
CITY OF BLOOMINGTON 

PLAN COMMISSION 

July 10, 2023        5:30 p.m. 
Council Chambers, Room #115 

Hybrid Zoom Link:  
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUN
GVGdZQTJHNjBBb3M0UT09 
Meeting ID:  823 6234 0978 Passcode:   622209 
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**Next Meeting August 14, 2023       Last Updated:  7/7/2023 
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 
July 10, 2023 at 5:30 p.m.  
 
The City is committed to providing equal access to information. However, despite our efforts, at times, 
portions of our board and commission packets are not accessible for some individuals. If you 
encounter difficulties accessing material in this packet, please contact the Melissa 
Hirtzel at hirtzelm@bloomington.in.gov and provide your name, contact information, and a link to or 
description of the document or web page you are having problems with. 
 
Virtual Link:  
 
https://bloomington.zoom.us/j/82362340978?pwd=ZnExeVNaSUNGVGdZQTJHNjBBb3
M0UT09 
 
Meeting ID:  823 6234 0978 Passcode:   622209 
 
Petition Map:  https://arcg.is/1OPmnX0  

 
 
ROLL CALL 
 
MINUTES TO BE APPROVED:  None 
 
REPORTS, RESOLUTIONS AND COMMUNICATIONS: 
 
Plat Committee: Appoint New Alternate 
Administrative Manual Update 
 
PETITIONS TABLED: 
 
SP-24-22 Cutters Kirkwood 123 LLC 
  115 E Kirkwood Ave 
  Parcel: 53-05-33-310-062.000-005 
  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 CONTINUED: 
 
SP-21-23 True Storage LLC 
  1701 S Liberty Drive 
  Request:  Major site plan approval for a change in use in the Mixed-Used Medium 
  Scale (MM) zoning district. 
  Case Manager:  Karina Pazos 
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**Next Meeting August 14, 2023       Last Updated:  7/7/2023 
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.   
 

CONSENT AGENDA: 
 
SP-19-22 People’s State Bank 
  202 W 17th Street 
  Request:  Petitioner is requesting a one-year extension of the major site plan granted  
  under case SP-19-22 on July 11, 2022. 
  Case Manager:  Gabriel Holbrow 
 
SP-25-22 Strauser Construction Co. Inc. 
  409 E. Kirkwood Ave 
  Request:  Petitioner is requesting a one-year extension of the major site plan granted 
  under case SP-25-22 on July 11, 2022. 
  Case Manager:  Karina Pazos 
 
PETITIONS:          

 
PUD-18-23 Sudbury Development Partners LLC 
  S. Weimer Rd 
  Request:  Request to rezone approximately 140 acres to Planned Unit Development  
  and a request for approval of a District Ordinance and Preliminary Plan. 
  Case Manager:  Jackie Scanlan 
 
 
DP-23-23 Hopewell West – Bloomington Redevelopment Commission 
  West of S Rogers St between West 1st and West 2nd Street 
  Request:  Primary plat approval to create new lots and new right-of-way in the 
  Hopewell neighborhood, with request for subdivision waivers and waiver of second 
  hearing. 
  Case Manager:  Gabriel Holbrow 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-19-22 
STAFF REPORT       DATE: July 10, 2023 
Location: 202 West 17th Street 
 
PETITIONER: Peoples State Bank 
   601 East Temperance Street 
   Ellettsville, IN 
 
CONSULTANT: Tim Cover, Studio 3 Design 
   8605 Allisonville Road, Suite 330 
   Indianapolis, IN 
 
REQUEST: The petitioner is requesting an extension of the site plan approval granted under case 
#SP-19-22 on July 11, 2022. 
 
BACKGROUND: 
Area:     76,469 s.f. = 1.75 acres 
Current Zoning:  MC (Mixed-Use Corridor) 
Comprehensive Plan 
Designation: Urban Corridor 
Existing Land Use:  Bank branch and former bottling plant 
Proposed Land Use:  Financial institution, Office, and Drive-through 
Surrounding Uses: North – Multifamily dwellings and Office 

South  – Vehicle fuel station, Vehicle repair, and Single-family 
dwellings 

East – Park 
West – Single-family dwellings 

 
REPORT: The property is located on the north side of 17th Street, covering the entire block from 
College Avenue to Woodburn Avenue. The property is zoning Mixed-Use Corridor (MC). To the 
north, properties along the west side of College Avenue are also zoned Mixed-Use Corridor (MC), 
while properties to along the east side of Woodburn Avenue are zoned Mixed-Use Student 
Housing (MS). To the west, properties on the west side of Woodburn Avenue are zoned Residential 
Medium Lot (R2). To the south, properties on the south side of 17th Street are zoned Mixed-Use 
Medium Scale (MM). To the east is Miller Showers Park, which is zoned Parks and Open Space 
(PO). The site currently has a Peoples State Bank branch and a former Pepsi bottling plant. The 
City of Bloomington Engineering Department is in the final stages of design and planning for a 
new multi-use path along the north side of 17th Street adjacent to the property. 
 
The Plan Commission approved this site plan on July 11, 2022 to redevelop the site as a 
corporate office and local bank branch for Peoples State Bank. 
 
The petitioner is requesting an extension of the original site plan approval given. The petitioner 
has stated that the volatility in the financial market and cost of construction over the past year 
has limited the petitioner’s ability to get this job started. The petitioner states that Peoples State 
Bank is still excited about the opportunity to move this project forward but would like to request 
an extension to react to changes in market conditions. 
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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 allows for the decision-making body to grant an extension 
of up to one year, following a written request that explains reasonable cause for such extension, 
prior to the expiration date. The final approval authority shall determine whether or not there is 
reasonable cause for the requested extension. 
 
CONCLUSION: There have been no changes to the UDO which would create new 
nonconformities in the proposed plan. The extension of the site plan approval is reasonable. 
 
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 July 11, 2022 shall be effective through July 11, 2024. 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-19-22 
STAFF REPORT       DATE: July 11, 2022 
Location: 202 West 17th Street

PETITIONER: Peoples State Bank
  601 East Temperance Street
  Ellettsville, IN

CONSULTANT: Tim Cover, Studio 3 Design 
  8605 Allisonville Road, Suite 330 
  Indianapolis, IN

REQUEST: The petitioner is requesting a major site plan approval to allow construction of a 
34,200 gross-square-foot commercial building with a bank drive-through and associated parking 
in the Mixed-Use Corridor (MC) zoning district

BACKGROUND: 
Area:    76,469 s.f. = 1.75 acres
Current Zoning:  MC (Mixed-Use Corridor)
Comprehensive Plan
Designation: Urban Corridor 
Existing Land Use: Bank branch and former bottling plant 
Proposed Land Use: Financial institution, Office, and Drive-through 
Surrounding Uses: North – Multifamily dwellings and Office

South – Vehicle fuel station, Vehicle repair, and Single-family 
dwellings

East – Park
West – Single-family dwellings

REPORT: The property is located on the north side of 17th Street, covering the entire block from 
College Avenue to Woodburn Avenue. The property is zoning Mixed-Use Corridor (MC). To the 
north, properties along the west side of College Avenue are also zoned Mixed-Use Corridor (MC), 
while properties to along the east side of Woodburn Avenue are zoned Mixed-Use Student 
Housing (MS). To the west, properties on the west side of Woodburn Avenue are zoned Residential 
Medium Lot (R2). To the south, properties on the south side of 17th Street are zoned Mixed-Use 
Medium Scale (MM). To the east is Miller Showers Park, which is zoned Parks and Open Space 
(PO). The site currently has a Peoples State Bank branch and a former Pepsi bottling plant. The 
City of Bloomington Engineering Department is in the final stages of design and planning for a 
new multi-use path along the north side of 17th Street adjacent to the property. 

The petitioner is requesting major site plan approval to redevelop the site as a corporate office and 
local bank branch for Peoples State Bank. The proposal has one four-story building, approximately 
34,200 gross square feet, located near the corner of 17th and College at the southeast of the site. 
An entrance adjacent to the corner of 17th and College leads into a lower level (designated as the 
basement on the submitted floor plans) with stair access and elevator access to Level 1 above. The 
lower level is fully exposed at ground level along College and underground on the other three 
sides. Level 1 is directly accessed from an entrance on the north side of the building and contains 
the local bank branch. Levels 2 and 3 above contain office space for the bank. 
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Parking areas are proposed on the site to the north and west of the building. A three-lane bank 
drive-through passes under Levels 2 and 3 of the building, with one-way traffic from north to 
south. Entrance and exit for the parking and the drive-through are provided by two two-way 
driveways, one off Woodburn to the west and another off 17th to the south. The frontage and right-
of-way along 17th Street have been laid out to coordinate with the City’s multi-use trail along the 
north side of 17th Street. 

The Board of Zoning Appeals granted petition V-19-22 on June 23, 2022 for three variances from 
development standards for this project. The first variance allows parking areas to the west of the 
building in the front parking setback area for Woodburn Avenue. The second variance allows two-
way drive access on both Woodburn and 17th, where the UDO would otherwise require drive 
access only on Woodburn. The third variance allows a driveway design for the drive access on 
17th that includes small portions greater than 24 feet in width. All of the variances are reflected in 
this site plan.

The petitioner has proposed pull-in angled on-street parking on Woodburn Avenue adjacent to the 
site. Because this on-street parking is proposed for the public right-of-way, not on the petitioner’s 
property, these features are outside the scope of major site plan review and approval. The 
configuration of on-street parking in the public right-of-way of Woodburn Avenue is subject to 
the review and approval of the Engineering Department and possibly the Board of Public Works,
as the keepers of the city right-of-way, and may require a code amendment by City Council. 

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 34,200 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, 
measured from the proposed right-of-way width in the Transportation Plan. The proposed right-
of-way width for 17th Street is 86 feet, which is greater than the existing right-of-way width, even 
after recent right-of-way acquisition for the City’s multi-use path. On the proposed site plan, a line 
labeled “Maximum R/W” is shown 43 feet from the surveyed centerline of 17th Street, and 
building is set back 15 from that line. The proposed site plan demonstrates compliance with all of 
the front parking setbacks from College Avenue, 17th Street, and Woodburn Avenue. The MC 
zoning district requires a minimum of seven feet for side and rear building setbacks. The proposed 
site plan demonstrates compliance with the side setback from the northern edge of the property. 
The MC zoning district requires a minimum front parking setback of 20 feet behind the primary 
structure’s front building wall. The proposed site plan demonstrates compliance with the front 
parking setback from College Avenue and 17th Street, and has obtained a variance, V-19-22, from 
the front parking setback from Woodburn Avenue. 

Height – The maximum height in the MC zoning district is four stories not to exceed 50 feet. The 
proposed building is four stories with a maximum height of 49 feet above the average finished 
grade (grade midpoint). 
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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 that the proposal 
contains 76,469 square feet, including 45,415 square feet (59.4%) of impervious surface coverage 
and 31,081 square feet (40.6%) of landscape area. The proposal meets the impervious surface 
coverage and landscape requirements.

Environment:
The property does not have any naturally occurring environmentally sensitive areas. There are no 
known sensitive environmental features. 

Access and Connectivity: 
Driveways and Access

Location of Drives – For nonresidential uses located on corner lots, such as this location,
the UDO requires drive access to be located on the street assigned the lower functional 
classification. College Avenue is classified as a primary arterial, 17th Street is classified as 
a secondary arterial, and Woodburn Avenue is not classified, otherwise known as a local 
street. Because Woodburn Avenue is the lowest classified street, the UDO requires that all 
drive access be on Woodburn. The petitioner obtained a variance, V-19-22, from this 
standard to allow drive access on both Woodburn Avenue and 17th Street. 
Separation of Drives – The driveway on Woodburn is more than the minimum required 
100 feet from the nearest street intersection with 17th Street and more than the minimum 
required 50 feet from any other driveway entrance. The driveway on 17th is more than the 
minimum required 150 feet from the intersection with College Avenue, but only 
approximately 88 feet from the intersection with Woodburn Avenue. Where minimum 
distance separation cannot be met, the UDO authorizes the City Engineer to approve the 
driveway location. The City Engineer has noted no objections to the driveway location, but 
has stated that if crash patterns arise due to the driveway, the City may pursue access 
management improvements within the public right-of-way in the future. 
Driveway and Access Design – The UDO limits driveway pavement width for 
nonresidential uses to a maximum of 24 feet, measured from the ROW line to the front 
building setback line. The driveway on Woodburn is 20 feet wide. The driveway on 17th 
Street is 20 feet wide at the edge of right-of-way, but includes small portions greater than 
24 feet in width in front of the front building setback line. The petitioner obtained a 
variance, V-19-22, from this standard to allow the driveway design in the proposed site 
plan. 

