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**Next Meeting October 10, 2022       Last Updated:  9/9/2022 
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 (Hybrid Meeting)  City Council Chambers – Room #115 
September 12, 2022 at 5:30 p.m.                    
 

Virtual Link:  
 
https://bloomington.zoom.us/j/81668059390?pwd=VjRoNkVnaS9LOURSZmgyZkNiWjN
UQT09 
 
Meeting ID:  816 6805 9390 Passcode:    424746 

Petition Map: https://arcg.is/TDvPP 
 

 
ROLL CALL 
 
MINUTES TO BE APPROVED:   July 11, 2022 (there was no Plan Commission meeting August 
2022) 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

SP-30-22 Bailey 8 LLC 
  200 E Kirkwood Ave 
  Request:  Major site plan approval for a 4-story building in the Mixed-Use 
  Downtown with University Village Downtown Overlay (MD-UV) zoning district. 
   
 
PETITIONS CONTINUED TO:  October 10, 2022 

PUD/DP-24-21  Robert V Shaw 
                        N Prow Road: 3500 block of N Hackberry Street 
                        Request: Petitioner requests Final Plan and Preliminary Plat amendment for 
                        Ridgefield PUD and Subdivision Section V. 
                        Case Manager:  Jackie Scanlan 

SP-06-22 Strauser Construction Co., Inc. 
  3000 & 3070 S Walnut St. 
  Request:  Major site plan approval to construct a 9 building self service 
  Storage facility with 10 new vehicle parking spaces. 
  Case Manager:  Karina Pazos 
 
SP-24-22 Cutters Kirkwood 123 LLC 
  115 E Kirkwood Ave 
  Request: Major site plan approval to construct a 4-story building with 3 floors of 
  residential units over a ground floor parking garage and retail space in the 
  MD-CS zoning district. The upper floors will consist of 15 dwelling units for a  
  total of 38 beds. 
  Case Manager:  Karina Pazos 
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**Next Meeting October 10, 2022       Last Updated:  9/9/2022 
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.   
 

ZO-40-22 Monroe County Government 
  Northeast Corner of I-69 and Fullerton Pike 
  Request:  Map amendment (rezone) of one roughly 87.12 acre parcel from 
  Mixed-Use Employment (ME) to Mixed-Use Institutional (MI). 
  Case Manager:  Jackie Scanlan 
 
 

CONSENT AGENDA: 

DP-39-22 Summit Woods Phase 1 
  2400 S Adams Street 
  Request:  Primary plat amendment to Phase 1 of Summit Woods plat to amend 
  the approval cross sections. 
  Case Manager:  Eric Greulich 
 

PETITIONS: 

SP-38-22 University Properties 
  420 E 19th Street 
  Request:  Major site plan approval to allow construction of a six-story 
  mixed-use building in the Mixed-Use Student Housing (MS) zoning  
  district. 
  Case Manager:  Gabriel Holbrow 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-38-22 
STAFF REPORT       DATE: September 12, 2022 
Location: 420 East 19th Street

PETITIONER: Strauser Construction Co., Inc 
  453 South Clarizz Boulevard 
  Bloomington, IN

CONSULTANT: Smith Design Group 
  1505 West Arlington Road 
  Bloomington, IN

REQUEST: The petitioner is requesting major site plan approval to allow construction of a six-
story mixed-use building including 4,845 gross square feet of commercial space, 75 dwelling units 
comprising 135 bedrooms, and associated parking in the Mixed-Use Student Housing (MS) zoning 
district.

BACKGROUND: 
Area:     0.88 acres
Current Zoning:   Mixed-Use Student Housing (MS) 
Comprehensive Plan
Designation: Neighborhood Residential 
Existing Land Use: Multifamily dwelling and Single-family dwelling
Proposed Land Use: Student housing or dormitory, Office, and Small retail sales
Surrounding Uses: North – Student housing or dormitory and Small retail sales 

South  – Multifamily dwelling and Student housing or dormitory 
East  – Stadium 
West – Student housing or dormitory 

REPORT: The site comprises four parcels on the south side of East 19th Street from North Grant 
Street on the west to North Dunn Street on the east. The site is currently zoned Mixed-Use Student 
Housing (MS). Properties to the north, south, and west are also zoned MS. The property to the east 
across Dunn Street is zoned Mixed-Use Institutional (MI). The four existing parcels which 
compose the site currently have two multifamily dwelling structures with thirty bedrooms 
combined and two single-family dwellings.

