
CITY OF BLOOMINGTON 

PLAN COMMISSION 

October 10, 2022        5:30 p.m. 
Council Chambers, Room #115 

Hybrid Zoom Link:  
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWF
NY1FQdz09 

Meeting ID:  869 6438 0257 Passcode:    293274 
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**Next Meeting November 14, 2022       Last Updated:  10/7/2022 
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 
October 10, 2022 at 5:30 p.m.                    
 
Virtual Link: 
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY
1FQdz09 
 
Meeting ID:  869 6438 0257 Passcode:    293274 

Petition Map: https://arcg.is/1yKSam1 
 

 
ROLL CALL 
 
MINUTES TO BE APPROVED:   March 14, 2022 (re-approve) and September 12, 2022 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 

 
PETITIONS CONTINUED TO:  November 14, 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-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 
 
PETITIONS: 

SP-27-21         Michael Cordaro (Johnson Creamery) 
                        335 W 8th Street 
                        Request:  Petitioner is requesting an extension of the site plan approval granted under  
                        case #SP-27-21 on October 18, 2021. 
                        Case Manager:  Eric Greulich  
 
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 
 
 

2

tel:812-349-3429
mailto:human.rights@bloomington.in.gov
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09
https://bloomington.zoom.us/j/86964380257?pwd=bzQ0R3BDVWVSamRCQkJJZWFNY1FQdz09
https://arcg.is/1yKSam1


**Next Meeting November 14, 2022       Last Updated:  10/7/2022 
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 
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BLOOMINGTON PLAN COMMISSION  
STAFF REPORT  

CASE #: SP-27-21 
DATE: October 10, 2022 

Location: 335 W. 8th Street 

PETITIONER: Michael Cordaro (Johnson Creamery) 
400 W. 7th Street, Bloomington 

CONSULTANTS: Ratio Architects, LLC. 
101 S. Pennsylvania St., Indianapolis 

Smith Design Group 
2755 E Canada Drive, Bloomington 

REQUEST: The petitioner is requesting an extension of the site plan approval granted under 
case #SP-27-21 on October 18, 2021. 

BACKGROUND: 
Area:   1.3 acres 
Current Zoning:  Mixed Use Downtown (MD) – Downtown Core Overlay 
Comp Plan Designation: Downtown 
Existing Land Use:  Surface parking 
Proposed Land Use: Multi-family Residential Building 
Surrounding Uses: North – Office 

West  – Office 
East  – Showers Building/B-Line Trail 
South – Office 

REPORT: The property is located on the north side of 7th Street and extends north to 8th Street 
and is within the Downtown Core Downtown Character Overlay of the Mixed-Use Downtown 
(MD) zoning district. Surrounding land uses include offices to the north, west, and south with the
Showers office building and B-Line Trail to the east. The property currently contains a surface
parking area that is used by tenants of the Johnson Creamery office building that fronts on 7th

Street.

The Plan Commission approved a site plan (SP-27-21) for this site on October 18, 2021, to allow 
for the construction of a new residential building with 60 dwelling units, 74 bedrooms, and an 
interior parking area with 18 spaces. One of the conditions of approval with that approval 
involved the vacation of an alley that runs through a portion of the site. The petitioner has 
petitioned the Common Council for the alley vacation and is still working through the alley 
vacation process. Since that process has taken longer than anticipated, it has delayed initiating the 
permitting process for the project.  

The UDO states that the approval of a major site plan shall be effective for a maximum period of 
one year unless, upon petition by the developer, the Plan Commission grants an extension 
pursuant to Section 20.06.040(h)(1). That section allow for the decision making body to grant an 
extension of up to one year, following a written request that explains reasonable cause for such 
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extension, prior to the expiration date. The final approval authority shall determine whether or 
not there is reasonable cause for the requested extension.  
 
CONCLUSION: The petitioner is continuing to work through the alley vacation request and this 
has delayed the initiation of the project and permit approval process. The Department believes 
this is a reasonable cause for the extension of the approval. 
 
RECOMMENDATION: The Department recommends the Plan Commission approve the 
request for extension of the site plan approval with the following condition: 
 

1. The approval granted on October 18, 2021 shall be effective through October 18, 2023. 
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September 2, 2022 

 

Joseph Patrick 

Director of Development 

Peerless Development 

 

Petitioner’s Statement – Request for Extension to the Plan Commission Site Plan 

Approval for 335 West 8th Street, Bloomington, Indiana 

 

The intent of this Petitioners Statement is to provide a brief summary of the circumstances 

surrounding this proposed development after the Plan Commission approval which unavoidably 

created a delay in the start of construction.  Based on these events, we are requesting a 1-year 

extension to the Plan Commission approval, allowing us to begin construction before October 18, 

2023.   

 

The proposed development at 335 W Eighth Street previously approved by the Plan Commission on 

October 18, 2021.  As part of the Recommendation for approval of this project, a Condition was 

noted that we provide “Verification of the east/west alley vacation must be submitted prior to 

issuance of a grading permit”.   

 

Subsequent to this meeting, and after significant research at the City and County level by multiple 

parties involved, we were unable to find evidence of the formal vacation of the east/west alley.  At 

that point, we were informed by the Plan Commission that in order for the project to proceed as 

approved, we would be required to submit a new request for the vacation of the east/west alley in 

question.  This new alley vacation request would need to be reviewed by the Department of Public 

Works first and then formally approved by the City Council.   

 

In parallel to this approval process with the DPW and City Council, we were also in negotiations with 

the City of Bloomington Historic Preservation Commission (HPC) and the Housing and Neighborhood 

Development Department (HAND) regarding the repair and refurbishment of the Johnson Creamery 

Smokestack, which was partially located within the east/west alley in question.  While the 

smokestack refurbishment work was not formally part of the proposed development at 335 W. 8th 

St., it was inevitably linked to the property and on the minds of all parties involved at the City.  We 

were informed by the City Council that a decision on the requested alley vacation could not be made 

until the discussions regarding the final scope of refurbishment work on the smokestack were agreed 

upon by the HPC, HAND, and the Developer.  This process required the commissioning of a new 

Engineering Study to evaluate the condition of the smokestack and its compliance with current  
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building codes.  This also initiated the process of the HPC requesting to designate the existing 

Johnson Creamery Building and Smokestack as a local Historic District.  The approved scope of 

refurbishment work was finally resolved on April 1, 2022 with the issuance of a COA for the 

smokestack partial demolition and refurbishment.   

 

Once the COA was received, we began the alley vacation process in earnest, starting with the DPW 

and City Council.  Initially, there was a quite a bit of confusion about the extent of the east/west alley 

in question by all parties (considering that it no longer continues eastward beyond the B-Line trail 

and terminated at the formerly vacated Madison St.), which required a number of revisions to the 

legal description provided in the application.  Once the application was finalized, we were scheduled 

for initial reading on the City County agenda in May.  It was at this point that a request from the City 

Staff for concessions / donations from the Developer in exchange for the vacation of the alley was 

introduced.  Negotiations on this topic took a considerable amount of time and ultimately delayed 

the review and consideration of the alley vacation request by the DPW and the City Council.  As part 

of these negotiations, in mid-July, it was suggested that the Developer dedicate ROW to the City in 

exchange for the vacation of the existing east/west alley; effectively shifting the alley ROW south 

approximately 16’.  This ROW dedication/vacation exchange request is still in progress at this time, 

with the hope of getting back in front of the City Council yet in the fall of 2022.  At this time, this 

would appear to be the last major entitlement hurdle required before the proposed development 

can continue the review and approval process, in anticipation of beginning construction in late 2022 

or early 2023.   

 

Based on the overall duration of the surrounding circumstances summarized in the statement above, 

we believe it is apparent that this is a unique development, requiring unique solutions to the hurdles 

encountered along the way.  With this understanding, we are requesting what might be noted as a 

unique consideration from the Plan Commission, in the form of a 1-year extension to the Plan 

Commission approval, allowing us to begin construction before October 18, 2023. 

 

We appreciate the opportunity to work in the Bloomington community and would like to thank the 

Commission for its consideration in this matter.   

 

Sincerely, 

 

 

Joseph Patrick 

Director of Development 

Peerless Development 
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BLOOMINGTON PLAN COMMISSION   CASE #: SP-27-21 
STAFF REPORT      DATE: October 18, 2021 
Location: 335 W. 8th Street 
 
PETITIONER: Michael Cordaro (Johnson Creamery) 
   400 W. 7th Street, Bloomington   
 
CONSULTANTS: Ratio Architects, LLC. 
   101 S. Pennsylvania St., Indianapolis 
 
   Smith Design Group 
   2755 E Canada Drive, Bloomington 
 
REQUEST: The petitioner is requesting major site plan approval to allow for the construction of 
a 5-story building with 51 dwelling units in the Mixed-Use Downtown (MD) zoning district. 
 
BACKGROUND: 
Area:     1.3 acres 
Current Zoning:   Mixed Use Downtown (MD) – Downtown Core Overlay 
Comp Plan Designation: Downtown 
Existing Land Use:   Surface parking 
Proposed Land Use:   Multi-family Residential Building 
Surrounding Uses:  North – Office   

West  – Office 
East  – Showers Building/B-Line Trail 
South – Office 

 
REPORT: The property is located on the north side of 7th Street and extends north to 8th Street 
and is within the Downtown Core Downtown Character Overlay of the Mixed-Use Downtown 
(MD) zoning district. Surrounding land uses include offices to the north, west, and south with the 
Showers office building and B-Line Trail to the east. The property currently contains a surface 
parking area that is used by tenants of the Johnson Creamery office building that fronts on 7th 
Street. There is a 12’ wide platted alley along the west side of this property that runs north/south 
and connects 7th Street to 8th Street. There is an underground culvert and 15’ wide easement that 
runs through the northeast corner of this property that contains a 48” storm water pipe that serves 
the overall storm water drainage system for the portions of the City upstream of this area.  
 
The Plan Commission recently approved a site plan (SP-11-20) for this site in 2020, however due 
to difficulties encountered regarding the relocation of the existing box culvert and concerns about 
the stability of the historic smokestack, the petitioner has had to redesign the proposed project.  
 