Pedestrian and Bicycle Circulation – College Avenue is classified as a General Urban Street 
typology per the Transportation Plan, where a minimum 8-foot tree plot and a minimum 10-foot 
sidewalk are required. The proposed site plan shows an 8-foot tree plot and 10-foot sidewalk as 
required. 17th Street is also classified as a General Urban Street typology, but has a specific 
recommendation for a multi-use path in the Transportation Plan. The frontage and right-of-way 
along 17th Street have been laid out to coordinate with the City’s multi-use trail along the north 
side of 17th Street. Woodburn Avenue is classified as a Neighborhood Residential Street typology, 
where a minimum 5-foot tree plot and a minimum 6-foot sidewalk are required. The proposed site 
plan shows a 5-foot tree plot and 6-foot sidewalk as required. Because the sidewalk along 
Woodburn is provided outside the public right-of-way and on the private property of the petitioner, 
a pedestrian easement for the sidewalk will need to be recorded before final occupancy.
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Public Transit – There are existing bus routes on College Avenue and 17th Street adjacent to the 
property. The proposed development does not trigger requirements to provide any new transit 
facilities. No new transit facilities are proposed.

Parking and Loading:  
Maximum Vehicle Parking Allowance – The maximum vehicle parking requirement for the 
financial institution use is 4 spaces per 1,000 square feet of gross floor area. For the 34,200 gross 
square feet of proposed building area, a maximum of 136 parking spaces are allowed. The 
proposed site plan provides 59 parking spaces on the property, including 53 spaces in the surface 
parking lot and 6 spaces in a garage accessed from the west side of the building. The proposed site 
plan also shows 14 on-street parking spaces on Woodburn Avenue in the public right-of-way, but 
these features are outside the scope of major site plan review and approval.

Accessible Parking – For the 59 parking spaces provided on site, a minimum of three of these must 
be accessible parking spaces, including two standard accessible spaces and one van accessible 
space. The proposed site plan provides three accessible parking spaces in the parking area nearest 
to the main entrance on the north side of the building, including two spaces that meet the 
dimensional requirements for van accessible spaces. Any addition of on-street parking must 
comply with local and federal accessible parking standards. 

Vehicle Parking Location and Design – The proposed parking areas comply with UDO 
requirements for the dimensions of parking spaces and drive aisles. To manage stormwater 
drainage from the parking lot, the proposed site plan directs drainage into landscape islands and 
eventually into two rain garden features in the southwest portion of the site. Stormwater 
management features and practices for the parking areas are subject to the approval of the City of 
Bloomington Utilities (CBU) prior to the issuance of a grading permit. CBU has not yet granted 
approval for parking lot stormwater management at this site. For the purposes of major site plan 
review, the proposed site plan demonstrates that there is adequate area and layout to accommodate 
any additional features that CBU may require, without substantial modification to the site plan.

Electric Vehicle Charging – Parking areas with 50 or more parking spaces shall provide a 
minimum of one parking space dedicated to electric vehicles for every 25 parking spaces provided 
on site. For the 59 parking spaces provided on site, a minimum of three of these must be signed 
and outfitted with a standard electrical vehicle charging station. The proposed site plan provides 
three electric vehicle parking spaces to the northwest of the main entrance on the north side of the 
building. 

Drive-Through Facilities and Vehicle Stacking Areas – The use-specific standards for drive-
through uses in UDO section 20.03.030(g)(4)(B) allow up to three drive-through bays for financial 
institutions in the MC zoning district. The proposed site plan shows three drive-through bays. The 
lane for the western-most drive-through bay is 22 feet wide, wider than the other two, to allow 
vehicles to bypass the drive-through bays if the driver entered by mistake or changed their mind. 
For financial institution drive-through facilities, the UDO requires stacking space for a minimum 
of two vehicles per service lane. Supplementary materials provided with the site plan demonstrate 
adequate stacking space for more than six vehicles for the three proposed drive-through bays. 

Minimum Bicycle Parking Required – The proposed site plan must provide a minimum or six 
bicycle parking spaces or bicycle parking spaces equal to 5% of the motor vehicle parking spaces 
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provided on site, whichever is greater. 59 motor vehicle parking spaces are provided on site. 5% 
of 59, rounded up, is three, which is less than six. Consequently, a minimum of six bicycle parking 
spaces are required. The proposed site plan provides covered parking for eight bicycles. 

Bicycle Parking Location and Design – For nonresidential developments of more than 20,000 
gross square feet, all required bicycle parking must by Class II cover spaces. All required bicycle 
parking must be located within 50 feet of the main entrance of the building. The proposed site plan 
provides two hoops, each of which provides parking for two bicycles, in a roofed bicycle parking 
structure less than 50 feet from the building entrance on the north side of the building, and two 
hoops in a roofed bicycle parking structure less than 50 feet from the building entrance at the 
southeast corner near College and 17th. The proposed site plan also demonstrates compliance with 
the bicycle parking specifications in the Administrative Manual.

Site and Building Design:  
Building Design

Materials – – The proposed building is finished with a mix of two colors of cast stone 
brick, stone or cast veneer, metal panel, aluminum storefront, wood, tinted glass panels, 
and spandrel glass panels. Masonry, brick, cast stone and transparent glass are allowed 
primary exterior finish materials. Metal panels, wood, and spandrel glass panels are 
allowed as secondary exterior finish materials so long as the material covers no more than 
20 percent of the building facade. The proposed exterior elevations demonstration 
compliance with these standards.
Exterior Facades – The UDO requires that all facades incorporate at least three design 
elements every 40 feet to break up monotony. The proposed design includes changes in 
building height, regular patterns of transparent glass, and wall elevation projections and 
recesses that meet this requirement.
Patterns – The UDO requires that all facades visible from any roadway shall consist of at 
least one primary and one secondary color, shall repeat either texture or color horizontally, 
and shall repeat variations in texture and color at least every 30 feet vertically. The proposal 
meets these design standards.
Eaves and Roofs – The proposed design shows flat roofs consisting of a mixture of roofing 
behind cast stone parapets and overhanging metal caps.
360-Degree Architecture – The UDO requires the sides of a building that are not visible 
from a street to incorporate similar material finishes and architectural detail to the facades 
that are visible. The proposal meets this design standard. 
Primary Pedestrian Entry – On corner lots, the UDO requires a primary pedestrian entry
meeting specified architectural standards for the facade facing the higher classified street.
For this petition, a primary pedestrian entry is required on College Avenue. The proposed 
building design provides a pedestrian entry at the southeast corner of the building including 
doors facing both College Avenue and 17th Street. The portion of the facade facing College 
includes two of the required architectural elements: a pilaster/facade module that projects 
from the face of the wall to the right of the entry area and that highlights the entry; and a 
prominent building address, building name, and lighting. The remaining eligible 
architectural elements, one of which must be added are: public art display; raised corniced 
entryway parapet; and buttress or arched entry. Staff recommends that the third 
architectural element could be satisfied with either a public art display near enough to be 
visually associated with the entry on College Avenue, or an extended canopy with pillars, 
similar to the proposed entry on the north side of the building, as an interpretation of 
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“buttress and arched entry” that is consistent with the architectural language of the 
proposed design. A condition has been added requiring that a third architectural element 
be provided at the primary pedestrian entry on College Avenue. 
Windows on Primary Facades – The UDO requires all first-story windows on the primary 
facade of a primary structure to be transparent and not make use of dark tinting or reflective 
glass. The 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. 
Anti-Monotony Standards – The proposed building design demonstrates all of the anti-
monotony standards established in the UDO, including differences in rooflines, differences 
in building footprint, and differences in the number of floors for different portions of the 
building. 
Street Addresses – The proposed building design incorporates required street address 
displays. 

Universal Design – The proposed building floor plans demonstrate compliance with the UDO 
standards for interior universal design elements. 

Landscaping, Buffering, and Fences:  
Street Trees – A minimum of one canopy tree shall be planted per 40 feet of property that abuts a 
public right-of-way. The 268 feet of frontage on College Avenue requires a minimum of seven 
trees. Seven thornless honey locust trees are provided along College Avenue. The 284 feet of 
frontage on 17th Street requires a minimum of eight trees. Seven Shumard oak trees are provided 
along 17th Street. At least one more street trees along 17th Street must be provided. Additionally, 
one of the street trees on 17th Street on the proposed landscape plan is at the location of water 
meter pit and water line shown on the proposed utility plan. This tree must be moved. The 269 feet 
of frontage on Woodburn Avenue requires a minimum of seven trees. Seven autumn flame red 
maple trees are provided along Woodburn Avenue. Red maple (Acer rubrum) is a species on the 
list of permitted large street trees in the UDO, but the autumn flame variety is on the list as a 
permitted medium street tree. There are no overhead wires or other constraints along Woodburn 
that prevent the planting of a large tree variety, so the UDO requires large trees at this location. A 
condition has been added requiring that a landscape plan resolving these street tree issues and 
meeting all UDO requirements be submitted and approved prior to issuance of a grading permit. 

Buffer Yards – A type 2 buffer yard is required when a commercial use is developed adjacent to a 
multifamily dwelling use. The type 2 buffer yard must be a minimum of 15 feet wide and must be 
planted with a minimum of one deciduous tree and two evergreen trees every 25 linear feet. The 
proposed site plan provides a compliant type 2 buffer yard along the western half of the northern 
property line adjacent to the apartments to the northwest. The buffer yard is 15 feet wide by 149 
feet long and is planted with six deciduous black maple trees and 12 evergreen Canadian Hemlock 
trees.

Parking Lot Landscaping – For surface parking lots, the UDO requires a minimum of one tree per 
four spaces and three shrubs per one space. The UDO further requires a minimum of one landscape 
bumpout, island, or endcap per every 10 parking spaces. Each required bumpout, island, or endcap 
must contain at least one large canopy tree. The proposed site plan shows 53 parking spaces in the 
surface parking lot, which requires 14 trees, 159 shrubs, and six bumpouts, islands, or endcaps. 18 
large canopy trees are provided within 10 feet of the parking lot surface, including at least six in 
required bumpouts, islands, or endcaps. At least 160 shrubs are provided within five feet of the 
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parking lot surface. The proposed site plan is compliant with parking lot landscaping standards. 

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 
following: nine large nine large canopy trees, three evergreen trees, three medium or small canopy 
trees, and 27 shrubs per acre. The proposed site plan provides 0.71 acres of landscape area, which 
requires seven large canopy trees, three evergreen trees, three medium or small canopy trees, and 
20 shrubs. Not includes trees or shrubs required to meet street tree, buffer yard, and parking lot 
landscaping requirements, the proposed site plan provides seven large canopy trees of various 
species, three evergreen Canadian hemlock trees, three medium downy serviceberry trees, and 20 
shrubs of various species. The proposed site plan is compliant with the interior landscaping 
standards for mixed-use and nonresidential development. 

Screening – Roof-mounted and ground-mounted mechanical equipment must be screened from 
public view. No mechanical equipment is shown on the proposed site plan. Any mechanical 
equipment that is necessary to add will need to comply the screening standards in the UDO. The
UDO requires outdoor loading, service, and refuse 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, including being located outside the front setback and a minimum of five feet 
from side and rear property lines. The proposed site plan shows a dumpster enclosure in the 
northwest portion of the site for solid waste and recycling, adequately screened from public streets 
and adjacent property with brick walls to match the building material of the primary building. 

Fences and Walls – Fences and walls shall not exceed a height of eight feet in the area behind the 
front building wall and four feet in the area forward of the front building wall of the primary 
structure. No fences are proposed for the site. The proposed site plan includes a concrete retaining 
wall along the eastern half of the northern property line as well as several limestone mill block 
retaining walls in the northeast portion of the site. All of the retaining walls are shown to be flush 
with the ground or less than one foot in height on the high side of the retaining wall. Furthermore, 
retaining walls are exempt from the height standards for fences and walls.

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

Incentives:
The petitioner is not seeking any affordable housing or sustainable development incentives. 

