is required to allow the site to have less than the required 4 parking
spaces. The need for this deviation is driven by the small size of developable area
on the lot and a desire to maximize useable space on the site. The department
believes that access to spaces in a nearby garage is adequate.

Access: The commercial space will continue to derive access directly from N Morton St
and W 6t St. The residential units will be able to be accessed from both N Morton St, and
the B-line Trail via a courtyard which connects the two access points.

Bicycle Parking/Alternative Transportation: 8 bicycle parking spaces are required. A
total of 6 bicycle parking spaces have been proposed. 4 of these bicycle parking spaces
will be provided for residents, and will be within the courtyard. While 2 additional bicycle
parking spaces will be provided along N Morton St.
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Two additional bicycles parking spaces will be required in order to meet UDO standards.

Architecture/Materials: The primary building materials on the new structure include brick
veneer, split face stone veneer, and metal panels. The Department finds that the
proposed metal panels are not highly reflective, and fit with the standards in the DCO.

The DCO requires a void-to-solid percentage of 60% of the total facade area of the first
floor elevation facing a street. The petitioner is proposing a void-to-solid percentage of
20% for the new structure. The 60% standard was created with commercial first floor
space in mind and is more appropriate for those buildings. The current structure’s first
floor, which hosts the existing commercial space, will maintain a void-to-solid percentage
which is in line with UDO standards. The new structure will contain residential uses on
the first floor.

Void-to-solid 20.03.130(b)(2)(A): An approval of deviation from the architectural
standard of the UDO is required to allow the first floor to have less than 60% void
area. The need for this deviation is driven by the desired residential use of the new
structure. The Department finds that the amount of void-to-solid ratio shown is
appropriate for a building containing first floor residential space and the
Department supports this deviation.

The proposal meets all other architecture requirements.

Streetscape: Street trees will be required along both W 6™ St. and N Morton St.
Pedestrian-scaled lighting has been installed along W 6" St. and is proposed to be
installed along N Morton St.

Landscaping: With this petition, there would be new landscaping required to be installed
on the site. A landscape plan that meets all UDO requirements, including required street
trees, must be submitted prior to approval of a grading permit.

Impervious Surface Coverage: The DCO allows for 100% impervious surface coverage.

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;

Proposed Findings:

¢ The site is in the “Downtown” area of the Comprehensive Plan’s Land Use
Map.

e A mix of office, commercial, civic, high-density residential and cultural uses
are recommended for the downtown.

e The Comprehensive Plan calls out to nurture our vibrant and historic
downtown as the flourishing center of the community. This petition includes
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minor restoration to an existing historic building, and a new structure which
is compatible with the historic scale and character of the existing building.
Recognize the many virtues of historic preservation, rehabilitation, and
reuse of our historic structures. This addition will allow the preservation and
continued use of a historic building.

Encourage redevelopment that complements and does not detract from the
Downtown’s historic, main-street character (Goal 4.1).

(i) 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.

Proposed Findings:

The project does serve to protect and enhance the central business district
by adding infill residential development.

The project does provide high density development of mixed uses with
storefront retail, and residential dwelling uses.

The project does incorporate some pedestrian-oriented design through an
existing 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 under-utilized properties by developing
a surface level parking lot with residential space.

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

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

Proposed Findings:

The project meets all applicable development requirements of Chapter 5.

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

Proposed Findings:

Not applicable as the property is not being subdivided.

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

Per 20.03.100, the Plan Commission shall approve a site plan that meets all of the
standards of 20.03.120, 20.03.130, and 20.09.140.

The petition meets all of the standards of 20.03.120, 20.03.130, and
20.09.140 with the listed exceptions:

o Void-to-solid percentage (Required: 60% Proposed: 20%)

o Minimum Parking (Required: 4 Proposed: 0)

The Department finds that both exceptions are appropriate.
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ENVIRONMENTAL COMMISSION RECOMMENDATIONS: The Bloomington
Environmental Commission (EC) has made one recommendation concerning this
development.

1.) The petitioner should utilize the building’s flat roof to install solar photovoltaic
cells.

2.) The petitioner should allocate space for recyclable materials collection.

3.) The Petitioner shall provide a detailed description of what spilt face cast stone is,
and explain the contradiction between the Petitioners’s Statement and the
rendering.

CONCLUSION: This petition meets the DCO Development Standards with the following
exceptions: void-to-solid percentage, and minimum parking. It also includes various
positive aspects related to larger City goals including compatible infill, compatible
enchantment of a historic building, compact urban form, the addition of housing stock,
commercial space in the downtown, and innovative design.

RECOMMENDATION: The Planning and Transportation Department recommends that
the Plan Commission adopt the proposed findings and approve the site plan.
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July 8th, 2019
Revised July 17, 2019

City of Bloomington Planning Department
P.O. Box 100
Bloomington, IN 47402
Attn:  Mr. Eric Greulich
RE: Hays Market
300 W. 6'" Street

PETITIONERS STATEMENT

Dear Mr. Greulich

Studio 3 Design is pleased to submit the attached renovations at 300 W. 6" Street for Plan
Commission and HPC review. The following document outlines the project scope and addresses
comments received to date regarding the project. Please take time to review and contact us with

any additional questions.

The following petition is based on the amended UDO.

Apartment Types

Studio Apartment
1 Bedroom Flat
2 Bedroom Flat

Property density:

Site: .22 acre
30 DUE’s/acre = 6.6 DUE’s allowed

Studio 20DUEX 4=
1bed . 25 DUE x 11 =
2 bed .66 DUEX 1=

Count Beds
4 Units 4 Beds
11 Units 11 Beds
1 Unit 2 Beds
16 Units 17 Beds
.80 DUE’s
2.50 DUE’s
.66 DUE’s

3.96 DUE’s provided (6.60 allowed)
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Project Location

The project is located on the North side of 6" street and West side of Morton Street at the
intersection of 6" and Morton.

The site is bounded by a partially vacated alley to the North, the B-line trail to the West, 6th Street
to the South and Morton Street to the East. A parking lot currently exist on the North side of the
building between the building and alley.

Historic

The existing building is on Bloomington’s Locally Designated list as a contributing structure but is
not located in a historic district. The project would be subject to demolition delay pending review
by the Historic Plan Commission (HPC). The project was taken to HPC on June 27t and the
scope of impacts to the building were reviewed and project was approved to move forward
without further delay.