The petitioner is requesting major site plan approval to allow for the construction of a new 
residential building with 60 dwelling units, 74 bedrooms, and an interior parking area with 18 
spaces. There will be 44 studio units, 6 one-bedroom units, 6 two-bedroom units, and 4 3-
bedroom units. The interior parking garage would be accessed from a drive cut on the alley on 
the west side and by an entrance on the south side of the building. The petitioner is proposing a 
1,000 square foot fitness area along the ground floor of the 8th Street frontage and a large outdoor 
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plaza area, two dwelling units, and lobby along the ground floor facing the B-Line. 
 
This petition is proposing to utilize two sections of the UDO. The first is Section 20.04.110 
(d)(2)(A) Sustainable Development Incentives that allows for an additional floor of building 
height, not to exceed 12’. The second is to utilize Section 20.04.060(g) Adjustments to Minimum 
Parking Requirements to allow for a reduced on-site parking requirement. More information is 
discussed on those two aspects later in the report. 
 
This petition is considered a Major Site Plan since it contains more than 50 dwelling units and is 
required to be reviewed by the Plan Commission. 

 
SITE PLAN REVIEW:  
 
Non-Residential Uses on the First Floor: This site is not required to have ground floor non-
residential uses. They have proposed a 1,000 square foot fitness area along the ground floor of 
the 8th Street frontage and a large outdoor plaza area, two dwelling units, and lobby along the 
ground floor facing the B-Line. 
 
Dimensional Standards: The build-to-range is 0 to 5 feet and a minimum of 70% of the 
building must be at the build-to-range. As a result of the underground culvert and easement 
which prohibits any portion of the building to be constructed in that area and difficulties 
encountered with relocating the culvert, the petitioner has requested a variance (V-16-21) from 
the minimum 70% of the building required to be at the build-to-line. There is a 10’ minimum 
building setback required along the B-Line Trail and the building meets that requirement with the 
approximately 40’ setback shown.  
 
The maximum height in the DCO is 4 stories, not to exceed 50 feet. The proposed building is 5 
stories and 60 feet tall. The petitioner is proposing to utilize the Sustainable Development 
Incentives in Section 20.04.110(d) that allow for an additional story, but not to exceed 12’. The 
UDO states that projects seeking to utilize the incentives shall demonstrate compliance with at 
least four of the six qualifying criteria. The petitioner has stated that they intend to meet sections 
(ii) Light Colored Hardscaping, (iii) Covered Parking, (iv) Cool or Vegetated Roof, and (v) Solar 
Energy. More information on the specific details related to compliance with each of those 
requirements is contained in their petitioner statement and supporting exhibits. The Department 
finds that this petition has demonstrated compliance with the four sections of the Sustainable 
Development Incentives listed and is eligible for the additional height as outlined. 
 
Parking: Based on the bedroom and unit count, the site is required to have 45 on-site parking 
spaces. The site plan shows 26 parking spaces, 18 spaces will be created under this building and 
there will be 8 surface parking spaces. The petitioner is proposing to utilize Section 20.04.060(g) 
of the UDO that allows for adjustments to the minimum number of parking spaces required 
based on five different factors. The petitioner is proposing to utilize Section #2 (Proximity to 
Transit) and Section #5 (Modification of Minimum Parking Requirement Based on Parking 
Study) of that provision to allow for a reduction of required on-site parking spaces.  
 
Section #2 allows for a 15% reduction if there is a fixed transit station within ¼ mile. There is a 
fixed transit stop at 7th and Morton which is within a ¼ mile of this site. This 15% reduction 
allows for a reduction of 7 parking spaces from the 45 required spaces, which would reduce the 
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number of required spaces to 38. 
 
Section #5 allows for a further modification to the minimum number of spaces based on the 
submittal of a parking demand study. The petitioner has prepared a parking demand study and 
that is included in the packet. The study discusses the use of shared cars within units as well as 
an expected decrease in cars for residents of the studio and one-bedroom units, and the use of 
specific car sharing programs. It should also be noted that the City recently finished construction 
of a new public parking garage immediately adjacent to this project at the Trades District Garage. 
The Public Works Department has indicated that there are spaces available for long term lease 
and the petitioner has initiated communication with the City to secure long term leases for 
residents. Given the information presented in the Parking Demand Study and the location and 
availability of on-street parking spaces, and spaces available within a public parking garage 
immediately adjacent to this property, the Department finds a further reduction of 12 parking 
spaces appropriate and that the proposed 26 parking spaces should be approved at this location 
for this project.  
 
Since the petitioner is partially relying on a car sharing program to justify the request for a 
reduction in the minimum number of on-site parking spaces required, the Department 
recommends that a minimum number of parking spaces within the on-site garage be set aside for 
vehicles in the ride sharing program. The petitioner has agreed to set aside 3 spaces within the 
garage for vehicles in the program and a condition of approval has been proposed to that effect.  
 
Access: There are two proposed vehicular accesses to the parking garage, one off of the alley on 
the west and one on the south side of the garage. There will not be any drive cuts on 8th Street for 
this project. There are no setback standards for driveways along an alley and each driveway 
width does not exceed the maximum 24’ in width that is allowed. 
 
The property is required to have one pedestrian entrance for any primary building façade along a 
public street and one pedestrian entrance per 100 feet of building frontage along the B-Line Trail. 
There will be pedestrian access to the building from an entrance on the north side of the building 
from 8th Street and a large plaza area and additional entrance from the east side of the building 
along the B-Line trail. The site has approximately 150’ of frontage along the Trail and is required 
2 pedestrian entrances. There are two pedestrian entrances shown along the B-Line Trail façade 
and this requirement has been met. The UDO outlines specific design features for the pedestrian 
entrances and compliance with this section has been fulfilled with the proposed entrances.  
 
Bicycle Parking: The UDO requires bicycle parking be provided at a minimum of 20% per 
number of vehicular spaces provided or one space per 5 bedrooms, whichever is more. Based on 
the 74 bedrooms, there would be 15 bicycle parking spaces required. Since there are more than 
25 dwelling units, a minimum of one-half of the bicycle parking spaces must be covered and one-
quarter of the spaces must be long-term Class I facilities. The petitioner has shown several areas 
for bicycle parking around the north side of the building.  Bicycle parking should also be 
provided along the B-Line trail façade as well. Compliance with this section will be reviewed 
prior to issuance of a grading permit. A condition of approval has been proposed to that effect. 
 
Architecture/Materials: The building will be finished in primarily brick with masonry accents 
and cast stone or stone elements. These are all permitted materials in the DCO. The overall 
building features a base element that is separated from the upper floors by a masonry accent 
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band. There is also a masonry cap along the top of the building to define that area as well. 
Additional architectural review comments are provided in a memo from Schmidt & Associates 
that is included in the packet. This petition meets the Architectural standards outlined in the 
UDO. 
 
Façade Articulation: The UDO requires that building facades shall incorporate exterior 
horizontal belt course design elements for the building base, middle, and cap. In addition, 
exterior vertical banding is required to visually define walls and modules. The proposed building 
meets these requirements with varied design elements and differences in building materials to 
define the base, middle, and cap of the building. Vertical modules have been shown along the 
building and include the use of different materials for the recessed modules. The maximum 
allowed length of the façade modules is 65’ and a minimum 20’. The 8th Street side is only 55’ 
wide and therefore meets the maximum façade modulation length standards.  
 
Upper Floor Façade Stepback: BMC 20.02.060(a)(5) requires that the first three stories of 
building façade in the DCO character area must comply with the build-to-range and that the 
portions of the building façade facing the street above three stories shall step back from the lower 
story vertical façade/wall plane a minimum of 15 feet. The submitted elevations and site plan 
show compliance with this requirement.  
 
Void-to-Solid Percentage: The DCO sets a minimum first floor void-to-solid requirement of 
60%, consisting of transparent glass or façade openings, for facades facing a street or the B-Line. 
The proposed building facades along both of these frontages meet this requirement with 85% 
void-to-solid shown along the 8th Street frontage and 60% shown along the B-Line Trail frontage. 
 
Streetscape: Street trees and pedestrian-scaled lighting are required along the 8th Street frontage. 
One street light is required along the 8th Street frontage and has been included as a condition of 
approval. 
  
Pedestrian Facilities/Alternative Transportation: A new sidewalk and tree plot will be 
installed along the 8th Street frontage and has been shown to be designed to meet the light 
hardscaping requirements discussed previously. The retail space on the ground floor features an 
open plaza area that merges with the B-Line trail to create a seamless interaction area. Any work 
to the B-Line trail area must be coordinated with the Parks Department and City prior to 
construction. 
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this property as Downtown. 
The Downtown designation “is a mixed use, high intensity activity center serving regional, 
community-wide, and neighborhood markets. Bloomington must strive to improve downtown as 
a compact, walkable, and architecturally distinctive area in the traditional block pattern that 
serves as the heart of Bloomington while providing land use choices to accommodate visitors, 
business, shoppers and residents.’ Land use policies for this area state that: 
  

Goal 4.1 Maintain Historic Character. Encourage redevelopment that complements and 
does not detract from the Downtown’s historic, main street character. The building has 
been designed to complement and mirror the design of the historic Showers Building and 
Johnson Creamery Building.  
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Goal 2.3 Resilent Public Spaces: Ensure public spaces are of high quality, engaging, and 
active.  The design of this building and plaza space along the B-Line Trail actively 
engages with the trail and creates a quasi-public space. The design of the building also 
complements the B-Line Trail with the stepbacks and extended awning along the Trail.   
  
Goal 3.2 Built Environment and Green Space: Drive increased efficiency and reduced 
environmental impacts in the built environment. The incorporation of the four elements of 
the Sustainable Development Incentives will reduce the heat island effect of the petition 
as well as provide solar energy to reduce the building’s energy demands. These items 
directly further some of the stated goals of the Comprehensive Plan to improve the site 
design of buildings in the built environment. 