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
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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, as modified by the variances
granted as petition V-19-22, and subject to the conditions listed below. This development is in 
compliance with other applicable regulations. No problems have been identified with meeting all 
city utility, service, and improvement standards. This development is in compliance with prior 
approvals, including variance V-19-22. 

CONCLUSION: The petition meets all requirements of the Unified Development Ordinance. The 
development of this property will provide public improvements for pedestrian circulation by 
providing a new sidewalk and tree plot on Woodburn Street and rebuilding the sidewalk on College 
Avenue and by accommodating the new multi-use path on 17th Street. Additionally, the 
development will allow substantial private improvements to the entire property.

RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-19-22 with the following conditions: 

1. The petitioner must receive a grading permit before any land disturbance activity.
2. The petitioner must record a pedestrian access easement for the sidewalk along Woodburn 

Avenue prior to issuance of final occupancy.
3. The stormwater management of drainage from the parking lot must be approved by City of 

Bloomington Utilities prior to issuance of a grading permit.
4. A revised building design for the pedestrian entry on the College Avenue facade that 

incorporates at least three of the architectural elements required by UDO section 
20.04.070(d)(2)(H)iii. must be submitted and approved prior to issuance of a building 
permit.

5. A landscape plan that meets all UDO requirements, including providing at least eight street 
trees along 17th Street and all street trees species chosen from the UDO list of permitted 
large street trees, must be submitted and approved prior to issuance of a grading permit.

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

7. This site plan review does not approve signage. A sign permit will need to be applied for. 
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317) 595-1000 · Fax (317) 572-1236 

  June 27th, 2022
 
City of Bloomington Planning Department 
P.O. Box 100 
Bloomington, IN  47402  
 
Attn:  Mr. Gabriel Holbrow 
 
RE: Peoples State Bank Corporate Office 
    
PETITIONERS STATEMENT 
 
Gabriel, 
 
Studio 3 Design is pleased to submit the attached corporate office and local bank branch for the 
Peoples State Bank to be located at the intersection of 17th and College.

The following document outlines the project scope. Please take time to review and contact us 
with any additional questions.   

The attached petition is based on the current UDO. 

Project Location 

The project is located at the NW corner of 17th and College Ave.   
 
 
Project Owner  
 
The Project is being developed and occupied by The Peoples State Bank.  Peoples State bank is 
a long-term member of the Bloomington community and an employer of local residents.  The 
banks current corporate headquarters are in Ellettsville.  The banks desire is to move its 
corporate offices, administration and multiple jobs to Bloomington as part of this project provided 
the City wants the vacant Pepsi bottling company torn down and a key commercial corner 
revitalized with Peoples State Banks corporate flagship.  
 
 
Project Description 

The project will consist of a single building, purpose built for a single tenant – The Peoples State 
Bank. The building will serve as the corporate offices for Peoples State Bank and will house their 
administrative and lending operations along with providing a replacement commercial bank for 
the one currently on site.  The building will be 3 levels over a full lower level, approximately 
34,200 GSF in size.  The lower level will be fully exposed along College Avenue and underground 
on the other three sides.  The building will have entry points at the corner of 17th and College at 
the lower level connecting to the sidewalks and new proposed city trail along 17th street. The 
primary entrance from the parking lot will be off of level 1. The bank and a 3-lane drive-thru will be 
accessed at level 1.  The drive-thru is entirely under the building and replaces the current drive-
thru that exist off of College Ave. 3 lanes are for transactions with the 3rd lane wider and  serving 
as a bi-pass lane should a customer change their mind and want to pull out.  Parking is all located 
at level 1 and meets the requirements of the UDO. The site has been laid out based on UDO 
requirements for a max of 60% land coverage. Site access has been designed in conjunction with 
engineering for the new city trail along   17th street.  Additional angled parking is proposed along 
Woodburn Street along with an additional access point into the site. 
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8604 Allisonville Road, Suite #330 · Indianapolis, IN 46250 · Phone (317)595-1000 · Fax (317)572-1236 

 
Project Site Access: 

Currently, the site is accessed of College Ave. and off of 17th street and has additional parking provided 
off of Woodburn Street and direct pull in parking off of 17th street. 

The proposed plan Limits site access to a single in-out location off of 17th street along with a new access 
drive off of Woodburn Street.  The current entrance off of College Ave. has been eliminated and the pull 
in parking off of 17th street has been eliminating in conjunction with the new City trail. A new entrance off 
of Woodburn has been created and provides a direct access to the parking lot and bank drive thru.  

Additional parking has been proposed along Woodburn Street in the same location where parking has 
existed for years with the old Pepsi Bottling Plant.  

 
 
Building Entrances: 

The site has multiple pedestrian entrances.  One off 17th street facing the trail at street level (building 
lower level), one facing College Avenue at street level (building lower level), and one on the North face of 
the building serving as the primary entrance from the parking lot.  All entrances access the buildings 
elevator core and provide an accessible route for staff and patrons into the building.  Secured parking is 
provided adjacent to the drive-thru for administrative staff that work after hours on site.  These spaces will 
have direct access into the building via a stair or can chose to walk around to the main entrance on level. 

Each of the three primary entrances will have a canopy cover at the door, lighting and be 
articulated to be viewed as a building entrance.  Each entry point will be ADA accessible and 
served by an accessible route.  A similar architectural vocabulary will be used at each of the 
entrance locations. The elements include a dark canopy projecting off the building and providing 
coverage, a pilaster stepping out from the façade in a contrasting color to its background, building 
signage prominently displayed on the canopy face as well as building signage on the wall face at 
eye level, down-lighting and accent lighting that back-lights the pilaster to set it off of the building.   
We will work with the staff to determine (if) some form of public art needs to be added to the entry 
to further designate the locations. 

Parking Counts 

The UDO allows for 3.3 parking spaces per 1000 sf of building area for this facility. 
The building gross square footage is 34,200 sf, therefore 113 spaces allowed. 
As designed, the site provides for approx. 73 surface parking spaces for staff and customer 
parking. 53 spaces are in the main parking field, 6 garage parking spaces and 14 on-street 
parking spaces. 
Based on this count, 3 ADA parking spaces including a van accessible space are provided 
Three (3) EV parking spaces are also provided.. 
 
 
Setbacks  

All building and parking setbacks for the project meet or exceed the required setbacks outlined in 
the UDO. 
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Building Materials and Massing 
 
The building is designed with 360 degree architecture in mind.  Each side carries the same 
materials and architectural language. The building materials will be a mix of two colors of brick, 
stone or cast stone veneer, metal panel, aluminum storefront, solar reflective / tinted glazing, and 
spandrel glass panels at opaque zones. Each entrance is highlighted in the same fashion. A 
metal canopy protects the entrance zone, a wood wall panel designates the entrance location, 
down lighting highlights the entry and signage defines the building use.  The Stone veneer occurs 
at each element that defines vertical circulation – elevators and stairs. The brick forms the main 
body of the building for the lower level, level 1 and level 2 with a lighter brick pulled forward and a  
darker brick set-back for contrast.  The third level and the building zone over the drive thru are 
primarily composed of glass and metal panel to create a light and open feel.  A deep overhanging 
roof caps the building and provides sun shade to the third level glazing as well as a cut-off for up-
ward shining lighting used to high-light the façade. 
 
 
Bike Storage/ Parking 

Bike parking is provided at or near each of the primary building entrances at the corner of 17th 
and College and at the main level building entrance on the north façade. Bike loops and a 
concrete pad meeting the requirements of the UDO will be provided to serve both staff and 
customers of the facility. Each location will incorporate a roof structure to provide covered, 
secured parking for a min of 6 bikes. 
 
 
Site Environmental Conditions 

Impervious surface coverage permitted by zoning is 60%. As designed, impervious surface coverage will 
be 58%. There are no karst features, water resources or floodway areas on site.  This site is currently 
100% covered with structures and asphalt paving.  The proposed plan opens up 40% of the site to 
pervious zones of trees, landscaping, rain gardens and lawn areas.  The new landscape will be populated 
with native species and work with the building to provide a cohesive site. 

Environmental Building Considerations 
 
The developer is interested in providing a building that is sensitive to the concerns of today’s-built 
environment.  The building will be designed to meet the requirements of the IECC and ASHRAE 
Standard 90.1, as well as several state-specific codes as required by the federal government.  As 
such, we are reviewing the incorporation of the following into the project: 

•  “Green friendly” building materials – This includes both materials with recycled content 
as well as building materials that have been harvested and manufactured within a 500-
mile radius.  Examples of these materials include cementitious siding/panels, brick, CMU 
blocks, and cast stone and limestone products for the exterior. Interior materials will 
include products that make use of recycled content such as resilient flooring, carpeting, 
ceiling tiles etc. 

• High efficiency appliances and building systems. 
• Energy efficient windows with low-E glazing and solar tinting to reduce heat gain.  
• White reflective roofing membrane for energy conservation and reduced heat island 

effect. 
• Use of larger window openings for natural day lighting of interior spaces to cut down on 

the use of artificial lighting and promote healthy environments in group areas. 
• Energy efficient lighting fixtures (LED) throughout the project 
• Bike parking for staff and customers 
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• Recycling on site 
• The incorporation of native vegetation in landscape zones and rain gardens 
• Incorporation of zones of green roof focused in areas where it can be viewed and 

appreciated  
• The current site is 100% covered with building and pavement.  The new site will provide a 

min. of 40% green zones and landscaping as park of the overall refresh of the site. 
 
Encroachments: 

• Non- required for the building. 
• Standard encroachments for street trees may be requested. 

 
 
Storm Water Control / Water Quality 
 
Water quantity and water quality requirements will be addressed through the construction of rain 
gardens and storm water detention basins within and adjacent to the parking lot. All surface runoff 
will be directed through a rain garden to enhance water quality prior to discharge to the municipal 
collection system. Rain garden areas will be planted with the appropriate native seed mixture. 
 
 
Public Improvements for Site: 
 
The owner has granted easement to the City to allow for the development of a new pedestrian 
trail along 17th street for the length of the property.  As part of this negotiation, the owner 
requested that site access be maintained on 17th street for ingress and egress to the Commercial 
property. A variance has been granted for this entrance based on the unusual circumstances that 
the site has streets on 3 sides. Additionally, the owner is replacing and widening the sidewalk 
down College Ave. in front of their property.  The existing vacant Pepsi bottling company and 
100% paved / covered site is being removed and replaced with a 40% pervious, landscaped site.  
Existing curb cuts and parking that directly enter off of both 17th street and off of College are 
being removed and the redone and lined with trees to create a much-improved pedestrian 
experience. 
 
 
Buffer Yard 

A buffer yard landscape zone is required along the western half of the northern lot line for 
portions of the site adjacent to the existing apartment building.  No other buffer yards are 
required. 
 
 
Site Trash / Recycle 

An enclosed site dumpster area will be provided in the NW corner of the site.  The enclosure will 
be sized to include space for the storage and collection of recycled materials from the business. 
The dumpster enclosure will match the building material (Brick). 
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Variances: 
 
Based on the new UDO, there are (3) variances that we are aware of that will be requested thru 
the BZA process.  The variances were all approved by the BZA and the changes have been 
incorporated into the submitted project. 
 

1. Parking between Woodburn and the building (technically parking is in front on the 
building on the west side of the property. 

2. Access drive entering off of 17th street. (Ingress and egress drive – single location 
approved off of 17th street with second location off of Woodburn to remain). 

3. Access drive width off of 17th street.  The drive widens at its throat t allow for a smoother 
turning radius. 

 
 
Respectfully submitted, 
 
STUDIO 3 DESIGN, INC 
 

 
Tim Cover, Architect 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-25-22 
STAFF REPORT       DATE: June 12, 2023 
Location: 409 E Kirkwood Ave 
 
PETITIONER: Ryan Strauser, Strauser Construction Co., Inc. 
   453 S Clarizz Blvd 
   Bloomington, IN 47401 
 
CONSULTANT: Matt Ellenwood, Matte Black Architecture 
   2021 E Wexley Rd 
   Bloomington, IN 47401 
 
REQUEST: The petitioner is requesting an extension of the site plan approval granted under case 
#SP-25-22 on July 11, 2022. 
 