The petitioner is requesting major site plan approval to construct a mixed-use building with six 
stories and a basement and a building floor plate of approximately 24,138 square feet. The petition 
is using incentives for both affordable housing and sustainable development to allow this size of 
building floor plate. The proposed building will contain approximately 4,845 gross square feet of 
commercial space, including 2,380 square feet of retail space on the ground floor of the Dunn 
Street facade and 2,465 square feet of office space on the ground floor and second floor of the 
eastern portion of the 19th Street facade. 

For the residential component of the mixed-use building, the proposed building will contain 75 
dwelling units with a total of 135 bedrooms. 30 of the dwelling units, or 40 percent, are proposed 
as three-bedroom units. Because more than 33 percent of the dwelling units contain three 
bedrooms, the residential component of the development is categorized as the “student housing or 
dormitory” use. 
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The proposed mixed-use building will also provide 113 vehicle parking spaces and 32 bicycle 
parking spaces. The vehicle parking spaces are provided on the basement level and the first-floor 
level, both accessed by ramps from the driveway entrance on 19th Street, as well as on the second-
floor level, accessed by a ramp from the driveway entrance on Grant Street.

In the 2018 City of Bloomington Comprehensive Plan, the site location is designated in the 
Neighborhood Residential future land use area. In the Neighborhood Residential area, the 
Comprehensive Plan recommends that for larger tracts of land, multifamily residential uses and 
small-scale neighborhood mixed use may be appropriate. The Comprehensive Plan also 
recommends land development policies for the Neighborhood Residential area that “support 
incentive programs that increase owner occupancy and affordability.” The proposed development 
will earn affordable housing incentives by making a payment in-lieu to the City of Bloomington 
Housing Development Fund, which will be used to support affordability for owner-occupied 
housing and rental housing across the city. 

The proposed development also addresses policy objectives in the Comprehensive Plan focused 
on housing supply. Policy 5.3.4 is to “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.” The development is proposed for a 
location that meets all of the criteria listed in policy 5.3.4 as appropriate for student-oriented 
housing. 

MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contains more than 50 dwelling units. This proposed site plan includes 75 
dwelling units.

DEVELOPMENT STANDARDS & INCENTIVES 20.04: The following UDO standards are 
required to be reviewed for all activities that require New Development approval.  

Dimensional Standards:
Setbacks – The MS zoning district requires a minimum 15 feet of front, side, and rear setbacks. 
Because 19th Street and Grant Street are classified as the Neighborhood Residential Street 
typology per the Transportation Plan, the setback is measured from the existing property line. The 
front setback from Dunn Street, however, is measured from the proposed right-of-way width in 
the Transportation Plan. The proposed right-of-way width for Dunn Street is 74 feet. Although the 
total existing right-of-way of Dunn Street is less than 74 feet, the property line for this lot on the 
west side Dunn Street is already more than 41 feet from the centerline of road, so no further setback 
is required. All setbacks are compliant.

Height – The maximum height in the MS zoning district is 6 stories, not to exceed 75 feet. The 
proposed building is six stories. The maximum height of the proposed building from the median 
adjacent grade is 60 feet 2 inches.

Impervious Surface Coverage – The maximum impervious surface coverage in the MS zoning
district is 70 percent and the minimum landscape area is 30 percent. The petitioner has stated that 
the proposal contains 0.88 acres, including 0.62 acres (70 percent) of impervious surface coverage 
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and 0.26 acres (30 percent) of landscape area. The area of paved sidewalks on private property to 
be placed in a pedestrian access easement does not count toward the maximum impervious surface 
coverage or against the minimum landscape area for the property. 

Use-Specific Standards for Student Housing or Dormitory 
Ground Floor Parking – Any portions within the ground floor of a structure used for vehicular 
parking shall be located at least 20 feet behind the building facade facing a public street. The 
proposed building contains parking on the ground floor in relation to Dunn Street and 19th Street 
(the first floor) and on the ground floor in relation to the higher elevation of Grant Street (the 
second floor). From Dunn Street, the parking is behind retail space that is approximately 28 feet 
in depth. From 19th Street, the parking is behind dwelling units and office space that are
approximately 26 feet in depth. From Grant Street, the parking is behind a trash room and a utility 
room that are approximately 28 feet in depth. 

Building Floor Plate – The maximum building floor plate for a student housing or dormitory use 
in the MS district is 10,000 square feet. However, there is no maximum building floor plate for 
petitions that earn both the affordable housing and sustainable development incentives. The 
petition is utilizing both incentives, and the proposed building floor plate is approximately 24,138 
square feet.

Environment:
The property does not have any naturally occurring environmentally sensitive areas. There are no 
known environmental constraints on the site.