 
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 
v. Consistency with Comprehensive Plans and Other Applicable Plans 

vi. Consistent with Intergovernmental Agreements 
vii. Minimization or Mitigation of Adverse Impacts 

viii. Adequacy of Road Systems 
ix. Provides Adequate Public Services and Facilities 
x. Rational Phasing Plan 

 
PROPOSED FINDING: The petition meets all of the UDO requirements with the exception of 
the percentage of the building required to be at the build-to-line. If a variance from that standard 
is not approved, then the proposed elevations and site plans must be revised and approved. No 
problems have been identified with meeting all stormwater and utility connections. No adverse 
impacts on adjacent properties has been identified. The site is adjacent to existing public roads 
and alleys and will be easily accessed, with Bloomington Transit service immediately nearby 
also. The petition is consistent with the Comprehensive Plan which encourages infill 
development and reuse of underutilized properties. No phasing is planned. 
 
 
CONCLUSION: This petition meets all of the UDO requirements for the Downtown Core 
Downtown Character Overlay. This project provides a high quality building along the B-Line 
Trail and the placement of the plaza space along the B-Line Trail facade allows for the visitors to 
the building to actively engage between the Trail and building. The development provides 
housing immediately adjacent to the developing Trades District employment area. The 
incorporation of the Sustainable Development Incentives provides several environmentally 
friendly design features for this project as well.  
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RECOMMENDATION: The Department recommends approval of SP-27-21 with the 
following conditions of approval: 
 

1. A total of 15 bicycle parking spaces are required and will need to be shown on the site 
plan before issuance of a grading permit. 

2. One street light and street trees not more than 40’ from center are required along the 8th 
Street frontage and will need to be shown on the site plan before issuance of a grading 
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:  October 18, 2021 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: SP-27-21:  Johnson Creamery Apartments 
  335 W. 8th Street 
____________________________________________________________________________________ 
 
The purpose of this memo is to convey the environmental concerns and subsequent recommendations 
for conditions of approval for this development petition. The Environmental Commission’s (EC) 
objective is that the results of our review and suggestions will lead to enhancement of the ecosystem 
services provided, and the climate-change mitigation attributes of the site.   
 
The EC commends the Petitioner for incorporating green building features in the structure and for 
eliminating the parking lot adjacent to 8th St and the B-Line Trail.  To become a greener and more 
walkable community, these sorts of actions ought to be applauded for their positive impact on our 
environment.  We hope to see future projects follow the example set. 
 
 
Comments 
 
1.)  LANDSCAPE PLAN 
The Landscape Plan needs to be finalized with the grading permit.  Some plant species will need to be 
changed (example is Ulmus x ‘Frontier’), and the amount of pervious surface needs to be calculated to 
determine the quantity of interior plants.   
 
 
Recommended Conditions of Approval 
 
1.)  Revise the Landscape Plan prior to the Grading Permit issuance. 
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October 4, 2021 
 
 
 

Petitioner’s Statement – 335 West 8th Street, Bloomington, Indiana 
 

The proposed development at 335 W Eighth Street is approximately 45,000 square feet, five story apartment 
building. The site is part of the larger Johnson Creamery property and will be located on the northern end of the 
site where a parking lot currently exists. It is bound by 8th street to the north, the B-Line to the east and an alley to 
the west. The existing Johnson Creamery building, and associated smokestack will not be altered as part of this 
project. The first level of the building will consist of approximately (18) covered parking spaces for residents along 
with the main entrance lobby for residents and service / mechanical areas, an amenity space and 2 residential 
units. Floors 2-5 will consist of all residential units.  The total unit count is approximately 60 units – 44 studios, 6 
one-bedroom units, 6 two-bedroom units, and 4 three-bedroom units.  
 
The architecture of the building is meant to reference the character of the surrounding area and the properties’ 
industrial historical character.  The exterior will contain masonry accents, and other façade materials that appear 
industrial in nature, color, and design.  Due to an existing city-owned box culvert that begins on the Northwest 
part of the site and continues to run diagonally South and East, the property façade facing 8th street will mirror 
the movement of the culvert to avoid it altogether.  Our previous design of this property anticipated relocation of 
this box culvert, however, the complex logistics, its proximity to the existing smokestack, and the final costs 
associated with this relocation work proved to be practically unfeasible.  The exterior of the building will be a mix 
of masonry with stone accents, metal siding and fiber cement panels. The north 8th street façade features the 
main building entry and will present to the street a primarily elevation of storefront glazing at the ground floor 
level with fiber cement and metal panel accents above. Starting at the fourth level, the building façade steps back 
to scale down the building along the street that is within 15’ of the 8th street property line.  For the upper two 
levels, the exterior materials switch to a fiber cement panel system to further scale the building back. The east 
façade faces the B-Line and is slightly stepped in response to the angle of the B-Line fronting the site. The façade 
closest to the historical smokestack is clad in masonry to create a visual connection with the existing building and 
a harmonious backdrop for the smokestack.  The stepping of the façade, along with variation in material and 
residential balconies create depth and interest along this primary façade to architecturally engage B-Line. Here, 
the façade is a combination metal siding and a wood grained panel that to provide a mix of industrial and natural 
materials. The south and west facades front the rest of Johnson Creamery property and the alley, respectively. 
These elevations are a bit quieter, but with the same mix of materials to create a cohesive property.  
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Standard Variances 
Dimensional Standards:  The standard Build-to-Range in the MD-DC is that a minimum of 70% of the Building 
Façade should fall at a maximum distance of 0-5’ from the lot line.  Peerless is asking for a variance to allow the 
building to be set back diagonally from 8th Street on account of trying to avoid the box culvert.  This wouldn’t 
conform to the standard in the MD-DC code.  This variance is being requested on account of a development 
hardship.  
 
The maximum height in the DCO is 4 stories, not to exceed 50 feet.  The proposed building is 5 stories and 
approximately 60 feet tall.  We are proposing to utilize the Sustainable Development Incentives in Section 
20.04.110(d) in order to allow for a taller structure.   

To meet the requirements of the sustainable development incentives and allow for increased height, the project 
will include the following sustainable elements into the design:  

1. Light Colored Hardscaping – through the use of concrete work and pavers, more than 80% of the horizontal 
hardscaping will have an SRI of greater than 29.  

2. Covered Parking – On site parking will provide at least 75% under roof cover with a combination of photovoltaic 
solar panels, vegetation, and membrane surfaces with an SRI higher than 32.  

3. Cool or Vegetated Roof – The roof of the proposed project will be a combination of photovoltaic solar panels, 
vegetation, and low slope roofing materials with an initial SRI of greater than 82. This will constitute more than 
70% of the total roof area of the project. 
4. Solar Energy – A solar photovoltaic system will cover more than 35% of the roof area of the proposed project.  
 
Parking:  The residential units we are proposing would require approximately 45 on-site parking spaces.  We are 
proposing to utilize Section 20.04.060(g) of the UDO that allows for adjustments to the minimum number of 
parking spaces required based on five different factors.  We are proposing to utilize Section #2 (Proximity to 
Transit) and Section #5 (Modification of Minimum Parking Requirement Based on Parking Study) of that provision 
to allow for a reduction of required on-site parking.   

 
Section #5 allows for Modification of Minimum Parking Requirements based on a Parking Study. To understand 
the parking needs for the building, we contracted the firm Desman to perform a parking analysis.  In the study, it 
was recommended based on the projected auto ownership for rental unit analysis they performed to utilize the 
following ratios of parking spaces per Dwelling Unit Type (the difference being the number of bedrooms) found 
on page 3.  Desman recommended utilizing the following ratios: studio use .5, 1 BR use .90, 2-BR use 1.35, 3-BR 
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use 1.35.  Based on this, the recommended number of required parking spaces is reduced by 4.10 parking spaces 
to 40.90 on-site parking spaces.   
Section #2 allows for a 15% reduction if there is a fixed transit station within ¼ mile.  There is a fixed transit stop 
at 7th and Morton which is within a ¼ mile of this site.  This 15% reduction allows for a reduction of 6 parking 
spaces from the reduced amount of 40.90 spaces to 35 (34.77) on-site parking spaces.   

 
The second part of the study Desman provided allowed for a further modification to the minimum number of 
spaces (Section #5).  In their study, they have provided evidence on ways to reduce the required parking amount 
by implementing a car sharing program. The program requires a partnership with a car sharing company like Zip 
Car, and by implementing such program, the evidence suggests that we can eliminate between 16 to 20 spaces.  
Peerless would like to utilize a car sharing program for one space in our garage and thereby eliminate 16-20 
spaces based on the research by Desman.  This reduction would reduce the number of required on-site spaces to 
15-19 spaces.      
 
We look forward to partnering with the City of Bloomington on this project.  
 
 
 
 
Sincerely, 
 
 
 
Michael Cordaro 
Founder + Principal 
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MEMORANDUM

DATE:   September 23, 2021

TO: Joseph Patrick
Peerless Development

FROM:  Gerald Salzman

RE:        Parking Study - 335 W. 8th Street Development - Bloomington, IN

The purpose of this memorandum is to summarize the findings of a parking study conducted by DESMAN 
for the multi-family residential development known as the 335 W. 8th Street in downtown Bloomington. 
The project site is adjacent to the City Hall and less than 1000 feet from the County Courthouse Square. 
There is a public parking garage within easy walking distance and a transit stop adjacent to the site. The 
project will consist of approximately, 60 apartment units and 18 on-site parking spaces which are designed 
to appeal to University students.

A parking analysis was conducted to determine the potential parking demand for the development based 
on the Bloomington Indiana Unified Development Ordinance. The site is located within the MD Zoning 
District.

Assumptions

The projected land use for the development is shown in Table 1. 

Table 1 – Land Use

Source: Peerless

The minimum parking requirements for the given land uses shown in Table 1 were derived from the City 
of Bloomington’s Unified Zoning Ordinance, Chapter 20.10, Table 04-9 which specifies the minimum 
number of permitted parking spaces by land use. An allowance for proximity to transit per Chapter
20.04.060 (B) was applied. The summary of minimum parking requirements for the uses listed in Table 1
can be found in Table 2.