BACKGROUND: 
Area:     0.20 acres 
Current Zoning:  MD-UV (Mixed-Use Downtown w/ University Village Downtown 

Character Overlay) 
Comprehensive Plan 
Designation: Downtown 
Existing Land Use:  Commercial – Restaurant 
Proposed Land Use:  Mixed-use – Restaurant and Dwelling, multifamily 
Surrounding Uses: North – Restaurant 

South  – Place of Worship 
East     – Retail and Dwelling, multifamily 
West – Restaurant 

 
REPORT: The property is currently zoned Mixed-Use Downtown with a University Village 
Downtown Character Overlay (MD-UV), located on the north side of East Kirkwood Avenue, and 
currently contains the Village Deli restaurant. All the surrounding properties are also zoned MD-
UV. Currently, the restaurant covers approximately half of the parcel with the rear half currently 
being used as parking. The parcel is bounded by alleys on the north and east sides. 
 
The Plan Commission approved this site plan for a new 4-story, with three floors of residential 
units over a ground floor that will contain commercial/restaurant space and a parking garage for 
the residential-unit tenants. The upper floors will consist of 25 dwelling units with a total of 29 
beds. 
 
The petitioner is requesting an extension of the original site plan approval given. 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 allows for the decision-making body to grant an extension of up to 
one year, following a written request that explains reasonable cause for such 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 has been working with Duke Energy for relocations of overhead 
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power lines and poles needed to facilitate the project. The additional time will allow them to 
finalize relocations and the best possible solution. There have been changes to the UDO that would 
impact the Sustainable Development incentive requirements for the project but an extension of the 
request is reasonable. 
 
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 July 11, 2022 shall be effective through July 11, 2024. 
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May 4, 2023 

City of Bloomington Plan Commission 
City of Bloomington Planning & Transportation Department 
Showers Building Suite 130 
401 N. Morton Street 
Bloomington, IN  47404 

Project: 409 E. Kirkwood Apartments 
  409 E. Kirkwood Avenue 
  Bloomington, Indiana 
CASE #: SP-25-22 

Applicant: Ryan M. Strauser
  Strauser Construction Co., Inc. 
  Strauser Design + Build, LLC 
  Bloomington, Indiana 

Owner:  Bob Costello
  Bloomington, Indiana 

Dear Members of the Plan Commission and City Planning & Transportation Department, 

Strauser Design + Build, LLC on behalf of the property Owner is submitting this petition for an extension of time for 
the previously approved site plan approval for the mixed-use project located at 409 E. Kirkwood Avenue.  The 
project consists of a multi-level building with retail and parking on Level 1 and apartment units above. 

Our project team is requesting this extension of time due to delays in the development process outside of the 
control of the petitioner over the last several months since the July 2022 approval.  During the time period 
immediately following approval the design team engaged with Duke Energy for design and engineering by Duke 
Energy of relocations to the overhead power lines and poles needed to facilitate the development.   

This process has extended for several months due to limited options for relocations and the attempt by all parties to 
limit effects on neighboring properties and provide the best possible solution going forward for the public right-of-
way surrounding the property.  Due to this the design process with the public utility which is still on-going we are 
currently not able to move forward into the construction phase of the project. 

Based upon this issue, we would like to request an extension of time of 1 year for this previously granted approval.  
Thank you for your consideration. 
Sincerely, 

Ryan M. Strauser 
RA, AIA, LEED AP 
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BLOOMINGTON PLAN COMMISSION    CASE #: SP-25-22 
STAFF REPORT       DATE: July 11, 2022 
Location: 409 E Kirkwood Ave 
 
PETITIONER: Ryan Strauser, Strauser Construction Co., Inc. 
   453 S Clarizz Blvd 
   Bloomington, IN 47401 
 
CONSULTANT: Matt Ellenwood, Matte Black Architecture 
   2021 E Wexley Rd 
   Bloomington, IN 47401 
 
REQUEST: The petitioner is requesting a major site plan approval to construct a 4-story building 
with three floors of residential units over a ground floor containing commercial space and a parking 
garage in the MD-UV zoning district. The upper floors will consist of 25 dwelling units for a total 
of 29 beds. 
 
BACKGROUND: 
Area:     0.20 acres 
Current Zoning:  MD-UV (Mixed-Use Downtown w/ University Village Downtown 

Character Overlay) 
Comprehensive Plan 
Designation: Downtown 
Existing Land Use:  Commercial – Restaurant 
Proposed Land Use:  Mixed-use – Restaurant and Dwelling, multifamily 
Surrounding Uses: North – Restaurant 

South  – Place of Worship 
East     – Retail and Dwelling, multifamily 
West – Restaurant 

 
REPORT: The property is currently zoned Mixed-Use Downtown with a University Village 
Downtown Character Overlay (MD-UV), located on the north side of East Kirkwood Avenue, and 
currently contains the Village Deli restaurant. All the surrounding properties are also zoned MD-
UV. Currently, the restaurant covers approximately half of the parcel with the rear half currently 
being used as parking. The parcel is bounded by alleys on the north and east sides. 
 
The petitioner is requesting major site plan approval for a new 4-story building with three floors 
of residential units over a ground floor that will contain commercial/restaurant space and a parking 
garage for the residential-unit tenants. The upper floors will consist of 25 dwelling units with a 
total of 29 beds. 
 
In the MD-UV zoning district, a Dwelling, multifamily use is permitted with use-specific 
standards. Those standards include locating ground floor parking at least 20 feet behind the 
building façade facing a public street, and locating any dwelling units on the ground floor at least 
20 feet behind each building façade facing a public street. The petitioner is proposing ground floor 
parking located at least 20 feet behind the front building façade facing Kirkwood Avenue, and is 
not proposing any dwelling units on the ground floor. 
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MAJOR SITE PLAN REVIEW 20.06.050(a)(2)(C)(ii): Major site plan approval is required for 
developments that meet the minor site plan review thresholds but are determined by the Planning 
and Transportation Director to require major site plan review due to unusual size, complexity, or 
the creation of potential significant unanticipated impacts on the city or surrounding 
neighborhoods. Such a determination has been made. 
 
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 MD-UV zoning district requires a 0-15 foot build-to range with a minimum 
of 70 percent of the building façade at the build-to range, 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 MD-UV zoning district is three stories not to exceed 
40 feet. The minimum floor to ceiling height on the ground floor shall be 12 feet because 
a nonresidential use is proposed. The proposal includes sustainable development incentives 
to add a fourth floor for a maximum height of 52’. The proposed height is 50’10” and meets 
the maximum height requirement with incentives.  

- Impervious Surface Coverage: The maximum impervious surface coverage in the MD-
UV zoning district is 100% and the minimum landscape area is not applicable. The 
petitioner has stated the proposal to have 100% impervious surface coverage. The proposal 
meets the impervious surface coverage and landscape requirements.  

 
Access and Connectivity:  
Driveways and Access – The proposed drive access to the parking garage is on the north side of 
the site and is accessed from the alley. The drive pavement width is 20 feet, which meets the 
driveway and access standards. 
 
Pedestrian and Bicycle Circulation – Per the Transportation Plan, the adjacent street typology for 
Kirkwood Avenue is designated as Shared Street and has the functional classification of a local 
street. The Transportation Plan calls for a preferred width of 6-8 feet of frontage zone to 
accommodate for the sidewalk café, a minimum 10-foot wide sidewalk, and a minimum 5-foot 
wide tree plot. The frontage zone is intended to accommodate for door swings, awnings, café 
seating, retail signage displays, building projections, and landscape areas. The frontage zone may 
be accommodated within the building setback requirement. The proposal includes an 8-foot wide 
frontage zone that is partly within the front building setback, a 7.8-foot wide sidewalk, and a 5-
foot wide tree plot. The frontage zone will need to be reduced or moved onto the property such 
that more space can be dedicated to the sidewalk to meet the minimum 10-foot required width. A 
condition has been added. 
 
Parking and Loading:  
Minimum Vehicle Parking Requirement – The minimum parking requirements for this site are 0.5 
spaces per studio, 1 space per 1-bed unit, 1.5 spaces per 2-bed unit, and 2 spaces per 3-bed unit. The proposal 
includes a total of 11 studios, 11 1-bedrooms, two 2-bedrooms, and one 3-bedroom, so the total minimum 
required parking spaces is 21.5. The site provides 12 vehicle parking spaces on site and proposes to use 
adjustments to the minimum parking requirements, see below. 
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Accessible Parking – One accessible parking space with accessible aisle is provided as close as 
reasonably practicable to the building entrance and elevator.  
 
Adjustments to Minimum Parking Requirements – Three adjustments to the minimum parking 
requirements are proposed, including: a proximity to transit reduction by 15 percent for a total 
reduction of 3.2 spaces, an on-street parking reduction for a total reduction of two spaces, and a 
parking study performed by Desman Design Management that determined 12 vehicle parking 
spaces will be a sufficient supply for this proposal. 
 
Minimum Bicycle Parking Required – 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 MD zoning district, for residential uses, the number of bicycle parking spaces required is 20 
percent of the provided vehicle parking, or one space per five bedrooms, whichever is more. For 
commercial uses, the number of bicycle parking spaces required is five percent of the provided 
vehicle parking. In this case, 5.8 bicycle parking spaces are required per the calculations for the 
residential use, and 0.6 bicycle parking space is required for the commercial use for a total of seven 
bicycle parking spaces. The proposal includes six bicycle racks for a total of 12 bicycle parking 
spaces. 
 
Bicycle Parking Location and Design – For multifamily residential uses, developments with 25 or 
more dwelling units shall provide a minimum of one-half of the total required bicycle parking 
spaces as covered, short-term Class II bicycle parking facilities, and a minimum of one-quarter of 
the total required bicycle parking spaces as long-term Class I facilities. All proposed bicycle 
facilities are Class II and are located in the parking garage. At least two Class I bicycle parking 
spaces must be provided, and the petitioner plans to incorporate this facility in the parking garage. 
A condition has been added.  
 
Site and Building Design:  
DCO – Downtown Character Overlay District – In case of a conflict between the standards in 
Section 20.02.050(a) and the standards in the underlying MD zoning district, the provisions below 
apply. 
 

 Required Building Entrances – In a downtown character overlay district, the required 
pedestrian entrances shall incorporate a landscaped plaza area, which needs to have at least 
three of the following: benches (minimum of two), bike racks, public art or water feature, 
drinking fountain, trash receptacles, or landscaped areas or planters. The site plan indicates 
two benches and the existing trash receptacles in the furnishing/tree plot zone, as well as 
planters in the frontage zone. The proposal meets this standard. 

 Windows and Doors on Primary Facades – In the Kirkwood Corridor, at least 60 percent 
of the total façade area of the first floor shall incorporate transparent glass or framed façade 
open areas consisting of display windows, entries and doors. The proposal meets this 
standard. 

 Primary Pedestrian Entrances – In the UV overlay, at least two architectural design features 
must be incorporated. The primary pedestrian entrance incorporates a recessed entry door, 
a plaza space with landscape planters, a canopy or awning, and a prominent building 
address and name. The proposal meets this standard. 

 Façade Articulation – In the UV overlay, the maximum length of façade articulation 
modules is 50 feet and the minimum is 20 feet. The proposal meets these standards. 

53



 
MD District – Street lighting plans in the MD District require pedestrian scaled lighting that is 
consistent with the design recommendations of the City of Bloomington Downtown Vision and 
Infill Strategy Plan. More specifically in the MD-UV zoning district, street lighting fixtures shall 
be of a traditional design style. There is an existing traditional design style street lighting fixture 
that meets this requirement. 
 
Building Design – The new building will be finished with a mix of brick, stone, metal panels, and 
glass. Brick and natural stone are permitted primary finish materials. Metal, except corrugated, is 
a permitted secondary finish material. 
 

 Materials – The UDO requires that a primary exterior finish material covers at least 20 
percent of a façade. Metal is a permitted secondary finish material and can cover up to 20 
percent of a façade. All facades of the proposal meet these standards. 

 Exterior Facades – 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.  

 Patterns – The UDO requires that all facades visible from any roadway shall consist of at 
least one primary and one secondary color, shall repeat either texture or color horizontally, 
and shall repeat variations in texture and color at least every 30 feet vertically. The proposal 
meets these design standards. 

 Eaves and Roofs – 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. 

 360-Degree Architecture – The UDO requires the sides of a building that are not visible 
from a street to incorporate similar material finishes and architectural detail to the facades 
that are visible. The proposal meets this design standard. 