The original building sites at the corner of 6" and Morton. An addition was added in the same
character as the existing on the north side of the original 2 story building. Floor levels do not
align on level 2. A third addition was constructed in the 1990’s on the West side of the building
between the original building and the current B-line trail. When it was constructed, railroad tracks
were still present and the West fagcade was constructed as more of a sound barrier vs a space
that engaged what is now the B-Line.

The proposed plan shows altering the West facade to engage the trail with windows, building
entrance and art.

Project Concept

The project is designed to be a transformation of the current site. The shell of the original Historic
buildings 6th street and Morton Street Facades will remain in tack with boarded up openings re-
opened and one additional window added off of 61" street. The interior of the main level will be
finished out as an office space. A two bed room townhome will be located on the West side of
level 1 and make use of the current facade and interior stairs. The second level of the existing
building will be renovated into 6 apartments (5 one bedroom and 1 studio as well as the upper
level of the two bed room townhome unit. A full sprinkler system and 2 new code compliant
stairways will be installed as part of the renovations.

On the north side of the property, a new 3 level building with 9 single bed units will be constructed
between the current historic building and the adjacent 4 level apartment building. The new
structure provides a stair step transition between the new and old along Morton street.

Between the historic building and the new 3 level structure, we are removing the parking lot and
creating an interior courtyard that spans between the B-line trail and Morton street. Twelve of the
16 units face inward toward the courtyard and are provided with ample glass facades focused on
the internal oasis. The courtyard will be private to the residents and the office space with both
groups provided with direct access from their spaces out onto the courtyard. Gates at each end
of the courtyard will provide direct access onto the B-line or out onto Morton Street.

Along the B-line trail, the existing block wall affords no interaction with the trail. This wall will be
opened up with 09 new windows, a new entrance that serves both the office space and the
apartment units above and the installation of multiple raised panels for locally commissioned
artwork. be. All of these changes work together to transform the blank 2 % story block wall into a
dynamic and engaging facade along the B-line.
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Parking Counts

Required parking for non-residential 0 spaces

Required parking for residential 4 spaces

Parking provided 0 spaces on site

Available Parking 4 spaces in City Garage across the street.

Streetscape

The streetscape along 6h street and Morton Street will largely stay the same. Additional lighting
off the building will be added to match the current goose neck fixtures to wash the sidewalk along
Morton (room does not exist to add trees or street lights). Along 6™ street and the B-line, street
lighting has already been added. Additional lighting and landscaping will be incorporated into the
plans.

Site Accessibility

The retail/ office space currently has 1 accessible entrance at the corner of 6% and Morton
streets. As part of the renovations, we will be creating a new accessible entrance off of the B-
Line trail as well as a new entrance off of the new courtyard. The new building will have 3
apartments accessible at grade level from an accessible entrance facing the B-line trail and an
accessible entrance facing the courtyard.

Building Facade modules

Not Applicable — the new building footprint width facing Morton street is less than one module.

Building Height

The building height is approach 34’ at it's highest point from grade. The building is 3 levels and
meets both the height restrictions for the district as well as the height restrictions for being
adjacent to a 2 ¥ story historic structure.

Building Materials

The existing building is limestone with wood windows, porch and trim on Morton and 6% streets.
Copper panels, large scale wood framing and glaze as well as asphalt shingles and CMU walls
are introduced on the North facade and alone the B-line trail. New 2 story aluminum and glass
storefront systems are introduced to the historic north facade and new aluminum storefront
windows and a building entrance is introduced to the West fagade along the B-line trail.
Additionally, artwork in the form of wall mounted panels for commissioned artwork are introduced
along the B-line Trial.

On the new adjacent 3 level structure, brick is the predominant material on all sides. Large
storefront windows run 3 levels in height on the courtyard (south) facade. A limestone base and
accents provide a visual connection to the existing building. Vinyl single hung residential
windows make up the remainder of the openings in the facade.

The storefront glazing system will be interrupted at each floor line as well as capped by a metal
panel system. The panel selections will be a matt finish and serve as a secondary material on
the facade.
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Void to Solid Percentages

The 20’ wide Morton street fagade of the new building is the only portion of the project that would
be subject to the requirements for Void to Solid. The first floor of the existing building provides
the required retail at ground level. The portion of the new structure at ground level subject to the
requirements functions as an apartment unit. Providing 60% open on the Morton street facade is
not practical nor desired for a first level apartment on a busy street.

A waiver / deviation from the standards for this condition will be requested.

Current percentage provided on Morton street Level 1

Existing building: 45%

New Building 21%

Building Step Back

Not applicable

Bike Storage/ Parking

We will provide the recommended spaces/ racks for 4 bikes based on UDO recommendations
within the gated courtyard for the development. An additional bike rack will be provided off of 6t
street. Providing a total of 4 resident and 2 business bike parking spaces.

Environmental Considerations

The facility is being up-dated on the interior and repaired on the exterior in an effort to salvage the
building and provide an adaptive reuse of the it. With the revisions to the second floor envelop
and addition of new HVAC, plumbing, electrical and LED lighting- the building will be far more
energy efficient than it is today. Additionally, a full sprinkler system is being added to the building
to protect it for the future. The addition of new windows as well as larger zones of storefront
glazing (all energy efficient) will also greatly increase natural daylighting within the building and
reduce the need for artificial lighting throughout the day.

The existing parking lot (100% coverage of the north 1/3 of the property, is being removed and a
new courtyard zone is being developed between the existing building and a new 3 level building
to the north. The new building is minimal in footprint and is comprised of single bed units, all of
which are naturally lit by large courtyard windows.

Trash Removal
Trash removal currently exist off of the North Alley and will remain there. We will work with the
neighbors to potentially create a combined trash area. The Western half of the North Alley has

been vacated so trash locations are limited.