Access and Connectivity: 
Driveways and Access – The proposed site plan has two drive access points, one on 19th Street 
and a second on Grant Street. The driveway on 19th Street leads directly into a ramp that provides 
access to the first-floor level parking. The driveway on 19th Street also connects to a second ramp 
that intersects perpendicularly with the driveway and provides access down to the basement level 
parking. The driveway on Grant Street leads to a ramp that provides access to the second-floor 
level parking.

Location of Drives – For nonresidential uses located on corner lots, such as this location, 
the UDO requires drive access to be located on the street assigned the lower functional 
classification. Dunn Street is classified as a secondary arterial, while 19th Street and Grant 
Street are not classified, otherwise known as local streets. The proposed site plan provides 
all drive access on 19th and Grant and no drive access on Dunn Street. 
Drives parallel to the street – The UDO prohibits drives that run parallel to the street, or 
run less than 45 degrees from parallel, anywhere that is closer to the street than the 
proposed front building wall. A portion of the ramp from the 19th Street driveway down 
to the basement-level parking runs parallel to 19th Street. However, this portion is located 
farther from 19th Street than the front building wall to the east and west.
Separation of Drives – On local streets, including 19th and Grant, no drive is allowed
within 100 feet of an intersecting street or within 50 feet of another driveway, unless 
approved by the City Engineer. The drive on 19th Street is 144 feet from the intersection 
with Grant Street to the west and 144.25 feet from the intersection with Dunn Street to the 
east. Although not required by the UDO, the petitioner has aligned the drive on 19th Street 
to be directly across from the drive on the north side of 19th Street in order to minimize 
potential turning conflicts. The drive on Grant Street is 58.54 feet from the intersection 
with 19th Street to the north and 85.44 feet from the existing driveway for the property to 
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the south. The proposed location of the drive on Grant Street has been approved by the City 
Engineer. 
Driveway Width – The UDO limits driveway pavement width for mixed-use and 
multifamily uses to a maximum of 24 feet. The drives on 19th Street and Grant Street are 
both 24 feet wide. 

Pedestrian and Bicycle Circulation – Dunn Street is classified as a General Urban Street typology 
per the Transportation Plan, where a minimum 10-foot tree plot and a minimum 10-foot sidewalk 
or multi-use path are required. The proposed site plan shows a tree plot on Dunn Street that varies 
in width from 14 feet to 21 feet and a 10-foot sidewalk, as required. 19th Street and Grant Street 
are classified as the Neighborhood Residential Street typology, where a minimum 5-foot tree plot 
and a minimum 6-foot sidewalk are required. The proposed site plan shows a 5-foot tree plot and 
6-foot sidewalk on these frontages, as required. Portions of sidewalk provided outside the public 
right-of-way and on private property will need to be placed in a pedestrian access easement to be 
recorded before final occupancy.

Public Transit – There are no existing or planned public transportation routes adjacent to the 
property. No transit facilities are required.

Parking and Loading:  
On-Street Parking – Title 15 of Bloomington Municipal Code allows parking on the south side of 
19th Street in the segment adjacent to the property, but does not allow parking on either side of 
Grant Street in the segment adjacent to the property. The petitioner has proposed a curb design 
incorporating on-street parking on the south side of 19th Street adjacent to the property, in 
compliance with Title 15. The petitioner has also proposed a curb design incorporating two on-
street parking spaces on Grant Street. Staff is supportive of providing on-street parking at this 
location and intends to propose an update to Title 15 to allow parking on this segment of Grant 
Street. On-street parking in the public right-of-way does not count toward minimum vehicle 
parking requirements or against maximum vehicle parking allowances.

Minimum Vehicle Parking Requirement – The minimum vehicle parking requirement for the 
student housing or dormitory use is 0.5 spaces per bedroom. For the proposed 135 bedrooms, at 
least 68 parking spaces must be provided. There is no minimum parking requirement for the 
nonresidential uses in the building. The proposed building plans include 113 vehicle parking 
spaces on three levels of the building, which is more than the minimum requirement.

Maximum Vehicle Parking Allowance – The maximum vehicle parking allowance for the student 
housing or dormitory use is 0.75 spaces per bedroom. For the proposed 135 bedrooms, up to 101
parking spaces can be allowed. The maximum vehicle parking allowance for office use is 3.3 
spaces per 1,000 square feet of gross floor area. For the proposed 2,465 square feet of office space, 
up to eight parking spaces can be allowed. The maximum vehicle parking allowance for small 
retail sales is four spaces per 1,000 square feet of gross floor area. For the proposed 2,380 square 
feet of retail space, up to nine parking spaces can be allowed. All three uses together have a 
maximum vehicle parking allowance of 118 parking spaces. The proposed building plans include 
113 parking spaces on three levels of the building, which is under the maximum allowance. 