 Primary Pedestrian Entry – The UDO requires a primary pedestrian entrance for every 
façade facing a street. The pedestrian entry shall contain at least three architectural details. 
The proposal includes a primary pedestrian entrance facing Kirkwood Avenue. The facade 
incorporates façade modules, building address and name, and a variation of a buttress 
entryway through use of a metal canopy.  

 Windows on Primary Facades – 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. 

 Street Addresses – The UDO requires street address displays to consist of Arabic numerals 
(e.g., 1, 2, 3...) no less than eight inches in height, 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. 

 
Landscaping, Buffering, and Fences:  
Street Trees – A minimum of one canopy tree shall be planted per 40 feet of property that abuts a 
public right-of-way. In the MD zoning district, street trees shall be planted in a minimum five foot 
by five-foot tree pit covered with an ADA compliant cast iron grate to maintain a flush grade with 
adjacent sidewalks, subject to approval by the Transportation and Traffic Engineer. There is an 
existing street tree and tree grate that may be subject to replacement and will be determined at 
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grading permit review. The site has 66 feet of property that abuts Kirkwood Avenue, so two street 
trees are required for this site. A condition has been added. 
 
Screening – Ground-mounted mechanical equipment, including transformers, shall be located 
where it is not visible from public open space, public trails, public streets, or from adjacent 
properties to the maximum extent practicable. In cases where the equipment is visible, it shall be 
screened from view by a solid wall or fence or a vegetative screen. The proposal includes a 
transformer located up to the property lines in the northeast corner of the property. The petitioner 
has expressed concern that there is not enough space to provide screening along the sides facing 
the alleys. The petitioner must file for a variance from the screening requirements. A condition has 
been added. 
 
Outdoor Lighting:  
General Standards – A lighting fixture may beam light upward only if all upward light is reflected 
back down by a canopy, roof, or other such structure. A canopy is incorporated over the lighting 
fixtures on the ground floor. It is unclear if the lighting fixtures on the façade of the upper floors 
are beaming light upward. A condition has been added. 
 
Multifamily Residential Lighting – A parcel occupied by a multifamily dwelling shall not be 
illuminated by more than 6,000 lumens per primary structure, including a maximum of 2,000 
lumens per building entryway of any combination of motion detector activated lighting and bulbs 
rated at no more than 1,000 lumens. Information about the total lumens for the building has not 
been included. A condition has been added. 
 
Signs: 
MD District Sign Standards – For individual nonresidential uses, the cumulative square footage of 
all wall signs shall not exceed one and one-half square feet per lineal foot of primary structure that 
faces a public or private street.  For multifamily developments containing more than two units wall 
signage that shall not cumulatively exceed 24 square feet is permitted. No property shall be limited 
to less than 20 square feet of wall signage and no use or tenant shall exceed 100 square feet of wall 
signage. A sign permit will be required for the multifamily use and the restaurant use. A condition 
has been added. 
 
Incentives: 
Sustainable Development – The proposal is seeking sustainable development incentives and 
demonstrates the following four criteria under Option 1 of the sustainable development incentives.  
 

 Light Colored Hardscaping – At least 80 percent of horizontal hardscaping materials shall 
be installed with a solar reflectance index (SRI) of 29 or greater. The SRI shall be 
calculated in accordance with ASTM E1980. A default SRI value of 35 for new concrete 
without added color pigment may be used instead of measurements. The petitioner has 
included laboratory test results for the SRI of a concrete sample, which meets these 
standards. 

 Covered Parking – Parking spaces within the parking structure count toward meeting this 
standard. 

 Cool Roof – A cool roof on at least 70 percent of the total roof surface using roofing 
materials that have an aged SRI equal to or greater than the values in Table 4-21.  The 
petitioner has included specs for EverGuard that has an initial SRI of 94 and aged SRI of 
81, which exceed the minimum values in Table 4-21. 
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 Solar Energy – Install on site solar photovoltaic system covering an area anywhere on the 
building or lot equal to or greater than 35 percent of the total roof area of all primary 
buildings, or an area equal to or greater than an amount required to provide 40 percent of 
estimated annual average electricity used in all primary buildings. Other renewable energy 
devices may be used in place of on-site solar panels so long as evidence of equivalent 
electricity generation capacity is provided. The petitioner has provided specs for the 
product of solar panels that is intended to be incorporated with this proposal.  

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

i. Compliance with this UDO 
ii. Compliance with Other Applicable Regulations 

iii. Compliance with Utility, Service, and Improvement Standards 
iv. Compliance with Prior Approvals 

 
PROPOSED FINDINGS:  
This development will meet all applicable standards in the UDO, except for those with previous 
or required 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 and will add 25 new dwelling 
units near other high-density uses and amenities. The development will provide housing in an area 
where housing is common and is immediately adjacent to Downtown. The scale of this 
development is appropriate for the neighborhood. Given other recent developments and proximity 
to Downtown, this is an ideal location for this type of land use. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings and approve SP-25-22 with the following conditions: 
 

1. The petitioner must obtain a grading permit before earth moving. 
2. The petitioner must revise the frontage zone such that more space can be dedicated to the 

sidewalk to meet the minimum 10-foot width per the Transportation Plan. 
3. The petitioner will provide at least two Class I bicycle parking facilities on the site. 
4. Replacement of the street tree and tree grate, subject to approval by Transportation and 

Traffic Engineer, as well at the additional tree may be required and will be determined at 
grading permit review.  

5. The petitioner must file for a variance from the ground-mounted mechanical equipment 
screening standards. 

6. The petitioner must provide information about the outdoor lighting fixtures.  
7. This site plan review does not approve signage. A sign permit will need to be applied for. 
8. Inspection and approval of the proposed solar installation is required before a temporary 

occupancy recommendation will be issued. 
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Matte Black Architecture Inc           2021 E Wexley Rd, Bloomington, IN 47401 812.345.6549 

Petitioner’s Statement
     
 
409 E KIRKWOOD MIXED USE 
 
Attention: City of Bloomington Plan Commission 
 
Property Description 
 
The .20 acre (8,908 sf) property is currently occupied by a 1-story structure that contains The Village 
Deli restaurant. It is bounded by an improved pedestrian walk along Kirkwood Avenue to the 
south, a paved alley to the north and east, and an adjacent 2-story structure to the west. The 
property is surrounded by commercial, mixed-use and residential uses and is designated MD 
(Mixed-Use Downtown) with a UV (University Village) Overlay under the current UDO. 
 
Project Description 
 
The petitioner is proposing a new 4-story structure that will provide 25 apartments (11 Studios, 11 
One Bedrooms, 2 Two Bedrooms & One 3 Bedroom) above a main level that will contain 2700 sf 
of commercial (restaurant) space along with a 12-stall parking garage. The garage will be 
accessed via an entry along the alley to the north and the main pedestrian entrance along 
Kirkwood Avenue will provide access to amenities and an elevator to the upper floors. The garage 
will also house trash and recycling, bike parking (6 Class II), as well as utility rooms. New water 
service with FDC and PIV will be coordinated with City Utilities along with electrical service (to be 
coordinated with Duke Engineering). The proposed design takes advantage of the Sustainable 
Development Incentive (Option 1) by incorporating Light Colored Hardscaping, Covered Parking, 
a Cool Roof and Solar Energy (PV panels) in order to gain an additional story. 
 
The architectural design responds to the scale and character of recent development in the area 
and incorporates the various requirements of the UDO (particularly that of the UV Overlay). The 
overall design marries the character of local historic brick structures with modern elements like 
glass garage doors and metal accents. The exterior façade comprises a mix of masonry (brick 
and stone), metal panel (custom & horizontal profiles) and generous glazing (aluminum storefront 
and glass overhead doors along the street front). Metal Juliet balconies and a large awning 
provide visual interest and protection over the entries & patio below. A partial 15’ building 
stepback above the 3rd floor provides a generous patio for use by tenants with views to campus 
and surrounding areas. The primary street-facing façade also incorporates a 5’ recessed entry 
with signage above to direct building users as well as create a dynamic streetscape. 
 
The petitioner hopes to begin construction in late summer/early fall of 2022 with completion by 
August 2023. 
 
Thank you for your consideration of this petition. 
 

                     
Matt Ellenwood, AIA (on behalf of the petitioner) 
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UP

RESD'L
LOBBY

FUTURE RESTAURANT SPACE
2650 SF

UP

PARKING

TRASH/
RECYCLE

ADA VAN STALL

TRANSFORMER PAD
(PER CIVIL DWGS)

M
A

IL
BO

XE
S

STORAGE

D
O

W
N

RISER
ROOM

ELEC
ROOM

PATIO (SEE CIVIL PLANS)

6 - CLASS II
BIKE SPACES

ELEVATOR
LOBBY

ELECTRICAL METERS

GREASE
CHASE
ABOVE

747.5 (0'-0")
FIRST FLOOR

747.5 (0'-0")
FIRST FLOOR

01

02

03

04

05

06

07

08

09

10

11

12

42'-10"

10
'-4

"
62

'-2
"

55
'-8

"

20'-0" 10'-6"

12
8'

-2
"

3'
-5

"

GARAGE
VENT.

OIL & WATER
SEPARATOR

BELOW

GREASE
INTER-

CEPTOR
BELOW

14'-4" 8'-4"

1'
-6

"

ELEVATOR

DOWNSPOUT, TYP.

STAIR TO BASEMENT

EDGE OF BASEMENT, BELOW

61
4"

1'-03
4"

64'-6"

20'-0" 14'-0"

18'W X 9'H O.H. DOOR

5'
-2

"

65'-6"

COLUMN, PER STRUCT.

8050 TOTAL SF
409 E KIRKWOOD MIXED USE

FIRST FLOOR PLAN  SCALE: 3/32" = 1' - 0" 06.27.2022
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UP

ELEVATOR
ELEVATOR

LOBBY

D
O

W
N

UPDOWN

1 BEDROOM
775 SF

STUDIO
540 SF

2 BEDROOM
970 SF

UNIT MIX: STUDIOS: 4 x 2 + 3 = 11 (11 BEDS)
1 BEDROOMS: 4 x 3 - 1 = 11 (11 BEDS)
2 BEDROOMS: 1 x 2 = 2 (4 BEDS)
3 BEDROOMS: 1 X 1 = 1 (3 BEDS)
TOTAL UNITS: 25 (29 BEDS)

1 BEDROOM
675 SF

1 BEDROOM
675 SF

1 BEDROOM
675 SF

STUDIO
480 SF

GREASE
CHASE

MECH/
STOR.

(TRANSFORMER
 PAD BELOW)

(ROOF BELOW)

STUDIO
480 SF

STUDIO
480 SF

BA
LC

O
N

Y
BA

LC
O

NY
BA

LC
O

NY

PARKING: STUDIO = .5 SPACE X 11 = 5.5
1 BEDROOM = 1.0 SPACE X 11 = 11.0
2 BEDROOM = 1.5 SPACES X 2 = 3.0
3 BEDROOM = 2 SPACES X 1 = 2.0
SUBTOTAL = 21.5

PROXIMITY TO TRANSIT REDUCTION: 15% = 3.2 SPACES
ON-STREET PARKING REDUCTION: 2 SPACES
TOTAL REQUIRED PARKING SPACES: 16.3
TOTAL PROVIDED PARKING SPACES: 12*
*SEE PARKING STUDY
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17'-0" 71
4"
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-3
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8'-4" 42'-10"

1'-03
4"

409 E KIRKWOOD MIXED USE
SECOND & THIRD FLOOR PLANS  SCALE: 3/32" = 1' - 0" 06.27.20227390 TOTAL SF
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3 BEDROOM
1560 SF

D
O

W
N

DOWN

PRIVATE PATIO
670 SF

1 BEDROOM
675 SF

1 BEDROOM
675 SF

1 BEDROOM
675 SF

STUDIO
480 SF

STUDIO
480 SF

STUDIO
480 SF

BA
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O
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Y
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ELEVATOR
ELEVATOR

LOBBY
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MECH/
STOR.