Anticipated Waivers

We feel that the project is in alignment with all existing and amended requirements of the UDO
with the exception of the following items that have been provided to enhance the existing
conditions:

1. Building materials: The City planning department is reviewing if Metal panels (matte
finish) represent a deviation from the standards. The material adds a modern feel to the
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new structure helping to differentiate it from the historical building. The addition of the
same material to the north facade of the historic structure ties the buildings architecture
together but clearly reads as a new addition-not a historical component- an approach
supported by the HPC.
a. Metal panel percentages on each elevation of the new building
i. East Morton street) 11%

i. West (b-line) 42%
iii. North (alley) 08%
iv. South (courtyard) 26%

2. Void to Solid: The 20’ wide section of the first floor of the new building provides
approximately 21% void to solid in lieu of 60%. We feel this is appropriate for this
location as it serves as an apartment unit up against the sidewalk on Morton street. The
retail/ office area the fills the first floor of the historic structure (not required to meet these
standards) is appropriately provides the desired openness and interaction with the street.
We are requesting a deviation from the standards for the 20’ zone of the new structure.
The upper levels are in compliance.

3. Parking: There is no retail/l office parking requirement for the site. There is a
requirement for residential parking. The 17 beds onsite require a total of 4 parking
spaces be provided for residents. We have chosen to remove parking from the site in
order to create a landscaped courtyard where parking once existed. The courtyard will
provide an outdoor oasis within an urban setting for the residents and the office users on
site. The courtyard will run between the B-line trail and Morton street.

The Owner (David Hays) has confirmed with the with the City Garage, directly across
Morton Street from the Hays building, that parking is available to rent to meet the needs
of the requirements and provide additional spaces as desired. The office tenant is also
looking to rent spaces in the garage for 2020. Additionally, we will be adding a few street
parking spaces where the original drive cut was and replacing the opening with new
pedestrian sidewalk,

We feel the overall improvement to the physical environment with the courtyard
outweighs the need to have parking on site and the confirmed availability of parking
across from the site fulfills the city requirements in a manner that has less of a physical
impact on the environment.

We will be requesting a deviation from the standards to allow this.

Utilities:

Electrical: Is currently served from pole mounted transformers off the B-line trail. We will be
working with Duke to determine if a transformer will need to be set to serve the building or if we
need to add new pole locations to reroute power along the north alley. In either case, it is our
intention to bury the lines wherever possible.

Sanitary: The current lateral goes out to Morton street- we will be toeing into this system.

Domestic and fire suppression: lines will come in from Morton street for the new sprinkler system
and new domestic water. The lines serving the existing building will remain.

Storm water: A culvert and storm line currently runs under the B-line trail and down the north alley
to Morton street. The current system will be tied into from our site, modifications, repairs,
replacement of deteriorated components of the existing system will likely need replaced as part of
the work.

Gas: Gas lines are currently running on the west side (B-line) and enter the building about mid-
way down the West facade. This service will remain.
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Respectfully submitted,