Accessible Parking – For the 113 parking spaces provided, a minimum of five of these must be 
accessible parking spaces, including four standard accessible spaces and at least one van accessible 
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space. The proposed building plans include four standard accessible parking spaces and one van 
accessible parking space, as required.

Electric Vehicle Charging – Parking areas with 50 or more parking spaces shall provide a 
minimum of one parking space dedicated to electric vehicles for every 25 parking spaces 
provided on site. For the 113 parking spaces provided, a minimum of five of these must be 
signed and outfitted with a standard electrical vehicle charging station. The proposed building 
plans include five electrical vehicle charging stations on the second floor. 

Minimum Bicycle Parking Required – The minimum bicycle parking requirement for residential 
uses is ten percent of the number of vehicle parking spaces provided on site, or one space per five
bedrooms, or six spaces, whichever is more. The most in this case is one space per five bedrooms, 
which requires at least 27 bicycle parking spaces for the 135 bedrooms. The minimum bicycle 
parking requirement for commercial uses is five percent of the number of vehicle parking spaces 
provided for the commercial uses on site or six spaces, whichever is more. Six spaces is more in 
this case. The uses together therefore have a minimum bicycle parking requirement of 33 spaces. 
The proposed building plans include parking for 32 bicycles, including ten spaces located outside 
near the northeast corner of the building and 22 spaces in an indoor room on the first floor of the 
building. At least one additional bicycle parking space is required. A condition has been added 
requiring fully compliant bicycle parking.

Bicycle Parking Location and Design – Of the 27 bicycle parking spaces required for the 
residential use, a minimum of one quarter, seven spaces, must be long-term class I facilities and a 
minimum of one half, 14 spaces, must be short-term class II facilities. All of the six bicycle parking 
spaces required for the retail and office use must be covered short-term class I facilities. The 
proposed building plans show 22 bicycle parking spaces in an indoor room on the first floor of the 
building that comply with the location and design specifications for long-term class I facilities. 
The proposed building plans and site plan show ten bicycle parking spaces outside near the 
northeast corner of the building that comply with the location and design specifications for short-
term class II facilities. However, these ten outdoor spaces are shown as only partially covered by 
an overhanging canopy above the second floor and thus do not qualify as covered spaces. These 
spaces must be covered. At least ten additional covered short-term class II bicycle parking spaces 
are required. A condition has been added requiring fully compliant bicycle parking. 

Site and Building Design:  
Building Design – The proposed building exterior is a composition of distinct facade areas, 
distinguished from each other by materials, height and roof form, and outward projection or inward 
recess, while sharing patterns that unite the areas across all sides of the building. The lower floors 
are characterized by exterior finish materials evoking masonry including stone veneer, two types 
of brick veneer, and split-face concrete blocks. The upper floors are characterized by exterior finish 
materials including five types of fiber cement siding and metal panels, and feature patterns of 
residential windows, balconies, and metal railings.

Materials – Stone, brick, pre-cast concrete blocks, fiber cement siding, and transparent 
glass are allowed as primary exterior finish materials. Metal and metal panels are allowed 
as secondary exterior finish materials so long as the material covers no more than 20 
percent of the building facade. The proposed design is compliant. 
Exterior Facades – The UDO requires that all facades incorporate at least three design 
elements every 40 feet to break up monotony. The proposed design includes canopies, 
changes in building height, regular patterns of transparent glass, and wall elevation 
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projections and recesses that meet this requirement. The frequency (horizontal distance) 
and variety of these elements are greatest on the most visible facades facing Dunn Street 
(east) and 19th Street (north), and less on the west and south facades. 
Patterns – The UDO requires that all facades visible from any roadway shall consist of at 
least one primary and one secondary color, shall repeat either texture or color horizontally, 
and shall repeat variations in texture and color at least every 30 feet vertically. The 
proposed design incorporates at least eight facade colors for the eight different primary 
finish materials, not including transparent glass or secondary finish materials. The finish 
materials provide patterns that repeat horizontally. The different exterior treatments for the 
lower floors and upper floors provide vertical variation in texture and color. 
Eaves and Roofs – The proposed design shows flat roofs behind parapets with portions
capped by metal coping, which meets UDO requirements.
360-Degree Architecture – The UDO requires the sides of a building that are not visible 
from a street to incorporate similar material finishes and architectural detail to the facades 
that are visible. Although the variety and density of architectural details in the proposed 
design are greatest on the most visible facades facing Dunn Street (east) and 19th Street 
(north), the west and south facades incorporate the same materials and details as the other 
two sides. 
Primary Pedestrian Entry – For buildings on corner lots, the UDO requires a primary 
pedestrian entry incorporating specified architectural details for the facade facing the 
higher classified street. For the proposed building, a primary pedestrian entry is required 
on Dunn Street. The pedestrian entry on Dunn Street is prominently identified by a slightly 
projecting first-story facade module, a metal canopy, a large display of the building address 
number, an outdoor terrace above the entrance, and an overhanging canopy roof over the 
corner, among other architectural details. 
Windows on Primary Facades – The UDO requires all first-story windows on the primary 
facade of a primary structure to be transparent and not make use of dark tinting or reflective 
glass. The proposed design meets this standard.
Street Addresses – The UDO requires street address displays to consist of Arabic numerals 
(e.g., 1, 2, 3...) no less than eight inches in height, to be placed above all exterior entrances 
visible from a public street, private drive, or parking lot, and shall contrast with the color 
of the surface on which they are mounted, consisting of reflective materials to be clearly 
visible and identifiable from the street. The proposed building design incorporates the 
required street address displays. 

