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**Next Meeting March 9, 2020        Last Updated:  2/5/2020 
 

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

CITY OF BLOOMINGTON 
PLAN COMMISSION  
February 10, 2020 at 5:30 p.m.                       City Council Chambers – Room #115 
 
ROLL CALL 
 

MINUTES TO BE APPROVED:   December 2019 & January 2020 
‘ 

REPORTS, RESOLUTIONS AND COMMUNICATIONS:  

PETITIONS: 

 
PUD-01-20 CDG Acquisitions, LLC 
  1800 N. Walnut Street 
  Request: PUD final plan approval for a 242-unit mixed-use development.  
  Case Manager: Eric Greulich 
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BLOOMINGTON PLAN COMMISSION    CASE #: PUD-01-20 
STAFF REPORT       DATE: February 10, 2020 
Location: 1800 N. Walnut St 
 
PETITIONER: CDG Acquisitions, LLC 
   7711 Bonhomme Ave., St. Louis, MO 
 
CONSULTANTS: Smith Brehob & Associates, Inc. 
   453 S. Clarizz Blvd., Bloomington 
 
REQUEST: The petitioner is requesting final plan approval for a 242 unit, mixed-use 
development.  
 
BACKGROUND: 
 
Area:     3.85 acres  
Current Zoning:   Commercial Arterial 
Comp Plan Designation:  Urban Corridor/Neighborhood Residential/Gateway North 
Existing Land Use: Motel 
Proposed Land Use:  Dwelling, Multi-Family / Commercial  
Surrounding Uses: North – Commercial/Dwelling, Multi-Family   

West  – Miller Showers Park 
East  – Multi-Family, Dwelling 
South –  Hotel/Multi-Family, Dwelling 

 
REPORT: The property is located at 1800 N. Walnut Street and is zoned Planned Unit 
Development. The site received rezoning approval under Plan Commission case #PUD-17-19.  
The 3.85 acre property is currently developed with a series of buildings for a motel. Surrounding 
zoning includes Commercial Arterial (CA) and Residential High Density Multifamily (RH) to the 
north and south, Residential High Density Multifamily (RH) to the east, and Institutional (IN) to 
the west. The surrounding properties have been developed with a mix of high density multi-family 
residences and commercial spaces. This property fronts directly on N. Walnut  
Street. There are no environmental constraints on this property.  
 
The petitioner received approval to create a Planned Unit Development in order to construct 2 
buildings that would be a maximum of 7 stories and 86’ in height at the tallest point. The proposal 
includes 6,000 square feet of commercial space, 6,000 square feet of amenity space, and 
apartments on the upper floors and portions of the ground floors. The multifamily portion of the 
proposal includes a mix of studio units, one-bedroom units, two-bedroom units, and four-bedroom 
units for a total of 242 units and 745 bedrooms. The overall density was approved at a maximum 
of 77 D.U.Es per acre, which this petition meets with the proposed density of 70 units per acre. 
All of the apartments would be fully furnished. The building will also contain a structured parking 
garage accessed from the south side of the building with 415 parking spaces for the tenants.   The 
approved parking ratio is a maximum of 0.556 spaces per bedroom which this petition meets. The 
proposed site plan and building elevations are consistent with what was shown with the initial 
rezoning petition. The building will feature 50 solar panels to be used for some of the on-site 
lighting needs. A 2,000 sq. ft. green roof is also required and has been shown. 
 
The petitioner has proposed a contribution to be placed in the Housing Development Fund to be 
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used to provide affordable housing units elsewhere within the City. Details of this were outlined 
in the original commitment and a zoning commitment is in the process of being recorded to that 
effect.  
 
COMPREHENSIVE PLAN: This property is designated as Urban Corridor and Neighborhood 
Residential and is also within an area identified as Gateway North. The Comprehensive Plan 
identifies several characteristics and provides land use guidance for the Neighborhood Residential 
district. However, most of the area within this land use district involves the typical suburban 
residential neighborhoods, so a lot of the guidance is aimed at those areas and does not precisely 
fit the proposed redevelopment of this particular location. This petition site, as well as a majority 
of the area surrounding it, is unique in that it has been built out with a mix of commercial and high-
density, student oriented housing rather than the typical suburban neighborhoods found elsewhere 
in the City within this land use designation. For the Urban Corridor district the Comprehensive 
Plan states that this district is designed to transform strip retail and commercial corridors along 
major roadways into a more urban mixed-use district. It identifies Urban Corridor as having 
excellent access to major roadways, utilities, and other services like transit, fire, and police 
services. The Comprehensive Plan identifies this area as built out with single story buildings and 
large surface parking lots that need to be reimagined in a more dense, mixed-use district. The 
Comprehensive Plan does provide guidance regarding the intent within the Neighborhood 
Residential and Urban Corridor areas relative to this proposed development as well as offer 
guidance for land use approvals: 
 

 
• Policy 4.4.4:  Until such time as a reasonable balance of different housing types is achieved 

in the Downtown and nearby areas, strongly discourage new student-oriented housing 
developments in these areas. 