14'-4"
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"
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8'
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1'
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"
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17'-0"1'-03
4" 71

4"
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15
'-8
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6690 TOTAL SF
409 E KIRKWOOD MIXED USE
FOURTH FLOOR PLAN  SCALE: 3/32" = 1' - 0" 06.27.2022
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EverGuard® TPO  mil Membrane 
 Sheet 

Updated: /1

Cool Roof Membrane

This is planned to be basis of design and the roofing 
scope will be put out to bid.  Our intention is to utilize 
this product or one by a different manufacturer 
that has the state SRI noted in the UDO
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Why TPO
• Great Value—Excellent performance at a

cost-effective price
• Excellent Seam Strength—Heat-welded seams

provide greater seam strength to taped and 
other seams

• Long-term Weathering—Excellent long-term
heat and UV resistance

• Energy Saving—Highly reflective and emis-
sive white roof can help reduce energy costs 
and urban heat island effect

• CREST Energy Savings Calculator—See your 
potential savings at cool.gaf.com

• Versatile Application Method

Why GAF EverGuard® TPO
• Outperforms standard TPO in heat aging 

and UV tests—the best predictors of TPO
performance
- After accelerated heat aging at 275°F 
(135°C) for 105 days, EverGuard® TPO 
showed no cracking—while every one of the 
competitors’ samples had failed! See below:
- UV testing—Greater than 2.5 times the 
industry standard (ASTM D6878 weather 
resistance test) 

• Guarantees are available up to 25 years 
when using EverGuard® TPO 60 mil 
Membrane.*

• Easier to install due to:
   - Large welding window
   - Most complete line of accessories
   - 10’ (3.05 m) wide sheets

Installation
EverGuard® TPO 60 mil Membrane is suitable
for all types of single-ply systems:

• Mechanically Attached Application...for a 
quick and cost-effective system that can be 
installed practically year-round.

• RhinoBond® Application...can be applied 
without using adhesives and installed prac-
tically year round. Qualifies for the same 
guarantee length as an adhered system.*

• Adhered Application...can be installed with 
EverGuard® 1121 Solvent-Based Adhesive, 
EverGuard® Low VOC Adhesive, or Ever-
Guard® WB181 Water-Based Adhesive for 
the smoothest appearance. Provides excellent 
wind uplift performance.

Accessories
Field fabrication of TPO accessories is time-con-
suming, costly, inconsistent, and can lead to 
unreliable details that compromise a watertight 
roofing system. EverGuard® TPO prefabricated 
accessories deliver consistent quality and elim-
inate the worry and problems often associated 
with field fabrication. They can also boost pro-
ductivity up to 200%,** while reducing installed 
cost by up to 12%.

6
0
M
ILMEMBRANE

gaf.com                                                                                     

Fall River Courthouse, Fall River, Massachusetts

Competitor A

Competitor CCompetitor B

California
Title 24

Compliant

TPO membranes meet the 
performance requirements 
of ICC ER-6030

*See applicable guarantee for complete coverage and 
restrictions.

**Based on GAF estimate to field-fabricate flashing details.

U.S. only
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Applicable Standards
UL Listed, FM Approved, Miami-Dade County Product Control Approved, State of Florida Approved, CRRC Rated, Title 24 
Compliant*, ENERGY STAR® Certified**,  ASTM D6878. 

EverGuard® TPO 60 mil Membrane

**ENERGY STAR® only valid in the U.S.*White, Energy Gray, and Energy Tan Membranes Only

Product Data

gaf.com                                                                                     
©2018 GAF 6/18 • #342                  

Physical Properties ASTM Test Method ASTM D6878 Minimum EverGuard®  
Typical Test Data

1. Certain data is provided in MD (machine direction) x CMD (cross machine direction) format.
2. Data is based upon typical product performance, and is subject to normal manufacturing tolerance and variance. 

Nominal Thickness ASTM D751 0.039" (min.) (0.99 mm) 0.060" (1.52 mm)

Breaking Strength ASTM D751 Grab Method 220 lbf/in. (38.5 kn/m) 305 lbf x 290 lbf (454 x 432 kg/m)

Factory Seam Strength ASTM D751 66 lbf (98.34 kg/m) 135 lbf (membrane failure) (201.1 kg/m)

Elongation at Break ASTM D751 15% 30%

Heat Aging ASTM D573 90% Retention of Breaking Strength  
and Elongation at Break 100%

Tear Strength ASTM D751 8" x 8" (203 x 203 mm) Sample 55 lbf (81.95 kg/m) 75 lbf x 130 lbf (111.8 x 193.7 kg/m)

Puncture Resistance FTM 101C Method 2031 Not Established 380 lb. (172 kg)

Cold Brittleness ASTM D2137 -40°C -40°C

Permeance ASTM E96 Not Established 0.08 Perms

Dimensional Change ASTM D1204 @158°F (70°C), 6 hrs. +/-1% 0.4%

Water Absorption ASTM D471 @158°F (70°C), 1 week +/-3.0% (top coating only) 0.7%

Hydrostatic Resistance ASTM D751 Method D Not Established 430 psi

Ozone Resistance ASTM D1149 No visible deterioration @ 7 x  
magnification

No visible deterioration @ 7 x  
magnification

SRI (Solar Reflectance Index) 
Initial/Aged N/A N/A 94/81 

83 Aged Title 24

Reflectivity (white) Initial/Aged ASTM C1549 
ASTM E903

N/A 
N/A

0.76/0.68 
81.9% Reflectance

Emissivity (white) Initial/Aged ASTM C1371 
ASTM E403

N/A
N/A

0.90/0.83 
0.94

Weather Resistance ASTM G155/D6878 10,080 KJ/(m2 . nm) at 340 nm >25,000 KJ/(m2 . nm) at 340 nm

Heat Aging ASTM D573 240°F (115°C) for 32 weeks 60 weeks

Thickness Above Scrim ASTM D7635 Min 30% of Total Thickness 22.1 mil (Nominal)

Guarantee

Up to 25 years

RhinoBond® is a registered trademark of OMG.

Roll Size

5’x 100’ 6’ x100’ 8’x100’ 10’x100’ 12’x100’

(1.52 x 30.5 m)
(500 sq. ft. [46.5 sq.m])

(1.83 x 30.5 m)
(600 sq. ft. [55.74 sq.m])

(2.44 x 30.5 m) 
(800 sq. ft. [74.3 sq.m])

(3.05 x 30.5 m)  
(1,000 sq. ft. [92.9 sq.m])

(3.65 x 30.5 m)
(1,200 sq. ft. [111.484 sq.m])

Roll Weight 162 lb. (73.5 kg) 194.4 lb. (88.2 kg)
 

 257 lb. (117  kg)
 

322 lb. (146.1 kg)
 

386.4 lb. (175.3 kg)
 

Colors White, Tan, Gray

Storage Store rolls on their sides on pallets or shelving in a dry area.

Safety Warning Membrane rolls are heavy. Position and install by at least two people.

Note:  Membrane rolls shipped horizontally on pallets, stacked pyramid-style and banded. Product sizes, dimensions, and widths are nominal values  
and are subject to normal manufacturing/packaging tolerance and variation.
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LABORATORY TEST RESULTS 
 

JOB # 5872-MP 
Date: July 19th, 2018 

 
Prepared For: Irving Materials 
 
Subject: SRI Calculation 
 
Purpose 
Solar Reflectance is the fraction of incident solar radiation upon a surface that is reflected from the 
surface. This report presents the Solar Reflectance Index (SRI) measured for Sample #GT1638  
described in the attached document.  
 
Test Methods  
The samples were tested as per procedures described in ASTM C1549: Standard Test Method for 
Determination of Solar Reflectance Near Ambient Temperature Using a Portable Solar Reflectometer 
and ASTM C1371: Standard Test Method for Determination of Emittance of Materials Near Room 
Temperature Using Portable Emissometers. 
 
Measurement was made in standard ambient temperature and humidity lab conditions. Sample was 
measured in an as received condition. The sample was not cleaned prior to measurement. For the a 
description of the sample, please refer to measurement matrix. The air mass used to calculate values is 
1.5.  
 
The solar reflectance index was calculated in compliance with ASTM E 1980: Standard Practice for 
Calculating Solar Reflectance Index of Horizontal and Low-Sloped Opaque Surfaces. Measurement 
approach II outlined in ASTM E1980-11 valid for SRI values greater than 0.1, and excluding collector 
surfaces (surface with high solar absorptance and low thermal emittance, that is, a greater than 0.8 and  ́
less than 0.2), Eq 4 estimates SRI with an average error of 0.9 and maximum error of 2. This test 
method is used to measure the solar reflectance of a flat opaque surface with a slope smaller than 9.5 
degrees from horizontal under standard solar and ambient conditions.  
 
The SRI of a test surface depends on two material properties and four environmental conditions. The 
variables are Solar reflectance, thermal emissivity, solar flux, convection coefficient, air temperature, 
and sky temperature. SRI accuracy is +/- 1% for solar reflectance for non-metal materials with high 
emissivity yielding a maximum error of +/- 1.4 in SRI. For non-metal surfaces, SRI is insensitive to 
changes in convection coefficient. Metallic surfaces characterized with low thermal emissivity varies 
significantly with convection coefficient.  
 
 
 
 
 
 

Hardscape - Surface SRI76
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Results: 
 
GT1638 – Concrete Sample 
 
Calculated Solar Absorbance = 0.61 
 
Calculated Solar Reflectance = 0.39 
 
Calculated Thermal emissivity (arithmetic average): 0.965 
 
 

Convection Coefficient* SRI value** 
5 47.05 

12 46.36 
30 45.72 

                       
* The convection coefficient is the rate of heat transfer from the surface to air induced by the air movement, expressed in watts 
per square meter per degree kelvin. 5, 12, 30 W/(Km2) correspond to low, medium and high wind conditions, respectively.  
 
** Disclaimer: Samples that are non-isotropic and/or non-homogenous in color, flatness, or composition may be subject to 
increased measurement error over standard instrument error margins. Every effort is made to reduce error by finding the most 
ideal locations on a sample and taking multiple data points to increase confidence in report values. The effect of beam 
scatter/oblique measurement due to sample flatness and spot size in measuring samples that have varying composition in 
relation to measurement error is not well defined nor quantified. SRI will be reported in these instances on a best effort basis. 
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MEMORANDUM

DATE: June 20th, 2022

TO: Ryan Strauser
Strauser Construction Co., Inc.

FROM: Gerald Salzman
Maria Berg

RE: Parking Study – 409 E Kirkwood Ave Bloomington IN 47401

Introduction
The purpose of this memorandum is to summarize the findings of a parking study conducted by DESMAN
for the student housing development at 409 E Kirkwood Avenue in downtown Bloomington. The project
site is located two blocks from Indiana University in the midst of restaurants and retail stores. There is a
public parking garage within walking distance and a bus line along Kirkwood Avenue. The project will
consist of 2,690 SF of restaurant space on the ground floor with residential apartments on the following
three levels and twelve parking spaces provided. The unit breakdown includes eleven studio units, eleven
1 bedroomunits, two 2 bedroom units, and one 3 bedroomunit. This mixed use development is designed
to appeal to university students.

Projected Parking Demand
A parking analysis was conducted to determine the potential parking demand for 409 E Kirkwood based
on the Bloomington Indiana Unified Development Ordinance and nearby developments. The site is
located within the MD Zoning District. The minimum parking requirements for the given land uses shown
in Table 1 are 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.

Table 1: UDO Permitted Parking Spaces by Land Use

Source: Bloomington IN Code of Ordinances Title 20 UNIFIED DEVELOPMENT ORDINANCE Chapter 20.04.110

Land Use Size Units
Parking
Ratio

Parking
Demand

Restaurant 2,690 SQFT 0
Residential Studio 11 Units 0.50 6
Residential 1 Bed 11 Units 1.00 11
Residential 2 Bed 2 Units 1.50 3
Residential 3 Bed 1 Units 2.00 2

2
15%
17Total

Transit Reduction
On Street Parking Reduction
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As seen in Table 1, a parking ratio of 0.5 was applied to studio apartments, 1.00 for 1 bedrooms, 1.50 for
2 bedrooms, and 2.00 for 3 bedrooms. An allowance for proximity to transit per Chapter 20.04.060 (B)
was applied. The restaurant space was assumed to be 100% captive to the university and residential
developments. For this reason, the on street parking spaces satisfy the parking demand for the restaurant.
For residential units, the parking demand was reduced by a 15% for transit, which brings the total demand
for the development to 17 spaces, according to UDO.