Universal Design
Level access – In buildings with more than 25 residential dwelling units, at least 20 percent 
of the dwelling units must be accessible by a route from at least one entrance at exterior 
grade level to the dwelling unit without any steps up or down or a ramp for entry. All but 
three of the dwelling units have level access to elevators which in turn have level access to 
exterior entrances at grade level. The remaining three units have their own exterior 
entrances at grade level.
Interior Universal Design Features – The petitioner has stated that all interior doorways 
will have openings at least 32-inches wide, at least one bathroom vanity will have a 32-
inch high counter, and at least one bathroom will have wall blocking for handrails. 

Solar Ready Building Design – The UDO requires all new primary structures to be designed as 
solar or renewable energy ready by incorporating specified design features. Verification of the 
required design features is not possible at the level of detail available from a site plan. Compliance 
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will be verified prior to issuance of a certificate of zoning compliance for building construction. A 
condition has been added.

Landscaping, Buffering, and Fences:  
Street Trees – A minimum of one canopy tree shall be planted per 40 feet of property that abuts a 
public right-of-way. The 123.6 feet of frontage on Dunn Street requires a minimum of 4 trees. 4 
compliant street trees are provided. The 313 feet of frontage on 19th Street requires a minimum of 
8 trees. 8 compliant street trees are provided. The 119.9 feet of frontage on Grant Street requires a 
minimum of 3 trees. 3 compliant street trees are provided. 

Mixed-Use and Nonresidential Landscaping – The minimum landscape area on site or areas not
covered by impervious surfaces shall be planted with the following: nine large canopy trees, three 
evergreen trees, three medium or small canopy trees, and 27 shrubs per acre. The proposed site 
plan provides 0.26 acres of landscape area, which requires three large canopy trees, one evergreen 
tree, one medium or small canopy trees, and eight shrubs. The proposed landscape plan provides 
three large canopy trees, two evergreen trees, and two small canopy trees all on the south side of 
the building. The proposed landscape plan provides 16 shrubs distributed near the pedestrian 
entrances to the building. The proposed site plan is compliant with the interior landscaping 
standards for mixed-use and nonresidential development. 

Screening – Roof-mounted and ground-mounted mechanical equipment must be screened from
public view. No roof-mounted equipment is shown on the proposed plans. A proposed electric box 
at the southeast corner is screened with Juniper trees. Refuse areas are provided inside the building 
adjacent to Grant Street.

Fences and Walls – No fences or walls are proposed other than retaining walls on the 19th Street 
side of the building. 

Outdoor Lighting:  
No exterior lighting is shown on the proposed site plan. A lighting and photometric plan will 
need to be submitted during the grading permit review process which shows that the site meets 
UDO requirements for maximum light trespass and fixture types. No deviations from the lighting 
code are expected. A condition has been added. 

Signs:
The proposed building elevations show limited signage, primarily building addresses. The signage 
shown is compliant with UDO standards for wall signage. Any signage, except signs exempt by 
the UDO, will require a sign permit separately from site plan approval. 

Incentives:
Affordable Housing – The petitioner is pursuing affordable housing incentives to increase the 
allowable floor plate of the building by providing a payment-in-lieu to the City of Bloomington 
Housing Development Fund. The final payment amount is not yet determined, but it will be based 
on a per-bedroom cost estimate multiplied by 15 percent of the total number of bedrooms in the 
project, rounded up, as outlined in the Administrative Manual. For the 135 bedrooms proposed for 
this project, the payment will be based on the cost estimate for 21 eligible bedrooms. The per-
bedroom cost estimate is anticipated to be around $20,000, for a total payment around $420,000. 