• Policy 5.3.4:  Redirect new student-oriented housing developments away from the 
Downtown and nearby areas, and toward more appropriate locations closely proximate to 
the IU campus that already contain a relatively high percentage of student-oriented housing 
units, are within easy walking distance to the campus, and have direct access to university-
provided parking as well as the university transit system. 

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

• In new development or redevelopment projects, utilities should be placed underground if 
feasible and located so as to minimize potential conflicts with trees and other landscaping 
features. 

• Buildings should be developed with minimal street setbacks, with parking located behind 
the building, and with an emphasis on minimizing pedestrian obstacles to accessing 
businesses. 

• Development and redevelopment within the district is particularly suited to high-density 
residential and mixed residential/commercial use and taller building heights, with the 
possibility of three or four-story buildings. 

• Access to public transit service is an important component of the Urban Corridor district. 
• Affordable housing units are an important component of the Urban Corridor district. 
• To increase pedestrian and transit accessibility, street cuts should be limited as much as 

possible to reduce interruptions of the streetscape, tree plots, and sidewalks. 
• Gateway North - Due to its close proximity to Indiana University, the character of this 

Focus Area can support the diversification of housing types, including, but not limited to, 
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multifamily residential and commercial uses — such as student housing and service 
facilities.   

o Emphasis should be on architectural and site design characteristics that establish 
Gateway North branding.  

o Streetscape development from a multimodal standpoint should be highly 
emphasized on the primary facades and walkways of new developments. 

 
The development of this parcel will add mixed uses and student oriented development that is 
located outside of the Downtown, within 10 minutes to IU facilities, adjacent to nearby goods and 
services, and that is directly on a main commercial thoroughfare. The petitioner is providing 
several connections and off-site improvements to facilitate pedestrian access to the development.  
 
FINAL PLAN: 
 
Uses/Development Standards: The petitioner was approved to utilize the Commercial Downtown 
(CD) zoning district for the development standards for this project, with some modifications. The 
proposed list of uses are those of the Commercial Arterial (CA) zoning district. The deviations 
from the CD district include requesting to allow first-floor residential uses, increased density, 
setbacks, building height, and signage. The proposed site plan meets the development standards 
that were approved.  
 
Residential Density: The property was approved with a maximum of 77 units per acre for this 
PUD. The petitioner is proposing 242 units with 745 bedrooms for a total of 267.8 DUE’s which 
equals a density of 70 units per acre.  
 
Height and Bulk: The petitioners are proposing two buildings that would vary from 5 to 7 stories, 
with a maximum proposed height of 86 feet. The petitioner has incorporated a varying amount of 
façade modulation, building heights, and different materials to visually break up the building 
massing and provide visual interest. The submitted renderings and elevations are consistent with 
what was shown and approved with the Preliminary Plan. Additional modulation and brick were 
added as required during the Council review.  
 
Parking, Streetscape, and Access: A total of 415 structured parking spaces are proposed in a 
garage for the residential units that would be located in the middle portion of the building. There 
would also be 8 parking spaces provided within the garage for the commercial space. The proposed 
maximum parking ratio for the residential component is 0.556 spaces per bedroom.  
  
The petitioner will be relocating the existing sidewalk along Walnut Street to provide a 5’ wide 
tree plot. However, due to an existing underground gas line, street trees are not possible in the tree 
plot. The petitioner is proposing to install a dense planting of shrubs within the tree plot instead 
and will plant street trees behind the sidewalk if they cannot fit in the tree plot, to provide shade. 
 
There is one vehicular access point for this project that also is shared with the adjacent property to 
the south. The site plan shows this access point being adjusted to better align with the cross 
connection across College/Walnut to the west.  
 