Land Use Number Units
Studio 44 Dwelling Units
1 Bedroom 6 Dwelling Units
2 Bedrooms 6 Dwelling Units
3 Bedrooms 4 Dwelling Units

Total 60
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Table 2 – Minimum Number of Permitted Parking Spaces by Land Use According to UDO

Source: Bloomington, Indiana - Code of Ordinances- Title 20 - UNIFIED DEVELOPMENT ORDINANCE- Chapter 20.04.110.

Conclusion

Based on the above analysis and the City’s Unified Development Ordinance, the 335 W. 8th Street 
Development would require 36 spaces. Based on discussions with the development team, we believe that 
the location of the site in downtown and the specific orientation of the project within the market, it is 
likely that the actual demand will be substantially lower. Given the location of the site in proximity to the 
available public parking garage we believe that the actual demand will be substantially lower. Any demand 
from tenants exceeding the 18 spaces provided as well as any visitor demand can be accommodated in 
the City garage. Given the low auto ownership anticipated, we recommend that at least one car share
space be provided in the City garage. If auto use by tenants remains low, additional car share spaces may
be desirable. Auto use characteristics should be reviewed after move in to determine the number of spaces
needed for similar projects going forward.

Land Use Number Units
Parking 

Ratio
Parking 
Spaces

Studio 44 Dwelling Units 0.50 22
1 Bedroom 6 Dwelling Units 1.00 6
2 Bedrooms 6 Dwelling Units 1.50 9
3 Bedrooms 4 Dwelling Units 2.00 8

Subtotal 60 45
Transit Proximity Reduction 0.15 -9

Total 60 36
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-06-22 
STAFF REPORT       DATE: October 10, 2022 
Location: 3000 & 3070 S Walnut St  
 
PETITIONER: Strauser Construction Co. 
   453 S. Clarizz Blvd. 
   Bloomington, IN 47401 
 
CONSULTANT: Smith Design Group c/o Don Kocarek 
   2755 E. Canada Dr., Suite 101 
   Bloomington, IN 47401 
 
REQUEST: The petitioner is requesting a major site plan approval to construct a 3-building self-
service storage facility with six bicycle parking spaces and 15 new vehicle parking spaces. 
 
BACKGROUND: 
Area:     5.13 acres 
Current Zoning:   MC (Mixed-Use Corridor) 
Comprehensive Plan 
Designation: Neighborhood Residential 
Existing Land Use:  Vacant and Commercial – Fitness center, large 
Proposed Land Use:  Storage, self-service 
Surrounding Uses: North – Dwelling, multifamily and single-family (attached) 

South  – Contractor’s yard and Club or Lodge  
East     – Storage, self-service 
West – Dwelling, single-family (attached) 

 
REPORT: The property is currently zoned Mixed-Use Corridor (MC), is located on the west side 
of South Walnut Street, and contains two parcels located at 3000 and 3070 South Walnut Street. 
The properties to the east and south are also zoned MC. The properties to the north and west are 
zoned Residential Multifamily (RM). Currently, the westernmost parcel, located at 3070 South 
Walnut Street, contains Force Fitness, a 10,000 square-foot fitness center. The other parcel 
contains a driveway and sidewalk that connects to the Force Fitness parking lot. 
 
The petitioner is requesting major site plan approval for three new self-service storage buildings 
that will be located on both parcels in this property. All three buildings will contain storage units 
accessed from interior hallways and each building will provide a loading area for trucks to drive 
inside and load or unload storage items via garage doors facing the interior of the property.  
 
In the MC zoning district, a Self-Service Storage use is permitted with use-specific standards.   
Under the use-specific standards, the UDO states that if a site is adjacent to a Residential zoning 
district, loading docks cannot be installed on the side of the facility facing the residentially zoned 
land, a permanent screen shall be required along all property boundaries and shall conform to 
landscaping and screening requirements in Section 20.04.080(m) (Screening), and public access 
shall only be permitted between 6:00 a.m. and 10:00 p.m. Furthermore, Section 20.04.080(m) 
(Screening) requires screening for sites if the loading areas are visible from a public street. The 
petitioner is proposing the three loading areas to be located where they are not visible from public 
open space, public trails, public streets, or from adjacent properties, to the maximum extent 
practicable. 
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MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that contain more than 15,000 square feet of gross floor area. This proposed site 
plan will create 38,107 square feet of gross floor area. 
 
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 MC zoning district requires a minimum of 15 feet of front building setback, 
minimum of seven feet for side and rear building setbacks, and a front parking setback 
minimum of 20 feet behind the primary structure’s front building wall. The proposed site 
plan demonstrates compliance with setbacks. 

- Height: The maximum height in the MC zoning district is four stories not to exceed 50 
feet. All the proposed buildings will be 1-story in height. Each proposed building complies 
with the maximum height requirement.  

- Impervious Surface Coverage: The maximum impervious surface coverage in the MC 
zoning district is 60% and the minimum landscape area is 40%. The petitioner has stated 
the proposal to have 40% impervious surface coverage and 60% landscape area. The 
proposal meets the impervious surface coverage and landscape requirements.  

 
Environmental: The parcel on the west side of the property has a 75’ riparian buffer along the 
southern portion of the lot, and the parcel on the east side of the property has a 35’ riparian buffer 
along the southern portion of the lot. The 35’ riparian buffer was designed after variance SP-UV-
40-12 was granted. 
 
There is a floodplain that runs along the southwest corner of the site. An existing detention basin 
was designed east of the floodplain to accommodate stormwater drainage for the entire site.  
 
Parking: The maximum vehicle parking requirement for a large fitness center use is 2.5 spaces 
per 1,000 square feet of gross floor area. The maximum vehicle parking requirement for a self-
service storage use is 2.85 spaces per 1,000 square feet of gross floor area of indoor 
sales/leasing/office space. The fitness center has 10,000 square feet of gross floor area so the 
maximum vehicle parking requirement for that use is 25 spaces. The self-service storage facility 
is proposed to have 38,107 square feet of gross floor area but only has minimal hallway space for 
rental kiosks, so the maximum vehicle parking requirement for that use is 2.85 spaces. The 
cumulative maximum for the property is 27 vehicle parking spaces. The site currently has 35 
parking spaces, including two ADA accessible parking spaces, and the petitioner is proposing 15 
new parking spaces, for a total of 50 parking spaces on the site. Eight of those parking spaces are 
proposed to be added onto the southern end of the existing parking lot. The remaining 7 proposed 
parking spaces would be in a parking lot between the two proposed buildings north of the drive. 
The proposal does not meet the maximum vehicle parking requirement but the petitioner has 
received a variance, V-39-22, from the parking maximum for the proposed parking design. 
 
Bicycle Parking/Alternative Transportation: Each development subject to Section 20.04.03(l) 
of the UDO shall provide a minimum of six bicycle parking spaces or the number of bicycle 
parking spaces required in Table 04-13: Minimum Bicycle Parking Requirements, whichever is 
more.  In the MC zoning district, bicycle parking spaces are required at two percent of the provided 
vehicle parking for employment uses, and at five percent of the provided vehicle parking for 
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commercial uses. The self-service storage is an employment use and the existing fitness center is 
a commercial use. In this case, six bicycle spaces are required because calculations based on Table 
04-13 only total three bicycle spaces for the entire site. The proposal includes six bicycle parking 
spaces. 
 
This development will also improve the pedestrian facilities along South Walnut Street. Proposed 
right-of-way is 90 feet for South Walnut Street, which has a General Urban street typology. No 
new right-of-way will be dedicated with this project, but facilities will be improved. The 
Transportation Plan calls for a 10-foot wide sidewalk and 8-foot wide treeplot. The sidewalk and 
treeplot will need to be improved along the parcel that abuts South Walnut Street to meet those 
requirements. The proposal includes a 10-foot wide sidewalk and a treeplot ranging from nine feet 
to 12.31 feet. The petitioner is proposing to remove 1.25 feet of the existing asphalt south of the 
driveway to allow for the treeplot width to be nine feet. The proposal meets the treeplot and 
sidewalk requirements.  
 
Landscaping:  
Street Trees – A minimum of one canopy tree shall be planted per 40 feet of property that abuts a 
public right-of-way. The proposal consists of five canopy trees which meets the requirement.  The 
City’s Urban Forester will need to be consulted about the species of street trees from the UDO 
which can be utilized with this development.  
 
Buffer Yards – Type 2 and Type 3 buffer yards are required along part of the north and west sides 
of the property because the adjacent uses are multifamily and single-family (attached). The 
proposal includes a buffer Type 3 along the west side and along part of the north side, and the 
eastern portion of the north side of the property that faces a multifamily apartment complex is 
shown to have a buffer Type 2. The proposal meets the buffer yard requirements. 
 
Parking Lot Landscaping – The UDO requires parking lot perimeter areas to contain a minimum 
of one tree per four parking spaces, with at least 75 percent of the required trees to be large canopy 
trees from the permitted plant species list, and must be planted within 10 feet of the parking lot 
edge. The proposal meets the parking lot perimeter tree requirements.  
 
The UDO requires parking lot perimeter areas to contain a minimum of three shrubs per one 
parking space with shrubs from the permitted plant species list that grow to a minimum height of 
4 feet, and must be planted within 5 feet of the parking lot edge. The proposal meets the parking 
lot perimeter shrub requirements.  
 
The UDO requires parking lots with 12 or more parking spaces to provide one landscape bumpout, 
island, or endcap per every 10 parking spaces, and the width and length of each must be equal to 
the width and length of the adjacent parking space. In addition, each landscape bumpout, island, 
or endcap must contain at least one large canopy tree, or two large canopy trees if the area is equal 
to the width and length of two parking spaces. These areas must be installed lower than the parking 
surface and any parking areas with curbing must incorporate gaps to allow stormwater run-off to 
enter for natural treatment and filtration. These areas must be installed to control vehicular 
circulation and define major drives, and shall be placed at intervals of no more than 10 consecutive 
spaces. The proposal meets the landscape bumpout requirements. 
 