10



Staff Report, SP-38-22, Page 8 

Sustainable Development – The petitioner is pursuing sustainable development incentives to 
increase the allowable floor plate of the building by attaining Silver Certification from the Home 
Innovation National Green Building Standard (NGBS) Green Certified rating system. The petition 
executed a contract with SK Collaborative, LLC, an NGBS verifier, on August 22, 2022 to verify 
attainment of NGBS certification. The petitioner has submitted a preliminary score card showing 
that the project is on track to achieve Silver Certification.

SITE PLAN REVIEW: The Plan Commission shall review the major site plan petition and 
approve, approve with conditions, or deny the petition in accordance with Section 20.06.040(g) 
(Review and Decision ), based on the general approval criteria in Section 20.06.040(d)(6)(B) 
(General Compliance Criteria).

20.06.040(d)(6)(B) General Compliance Criteria 
i. Compliance with this UDO

ii. Compliance with Other Applicable Regulations
iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

PROPOSED FINDINGS:  
This development will meet all applicable standards in the UDO, subject to the conditions listed 
below. This development is in compliance with other applicable regulations. This development is 
in compliance with city regulations including utility, service, and improvement standards. There 
are no prior approvals that this petition must comply with. 

CONCLUSION: The petition meets all requirements of the Unified Development Ordinance,
once the conditions listed below are met. The proposed development will provide a net increase in 
housing in a location that fulfills the Comprehensive Plan’s description of where student-oriented 
housing is most appropriate, while also providing space for small-scale neighborhood-serving 
retail consistent with the character of the neighborhood. The development’s commitment to 
sustainable design, as demonstrated by the NGBS Green Certified rating system, will assist 
Bloomington’s efforts for climate change mitigation. The petition will support housing 
affordability indirectly by increasing the overall supply of housing in the community as well as 
directly by making a substantial payment into the City of Bloomington Housing Development 
Fund. 

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-38-22 with the following conditions: 

1. The petitioner must obtain a grading permit before land disturbing activity. 
2. Revised building plans and site plan complying with all UDO requirements for bicycle 

parking, including providing at least seven long-term class I spaces, at least 20 fully 
covered short-term class II spaces, and at least 33 spaces in total, must be submitted and 
approved prior to issuance of a grading permit. 

3. A lighting and photometric plan that meets all UDO requirements must be submitted and
approved prior to issuance of a grading permit. 

4. Architectural and electrical plans that verify compliance with UDO requirements for 
solar ready building design must be submitted and approved prior to issuance of a 
certificate of zoning compliance for a building permit.
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5. The petitioner must record a pedestrian access easement for all portions of public 
sidewalk on private property out of the public right-of-way prior to issuance of final 
occupancy.

6. The petition must make an agreement with the City establishing the amount of a payment 
in-lieu for affordable housing and must complete payment prior to issuance of final 
occupancy.

7. This site plan review does not approve signage. A sign permit will need to be applied for. 
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Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith, Founder 
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August 8, 2022 
 
City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
Showers Building Suite 130 
401 N Morton St 
Bloomington, Indiana 47404 
 
Dear Gabriel and Plan Commission Members, 
 
For your consideration, University Properties VI, LLC is submitting to you this petition for Major 
Site Plan Approval of a 0.88 acre property located at 400, 402, 412, and 420 East 19th Street. The 
site is zoned Mixed Use Student Housing (MS).  
 
The surrounding properties consist of a mix of single-family residential and multi-family 
residential uses. Directly east of the property is an institutional use – IU Memorial Stadium. The 
site is currently fully developed and there are no known environmental issues on site. There are 
four existing buildings on site – two single-family and two multi-family residential buildings. There 
is currently a large surface parking lot in the front of the two multi-family residential buildings and 
gravel parking areas and driveways serving the two single-family residential buildings.  
 
The proposed project consists of the demolition of the existing buildings on site and the 
construction of a six-story (plus a basement parking level) mixed-use building with 88 multifamily 
residential dwelling units totaling 128 beds and 4,180 SF of commercial space. 113 vehicle parking 
spaces will be provided within a three-level parking structure along with approximately 38 bicycle 
parking spaces (exact number to be determined – will meet minimum UDO requirements). The 
building will also include community/amenity spaces along with outdoor terrace and patio space.  
 
Per the city’s 2019 Transportation Plan guidance the street frontage along E 19th St and N Grant 
St will be improved to have a minimum 5.5 foot wide street tree plot and a 6 foot wide sidewalk. 
The street frontage along N Dunn St will be improved to have a minimum 5 foot wide street tree 
plot and a 10 foot wide multi-use path. The existing driveways will be reduced to two driveways: a 
driveway off of E 19th St and a driveway off of N Grant St. The project will provide a minimum of 
30% landscape area and a maximum of 70% impervious surface area as required by the UDO. 
Drainage from the site will be managed as required by city utilities. 
 