STUDIO 3 DESIGN, INC

=N

Tim Cover
Architect
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. - UTILITY NOTES UTILITY < Q
[as
I [T 73 1) ALL PROJECTS WILL REQUIRE A PRE-CONSTRUCTION MEETING WITH INSULATED SOLID COPPER LOCATOR WIRE SHALL BE WRAPPED ARDUND LEGEND | m -
il .73 THE CITY OF BLOOMINGTON UTILITIES PRIOR TQ THE START OF ALL NON-METALLIC PIPES SO THAT ONE REVOLUTION IS MADE AT m
2 CONSTRUCTION.  THE CONTRACTOR AND/OR DEVELOPER MUST CONTACT LEAST EVERY PIPE JOINT. SPLICES ARE TO BE MADE WITH AN WATER IRRIGATION LINE — —1 — o
| THE UTILITIES TECHNICIAN AT (812) 349-3633 TO SCHEDULE THE APPROVED CONNECTOR, AND ARE TO BE SUITABLY PROTECTED AGAINST DOMESTIC WATER SERVICE  —uous — 9
‘ S » MEETING. CORROSION. THE WIRE 1S TO BE BROUGHT TO THE SURFACE WITH A FIRE WATER SERVICE v —
@ | 2) CONTRACTOR SHALL NOTIFY THE CITY OF BLOOMINGTON UTILITIES CLEAN-OUT IN A CASTING. ALSO SEE THE CBU CONSTRUCTION WATER MAIN e —
5 (O | ENGINEERING DEPARTMENT ONE (1) WORKING DAY PRIOR TQ SPECIFICATIONS FOR THE “STANDARD SANITARY LATERAL CLEAN-OUT WATER SERVICE LINE
IN TOP OF BOX CULVERT - CONSTRUCTION OF ANY WATER. STORM OR SANITARY SEWER UTILITY DETAIL #13". WATER VAULT ;}
| WORK. A CBU INSPECTOR MUST HAVE NOTICE SO WORK CAN BE 7) THE OWNERSHIP OF THE WATER AND SANITARY SEWER MAINS IN THIS WATER HANDHOLE
CORE DRILL EXISTING CONCRETI 5 = | INSPECTED+ DOCUMENTED. AND A PROPER AS-BUILT MADE. WHEN DEVELOPMENT WILL BE OWNED AND MAINTAINED BY THE CITY OF WATER MANHOLE
BOX_CULVERT_AND CONNECT 12 ﬁ : » A CONTRACTOR WORKS ON WEEKENDS. A CBU DESIGNATED HOLIDAY. BLOOMINGTON UTILITIES. OWNERSHIP WILL TAKE EFFECT AFTER WATER METER ® >}
STORM LINE. ° = | OR BEYOND NORMAL CBU WORK HOURS. THE CONTRACTOR WILL PAY FINAL WALK-THROUGH. WHEN EASEMENT ARE RECORDED AND F INAL WATER VALVE > a:
- —————T———77 ST ST ST ST 5T— o | FOR THE [NSPECTOR'S OVERTIME. FOR CBU WORK HOURS AND ACCEPTANCE 1S GIVEN. ANY EXCEPTIONS SHALL BE INDICATED WITH FIRE HYDRANT »
12" ALLEY P HOLIDAY INFORMATION, PLEASE CONTACT THE CITY OF BLOOMINGTON SYMBOLDGY ON THE PLANS, ADDRESSED BY LETTER AND APPROVED FLUSH HYDRANT p |
ASPH 8 = TIES ENGINEERING DEPARTMENT AT (812)343-3660. IN WRITING BY THE UTILITIES ENGINEER. WATER MASTER METER ® I><
: L i tr 1/ 3) SEE SPECIFICATIONS FOR SIZES OF WATER SERVICE LINES AND 8) A PERVANENT INDICATING CONTROL VALVE SHALL BE INSTALLED ON WATER AIR RELEASE VALVE (2] m
or . | | SEWER LATERALS NOT SPECIFICALLY NDTED ON THE PLANS. THE FIRE LINE 12" ABOVE THE FLODR AT THE TERMINATION POINT. WATER END CAP n
\ ~ - 1 - THIS VALVE WILL BE USED TO HYDROSTATIC PRESSURE TEST AGAINST
) T S S - WATER TANK
v ' = T sT ST ST ST ST ST~ S ‘ e = © 4) DN ALL EXISTING SANITARY MAINS, WYES SHALL BE CUT AND AND WILL FEMAIN AS A PART OF THE SYSTEM. ONCE ALL TESTING 1S N LINE .®
\ - S 15— SLEEVED [N PLACE BY CITY OF BLOOMINGTON UTILITIES PERSONNEL COWPLETE. THE LINE WILL NOT BE DISMANTLED FOR CONNECTION T0 — —
; Y - | WITH CITY OF BLOOMINGTON UTILITIES FURNISHING ALL MATERIAL. THE FIRE SUPRESSION SYSTEM. PLEASE CONTACT NANCY AXSOM SANITARY FORCE MAIN e —
D ® 7 N IS | EQUIPMENT, AND LABOR NECESSARY FOR INSTALLATION. DEVELOPER (812-343-3689) FOR ADDITIONAL INFORMATION. LOW PRESSURE SEWER R
/ 02/ | | SHALL PROVIDE ALL NECESSARY EXCAVATION. SHORING. BACKFILL. ~ 9) ALL DUCTILE IRON PIPE (DIP) WILL REQUIRE POLYETHYLENE ENCASEMENT SANITARY LATERAL —i—
— 7 | N——CORE DRILL AND CONNECT AND SURFACE REPAIR. PLEASE CONTACT NANCY AXSOM AT SLEEVES AND SHALL BE B-MIL LINEAR LOW-DENSITY (LLD) POLYETHYLENE SANITARY MANHOLE ®
° STR 106 TO EXISTING STORM INLET (8121 349-3689 FOR MORE INFORMATION. ENCASEMENT OR 4-MIL HIGH-DENSITY CROSS-LAMINATED (HDCL)+ SANITARY CLEANGUT
RELOCATE EXISITNG . | S) WHEN CONNECTING A NEW PIPE TO AN EXISTING MANHOLE. THE POLYETHYLENE ENCASEMENT MATERIAL. INCLUSIVE OF VALVES AND FITTINGS. SANITARY VAULT METER
AEA > TR Fiy i WAWOLE SULL 6 CODRILE. P17 oL GE CONECTED o IS MTELI L € TS e ISIAL b ICEDME T s ere
! | PAVEMENT THE MANHOLE BY EITHER A FLEXIBLE BOOT KOR-N-SEAL 1 OR 2 OR ADHESIVE TAPE PROVIDING THE PIPE WOTH A SECURE PROTECTIVE SANITARY LIFT STATION o] ©
A = | FLEXIBLE CONNECTOR OR APPROVED EQUAL. TABLE AND TROUGH ENCLOSURE. SINGLE FLUSHING CONN. ® Z
[ CONNECT TO EXISTING SHALL BE MODIFIED AS NECESSARY TO DIRECT THE FLOW FROM 10) BACKFLON PREVENTER CONDUIT REOUIREMENTS: DOUBLE FLUSHING CONN. H] [e]
X R i na— 15" SANITARY SEWER THE NEW PIPE. INVERT OF CONNECTION SHALL BE NO MORE THAN - RADIO READ EQUIPMENT MUST BE PLACED ON THE QUSTIDE OF THE LOW PRESSURE SEWER PUWP @ (75
I > MAIN AT INV. - 754.93 ONE FOOT HIGHER THAN THE INVERT OUT FOR THIS STRUCTURE. BUILDING. L.P.S. AIR RELEASE VALVE _ ©X N
N /A 8 il Z | o 6) IN ACCORDANCE WITH SECTION 4.5.2.1.5.1. OF THE CBU -~ CONTRACTOR IS RESPONSIBLE FOR OBTAINING THE RADIO HEAD DEVICE F.M. AIR RELEASE VALVE ®
) | CONSTRUCTION SPECIF [CATIONS ALL SEWER LATERALS SHALL HAVE FROM CBU. CREASE TRAP a
| | A CLEAN-OUT AT LEAST EVERY 90 FEET. ALL CLEAN-DUTS. WEATHER - ggg;ﬁ:igu“’égﬁ“ﬁ:g?mta;sgué:ﬁ;:ELéGngmgU&LCNUAzéﬂ‘NG SEPTIC TANK
| Y i o . A
! | IN GRASSY AREAS OR IN PAVEVENT. SHALL BE SUB-SURFACE AND ATTACHING THE DEVICE TO THE WALL AT A POINT HIGH ENOUGH TO KEEP WONITORING WELL ®
- — 1 1 1 | SUILDING FOC { PROTECTED BY A SUITABLE METAL CASTING SUCH AS EAST JORDAN 1T 0UT OF REACH FRON TAWPERING AND DAVAGE. YET ACCESSIBLE WITH STORM PIPE — ~
% 2 z e ; i = CATALOGUE NO. 2375 DR NEENAH CATALOGUE NO. R-1974-A. IN 4 LADDER, ROOF DRAIN PIPE R
\ : 1 i i r CRASSY AREAS. THE CASTING SHALL BE PROVIDED WITH A CIRCULAR - CBU WILL MAKE THE WIRING CONNECTIONS AT THE TWO END POINTS. UNDERDRAIN PIPE eop—
1 ,— NEV BUILDING DOMESTIC METER S NECT-TG EXIS . CONCRETE COLLAR FLUSH WITH THE TOP OF THE CASTING AND THE STORM MANHOLE ®
t cg.‘ SANITARY sEuEan GROUND SURFACE. THE COLLAR SHALL BE MINIMUM 6" THICK AND TORM CURB INLET
MAIN AT INV. » 754.7% SHALL EXTEND AT LEAST 8" BEYOND THE OUTSIDE OF THE CASTING STORM CATCH BASIN
CIF ) ON ALL SIDES. IN PAVEMENT. THE TOP OF THE CASTING SHALL BE TORM YARD INLET
FLUSH WITH THE SURROUNDING PAVEMENT. TOP OF CLEAN-OUT SHALL <TORM DONSPOUT
TAP EXISTING 20" MAIN BE ND MORE THAN 3" BELOW THE TOP OF THE CASTING. A #10 <
] STORM TRENCH DRAIN i)
A — 7 | STORM PIPE END SECTION € { 1