Bicycle Parking and Alternative Transportation: The development has proposed 242 units and 
745 proposed bedrooms. The district ordinance for this petition requires one bicycle parking space 
for every 4 bedrooms for a total of 187 covered spaces. Since the project is larger than 20,000 
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square feet, all bicycle parking spaces must be covered. One quarter of those 187 spaces will need 
to be long-term storage.  The petitioner has shown a mix of indoor bicycle parking in a dedicated 
bike room, in addition to parking spaces on the front.  
 
The petitioner has worked out an initial 3-year contract with Bloomington Transit for the shuttle 
service and that contract will be renegotiated at the end of the initial 3-year cycle.  
 
The petitioner is contributing $300,000 toward sidewalk and pedestrian improvements along the 
19th Street corridor to connect this site toward the IU Stadium parking area. Sidewalks and tree 
plot will be installed along Walnut Street to 19th Street, and the petitioner has completed initial 
design work for a sidewalk, tree plot, and stormwater improvements along the north side of 19th 
Street. The details and cost of those improvements are still ongoing, but will be finalized by the 
grading permit.  
 
Architecture/Materials: The District Ordinance utilizes the Commercial Downtown zoning 
district for architecture standards. The proposed building includes a wide range of materials 
including brick veneer, cementitious panels, cementitious lap siding, and board and batten panels. 
Modulation and articulation have been shown both horizontally and vertically along with different 
building heights. Two courtyard areas are provided in the eastern building that will feature 
pedestrian entrances.  
 
Environmental Considerations: The petition site is currently developed with a motel use with 
several buildings and parking areas. There are no known sensitive environmental features. 
 
Housing Diversity: The petitioner has voluntarily committed to providing a contribution to the 
City’s Housing Development Fund to assist the City in promoting diverse and affordable housing 
within the community. The petitioner committed to providing a contribution of $20,000 for 15% 
of the beds on the property. A zoning commitment has been prepared for this contribution and is 
in the process of being finalized. The recorded commitment must be received prior to issuance of 
any permits.  
 
20.04.090 PUD Final Plan- The UDO does not list specific findings criteria for PUD Final Plans, 
but does list what items shall be considered by the Plan Commission in a review: 
 
(A) The written statement and supportive material submitted by the petitioner; 
  

Proposed Finding: The petitioner has provided all required materials. 
 
(B) The PUD District Ordinance; 
 

Proposed Finding: The proposed petition meets the original PUD District Ordinance 
guidance. The overall petition has not changed from what was approved by Council. 

 
(C) The Preliminary Plan; 
 

Proposed Finding: The proposed site plan is consistent with the preliminary plan. 
 
(D) The Final Plan; 
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Proposed Finding: The petition is the Final Plan for the site. 
 
(E) Any commitments or conditions of approval attendant to prior approvals; 
  

Proposed Finding: There were several commitments and conditions that were outlined 
with the preliminary approval. Those commitments were as follows-  

1. a contribution to the City’s Housing fund (this is being finalized currently).  
2. a commitment toward providing pedestrian improvements along 19th Street 

(these are also currently being finalized).  
3. changes to the architecture as outlined by the petitioner that included 

additional brick along the front and increased modulation (which have been 
incorporated).  

4. Incorporation of solar panels (this has been shown). 
5. Incorporation of a green roof (this has been shown). 

 
(F) Any applicable section of the Unified Development Ordinance; 
 

Proposed Finding: The petition is subject to the current standards of the UDO for anything 
that was not specifically addressed in the original PUD. The petition meets all of the 
requirements outlined in their District Ordinance and the UDO. 

 
(G) Additional information as may be required by the Plan Commission to evaluate the 
application. 
 

Proposed Finding: No additional information has so far been requested by the Plan 
Commission for this site. 
 

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

1.) Revise the Landscape Plan to include all native plants 
 
Staff Response: The petitioner shall submit a landscape plan showing compliance with 
this requirement prior to the issuance of a grading permit. 

 
2.) Provide at least 5% of the parking spaces with EV charging stations 
 

Staff Response: Although not required, the Department encourages the petitioner to 
incorporate this into the petition. 
 

3.) Submit to the P&T department a maintenance plan for the solar panels and green roof 
 
Staff Response: This will be reviewed with the grading plan. 