Mixed-Use and Nonresidential Landscaping – The minimum landscape area on site or areas not 
covered by impervious surfaces, excluding the buffer yard areas, shall be planted with the 

50



following interior plantings: 
1. A minimum of nine large canopy trees, three evergreen trees, and three medium or small 

canopy trees per acre. A minimum of 75 percent of the required trees shall be canopy trees; 
2. A minimum of 27 shrubs per acre. One ornamental tree may be substituted for every four 

shrubs; however, substitution shall not exceed 50 percent of the required shrubs; 
3. And, shrubs and ornamental trees along foundation walls of structures shall be planted no 

closer than two feet and eight feet respectively from the foundation wall.   
 
The proposal meets the interior landscaping requirements. 
 
Existing vegetation may be permitted and count towards required landscaping requirements based 
on the values listed in the UDO if the existing vegetation is in good health and can be found on the 
permitted species list. A compliant landscape plan has been included. 
 
Access: This proposed development will derive access from the existing driveway access point 
along South Walnut Street. The driveway will be shared between the existing fitness center and 
the proposed self-service storage facility. South Walnut Street has a road classification of Primary 
Arterial, which requires that no entrance or drive is installed within 150 feet of any intersecting 
street nor within 100 feet of another driveway entrance. The existing driveway does not meet the 
required separation distance from the driveway south of this property and a variance was 
previously granted for the drive cut to remain. The petitioner is proposing to maintain the driveway 
and internal sidewalk as is. The petitioner is proposing to install a new internal sidewalk for the 
south self-service storage building.  
 
There is an existing public transportation route in front of the parcel adjacent to South Walnut 
Street. The UDO requires that transit facilities include benches, shelters, or other similar transit 
stop amenities, and that such facilities be built to meet the requirements of the Bloomington Public 
Transportation Corporation. The petitioner is proposing to install a bench, and will work out 
desired details with Bloomington Transit. A condition has been added. 
 
Architecture: The three new buildings will be finished with a mix of split-faced block, cement 
board siding with reveals, steel canopies, and metal awnings and trim to match the materials of the 
fitness center. Cementitious siding and split-faced block are permitted primary finish materials. 
The UDO requires that a primary exterior finish material cover at least 20 percent of a façade. 
Metal is a permitted secondary finish material and must cover up to 20 percent of a façade. All 12 
facades meet these standards. 
 
The UDO requires that all facades incorporate at least three design elements every 40 feet to break 
up monotony. The proposal includes metal awnings, change in building façade heights by at least 
five feet, and wall elevation projections by at least three percent of façade widths. 
 
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 proposal meets these design standards. 
 
The UDO requires sloped roofs (those greater than 3:12 pitch) visible from any roadway to have 
overhanging eaves, extending no less than two feet past the supporting walls, or flat roofs (those 
less than 3:12 pitch) to include a parapet on supporting walls. The proposal includes parapets on 
supporting walls. 
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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. The proposal meets this 
design standard. 
 
The UDO requires a primary pedestrian entrance for every façade facing a street. The pedestrian 
entry shall contain at least three architectural details. The intent for the primary pedestrian entry is 
that there is a prominent indication of where to enter the building. The proposal includes a primary 
pedestrian entrance for every façade facing a street. Building 1 incorporates pilasters, building 
address and name, and a variation of a buttress entryway through use of a metal canopy. Buildings 
2 and 3 include the same design elements, however these elements are placed on different 
projecting walls. Moving the pedestrian entry for building 3 would require grading because the 
grade change on that building corner is significant, and grading along that corner could negatively 
impact the riparian buffer. Additionally, the proposed design for the location of the entryways are 
close to the accessible vehicle parking space and the internal sidewalk. Efforts to meet the intent 
of the standard have been made to the maximum extent possible.   
 
The UDO requires all first-story windows on the primary façade of a primary structure to be 
transparent and not make use of dark tinting or reflective glass. The proposal meets this standard, 
and will be verified at the time of review for the issuance of a certificate of zoning compliance for 
the building permits. 
 
The UDO requires street address displays to consist of Arabic numerals (e.g., 1, 2, 3...) no less 
than eight inches in height, shall 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 proposal meets this standard for building 1 but must incorporate the address display for 
buildings 2 and 3 as they have facades visible from a public street and/or private drive. A condition 
has been added. 
 
 
Lighting: Mixed-use and nonresidential uses bordered by any R1, R2, R3, R4, or RHM zoning 
district shall be allowed a total light output of not more than 40,000 lumens per acre. Provided, 
regardless of parcel size, the allowance shall be sufficient to provide a maximum of 2,500 lumens 
per entryway with motion detector activated lighting counted as one-half lumens.  The parking lot 
shall be designed to achieve no greater than the minimal illuminance levels for the given land use 
as recommended by the Illuminating Engineering Society of North America (IESNA RP-33: 
Lighting for Exterior Environments). However, a parking lot shall also be designed to achieve a 
minimum illuminance level of one lux. The proposal does not include exterior lighting on the 
proposed three new buildings or the parking lots. The self-service storage use allows for public 
access between 6:00 a.m. and 10:00 p.m. The petitioner may need to incorporate adequate lighting 
depending on the proposed hours of business and the current lighting on the site. A condition to 
include specs for lighting on the site has been added. 
 
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). 
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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, except for those with previous 
variances. This development is in compliance with city regulations including utility, service, and 
improvement standards. This development is in compliance with other applicable regulations. This 
development is in compliance with prior approvals.  
 
CONCLUSION: This petition meets all requirements of the UDO except those mentioned in the 
conditions and those that have received variances. The petition will add interior self-service 
storage units within three new buildings. Although, the City Comprehensive Plan designation of 
Neighborhood Residential does not align with this use, this development will be providing a 
storage facility with architectural variations to break up the monotony in the design, as well as 
improve the pedestrian facilities along South Walnut Street with an amenity near residential that 
is often used for residential storage. The scale of this development is appropriate for the 
neighborhood.  
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-06-22 with the following conditions: 
 

1. The petitioner must receive a grading permit before earth moving. 
2. The petitioner must incorporate street address displays for buildings 2 and 3 before a 

building permit will be issued. 
3. The petitioner must clarify what the hours of business will be and present lighting specs of 

existing and proposed lighting on the site that meet the standards before a grading permit 
will be issued. 

4. The petitioner shall work with Bloomington Transit on BT’s desired upgrades to the 
existing adjacent transit facility and an agreement must be met before a recommendation 
for final occupancy will be issued. 

5. 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 

 

 
2755 E Canada Dr Suite 101   Page 1 of 2 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

May 27, 2022 
 
City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
Showers Building Suite 130 
401 N Morton St 
Bloomington, Indiana 47404 
 
Dear Karina and Members of the Plan Commission, 
 
For your consideration Strauser Construction Co., Inc. is submitting to you this petition for Major 
Site Plan Approval for 2 parcels containing 5.13-acre property located at 3000 and 3070 S. Walnut 
Street. The site is zoned Mixed-Use Corridor (MC).  
 
The surrounding properties consist of a mix of attached single-family houses, multi-family 
residential apartment to the north and west, and a contractor facility with an outdoor storage area 
to the south. The site includes the 10,000-sf building occupied by Force Fitness gym facility which 
will remain. The property has a 75’ riparian buffer on the south side. The site is accessed from 
Walnut Street to the west. 
 
The proposed project consists of 3 new self-storage buildings with access to the storage units 
from interior hallways.  The buildings range in size from 8,500 sf to 16,500 sf.  All 3 buildings have 
restroom facilities and are climate controlled.  
 
Per the city’s 2019 Transportation Plan guidance the street frontage along Walnut Street will have 
a new 10’ wide sidewalk and a tree plot between the new sidewalk and existing road pavement 
edge. The project as designed has 60% landscape area and 40% impervious area.  Total site is 5.11 
AC and impervious area is 2.06 AC 
 
Drainage from the site will flow via storm sewer system to the existing drainage basin on the west 
side of the property that was built in the previous project. The basin was designed to 
accommodate the entire property when developed.  
 
There is an existing sanitary main on site that will remain in place, and another sanitary main that 
will be relocated as part of the project. The design will be coordinated with CBU. The existing 
watermain under the drive will remain in place.  
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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 

 

 
2755 E Canada Dr Suite 101   Page 2 of 2 
Bloomington, Indiana 47401 
812-336-6536 
smithdginc.com  

The architectural design on the project will be an aesthetic to match the existing fitness building 
on the west side of the site while utilizing primary façade materials allowed in the current UDO.  
The buildings will be a mix of split-face CMU masonry, cement board siding with reveals, steel 
canopies and metal awnings/trims.  The building façade will utilize set-backs, differing parapet 
heights, steel canopies and metal awnings to bring depth to the façade and variation on each 
elevation.   

 
Construction is anticipated to begin in September of 2022, and to be complete during the 
summer of 2023. 
 
Thank you for your consideration of this petition. Please feel free to reach out to me with any 
questions.  
 
Thanks, 
 

 
Don Kocarek 
Smith Design Group, Inc. 
812-336-6536 Ext. 7 
dkocarek@smithdginc.com 
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DEMOLITION KEY NOTES
1 REMOVE EXISTING CONCRETE SIDEWALK

2 REMOVE EXISTING CURB

3 REMOVE EXISTING ASPHALT PAVEMENT

4 REMOVE EXISTING STORM STRUCTURES
AND PIPE

5 INSTALL NEW STORM STRUCTURE AND
CONNECT TO EXISTING STORM PIPE,
SEE UTILITY PLAN FOR LOCATION

6 REMOVE EXISTING SANITARY SEWER
AND REPLACE AS SHOWN ON UTILITY PLAN

7 CUT EXISTING SANITARY SEWER AND
INSTALL NEW SANITARY MANHOLE AND
SEWER

8 REMOVE EXISTING SEWER CONNECTION
FROM THE EAST AND SEAL OPENING IN
EXISTING SANITARY MANHOLE

9 CUT EXISTING SANITARY SEWER AND
INSTALL NEW SANITARY MANHOLE AND
SEWER PIPE AS SHOWN ON UTILITY PLAN

10 PROTECT UTILITIES

11 REMOVE EXISTING TREES AND SHRUBS

DEMOLITION KEY

1. PRIOR TO COMMENCEMENT OF DEMOLITION ACTIVITY, CONTRACTOR
SHALL COORDINATE AN ON-SITE MEETING WITH CITY PLANNING,
ENGINEERING AND CBU TO REVIEW SCOPE OF WORK.

2. CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF DISCONNECTION OF
PRIVATE UTILITIES WITH RESPECTIVE UTILITY SERVICE PROVIDERS.

3. ANY SIGNS REQUIRING REMOVAL TO EXECUTE THE WORK SHALL BE
REMOVED, STORED AND RE-SET UPON COMPLETION OF CONSTRUCTION.

4. USE OF THE PUBLIC R/W REQUIRES PRIOR APPROVAL FROM CITY BPW.
5. BUILDINGS, FOOTINGS, SLABS AND FOUNDATIONS SHALL BE REMOVED

COMPLETELY AND THE RESULTING EXCAVATION BACKFILLED WITH
COMPACTED GRANULAR MATERIAL IF LOCATED WITHIN AN AREA OF
PROPOSED FILL PLACEMENT.

6. BURYING OF DEMOLITION MATERIALS ON SITE IS NOT PERMITTED.
7. THOUGH AN IDEM NPDES STORM WATER NOI IS NOT REQUIRED FOR THIS

SITE, THE CONTRACTOR IS RESPONSIBLE FOR INSTALLING, MAINTAINING
AND MONITORING ON SITE EROSION CONTROL DEVICES DURING
CONSTRUCTION.

8. IF TRACKING OF MATERIAL ONTO ADJACENT PUBLIC ROADWAYS IS INT
PERMITTED

9. CLEAR EXISTING TREES AND UNDERBRUSH ON SITE.
10. PROTECT ALL UTILITIES NOT CALLED OUT TO BE REMOVED.
11. EXISTING SANITARY SEWER LATERALS BEYOND THOSE SHOWN ON THE

TOPOGRAPHIC SURVEY MAY BE UNCOVERED DURING CONSTRUCTION. ANY
SUCH LATERAL FOUND THAT WILL NOT BE RE-USED MUST BE CAPPED.
COORDINATE WORK WITH CBU INSPECTOR.

12. ITEMS NOT SPECIFICALLY NOTED FOR REMOVAL SUCH AS EXISTING
LANDSCAPING BUT NECESSARY TO BE REMOVED TO COMPLETE THE
WORK SHALL BE REMOVED.

13. TOPOGRAPHIC SURVEY WAS COMPLETED IN 2019. ADDITIONAL
IMPROVEMENTS OR DEMOLITION ON OR ADJACENT TO THE SITE MAY HAVE
BEEN COMPLETED. CONTACT ENGINEER IF ADDITIONAL     IMPROVEMENTS
RESULTING IN A CHANGE OF PLAN ARE DISCOVERED.

14. ANY CITY SIGN THAT IS TO BE REUSED SHALL BE STORED DURING
CONSTRUCTION AND REINSTALLED AT THE END OF CONSTRUCTION.

REMOVE EXISTING CONCRETE WALKS

REMOVE EXISTING ASPHALT

REMOVE EXISTING UTILITIES
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CONCRETE SIDEWALK (SEE DETAIL ON DETAILS SHEET)
4" 3500 PSI CONCRETE
4" COMPACTED AGGREGATE BASE #53

6" STANDING CONCRETE CURB (SEE DETAIL ON 
DETAILS SHEET)

CONCRETE PAVEMENT
6" THICK CONCRETE, 4000 PSI
8" INDOT #53 COMPACTED AGGREGATE BASE

CONCRETE STEPS WITH HANDRAIL

CONCRETE RAMP WITH HANDRAILS

CONCRETE WALK WITH TURNED DOWN EDGE

PERPENDICULAR CURB RAMP

2' WIDE FLUSH CURB WITH 1' LONG CURB TAPER ON
EACH SIDE

ASPHALT PAVEMENT
1.5" HMA SURFACE COURSE ON
2.5" HMA BASE COURSE ON
6" INDOT #53 COMPACTED AGGREGATE BASE

SYMBOL, PAINT, BLUE, INTERNATIONAL SYMBOL OF 
ACCESSIBILITY (SEE DETAIL ON DETAILS SHEET)

LINE, PAINT, SOLID, 6", BLUE, CROSSHATCH (SEE 
DETAIL ON DETAILS SHEET)

LINE, PAINT, SOLID, 4", WHITE

BARRIER FREE VAN ACCESSIBLE SIGN

BIKE PARKING  - 5 RACKS REQUIRED FOR 6 TOTAL
BIKE SPACES.  SEE DETAIL

EXISTING TRANSFORMER PAD

8' HIGH SCREEN FENCE- SHALL BE LOCATED IN SAM 
LOCATION AS EXISTING FENCE

BLOCK RETAINING WALL

CONCRETE RETAINING WALL DESIGNED BY OTHERS

C1

C2

C3

L1

L2

L4

S1

P1

C4

C5

BP

C6

C7

TP

F1

W1

W2

TOTAL PARKING PROVIDED  = 50 SPACES

C8
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WATER LINE NOTES (W)
1. EXISTING WATERMAIN. PROTECT DUTING CONSTRUCTION.

2. EXISTING FIRE HYDRANT AND VALVE SHALL REMAIN.

3. 4" FIRE LINE TO BUILDING

4. POST INDICATOR VALVE

5. TAPPING SADDLE AND VALVE. COORDINATE WITH CBU

6. NEW DOMESTIC WATER METER

7. 1.5" PE WATER SERVICE PIPE

8. FIRE DEPARTMENT CONNECTION

SANITARY SEWER NOTES (S)
1. NEW 10" PVC SDR 35 SANITARY MAIN- CONTRACTOR SHALL COORDINATE PUMP-AROUND WITH CBU

PRIOR TO INSTALLATION ON NEW MAIN.

2. REMOVE EXISTING 10" SANITARY MAIN

3. REMOVE EXISTING SANITARY MAN HOLE

4. PLUG EXISTING SANITARY MAN HOLE WHERE 10" PIPE CONNECTED. GROUT EXISTING TROUGH FLUSH
WITH TABLE.

5. 1.5" PVC SDR 35 LOW PRESSURE FORCE MAIN. CONTRACTOR SHALL COORDINATE WITH FORCE FITNESS
FOR SHUT OFF OF EXISTING LIFT STATION FOR CONNECTION OF THE NEW FORCE MAIN.

6. REMOVE EXISTING 2" LOW PRESSURE MAIN

7. EXISTING LOW PRESSURE LIFT STATION

8. 6" SDR 35 PVC LATERAL PIPE

9. CLEANOUT

10. E-ONE DUPLEX GRINDER PUMP MODEL DH 152

11. LOW PRESSURE LATERAL PIT VALVE

STORM SEWER NOTES (D)
1. EXISTING 12" CPP STORM SEWER PIPE SHALL REMAIN.

2. 8" SDR 35 PVC ROOF DRAIN COLLECTORS. CONNECT TO EXISTING DOWNSPOUTS

3. REMOVE EXISTING 12" STORM SEWER PIPE

4. REMOVE EXISTING STORM SEWER STRUCTURES

5. 8" PVC ROOD DRAIN COLLECTORS

ELECTRIC NOTES
1. RESET EXISTING TRANSFORMER PAD AFTER GRADING IS COMPLETE

2. COORDINATE RELOCATION OF ELECTRICAL LINES WITH DUKE ENERGY.

GAS NOTES
1. COORDINATE RELOCATION OF EXISTING GAS LINE WITH CENTER POINT ENERGY.
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MEMORANDUM

DATE: August 1st, 2022

TO: Ryan Strauser
Strauser Construction Co., Inc.

FROM: Gerald Salzman
Maria Berg

RE: Parking Study – Walnut Street Self Storage, Bloomington, Indiana

Introduction
The purpose of this memorandum is to summarize the findings of a parking study conducted by DESMAN
for the mixed use development in Bloomington, Indiana. The development is located on the south side of
Bloomington within the mixed use corridor (MC) zoning district. The existing development consists of
Force Fitness and Performance, a 10,085 SQFT fitness center with chiropractic rehabilitation services and
35 parking spaces. The proposed development includes three self storage buildings that are 8,508 SQFT,
13,062 SQFT, and 16,537 SQFT in size, as well as an additional 25 parking spaces. This area of Bloomington
is on the edge of the city limits and it is expected that most users of the development will drive a personal
vehicle. Figure 1 presents the development plan.

Figure 1: Fitness Center Peak Utilization by Month

Source: Strauser Construction Co., Inc.
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Fitness Center Parking Demand
A parking analysis was conducted to determine the existing parking demand for the fitness center and
chiropractic rehab. Data obtained from Force Fitness included a peak parking occupancy count, peak
utilization data by month, and peak utilization data by hour. Parking utilization or occupancy represents
the demand for parking during peak periods. The peak occupancy count and utilization data was based on
current trends at the fitness center. Because the fitness center only operates on Saturdays from 8:00AM
– 12:00PM and remains closed on Sundays, only the weekday occupancy was relevant to this study.

The data revealed a peak of 34 vehicles at the 6:00AM and 5:00PM hours during the peak month of
January. To broaden the analysis, data on fitness centers from the Urban Land Institute’s (ULI) publication
of Shared Parking 3rd Edition was used to compare monthly trends. Table 1 presents the peak utilization
data by month and the demand associated with each.

Table 1: Fitness Center Peak Utilization by Month

Source: Force Fitness and Performance, Bloomington; Urban Land Institute Shared Parking 3rd Edition

As presented in Table 1, the peak count of 34 vehicles in January reflects the peak month, highlighted in
red. Every month thereafter is calculated to represent a percentage of this peak, when utilization of the
fitness center is lower. The ULI data on fitness centers appeared to be similar in terms of monthly
utilization percentages. However, the ULI estimates the number of vehicles to peak at 71 rather than 34,
as compared to Force Fitness’ data.