. PLAN - I PROPOSED GAS LINE —e— Mmia M § 0]
G LLLLLLL 4 STRUCTURE DATA TABLE P © <E<iEu g
A \ Ll ': GAS VAULT METER niEao E v i
SAW CUT AND PATHC | GAS METER ®
CASTING OUTLET PIPE SPECS. al =z ©
STR\102—¢ \ Y STR 103 E:EEN“-;' ASPHALT () L < = afSECIE] GAS PLANT ® \_ J
STR 105 ~—PIv . m I 2 g S é.s 5 GAS SHUTOFF VALVE A
\ ) [ o ES | EasTJoRDAN | DESCRIPTION | E FEARS IR TN REMARKS GAS MARKER = f ‘
P \ —EXISTING BUILDING FOC (7)) @ £ | (onLEss NOTED) £l E|B|Z(E *2 e T —m 5849
\ INTERCEPT EXISTING SEWER \ = < @ FT | IN 2 sts | & OVERHEAD ELECTRIC —a—
\( ) LATERAL aND EXTEN NEW FIRE LINE z < IR OVERHEAD TELEPHONE —or— SHEET
., \ & SR 35 PvC L tf?“ﬁs:ﬂm:g)‘ T— SWING CHECK VALVE IN PIT u‘ﬁ 101 IN-LINE DRAIN |28 | 12 |HOPE| &% | o7 | o CONNECT TO BOX UNDERGROUND F IBER OPTIC —t0—
> UNDERGROUND TELEPHONE ~ —or—
%\ . \ LOCGIOMN 15 KPPROXIMATE: RELGCATION Ol_ 102 INLINE DRAIN |15 [ 12 Juoe | %] CONNECT TO 101 ELECTRIC VAULT < O
Ar ‘ AND ABANDONMENT [N ;LPCE OF THE [o ELECTRIC MANHDLE
A "7 \N __EXISITNG SEWER LATERAL MAY BE | X o 103 IN-LINE ORAIN 120 | 12 |HOPE CONNECT T0 102 ELECTRIC TRANS. PAD
REQUIRED IF LATERAL CONFLICTS WITH S. =
POSED WATER APPURTENANCES. 0 O o) 104 IN-LINE DRAIN |30 | 12 |HOPE| CONNECT TO 103 Eigzig ;imnm:mu 07/08/19
\ CNTWQTJUTKEE{-:;TL?;&?N = | ~ ELECTRIC PONER POLE
K.
- E 105 IN-LINE DRAIN |17 | 12 [HDPE CONNECT TO 104
‘ \ PHONE RISER GRADING
\\ 106 | 7030 CURB INLET 12 | 12 |HDPE CONNECT TO EXISTING PHONE VAULT AND
A PHONE MANHOLE
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MINIMUM LANDSCAPE REQUIREMENTS ( 116 )
LANDSCAPE PLANT TABLE €D Zoning - Interior Plantings. s uE@s
g d.9%
The fol lowing standards apply: = zg g.'.‘:
@ =a =
E g BOTANICAL NAME COMMON NAME SI1ZE COMMENTS L = 1) Trees. £ &iad
» W o (A) Number. Any arecs of a site not covered by a structure. parking lot, or required s NamE
TREES - buffer yard shall be planted with a minimum of one tree per five hundred square feet. S EEL E
= ) owe
(AREA = 991. SF/500 = 1.98 = 2 TREES REQUIRED) < 988§
CA | 2 |CORNUS olternifolia Pagodo Dogwood 2" Caliper - ’ s #HEC
= (8) Type. All of the required trees shall be canopy frees. a2 9558
“ (C) Substitution. Open areas less than ten feet wide may substitute ornamental trees for £ AeE
SHRUBS [ [ required canopy trees. %
” - . (COURTYARD AREA IS NOT OF SUFFICIENT WIDTH TO INSTALL CANOPY TREES. o m
BW | 8 [BUXuS "Green Mountain Green Mountoin Boxwood| 3 Gallon ORNAMENTAL TREES WILL BE USED IN LIE OF CANQPY TREES). k=] h
PL 5 |PLANTAIN Lilly Blue Angel Hosta 3 Gallon o S (2) shrubs. 10 2|0 L (/E) J
W0 | 10 | MYDRANGEA quercifolia Dok leaf Hydrangia | 3 Gallon S . . - A T AL e s e o o 170 1t poterat by o sirushure, pokion o, & romired turter yors TS ————————¢
e . . 12" ALLEY (AREA = 991 SF/500 SF = 1.98 X 8 = 15.84 SHRUBS= 16 REQUIRED)
ASP! 3 \ < . AN, ]
" ' —\ 5 X 87 BOX CULVERT 8 = B < - (81 Type. A minimum of fifty percent of the required shrubs shall be evergreen. SCALE: 1"=10
ST—\ S I (8 EVERGREEN SHRUBS REOLIRED)
Sl ST ST ST ST— T ST —
Y - \ UE = uE UE LE ! ol ° . o o7 ol —1 is (C) Substitution. One ornamental free may be substituted for every four shrubs: however.
" ‘ - %‘ N % — substitution shall not exceed fifty percent of the required shrubs.
/D\ 9\ : - L (D) Foundation Plantings. Shrubs and ornamental trees along foundation walls of structures
) — 7 4 N \ shall be planted no closer than two feet and eight feet respectively from the foundation wall.
/Cﬁ D0 MOT QUT LEADER
DECORATIVE MASONRY q 7 / o T2 .
SCREEN WALL+\5" IN % S dlortk S
HE1GHT . 7 Z : T
” ; = 7)1 L «’—‘ LTfL L L- L g .
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| 4 __/
A 1R o
. ® LAW = - p & 4
% | ® '/ ' ‘
< \ ng | ‘ _ 3 L00PS OF %2 PLY BLACK RUBBER HOSE \ o w
L L A L u\ 5 SPECPED % SET ROOT BAL M ABOVE
3 } ! ! 7 g spegp smmens \> “ Jp v >
] | = £UUCH IV SKCERTIL
) ILAmV 1 1\ LANN ] N\ ‘ D Ty Fon TR b AREN AROUIND PLANT L-d < Z
~ _ N _ = | NI CONTIVGE UNTIL SECHD BRANCH m
B O — P P ® PP v‘éb( % SPEFED IF CONTANER PLANT.REMOVE H <
K * | ; 5 Z4 T 12 SKETY FUGS COMTAVER MO WORK 10052
e S (S S * ; /ASS"EL‘/F!ED s [ - =i
T il B i g g o n E 0
b, L . N = X d
j, — 2 | I—T* SH I : é \ g I SHCERTIL H 2 Z
TNREE ZIZN,WWDOD STMESAS WOVE BURLAP,TWINE MND
WASHED #5 RIVER WASHED %5 RIVER Z) ' SPECFIED REWVE AFTER END OF CHOKER ROPE FI 3 L
GRAVEL MULCH BED GRAVEL MULCH BED mxes (B /W" ‘. CURATEE PERD - ’Jﬁ' 7 O Ui ey Lﬂ E ~
E 7 N \\// = ,////// // wsrmamar e |aNd A &
\ ﬂEWE BURLAP,TWINE AND
H \:\* % \\\ // M sﬂ_%{wﬂmfmm ///// "'l.../ Bwm e S E m z o
= > g/ T DEPTH_UNDISTURBED OR
- SN N By S el ol 2 < &
I i s S O
T‘ BREAK SUBSOIL WITH PEAX E Q Z
| =
LANDSCAPE PLAN i TRED PLANTING & GUYING DBTAIL SHRUD PLANTING DRTALL o 5 S
NO SCALE NO SCALE >-| < o
[ < A9
5 R
> ROAD CLOSED m m m
o R11-2 48" X 30" O
< i ¢ DETOUR o4
o M4-10(R)
— — " "
— HOLES IN TOP OF BOX CULVERT ‘ o | <— T4 sTREET Y L e xm \ /
TOP = INSTALL SIDEWALK CLOSURE i | i
BOTTOM = 755.52 | AND DETOUR SIGN AT CORNER ——— | ] ‘ TYPE [11 BARR]ICADE DETOUR ROUTE N
e — f OF 7TH AND MORTON. | VARKER =l &
SIDE, OF MORTON STREET. 30" X 24" -; WORK AREA— . “—TYPE 111 BARRICADES
ASPH P . z ¢ Ea L IE
8 g
o
3 F3
] DETOUR ROUTE =
D MARKER \T e
0 M‘I:S[R) . 6TH STREET
30" x 24 —_—
DETOUR ROUTE
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A M4-9(R) 1)
- lo’ MIN. Yo x4 2
o =
~ 1]
| DETOUR ROUTE S
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: . N 15"PVE a
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15"CH
h 71 1 )
(- )
- m : mea|,
W 5 Sk
a NEYENM
]
< . Y,
o T
= o
| n 2 [ 5840 )
11 BARRICADE v Z g GENERAL TRAFFIC CONTOL NOTES SHEET
- O 1. Prior fo start of work. Contractor shall coordinate
ANSTSE%USADEVIIéhKA?LgaURE 5 E 7o) an on-site meeting with City Transportation and Public Works. 1
U RNER |
OF 6TH AND MORTON. » o % 2. All traffic control devices shall be in accordance with the latest = 07/08/19
SIDEWALK DETOUR TO EAST = | - IMUTCD requirements and INDOT standard specficiations.
SIDE OF MORTON STREET =
. LANDSCAPE AND
3. Placement of traffic control signage is approximate. Adjustment will TRAFFIC CONTROL
be required based on actual field conditins. PLAN ‘
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TYPICAL TRENCH