The architectural design responds to the scale and character of recent development in the area, 
particularly the neighboring building that is currently under construction to the North, by 

15



Todd M. Borgman, P.L.S. 
Katherine E. Stein, P.E. 
Don J. Kocarek, R.L.A. 
Stephen L. Smith, Founder 

 
1505 W Arlington Rd   Page 2 of 2 
Bloomington, Indiana 47404 
812-336-6536 
smithdginc.com  

incorporating a unique mix of materials, roof forms, and façade projections. The exterior will 
consist of a mixture of brick veneer, metal panel, fiber cement siding, metal railings, and canopies 
to help bring down the scale of the facades. Many units will contain a balcony that adds visual 
interest and activity along 19th & Dunn Streets. The NW corner of the building is anchored by a 
two-story masonry storefront and a second level outdoor terrace that overlooks Memorial 
Stadium. The ground level parking garage will be wrapped with a combination of brick colors and 
broken up with patios and stoops that provide direct access to the new pedestrian pathway along 
19th Street. The upper-level apartments contain a mix of studio, one, and three-bedroom units 
with informal gathering spaces on each level. 
 
The petitioner is seeking two development incentives as part of this petition: 1) Affordable 
Housing and 2) Sustainable. Buildings that utilize both the of these incentives are allowed a 
maximum of 30,000 square feet of building floor plate area as well as additional stories. The 
affordable housing incentive will be obtained via a Housing Development Fund Contribution 
("Payment-in-Lieu”). The sustainable incentive will be obtained by receiving Silver Certification 
from the Home Innovation National Green Building Standard (NGBS) Green Certified rating 
system.  
 
Construction for this project is anticipated to take place between November of 2022 through 
August of 2024.  
 
Thank you for your consideration of this petition. Please feel free to reach out to me with any 
questions.  
 
Regards, 
 

 
Kendall Knoke 
Smith Design Group, Inc. 
812-336-6536 Ext. 3 
kknoke@smithdginc.com 
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NOTE:
This is a draft score card that is based upon the preliminary design and
engineering. Not all credits currently assumed to be achieved may be
possible as design progresses. Intent is to meet enough requirements
in order to achieve Silver Certification
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BLOOMINGTON PLAN COMMISSION   CASE #: DP-39-22 
STAFF REPORT      DATE: September 12, 2022 
Location: 2400 S. Adams Street 
 
PETITIONER: Joe Kemp Construction 
   5458 N. 1200 E, Loogootee, IN   
 
CONSULTANT: Smith Brehob & Associates, Inc.  
   453 S. Clarizz Blvd, Bloomington, IN 
 
REQUEST: The petitioner is requesting a primary plat amendment to Phase 1 of 
Summit Woods to amend the approved cross sections. Also requested is a waiver of 
the required second hearing.  
 
BACKGROUND: 
 
Area:     27.98  
Current Zoning:   PUD 
GPP Designation:   Urban Residential 
Existing Land Use:  Vacant 
Proposed Land Use:  Single and Multifamily dwelling units 
Surrounding Uses: North – Vacant (Sudbury Parcel N)   

West  – Single family residence 
East  – Elementary school (Summit) 
South – Attached Single Family (Summit Ridge/Woolery 

Mill) 
 
SUMMARY: The property is located at 2400 S. Adams Street and is on Parcel O of the 
Sudbury PUD. The Sudbury PUD was approved in 1999 under PUD-80-98 and this 
section received final plan approval and preliminary plat approval under PUD-08-15. 
Parcel O of the PUD was approved for single and multifamily residences, as well as a 
school. Surrounding land uses include Summit Elementary School to the east, Summit 
Ridge attached single family units and the Woolery Mill to the south, the Sudbury 
residence to the west, and the vacant Parcel N of the PUD to the north. This property is 
developed with single family detached and attached homes. 
 
This phase received final plan approval to construct 17 single family residences and 42 
attached single family residences, as well as several new public streets within this 
development. With the final plan and preliminary plat approval, the Plan Commission 
approved specific cross sections for the public streets. During construction of a portion 
of this phase, there were errors made on the developer’s part regarding the location of 
sidewalks and width of the tree plots. The Department worked with the developer to 
address the errors, however due to several factors including the location of the already 
installed roads, stormwater structures, private steps and residences, and adjacent 
environmental features, the required 8.5’ tree plots could not be achieved. All of the 
required sidewalks are the minimum 5’ wide and all of the streets meet the approved 
design standards. The petitioner must amend the approved cross sections to allow for a 
tree plot that varies in width from 7’ to 8.5’. All of the tree plots have the required street 
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trees. No impacts to the approved roads or other infrastructure or public improvements 
are impacted with this request.  
 