 
 
CONCLUSION: The Plan Commission found that the proposed PUD offers a unique architectural 
design and a range of benefits and features for the tenants that will also benefit the community by 
providing student housing that is adjacent to other student housing in a location that is well served, 
along a major arterial road, and proximate to IU’s campus. This petition accomplishes many of the 

7



goals of the Comprehensive Plan already outlined in this report, including providing high density 
student housing in an area that is appropriate and located outside of the Downtown. Several 
elements of the proposal satisfy the high design criteria outlined in the Comprehensive Plan and 
attention has been paid to facilitating pedestrian access to the site by providing off-site 
improvements to increase pedestrian access. The unique architectural design will compliment this 
area and provide a high quality building along the Urban Corridor. This petition follows all of the 
requirements outlined with the initial rezoning and preliminary plan. 
 
RECOMMENDATION: The Department recommends approval of the petition with the 
following conditions: 
 

1. The recorded zoning commitment regarding the contribution to the Housing Fund must be 
received prior to issuance of a grading permit.  

2. Final design work for the 19th Street improvements must be completed and approved by 
the City prior to issuance of a grading permit.  

3. A bus shelter is required along this property frontage and must be shown with the grading 
permit. 

4. A maintenance plan for the solar and green roof must be received prior to issuance of an 
occupancy permit.  
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City of Bloomington 

Bloomington Environmental Commission 
 

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

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

MEMORANDUM 
 
 
Date:  February 10, 2020 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: PUD-17-19:  CDG Acquisitions LLC student apartments (formerly Motel 6)  
  1800 N. Walnut 
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and recommendations for conditions 
of approval from the Environmental Commission (EC) with the hope that action will be taken to 
enhance its environment-enriching attributes.  The EC reviewed the petition and offers the following for 
your consideration.   
 
COMMENTS 
 
1.)  LANDSCAPE PLAN 
The EC applauds the Petitioner for including the requirement in the District Ordinance that allows only 
native plants to be used at this site.  However, there are very few native evergreen shrubs available, and 
the District Ordinance requires 50% of the shrubs to be evergreen.  This means the diversity of shrubs 
will be sorely absent.  The EC previously recommended that 50% not be a requirement in the Plan 
Commission memoranda dated May 13, 2019 and June 10, 2019.  This requirement unfortunately defies 
the attempts to add biodiversity within the city of Bloomington, and with such a small variety of shrubs 
will limit both aesthetic and pollinator benefits.  Additionally, the Plant List Detail & Specifications 
sheet LS1.4, shows non-native plants in the plant schedule, which will need to be changed. 
 
2.)  ELECTRIC VEHICLE CHARGING  
The EC appreciates the commitment in the District Ordinance for electric vehicle charging stations, but 
the EC would like to know how many are proposed, out of the 469 parking spaces proposed.  According 
to Climate Central, in 2018, more than 360,000 electric vehicles were sold in the United States.  That 
represents an increase of 81% over 2017.  The EC does not expect a one year increase in EV sales of 
81% in Bloomington, but new developments should be prepared for some increase. 
 
If only 5% of the spaces contained EV chargers, that would equal 23.45 spaces.  The EC believes 5% 
may be a practical amount to begin with, thus recommends that at least 5% of the parking spaces be 
equipped with fast-charging EV charging stations.  
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3.)  ROOF 
The Petitioner committed to “…50 solar panels, which will produce approximately 20kW of power.”, 
and 2,000 square feet of green roof.  The solar panels will be on the south edge of the roof of building 
1000, which is a story lower than the rest of the roof on the north side of building 1000.  Because the 
north direction is the least effective side for solar radiation, the shading from the north may be 
acceptable.  However, to be sure that 20kW of power are actually being generated, the Petitioner needs 
to monitor the average kW being produced and add more panels such that at least 20kW, plus or minus 
3%, are generated on average. 
 
Studies from the Chicago Botanic Gardens on sedums compared to other test plants on green roofs show 
that some sedum species faired only moderately.  Close monitoring of the plants for at least four years 
should be recorded to ensure survivability of the sedums planted.   
 
A maintenance plan for the solar array and the green roof has not yet been submitted.  The Petitioner 
needs to submit a detailed maintenance plan to the Planning and Transportation (P&T) Department for 
approval.   
 
Recommended Conditions of Approval 
 
The EC recommends that the following list be included as conditions of approval.  
 
1.)  Revise the Landscape Plan to include all native plants. 
 
2.)  Provide at least 5% of the parking spaces with fast-charging EV charging stations.  
 
3.) Submit to the P&T department a maintenance plan for the solar panels and green roof. 
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