UNDER OR

SECTION

SECONDARY BACKFILL

WITHIN 5° OF PAVEMENT BACKFILL SHALL BE

TYPICAL TRENCH SECTION

SECONDARY BACKFILL
UNDER OR WITHIN 5 OF PAVEMENT BACKFILL SHALL BE

Protective Castin
Eagst Jordan Catalogue No. 297

or
Neenah Catalogue No. R-1974-A

Existing Ground Line

(grass or asphalt) Treated 2”"x4" Marker

FIRELINE
oESicNER ) €]
4 oucrice
TRoN BIPE
MECHANICAL.
RESTRAINT(S)

-

NOTE:
CONTRACTION JOINTS 5 ON CENTER
| SEE_PLANS J

’— 3500 PSl concrete 207 MAX.SLOPE

BROOM FINISH ‘\ —‘

COMPACTED *Il STONE

CONCRETE SIDEWALK

D FILLER RECESSED

5 EXPANSION JONT WITH
Freuo
5" FROW SURFACE

CORNERS ROUNDED
WITH EDGING, TOOL

PREFORMED EXPANSION
JOINT WATERIAL

TYPICAL EXPANSION JOINT TYPICAL CONTROL JOINT

SIDEWALK & JOINT DETAIL 2o Inick 4000 P.S.1.

NO SCALE

DOHNSPOUT
6 PYL.PIPE \
COMECTED TO

BELL HOUSING

& PYL PIPE WITH
HOUSING

R

K

=

CONCRETE
PAING

| —seuer

/mcx WAL

KRR

R

CONNECT DOWNSPOUT LEADER
T0 12 COLLECTOR

DOWNSPOUT D

X
¥ ElE 3
% BT L
6" 20 6"
= . .. East Jordan 7030
> . with Type M3 Grate
L5 o and Type T/ Back
CURB AND GUTTER INLET
. ; DETAIL
Soptietie s NO SCALE

)

BIKE RACK SHALL BE DERG MODEL COMMERCIAL "HOOP RACK"
SURFACE MOUNTED APPLICATION

INSTALLED PER MANUFACTURER'S RECOMMENDATIONS
GREEN POWDER COATED MATCHING

EXISTING BIKE RACK ON SITE ﬂ
I

ETAIL

NO SCALE

BIKE RACK DETAIL
NO SCALE

2

STANDING CONCRETE CURB DETAIL
NO SCALE

15'X3/4 TOLLED JOINT

117" HMA
surface

Existing
bituminous

surface

Z

Bituminous
sealer

Floawable fill
trench backfill

8 Trench 8
Width

ASPHALT PATCH

1) The City Transportation Department shall
advance of placement of a permanent patch so that an
may be present at the time of its placement.