Although the UDO requires 17 parking spaces, recent developments along with the area’s auto use
characteristics suggest that a lower parking demand is warranted. Similar to 409 E Kirkwood, the
DunnPark Apartments (115 N Dunn Street) are located on the same block. Built in 2017, the DunnPark
Apartments include 16 studio apartments and a small restaurant space on the ground floor. The project
received waiver from the City of Bloomington Plan Commission that allowed for no on site parking to be
provided. When the DunnPark project was presented to the Plan Commission, it was noted that the
building was in walking proximity to the IU Campus. With students being the primary tenant, the
availability of transit, bike parking on site, and public parking options nearby, the project was allowed to
move forward with no planned parking spaces. The attached letter from the owner of the DunnPark
building demonstrates that the apartments have been successful and fully rented without providing any
parking.

Given the target market of the university students, the parking demand for the 409 E Kirkwood
development is anticipated to be lower than the UDO projection of 17 spaces. The twelve on site parking
spaces will be sufficient given the target market of university students. See the appendix for the ground
floor plan.

Furthermore, recent research by Professor Robert Mack as published in Urban Land provides evidence
that the provision of each car share space (CarGo, Zip Car etc.) in residential settings eliminates the need
for 17 parking spaces. The 409 E Kirkwood development team is providing a car share space and is
targeting low car ownership tenants. 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. See the appendix for the Urban Land article on
carsharing.

Conclusion
Based on nearby developments and auto use characteristics of the student target market, twelve parking
spaces will be a sufficient supply for the 409 E Kirkwood development. The restaurant and visitor parking
can be accommodated on street or in the nearby public garage. Carshare spaces help eliminate the need
for additional parking, and a university parking permit is an option for enrolled students as well. Given the
low auto ownership anticipated for university students, DESMAN sees twelve parking spaces as an
appropriate supply for users of 409 E Kirkwood.
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Appendix
Letter from DunnPark Apartments

Source: DunnPark Apartments
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409 E Kirkwood – Mixed Use Ground Floor Plan

Source: Strauser Construction
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Urban Land Article

Source: https://urbanland.uli.org/development business/developers reduce parking via car sharing/
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For Global Market

435W~450W
P-type Monocrystalline PV Module
CHSM72M(DG)/F-BH   Series (166)

KEY FEATURES

CHSM72M(DG)/F-BH is bifacial module with white glazed glass

TM

Enjoy the Energy of the Universe

Tier 1 No.1
Bloomberg PHOTON 2020 TOP

Performance

DNV GL
Underwritten by

International Insurer

COMPREHENSIVE CERTIFICATES

First solar company which passed the TUV 

IEC TS 62941

12-year Warranty for Materials and Processing

30-year Warranty for Extra Linear Power Output
(1st nd~30th )

APPLICABLE FOR MULTI DIFFERENT ENVIRONMENTS

SNAIL TRAIL RESISTANCE

EXCELLENT WEATHER RESISTANCE

BIFACIAL POWER

REDUCE INTERNAL MISMATCH LOSS

+5W OUTPUT POSITIVE TOLERANCE

Solar Energy
The design team plans to put the scope 
of work on solar out to competitive bid. 
This product is inline with what we intend 
to specifiy although exact product may vary
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05-2020http://energy.chint.com

Pmpp gain Pmpp Vmpp Impp Voc Isc

ELECTRICAL SPECIFICATIONS 

ELECTRICAL SPECIFICATIONS (Integrated power)

MECHANICAL SPECIFICATIONS

MODULE DIMENSION DETAILS

CURVE

Outer dimensions (L  x  W  x  H)

Frame technology

Glass thickness

Cable length (IEC/UL)
Landscape: 1300 mm

Cable diameter (IEC/UL)

 Maximum mechanical test load

Connector type (IEC/UL)

Power rating (front)

Testing Condition Front Back Front Back Front Back Front Back

STC rated output (Pmpp/Wp)* 308 311

Rated voltage (Vmpp/V) at STC

Rated current (lmpp/A) at STC

Open circuit voltage (Voc/V) at STC

Short circuit current (Isc/A) at STC

mpp)

sc)

oc)

Nominal module operating 
temperature (NMOT)

Maximum system voltage (IEC/UL) DC

Number of diodes 3

Junction box IP rating IP 68

Maximum series fuse rating 20 A

PACKING SPECIFICATIONS

Packing unit 36 pcs / box
Weight of packing unit

Number of modules per 

 
 Subject to sales contract

STC: Irradiance 1000W/m2
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BLOOMINGTON PLAN COMMISSION     CASE #: PUD-18-23 
STAFF REPORT        DATE: July 10, 2023 
Location: S. Weimer Road 
 
PETITIONER: Sudbury Partners LLC 
   3225 S. Hoyt Avenue Muncie   
 
CONSULTANTS: Sullivan Development 
   21 S. Rangeline Road Suite 200A Carmel 
 
   CarminParker P.C. 
   116 W. 6th Street Bloomington 
 
REQUEST: The petitioner is requesting to rezone approximately 140 acres to Planned Unit 
Development and a request for approval of a District Ordinance and Preliminary Plan. 
 
BACKGROUND: 
Area:     138.51 acres  
Current Zoning:   Planned Unit Development 
Comprehensive Plan 
Designation:  Neighborhood Residential 
Existing Land Use: Undeveloped 
Proposed Land Use:  Multiple 
Surrounding Uses: North – Dwelling, Multifamily / Dwelling, Single-Family 

(attached)   
West  – Dwelling, Single-Family (detached) 
East  – Vacant / Park 
South – Dwelling, Single-Family (detached) / Dwelling, Single-

Family (attached) 
 
REPORT: The property is located east of S. Weimer Road, south of the terminus of S. Adams 
Street, north of Summit Woods, and east of RCA Park, as well as Monroe County-owned property. 
The property is currently zoned Planned Unit Development (PUD) under the Sudbury PUD, which 
was approved in 1999, with a small portion of Residential Medium Lot (R2) adjacent to S. Weimer 
Road. The 138.51 acre property is currently undeveloped. Surrounding zoning includes PUD and 
County zoning to the north, with PUD and R2 to the south, Parks and Open Space (PO) and PUD 
to the east, and county RS zoning to the west across S. Weimer Road. Properties to the north, 
developed as Arbor Ridge under the existing PUD, contain paired homes. There is are existing 
single-family homes developed to the southwest, and single-family homes across S. Weimer Road. 
Summit Woods is almost entirely built to the south, developed under the existing PUD. The 
petition site maintains frontage on S. Weimer Road, Sudbury Road, two termini of S. Adams Street 
right-of-way, and the terminus of the S. Breaking A Way right-of-way. 
 
The site is almost 140 acres, which is the remaining portion of the partially developed 1999 
Sudbury PUD. The petitioner is requesting a map amendment to rezone the property to a new 
PUD, which includes the approval of a new District Ordinance and Preliminary Plan. The 
petitioner is proposing a PUD that will allow for up to 6,000 new housing units. The petition will 
also contain some commercial, as well as multiple roadway, trail, and utility connections. The 
petitioner intends to dedicate land for a trailhead and a fire station on the eastern portion of the 
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site. The petition will be heard by the Plan Commission for at least two mandatory hearings. The 
Plan Commission will review the petition and make a recommendation to the Common Council, 
in accordance with the procedures described in the Unified Development Ordinance (UDO). This 
is the first hearing of the Plan Commission. The Department has summarized the request, and 
highlighted a number of issues for continued discussion. 
 
HIGH-LEVEL PETITION OVERVIEW: 
The petitioner is proposing five ‘neighborhoods’ or development areas. (The nomenclature is still 
being finalized.) The rough outline of those neighborhoods can be seen in Image One below, from 
the Preliminary Plan. Each area is expected to be delivered separately, as shown in the timelines 
listed in Image Two below. 
 
Image One 

 
Image Two 

Neighborhood
Shasta
Meadow

Denali
Woods Blanc Place

Whitney
Glen

Everest
Center Total

Size
25.8
acres 32.7 acres 31.2 acres 12.3 acres 35.4 acres 137.4 acres

Expected
Units

800
1,000 850 1,100 1,100 1,200 1,600 2,400 100 300 4,450 6,000

Expected
Delivery

2025
2026 2025 2026 2029 2030 2029 2031 2026 2028 8 years

 
The petitioner is expecting that all neighborhoods will be developed over the course of the next 
eight years (seven to nine years listed in the petitioner’s statement – needs to be clarified), with 
Shasta Meadow and Denali Woods to be delivered first. These areas are chosen because of the 
likelihood that these will be the easiest areas to receive utility infrastructure. 
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The petitioner has identified two zoning districts from the UDO that they will use as the base for 
their regulations, Mixed-Use Neighborhood Scale (MN) and Residential High-Density 
Multifamily (RH). As is typical in a Planned Unit Development, the petitioner has proposed a 
number of changes to these districts in the PUD. They are proposing development standards and 
uses that differ from the UDO. They are also proposing some regulations that are verbatim from 
the UDO that they would like to enshrine for this area, to avoid any changes to the UDO affecting 
this development in the lifetime of its development. The petitioner is proposing three separate 
districts, RH1, RH2, and MN, each an amended version of the original in the PUD. The petitioner 
is proposing to utilize the three district types (RH1, RH2, and MN) in each of the neighborhoods, 
as seen in Image Three, below, from the District Ordinance. Some issues raised by the Department 
for discussion are listed below Image Three. 
 
Image Three 

 
 

1. In a typical zoning code, each district has a set of development standards AND a set of 
allowed uses. Those standards and uses apply to the entirety of the district, unless the 
Dimensional Standards Table or Use Table is augmented by Use-Specific Standards. The 
petitioner is proposing that allowed uses be regulated by separate spatial areas, meaning 
that while all MN areas have the same development standards, they do not all have the 
same allowed uses. The uses need to be uniform in each of district, but can be augmented 
by Use-Specific Standards. The petitioner is working toward this goal. 

2. In most PUDs, petitioners identify those standards that do not meet the Unified 
Development Ordinance. Per 20.06.070(c)(5)(B), “to the extent permitted by Section 
20.01.040(b) (Effect of Change in the Law after Filing of Complete Petition), changes to 
the UDO that alter any development standards for which the PUD district ordinance is 
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silent shall apply to portions of the PUD for which an approved site plan has not been 
approved before the date of the UDO change.” The petitioner has included many 
regulations from the UDO verbatim in their district ordinance, in order to ‘freeze’ those 
regulations in time. While the Department is sympathetic to the desire to have total control 
over the design of future development, we think that the amount of things currently 
included that are verbatim from the UDO is excessive, and also creates confusion about 
which regulations are actually different. We would like to see the duplication of the UDO 
drastically reduced. Not only because it creates confusion about which regulations are 
proposed to be changed, but also because it may create confusion about which aspects the 
PUD is silent on, and revert to the UDO, as described in the reference above. For example, 
if the petitioner only submits a list of amended Primary Materials with no mention of 
Secondary Materials, as they have done in this instance, are they expecting no Secondary 
Materials? Or are they expecting the Secondary Materials from the UDO? If there is a 
section in the UDO with 7 subsections, and the petitioner submits 2 amended and only 2 
additional, are the other 3 moot? Or do they revert to the UDO? The style that is in the 
current draft will not work long-term, and needs to be amended. The best way to do this is 
to remove large amounts of the verbatim language. 

3. Is the MN area too big? Do we need MN in the far eastern portion? 
4. The interface across Sudbury Drive needs to be analyzed for a buffer from the existing 

homes to the north. 
 
USES 
The use table, as seen in the District Ordinance, contains 15 separate areas, three in each 
Neighborhood, each with its own set of permitted uses. As described above, this is a confusing 
way to list uses, and the Department has asked that the petitioner match the number of use 
areas to the number of development-regulations areas, which is 3 currently. Most of the uses 
are those that already exist in the UDO. The petitioner is, however, proposing to add two uses 
“off-site parking/surface parking lot shared” and “surface parking lot” to this PUD. The intent 
of the first use is to allow for a stand-alone parking lot on its own parcel to be built and utilized 
by more than one adjoining use. The second use is intended to allow for a parking lot to be 
built as a stand-alone use on a parcel for a fixed amount of time. When that time expires, the 
parking lot must be removed or developed. The petitioner are proposing accessory dwelling 
units that are larger than those that are allowed in the UDO. If they decide to go forward with 
that use, they will need to sync some other references to size in the UDO that they currently 
do not mention. They are aware of the issue. Dwelling, multifamily is allowed throughout the 
entirety of the project. Some issues raised by the Department for discussion are listed below. 
 