To understand the peak time of day, the Institute of Transportation Engineer’s (ITE) publication of the
Parking Generation Manual 5th Edition was used for comparison in addition to Force Fitness’ data and the
ULI data. Based on multiple studies of urban/suburban fitness centers, the ITE recommends a parking ratio
of 4.73 vehicles per 1,000 SQFT GFA. The ULI recommends a ratio of 7.00. As part of the hard data
collection provided by Force Fitness, an additional overlap occurs during the transition period between
fitness classes. Patrons are arriving for a fitness class overlap with patrons finishing a fitness class, resulting
in a 25% vehicle influx for a period of 15 20 minutes. Table 2 presents the calculations and comparisons
for the peak utilization by hour during the peak month.

Utilization Demand Utilization Demand
January 100% 34 100% 71
February 95% 32 95% 67
March 80% 27 85% 60
April 80% 27 70% 50
May 80% 27 65% 46
June 70% 24 65% 46
July 60% 20 65% 46
August 90% 31 70% 50
September 85% 29 80% 57
October 80% 27 85% 60
November 80% 27 85% 60
December 70% 24 100% 71

Month
ULI Data

Weekday
Fitness Center Data
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Table 2: Fitness Center Peak Utilization by Hour

Source: Force Fitness and Performance, Bloomington; Urban Land Institute Shared Parking 3rd Edition; Institute of Traffic
Engineers Parking Generation 5th Edition

As presented in Table 2, Force Fitness’ data shows that the peak of 34 vehicles occurs during the 6:00AM
and 5:00PM hours. The overlap, or the 25% vehicle influx as a result of the fitness class transition period,
produces 43 vehicles at its peak time of day. At present, the development is stressed for parking with 35
spaces, and according to Force Fitness, patrons park their vehicles in the grass along the drive entrance
when the lot is over capacity. This grass area will be replaced by the proposed development of self storage
units.

The monthly utilization percentages provided by Force Fitness was generally consistent with that of the
Urban Land Institute (ULI). Slight variations in the monthly utilization for Force Fitness reflect the nature
of this particular fitness center and its chiropractic rehabilitation services. However, the actual demand
numbers were slightly lower than the ITE projected demand of 48 vehicles, and significantly lower than
the ULI projected demand of 71 vehicles. It is possible that the current number of parking spaces may be
limiting customer capacity at this facility, given that pedestrian infrastructure is inconsistent along S
Walnut Street and patients seeking rehabilitation services are more likely to drive a vehicle to their
destination.

Self Storage Building Parking Demand
The proposed development includes three self storage buildings at 8,508 SQFT, 13,062 SQFT, and 16,537
SQFT in size, with an additional 25 parking spaces as well. The individual storage units do not each have
external garage door access. Rather, one communal garage door with a loading zone is provided to access

Utilization Demand Overlap Utilization Demand Utilization Demand
6:00AM 100% 34 43 70% 50 0% 0
7:00AM 80% 27 34 40% 28 0% 0
8:00AM 70% 24 30 40% 28 0% 0
9:00AM 90% 31 38 70% 50 0% 0
10:00AM 70% 24 30 70% 50 62% 30
11:00AM 70% 24 30 80% 57 55% 26
12:00PM 40% 14 17 60% 43 44% 21
1:00PM 40% 14 17 70% 50 41% 20
2:00PM 40% 14 17 70% 50 36% 17
3:00PM 70% 24 30 70% 50 41% 20
4:00PM 70% 24 30 80% 57 69% 33
5:00PM 100% 34 43 90% 64 96% 46
6:00PM 85% 29 36 100% 71 100% 48
7:00PM 20% 7 9 90% 64 85% 41
8:00PM 0% 0 0 80% 57 0% 0
9:00PM 0% 0 0 70% 50 0% 0
10:00PM 0% 0 0 35% 25 0% 0

Weekday

Time
ULI Data ITE DataFitness Center Data
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the indoor facility at each building. The ITE suggests a parking ratio of 0.10 per 1,000 SQFT GFA for these
facilities, and also provides hourly utilization trends. Table 3 presents the parking demand for the storage
facility across all three buildings.

Table 3: Self Storage Building Peak Utilization by Hour

Source: ITE Trip Generation Manual

As presented in Table 3, the peak hour utilization occurs at 5:00PM with a demand for four parking spaces.
The peak for the storage facility occurs at the same peak hour for the fitness center.

Projected Peak Demand
Parking utilization trends along with projections for future growth were used to estimate the future
parking demand trends in the development. Generally, a parking facility for a mixed use development is
perceived by its users to be at full operational (effective) practical capacity when occupancy levels reach
90%. Once this rate is exceeded, potential parkers find it difficult to locate open spaces and are more likely
to continue to search for an available space, creating traffic flow problems, frustrating drivers, and
ultimately leading them to park elsewhere.

In addition to the practical capacity, shared parking was considered for this development. Shared parking
is a tool through which adjacent property owners share their parking lots and reduce the number of
parking spaces that each would provide on their individual properties. However, the utilization trends in
the previous sections revealed that the peak hour for both the fitness center and storage building occur
at 5:00PM. For this reason, shared parking cannot be relied on. Rather, the on site parking should
accommodate the peak overlap for the fitness center and peak demand for the storage building. Table 4
presented the projected peak demand for the development.

Time SQFT Ratio Utilization Demand
6:00AM 38,107 0.10 0% 0
7:00AM 38,107 0.10 0% 0
8:00AM 38,107 0.10 14% 1
9:00AM 38,107 0.10 71% 3
10:00AM 38,107 0.10 50% 2
11:00AM 38,107 0.10 79% 3
12:00PM 38,107 0.10 57% 2
1:00PM 38,107 0.10 64% 2
2:00PM 38,107 0.10 64% 2
3:00PM 38,107 0.10 79% 3
4:00PM 38,107 0.10 71% 3
5:00PM 38,107 0.10 100% 4
6:00PM 38,107 0.10 14% 1
7:00PM 38,107 0.10 0% 0
8:00PM 38,107 0.10 0% 0
9:00PM 38,107 0.10 0% 0
10:00PM 38,107 0.10 0% 0

Weekday
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Table 4: Projected Peak Demand

Prepared by DESMAN

As presented in Table 4, a total of 47 parking spaces are needed during the peak month and hour to
accommodate users of the development. The proposed plans have a summation of 60 spaces in the
development, which will satisfy the parking demand and potentially attract new customers to the
development.

Unified Development Ordinance
The Unified Development Ordinance (UDO) governs land use and development throughout the City of
Bloomington. The UDO provides a calculation for the maximum number of parking spaces permitted for
each land use. Stated in Chapter 20.04.060 Parking and Loading, a self service storage unit is allowed 2.85
parking spaces per 1000 SQFT GFA of indoor retail space. With 250 SQFT of indoor retail in the main
storage building, and 100 SQFT of indoor retail in the remaining two buildings, the number of permitted
parking spaces is 13. A large fitness center is permitted to have 2.50 parking spaces per 1000 SQFT GFA,
equating to 25 parking spaces for Force Fitness. Together, a maximum of 38 spaces are permitted for the
development.

The effectiveness of the UDO can be seen throughout downtown Bloomington—a high transit, densely
populated area relative to the location of the proposed development on S Walnut Street. Generally,
reliable public transportation and pedestrian networks increase accessibility and eliminate the barrier to
entry. While this area is serviced by Bus Route 1, the pedestrian sidewalks are fragmented. Another
consideration is the nature of the two particular land uses, where it is less common for patrons of a storage
unit to arrive on foot or public transit, and similarly with the fitness center where chiropractic
rehabilitation services are provided.

Conclusion
The proposed mixed use development includes three self storage buildings with a cumulative square
footage of 38,107 SQFT and 25 parking spaces. The existing development includes a 10,085 SQFT fitness
center and chiropractic rehabilitation services with 35 parking spaces. At present, the parking for the
existing development is over capacity with 43 vehicles competing for space during class transition periods.
While the data from Force Fitness was relied on for our calculations, the ULI and ITE both project higher
demands, suggesting that the existing parking may be inhibiting customers from using the development.

The peak demand for the storage facility is projected at four vehicles and occurs at the same peak hour
of the fitness center (5:00PM). The projected demand for the mixed use development is 47 parking
spaces. The proposed 25 spaces in addition to the existing 35 spaces will satisfy this demand, and
potentially more as the businesses grow. Due to the low density of this area of Bloomington, the UDO
parking maximum should be reconsidered at this location to allow for customers to access the
development.

Land Use Size Unit
Peak

Demand
Peak

Overlap
Fitness Center 10,085 SQFT 34 43
Storage Buildings 38,107 SQFT 4 4

38 47Total
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BLOOMINGTON PLAN COMMISSION     CASE #: ZO-40-22 
STAFF REPORT           DATE: October 10, 2022 
LOCATION: Northeast corner of W Fullerton Pike and S State Road 37 
 
PETITIONER: Monroe County Government 
   100 W. Kirkwood Avenue, Bloomington 
 
REQUEST: The petitioner is requesting a map amendment (rezone) of approximately 87.12 acres 
from Mixed-Use Employment (ME) to Mixed-Use Institutional (MI) for the purpose of building a 
new jail facility. 
 
BACKGROUND: 
Area:     87.12 acres 
Current Zoning:   Mixed-Use Employment (ME) 
Comp Plan Designation: Employment Center / I-69 and Interchange Focus Area 
Existing Land Use:  Vacant 
Proposed Land Use:  Jail or Detention Facility 
Surrounding Uses: North – Vacant / Old Quarry  

South  – Highway Interchange / Dwelling, Single-family 
(detached)  

East     – Quarry 
West – Highway Interchange / Dwelling, Single-family 

 
REPORT: The petition site is 87.12 acres and is one parcel that is located at the northeast corner 
of the intersection of West Fullerton Pike and South State Road 37 / Interstate 69. The property is 
zoned Mixed-Use Employment (ME). The property is currently undeveloped. The property was 
previously zoned Planned Unit Development (PUD) and received approval to sell its top soil for 
the I-69 corridor project. The property was subsequently reseeded and vegetation exists where the 
topsoil was removed. The property immediately to the north is also zoned ME and is currently 
vacant. Surrounding land uses include other commercial offices and manufacturing buildings. 
Property to the northeast and east is zoned Quarry (Q), is outside of the corporation boundaries, 
and contains a previously used quarry (northeast) and an active quarry (east). Property to the south 
is zoned Limited Business (LB) and Agriculture/Rural Reserve (AG/RR), is located outside of the 
corporation boundary, and appears to contain single-family residences. State Road 37 / Interstate 
69 is to the west, with property immediately to the west being zoned Limited Industrial (IL) at the 
interchange, with the remainder as Single Dwelling Res 3.5 (RS 3.5) which is a large single-family 
residential development. 
 