Radio Read Touch

%

Telephone: (812) 336-653
‘Web: www.smithbrehob.com

453 8. Clarizz Boulevard
Bloomington, Indiana, 47:

B

mith Brehob & Associates, Inc.

Jo

Conduit through
s \ exterior wall (by
MATERIAL, BUT MAY CONTAIN NO STONE LARGER THAN ATERIALS AS EXCAVATED [F [T [S GOOD NATIVE Concrete Anchor p ide C ® Contractor)
SIX INCHES (6°) IN TS GREATEST DIMENSION. MATERIAL. BUT MAY CONTAIN NO STONE LARGER THAN w o N rovide (ap 8257
REPALR SURFACE AS INDICATED ST INCHES (801 IN 118 GREATEST DIMERSION. 12" Min. Diameter e
IN THE SPECIAL CONDITIONS. REPALR SURFACE AS INDICATED 12" Min. Depth 835§ 5
IN THE_SPECTAL CONDITIONS. - Uep FEH =2 Radio Read—s>
8a3% wil Touch pad on
v v v v — it wiid outside of
T 85k, 7] ZE5s. bui 1ging
vazs SE052 (CBU will N
TRENCH BANKS = RN moke wiring [=——Conauit
WHERE NECESSARY, BANKS TRENCH BANKS . < e8>
S £To0F connectlons)
BACK ON SLOPES VH1CH A WHERE NECESSARY. BANKS MAY c g leze [ oy
SHALL NOT EXTEND LOWER THAN BE CUT BACK ON SLOPES WHICH = 2 4250 25885 Conironror!
— 12 INCHES ABOVE THE TOPPOPE. NN SHALL NOT EXTEND LOVER THAN € 2825 2288=
A 12 INCHES ABOVE THE TOP OF PIPE. N Wye =1 \‘L‘l - i azqul
TRENCH VALL =3 3 -
PRIMARY BACKF [LL a So88 c3 = 3 Conductor 22 AWG
SHALL BE 7* . PRIMARY BACKF ILL Sn B z x Touch Pad
BACKFILL TO 12° ABOVE TOP OF . : Sfey 5| [ Telephone Cable (by
HINIMUM FROM THE PIPE PIPE WITH NO.11 STONE. JRENCH WALL BACKE[LL 10 EXTEND 13: ABOVE PIPE NITH Locate wire Sty =z 2754 hefght To Contractor)
EACH SIDE. NINDUM FROM THE PIPE B2 = £ Bug 8c frode 87 Min Bypass Detector
- pESL T N LYoz 12" Mox -~
PIPE BEODING 8% =t o paos Bl Meter 1ocation on
4" NO. 11 STONE ON SOIL g £ I <zg  Zu Double Detector
6" NO. 11 STONE ON ROCK ::uCVEPLICP“Er ND COMPACT BACKFILL El T 313 Check Assemdly i
BEDDING_SHALL CONFORM TO ¥, w2 bui lding (CBU will
BEODING swaLL CONFORM 10 SN BENEATH THE HAUNCH AREA OF THE PIPE BEDDING RIGID PIPE g byt o2 Ui 10in, (c
BE NO. 11 CRUSHED STONE. ALL 4' NO. 11 STONE OR NO. 12 STONE ON SO SHOVEL CUT AND COMPACT BACKEILL P in Bell Wz HE- connections
OVER-EXCAVATION SHALL BE FILLED . " " ug in Be b £3325%
WITH NO. 11 CRUSHED STONE OR N R o 12 STONE ON Rock PIPE. 4" or 8" Lateral 9
CLASS D CONCRETE.
ASTHD-2321, CLASS 1+ AND SHALL
BE NO. 11 OR 12 CRUSHED STONE. AL A . . .
OVER-EXCAVATION SHALL BE FILLED #10 solid insulated locate wire required from the City 9
WNITH CRUSHED STONE ORLASS D CONCRETE main to the clean-out at the property Iine. g = 2z &
TRENCH SAFETY SYSTEMS EXCAVATION DEPTH 544 2 N CEED &
ALL TRENCH VORK SHALL BE IN COMPLIANCE WHEN PIPE CRADES ARE NOT DEF INED ERSE 3. 353 Eob © U
WITH OSHA PART 26 OF THE CODE OF ON THE CONTRACT DRAWINGS. MAINTAIN EXCAVATION DEPTH TRENCH SAFETY SYSTEMS z5E8 £2 20E 5245 o o
FEDERAL REGULATIONS. A MININUN OF 48 INCHES OF COVER VHEN PIPE ORADES ARE NOT DEFINED ALL TRENCH WORK SHALL BE IN COMPLIANCE 2855 TR *  Note:
OVER THE TOP OF THE PIPE EXCEPT AS lON THE CONTRACT DRAWINGS. NAINTAIN WITH OSHA PART 26 OF THE CODE OF g8y 58 £B0 daiE g, . o Allov min. 2°
OTHERWISE ORDERED BY THE ENGINEER. MINIMUM OF 48 INCHES OF COVER FEDERAL REGULATIONS. PROFILE g2zl 8o By, @28 L& Fire Department Fire Line extra
OVER THE TOP OF THE PIPE EXCEPT AS BELs g7 ¥52 FEuL 2B Comnection into into the ire both of
THERWISE ORDERED BY THE ENGINEER. ] % W5 oB9 =5°% &5 the bui 1ding’s building’s moter o
8z 852 tygi EE Riser Room Riser Room :
u e Z 33 = ond outside for
1@ ess = s CBU to moke
SR A o N R o scae p o sone ;
BEDDING AND BACKFILL DETAIL J | S Ty || STANDARD SANITARY STANDARD STANDARD FIRE LINE DOUBLE CHECK VALVE — 1| FiRe Line oouBLe crECK vaLve
(| STANDARD i or sLamnoron uniiies evonecen oeewenen | [BEDDING AND BACKF ILL DETAIL|(sranparp T rowry P LATERAL CLEAN-OUT el ] G [[erre o monumaran uriimies exomenino cnon | 2" OR SMALLER DOMESTIC METER STANDARD decenha et METER CONDUIT INSTALLATION DETAIL || Siavoaro
[ - perai 1 | e | e T FOR ALL RIGID PIPES penizz ] 7 I oas | ncomwonsranosao orswesrosoos ” FOR 4' AND 6' PIPES pmeER P Ty ——— INSTALLATION DETAIL 28 [ 1vzats [InoMORSInOR “’*'""MW-MJ BER
Lf”i;?“ IGDNRNSTHOND DRSO 0 J PVC AND HDPE PIPE NUMBER 91780 | \CouMOMNSTANDARD RAY INGEASTOL2.00W UMBER REvisey - NOMBER