This amendment would only apply to the south side of Ezekiel Drive along Lots #1-2, 
the south side of Victoria Lane between Samuel Lane and Delila Star Drive, and the 
east and west sides of Samuel Lane along Lots #6-9 and #16-24. 
 
SITE PLAN ISSUES:  
 
Pedestrian Facilities/Alternative Transportation:  There are no impacts to the 
sidewalks or sidepaths within the development as a result of the change to the width of 
the tree plot. All sidewalks are 5’ wide and the sidepaths are 8’ wide. 
 
Utilities: There are no impacts to utilities with this request. All public utilities are in 
dedicated right-of-way. 
 
PRELIMINARY PLAT REVIEW: 
 
Lot Layout: This amendment will not impact any of the already platted lots. 
 
Right-of-Way: All public roads will still have the minimum required dedicated right-of-
way, only the width of the tree plots are affected. 
 
Street Trees: All of the tree plots will have the required street trees and the reduced 
tree plots will still have a minimum 6.5’ of width. 
 
 
CONCLUSION: This amendment only approves the modifications to the specific areas 
listed to resolve the errors made during construction. No other changes to any other 
phases or cross sections within the development are approved. 
 
RECOMMENDATION: Staff recommends approval of DP-39-22 with the following 
conditions: 

1. This amendment applies only to the sections specified in the attached 
exhibits and report. 
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August 8, 2022 
 
City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
c/o Mr. Eric Greulich  
Showers Building Suite 130 
401 N Morton St 
Bloomington, Indiana 47404 
 
Dear Members of the Plan Commission, 
 
On behalf of our clients, Joe Kemp Construction, LLC. and Blackwell Contractors Inc, we 
respectfully request to be placed on the August 2022 Plan Commission agenda for 
consideration of a Primary Plat Amendment for Summit Woods Phase 1 with waiver 
request.  Summit Woods Phase I is part of Sudbury PUD Parcel O.  Phase 1 construction is 
complete, and the developer has been working with various City departments towards 
reaching Final Acceptance for Phase 1.  With this petition, a waiver from the typical road 
sections that were approved in 2015 is being requested.   
 
The waiver request from the typical road sections is for approval of the as-built sections 
for Summit Woods Phase 1.  The installed tree plot widths vary slightly from the approved 
widths in some areas within Phase 1. From the original Sudbury PUD outline plan, the 
residential roads within the Sudbury PUD were to have minimum 5’ wide tree plots, which 
is being met in Phase 1.  The original approved typical sections from 2015 had varying 
tree plot widths from 5’ to 8.5’ depending on the section of road.  The as-built tree plot 
width varies from 5’ to 8.5’.   
 
The developer has continuously worked with City Engineering to revise tree plot widths 
where it was conducive to do so by removing and replacing sidewalk.  Revising tree plot 
widths in other areas will be challenging and quite interruptive to the residents.  Along 
the south side of Victoria Lane, the grades from the homes to the public sidewalk do not 
allow adjustments to the sidewalks due to steps that end at the public sidewalk.   
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The sidewalks as installed with the varying tree widths from the approved typical sections 
do not pose a risk or safety concern to the public.  The tree plots widths meet the City’s 
minimum width of 5’ within Phase 1.   
 
We appreciate the Plan Commission’s consideration to approve the waiver of the typical 
road sections per the as-built plans. The developer will continue to work with the various 
City departments to reach the goal of final acceptance for all phases of Summit Woods.  

 
Attached with this letter are the as built plans and the application form. We also request a 
waiver of final hearing with this petition.  Should you have any questions, please contact 
me. 
 
 
Regards, 
 

 
Katherine E Stein 
Smith Design Group, Inc. 
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COMPARISON OF TYPICAL ROAD SECTIONS 
 
 

Ezekiel 
2015 Approved A-A  

 
 

2022 As-Built A-A 
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Victoria and Samuel 
 

2015 Approved C-C 

 
 

2022 As-Built C-C 
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Sudbury PUD Outline Plan 
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COMPARISON OF TYPICAL ROAD SECTIONS 
 
 

Ezekiel 
2015 A-A  

 
 

2022 A-A 

 

Approved cross section

As-built cross section
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Victoria and Samuel 
 

2015 C-C 

 
 

2022 C-C 

 
 
 

Approved cross-section

As-built cross-section
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