The petitioner is in conversation with the property owner and is planning to purchase the property 
in order to relocate the existing Monroe County Jail facilities to this location. The petitioner has 
provided that at least 25 acres are needed for the new jail facility and that, though no details have 
been determined at this time, additional acreage will likely be needed for supportive services that 
may be moved to be in close proximity to a new jail location. 
  
The petition site is currently zoned ME, which does not allow for the use ‘Jail or Detention 
Facility’. The use is limited in the Unified Development Ordinance (UDO), the zoning code, to 
either the Mixed-Use Institutional (MI) or Employment (EM) zoning districts. The use is 
‘Conditional’ in both MI and EM. The petitioner is requesting a map amendment to rezone the 
property to MI. 
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The Department has identified a number of areas of concern related to the request, and has 
communicated those to the petitioner. Responses can be seen in the attached letter from the Monroe 
County Attorney’s office dated August 29, 2022. The Plan Commission, and ultimately the 
Common Council, will need to weigh a number of factors when analyzing this request, including 
the areas of concern identified by the Department, which are discussed briefly below. The largest 
issue, compliance with the Comprehensive Plan, is discussed in more detail in the next section. 
 
Environmental Site Considerations: The site contains large amounts of closed canopy tree areas 
along the eastern portion of the site, which will need to be preserved with any development. There 
are also some low-lying areas and karst features. A previous approval at the site has outlined in 
some detail the areas that require preservation. The petitioner has stated that no disturbance of 
those areas is envisioned at this time. Additionally, the Department has heard from neighboring 
property owners with concerns about stormwater that leaves this site now and how that will change 
and be addressed in future development. The site was also used as an I-69 soil borrow site and 
may have issues in the future where top soil will need to be replaced on the site in order for required 
landscaping to be achieved. 
 
Access: The site will derive vehicular access from West Fullerton Pike. The Transportation Plan 
includes a roadway connection on the west side of the property to connect to the north. A map 
amendment does not automatically require right-of-way dedication for that roadway, however, the 
petitioners have been made aware that any future subdivision will trigger dedication and 
development of that roadway. 
 
There is no transit service adjacent to the site. Bloomington Transit has indicated that no future 
transit service is planned adjacent to the site. While the map amendment does not raise immediate 
concerns about transit access for the site, approving a map amendment in order to allow for the 
particular use, ‘jail or detention facility’, when no transit access is planned, raises concerns. The 
petitioner has indicated that they plan to have discussions with Bloomington Transit about future 
connections. 
 
Site Design: No site plan is required for approval of a map amendment. However, in the case where 
a map amendment is being requested in order to allow for a particular use, and for one as 
potentially impactful as a ‘jail or detention facility’ requiring at least 25 acres for development, a 
site design may be useful for decision makers to weigh potential impacts. The petitioner is 
currently working on analysis of the site and does not have a site design to share. 
 
COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as ‘Employment 
Center’ and it is also part of the ‘I-69 and Interchange’ Focus Area. The Comprehensive Plan 
envisions that Employment Centers will allow “Bloomington to keep pace with the changing economy 
– the main purpose of the district.” The Department has concerns about whether or not the rezone is 
supporting this basic goal of the Employment Center area, as the current zoning, ME, seems to support 
this goal. MI limits the number and type of uses are the site, and the particular use desired by the 
petitioner further limits the site in meeting the purpose of Employment Center. 
 
The site is in the ‘Employment Center’ designation in the Comprehensive plan, as well as part of 
the ‘I-69 and Interchange’ Focus Area. The Employment Center description lists the following: 

• Professional and business offices, light assembly plants, flex-tenant facilities, and 
research and development centers. 
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• Mix of office and light/high-tech manufacturing uses that provide quality employment 
opportunities. 

• Good access to main thoroughfares and transit service 
While MI can provide opportunity for the first and second bullet points above, the Department is 
concerned that rezoning the property for the specific intent of building a large jail does not 
support these outcomes of the Employment Center designation. Additionally, the existing 
zoning, ME, may encourage more of the types of uses desired than the MI district. For the third 
point, West Fullerton Pike offers excellent vehicular access, however, there is currently no transit 
to this location. The Department encouraged the petitioners to meet with Bloomington Transit to 
discuss possible future service. There is no planned service at this time. 
 
The Interchange guidance in the Comprehensive Plan lists the following: 

• Offer key opportunities as premier entry points into Bloomington. 
• While serving regional employment and commercial interests, the overarching context 

along the corridor should convey a sense of arrival in Bloomington. 
• The interchanges must welcome and invite everyone to access the whole community and 

not simply provide a generic respite along an interstate highway. 
The MI zoning district may offer opportunity for these goals to be met. However, the proposed 
use, jail or detention facility, for which the rezone is sought, raises questions about how the area 
can be developed to be a premier entry point into Bloomington, as well as how it will serve 
regional employment and commercial interests. The goal for development of the interchanges is 
to invite users into the community, and the Department is concerned about rezoning the property 
in order to allow a 25 acre jail site on an 80+ acre parcel will accommodate that goal. 
 
The Transform theme is recommended for the development of this area in the Comprehensive 
Plan and says the following: 

• Commercial areas to serve the office, research, and light-manufacturing base 
The MI zoning district could allow for some uses that would satisfy this description, but arguably 
not more than the ME district. And the desired use, jail or detention center, does not support this. 
Additionally, MI has no ‘Retail Sales Uses’ allowed in the Allowed Use Table (Table 3-1) of the 
Unified Development Ordinance, and the use ‘restaurant’ is only allowed as an accessory use. 
The MI zoning district is not designed to allow supportive commercial services. 
 
Zoning Map Amendment: The Plan Commission shall review the zoning map amendment 
petition and shall forward its recommendation to the Common Council in accordance with Section 
20.06.040(g) (Review and Decision), based on the approval criteria in Section 20.06.040(d)(6) 
Approval Criteria) and the following specific approval 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 

 
20.06.040(d)(6)(D) Additional Criteria Applicable to Primary Plats and Zoning Map 
Amendments (Including PUDs) 

i. Consistency with Comprehensive Plan and Other Applicable Plans 
ii. Consistent with Intergovernmental Agreements 
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iii. Minimization or Mitigation of Adverse Impacts 
iv. Adequacy of Road Systems 
v. Provides Adequate Public Services and Facilities 

vi. Rational Phasing Plan 
 
20.06.070(b)(3)(E)(i)(1) Specific Approval Criteria:  
 

[a] The recommendations of the Comprehensive Plan; 
[b] Current conditions and character of structures and uses in each zoning district; 
[c] The most desirable use for which the land in each zoning district is adapted; 
[d] The conservation of sensitive environmental features; 
[e] The conservation of property values throughout the jurisdiction; and 
[f] Responsible development and growth. 

 
CONCLUSION: The Department has concerns about the map amendment request, and how the 
request aligns with the Comprehensive Plan, as well as the implications of the desired use and its 
lack of transit access at this location. This petition is required to be heard at two hearings by the 
Plan Commission, and no waiver of second hearing was requested by the petitioner. 
 
RECOMMENDATION: The Department recommends the Plan Commission continue ZO-40-22 
to the required second hearing in November 2022. 
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138 N Delaware Street, Indianapolis, IN 46204 OFFICE   317.633.4120 ONLINE   WWW.DLZ.COM 

 

 
Akron    Bellefontaine    Bridgeville    Burns Harbor    Chicago    Cincinnati    Cleveland    Columbus    Detroit    Fort Wayne    Grand Rapids    Indianapolis    Joliet    

Kalamazoo    Knoxville    Lansing    Lexington    Logan    Madison    Maumee    Melvindale    Merrillville    Munster    Muskegon    Port Huron    Saint Joseph    San 

José    South Bend    Waterford 

PROJECT MEMORANDUM 

DATE: August 1, 2022 

TO: Jeff Cockerill, Monroe County Attorney 

FROM: Jeff Hirsch, PLA, LEED AP 

SUBJECT: New Monroe County Correctional Facility – Anticipated Site Acreage  

  

 

When selecting a site for a new correctional facility, multiple factors should be considered for determining 

the acreage necessary to support the development.   

Common factors to be considered include: 

• Building footprint square footages (main correctional facility, auxiliary buildings such as lawn 

maintenance storage, fleet maintenance, and ancillary support spaces such as mechanical yard(s), 

photovoltaic fields, etc.). 

o A one operational level correctional facility is suggested versus a multi-operational level facility 

due to being more efficient to operate and staff. A one operational level facility building footprint 

square footage is larger than a multi-level facility. 

• Required visitor parking 

• Required staff parking - including shift change 

• Anti- Terrorism Force Protection (ATFP) standoff distance recommendations for perimeter security 

• Additional equipment storage (trailers, specialty tactical vehicles, etc.) 

• Local zoning setbacks, required buffer yards, landscaping requirements, etc. 

• Local drainage requirements for stormwater management and retention/detention 

• Secured outdoor recreation area / evacuation yard 

• Vehicular circulation / access for tractor trailers, fire department, trash/recycling trucks, 

transportation vehicles/buses, etc. 

In addition to the above, DLZ further considers future expansion of the facility and the associated increased 

accommodations of parking, stormwater detention, etc. 
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New Monroe County Correctional Facility

Anticipated Site Acreage

Page 2 of 2

   

 

 

 

A site of at least 25 acres should adequately support the anticipated size of the new Monroe County 

Correctional Facility. Accommodations of possible additional future building facilities to accommodate 

Courts, Community Corrections/Work Release, Juvenile Detention, Diversion Center, Treatment Facility, etc. 

will require additional acreage - above the recommended 25 minimum acres for the Correctional Facility. 

Copy: Laurie Johnson, PE, Eric Ratts, AIA, NCARB, Scott Carnegie, AAIA - DLZ 
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