Cast iron gate
/ ADS’27/8AgG

\Wafer fight

e bodyj
adaper

Pipe size per plan

Tee

INLINE DRAIN INLET DETAIL
NO SCALE

Existing concrete base
or flexible base

Saw perimeter or cut

be notified 24 hours in
inspector

2) Any settlement that occurs within one year of completion of the cut

shal |
the applicant’s expense.

PAVEMENT PATCH DETAIL
NO SCALE

be repaired to the satisfaction of the city engineer at
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BLOOMINGTON PLAN COMMISSION CASE #: UV-29-19
STAFF REPORT DATE: August 12, 2019
Location: 901 W 1st St.

PETITIONER: Jason Hobson (Advancing Eco Agriculture)
1550 E. Bethel Lane Bloomington, IN 47408

REQUEST: The petitioner is requesting a use variance to allow a business/professional
office in the Medical (MD) zoning district. This use variance request requires Plan
Commission review for compliance with the Comprehensive Plan.

Background:

Area: 0.52 acres

Current Zoning: Medical

Comp Plan Designation: Mixed Urban Residential
Existing Land Use: Medical clinic (discontinued)
Proposed Land Use: Business/professional office
Surrounding Uses: North — Surface parking lot

West — Residential rehabilitation clinic
East - Single family residences
South — Multi-tenant light manufacturing

REPORT: The 22,651 sq. ft. property is zoned Medical (MD) and is located at the
southwest corner of W. 1st Street and W. Wylie Street. The property has been developed
with a single family residence which has been converted into a medical office, a surface
parking lot, and a detached garage. The surrounding properties include a surface parking
lot to the north, a single family residence to the east, a residential rehabilitation clinic to the
west, and light manufacturing to the south.

The petitioner is proposing to relocate a portion of their current business into the current
1,464 structure. As part of the proposed use, the petitioner would remotely make sales,
and assist customers. The Unified Development Ordinance (UDO) classifies this use as a
“business/professional office.” This is not a permitted use in the Medical (MD) zoning
district, and therefore would need a use variance to be allowed in the district. There would
be no exterior changes to the building as part of this request.

As the current use as a Medical Clinic has been discontinued since May 2018, this
proposal will be required to come into full compliance with UDO standards (20.080.060(a)).

Comprehensive Plan: The Comprehensive Plan designates this property as Mixed
Urban Residential. The Mixed Urban Residential district was intended to protect the
existing built-out core neighborhoods while encouraging small scale redevelopment
opportunities. This petition involves the reuse of an existing building used for a
commercial business to continue being used for a commercial business.
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In addition, Policy 1.7 in the Comprehensive Plan gives guidance to “Retain, develop,
and attract quality jobs by fostering a healthy economic climate for area employers.”
This request expands an existing local business.

CONCLUSION: The Department finds that the proposed use does not substantially
interfere with the intents of the Comprehensive Plan. The petition will revitalize a currently
existing commercial space, allowing for an existing employer to move into and use the
space.

RECOMMENDATION: The Department recommends that the Plan Commission forward
petition #UV-29-19 to the Board of Zoning Appeals with a positive recommendation.
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Jason L. Hobson, CEO
Advancing Eco Agriculture
1550 E. Bethel Lane
Bloomington, IN 47408

July 8, 2019

Bloomington Plan Commission
401 N. Morton St., Ste. 130
Bloomington, IN 47404

Dear Commissioners:

Please allow this notice to signal my intention, as Petitioner, to gain a use variance for the
property located at 901 W. 1%t St., Bloomington, IN 47403. The property is currently designated
Medical (MD) and is owned by Dr. Jerry Jesseph, M.D. A variance will enable a change in the
designation of this property so that, upon being granted, a lease agreement can be initiated
with Dr. Jesseph that would enable the use this existing former medical offices to serve as office
space for the locally based staff of an agricultural products and consulting enterprise.

Advancing Eco Agriculture, LLC (AEA), for which | serve as CEQ, is a farm products and services
company headquartered in Ohio. The company has maintained a satellite office in Bloomington
since 2012, and currently employs six local residents as soil health consultants and support staff
who consult with remote customers via phone and internet and sell product for shipment from
the Ohio manufacturing facility

Leading Regenerative Agriculture since 2006, AEA is an S10M company which manufactures
liquid fertilizers and plant nutrition formulas for growers ranging in size from large commercial
growers to smaller farms and backyard gardeners in all 50 states. We make innovative use of
cutting-edge technological tools, such as plant sap analysis and our proprietary plant nutrition
products, that allow us to custom-formulate fertility programs for any crop type, and which
promote enhanced levels of plant function and performance.

Given the immanent relocation of the hospital to the new site, the MD designation will soon
become obsolete. The land use portion of the Bloomington Comprehensive Plan labels this
property as being within a Mixed Urban Residential area. Our proposal is in line with the
Comprehensive Plan and will help maintain and enhance this neighborhood in transition. The
building, which is consistent with the character and development pattern of the area, requires
little to no modification for our purposes. There are several mature hardwood species on the
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property which will be maintained and protected. There is ample off-street parking to
accommodate the minimal needs of the proposed tenants, leaving on-street spaces adjacent to
the property open to other residents and users.

| thank all members of the Commission and the Planning staff for your consideration of this
proposed change in land use.

Sincerely,

7Mé. /744»\

Jason Hobson, CEO

Advancing Eco Agriculture
812-340-2576
jhobson@advancingecoag.com
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