1. The developer wants to allow varied residential uses, which is expected and desired. 
However, identifying even general areas where only certain uses will be allowed 
(detached or attached single-family with plexes and small-scale multifamily) will make 
varied development more likely. This has been conveyed to the petitioner and the 
Department is expecting an update. 

2. Parking lot: Is there interest in allowing stand-alone parking lots with or without 
mandated removal timelines? Land used for strictly parking long-term is clearly not in 
sync with the Comprehensive Plan. But, could a temporary fully designed lot be 
appropriate while this large site develops? 

3. Do we want ADUs larger than are allowed in the rest of the City? 
4. Use-specific standards for impactful uses need to be thoughtfully considered. 
5. In some places, they refer to residential uses with 1-10 units, or less than 20, or neither 
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convention is used in other places. Why do these need to be separate? 
 
GENERAL DEVELOPMENT STANDARDS 
The Dimensional Standards table in the District Ordinance, Image Four below, has a number of 
corrections and additions that are needed, and those have been conveyed to the petitioner. For 
example, you can’t have a front build-to-range and a maximum front building setback in the same 
district. Additionally, the height maximums do not match those in the narrative for RH1 and RH2. 
The petitioner has proposed some changes to landscaping and architectural requirements, as well. 
Some issues raised by the Department for discussion are listed below Image Four. 
 
Image Four 

 
1. How tall is appropriate as the base zoning height for the areas in this PUD? 
2. Why would we reduce impervious surface? 
3. Why would we reduce parking setbacks? 
4. Are changes to landscaping and architectural requirements appropriate? 

 
ENVIRONMENTAL: 
The petitioner is proposing a reduction in environmental protection standards in the UDO related 
to steep slopes, riparian buffers, and tree and forest preservation. While the Department 
understands that the developer wishes to maximize the developable area, it is unclear what the 
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benefit to the community is to decrease the environmental protection here. The petitioner has 
included environmental constraint maps in the district ordinance for reference. Members of the 
Environmental Commission, as well as Department staff, were invited to and have toured the site 
with the petitioner. Some issues raised by the Department are listed below. 

1. Is it appropriate to increase the developable area in 12%-18% slope areas from 50% in the 
UDO to 70%? 

2. Is it appropriate to allow disturbance on land of greater than 18% for roads, streets, and 
pathways? 

3. Is it appropriate to allow 10 feet for Zone 3 of a riparian buffer when the UDO requires 
25? We recently updated the UDO to allow streams to be measured from the centerline, 
as opposed to the top of bank, and the additional 15 feet does not seem necessary or 
desirable to the Department. 

4. The petitioner has listed 26.7 acres as the baseline coverage of tree canopy for the site. 
(This is not yes verified by the Department.) The UDO requires a 90% retention of that 
area, and the petitioner is proposing 50%. Is that appropriate? 

5. No karst or wetland regulations were included in the PUD, so the UDO will apply. 
 
ACCESS AND CONNECTIVITY 
The petitioner is proposing some slight changes to these requirements, including allowing 
driveways closer to intersections than allowed by the UDO (from 50 feet to 25 feet) and allowing 
2 driveways for all parcels. While these changes are small, the Department is concerned about 
their cumulative effect on this large scale. Some issues raised by the Department are listed below. 

1. Why are the small changes included necessary? 
2. Alley access needs to be required when available. If not, why not? 
3. No requirements for separation of residential uses on non-classified roads are included, but 

need to be. 
4. Is a driveway width of 24 feet appropriate for residential? The UDO allows a maximum of 

18 feet for single-family, but the PUD proposed 24 feet. 
 
PARKING 
The petitioner is proposing some small changes, including a reduced parking space depth for 90 
degree parking to 15 feet. The standard the UDO was recently changed to 16 feet from 18 feet. As 
mentioned, the petitioner would also like to allow stand-alone parking lots. And they would like 
to allow angled-parking in the rights-of-way to allow for more spaces, however that design does 
not meet the Transportation Plan guidance. Some issues raised by the Department are listed below. 

1. Is it appropriate to allow 15 foot parking spaces? 
2. It is appropriate to lower the stacking regulations for drive-through uses? 
3. Is there a compelling reason to allow the bicycle parking numbers to be different from the 

UDO? 
4. Is there a compelling reason to change any road cross-section, including the parking 

portion, from what is allowed via the Transportation Plan? 
 
RIGHT-OF-WAY CONNECTION: 
As can be seen in Image Five below, the petition site, outlined in black, has a number of 
improvements in the adopted Transportation Plan. The northernmost connection is the extension 
of Sudbury as a General Urban street from the end of the existing W. Sudbury Drive right-of-way 
to the eastern end of the petition site. (NC-19) That roadway is to contain a protected bike lane. 
On the eastern side of the petition site, S. Adams Street stubs at both the north and south ends of 
the petition site, and the Transportation Plan shows a Neighborhood Connector with a bike lane 
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and multiuse path. (NC-20) The petitioner is including the entirety of the Adams Street connection 
on their parcel and has worked with the Department and the Engineering Department on a general 
location. There is a third new right-of-way shown in the Transportation Plan on the southern end 
of the petition site. (NC-24) That road is shown as a Neighborhood Connector that appears to be 
aligned with the Duke Energy easement to the east, and moving southwest to connect to the 
existing Weimer Road right-of-way through a neighboring parcel. Image Six below is from the 
proposed Preliminary Plan and shows potential right-of-way connections and the surrounding 
context. Some issues raised by the Department for additional discussion are below Images Five 
and Six. 
 
The petitioners need to conduct a Traffic Study to determine the possible impacts on surrounding 
roadways and nearby intersections that a development of this size could bring. The study will need 
to be done once Indiana University is back in session. Some of the roadways around the site present 
issues such as limited roadway, a small bridge, or private ownership. 
 
Image Five 
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Image Six 

 
 

1. The southernmost connection in the Transportation Plan raises questions. 
a. The western connection in the Transportation Plan is to a portion of Weimer Road 

that may become a trail in the future, if plans to realign Weimer Road go forward. 
Does it make more sense to have the roadway built north of the R2 parcel/Duke 
Energy easement? There is floodplain along Weimer in that area, so would be 
costly.  

b. The petitioner is showing a connection to the south to meet Breaking A Way. But, 
the Transportation Plan seems to desire a connection to Weimer, so we do not 
believe that that connection supplants the need for an NC-24 connection. 

2. Why can’t the proposed rights-of-way be more gridded? It seems that more than one 
western exit would be advantageous for such a large development. 

3. Adams Street to the north is privately maintained in the County. Have discussions been 
had with that entity? 

4. Do we need a stub to the east on the southern portion of the development site, as is shown 
in the Transportation Plan? 

5. When the property is subdivided, platting and construction of the roads in the 
Transportation Plan will be triggered. The expectation is that they are built within the time 
allowed by the UDO, which is a matter of a few years. Does phasing for the roads need to 
be included in the PUD separate from the neighborhoods? 
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WORKFORCE AND AFFORDABLE HOUSING AND INCENTIVES 
The UDO contains 13 general Qualifying Standards for a Planned Unit Development. The 3rd 
Standard reads: “Where residential dwelling units are proposed, a minimum of 15 percent of the 
total dwelling units must be permanently income-limited through a deed restriction to households 
earning less than 120 percent of the HUD AMI for Monroe County, Indiana and the development 
will be subject to the applicable standards established in Subsection 20.04.110(c): Affordable 
Housing, unless the City otherwise adjusts or releases this requirement.” This standard requires 
that any new PUD provide a minimum at 15 percent of the total dwelling units as permanently 
affordable. This is the base expectation for PUD development. The petitioner has included in the 
proposal the use of incentives to receive additional height than what is proposed in the PUD (which 
is up to 6 stories in the narrative.) It appears that the petitioner intends for a developer to be able 
to use the incentives to gain increased height, while working toward the required 15 percent of 
units, as opposed to additional units. Some issues raised by the Department for additional 
discussion are below. 

1. With the increased base heights (greater than the UDO), is it appropriate to allow additional 
height through incentives without additional workforce or affordable housing units? 

2. The petitioner has proposed less sustainable measures required for incentives. Is that 
appropriate? 

3. How is it best to plan the phasing of affordable or workforce units? 
4. Should nursing home or assisted living beds be counted as units if Medicaid is an option 

for payment, as the petitioners have proposed? 
 
OVERALL CONSIDERATIONS: 
The proposed PUD is large, and the remaining undeveloped portion of an even larger PUD that 
was once approved and partially constructed. The opportunity to develop this land is an important 
one for Bloomington, as we have few large expanses left. The Qualifying Standards for a PUD 
necessitate that we review any PUD proposals to analyze what the PUD is allowing that 
conventional zoning would not allow and what high-value design features the PUD is offering. In 
this case, the petitioner plans to dedicate land for a trailhead and a new fire station on the eastern 
side of the petition site. Some issues raised by the Department for additional discussion are below. 

1. Why does this need to be a PUD? What are we getting/giving here that traditional zoning 
cannot cover? 

2. How are the deviations requested from the UDO improving the future development of this 
site for the community? 

3. What is an appropriate phasing schedule for this development? Do different aspects needs 
to follow different timelines, such as the main roadways and separate neighborhood 
development? 

4. What highly-valued design features are being included in this design? 
 
COMPREHENSIVE PLAN: This property is designated as Neighborhood Residential. The 
Comprehensive Plan notes the following about the Neighborhood Residential area: 
 

 The Neighborhood Residential district is primarily composed of residential land uses with 
densities ranging from 2 units per acre to 15 units per acre. 

 Single family residential development is the dominant land use activity for this district. 
 These areas are largely built out, homogenous neighborhoods, but some vacant tracts of 

land exist as well as opportunities for small-scale neighborhood redevelopment activity… 
 For larger tracts of land, single-family, attached single-family, and multifamily residential 

uses may be appropriate, and in some instances small-scaled neighborhood mixed use is 
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also appropriate. 
 Create neighborhood focal points, gateways, and centers. 
 Ensure that appropriate linkages to neighborhood destinations are provided. 
 Large developments should develop a traditional street grid with short blocks to reduce the 

need for circuitous trips. 
 Support incentive programs that increase owner occupancy and affordability (including 

approaches promoting both permanent affordability and home ownership for all income 
levels). 

 
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 FINDING:  
 
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 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and 
any other adopted plans and policies. 

ii. Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted 
intergovernmental agreements and shall comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into this UDO. 

iii. Minimization or Mitigation of Adverse Impacts 
1. The proposed use and development shall be designed to minimize negative 

environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, noise, 
stormwater management, wildlife habitat, soils, and native vegetation. 

2. The proposed use and development shall not result in the excessive destruction, loss 
or damage of any natural, scenic, or historic feature of significant importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

iv. Adequacy of Road Systems 
1. Adequate road capacity must exist to serve the uses permitted under the proposed 

development, and the proposed use and development shall be designed to ensure 
safe ingress and egress onto the site and safe road conditions around the site, 
including adequate access onto the site for fire, public safety, and EMS services. 

2. The proposed use and development shall neither cause undue traffic congestion nor 
draw significant amounts of traffic through residential streets. 

v. Provides Adequate Public Services and Facilities 
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Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public 
services and facilities include, but are not limited to, streets, potable water, sewer, 
stormwater management structures, schools, public safety, fire protection, libraries, 
and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

vi. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall 
contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are required to comply with the project’s cumulative 
development to date and shall not depend upon subsequent phases for those 
improvements. 

 
PROPOSED FINDING: 
 
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. 
 
PROPOSED FINDING: 
 
CONCLUSION: The proposed PUD would develop a large piece of property that has not been 
fully developed since the existing PUD was approved in 1999. That PUD was built out until it ran 
into triggers for public improvements. The Department wants to carefully consider triggers in this 
PUD based on both development and time to insure that the public improvements expected with 
this petition are provided. Staff from the Department has been meeting with the petitioner to work 
on overall concepts and design details. Development of the parcel is an exciting prospect for the 
City, but we must make sure that the scale and improvements are appropriate. There will be 
changes and more details to discuss in the coming months, as the proposal is refined. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission forward the petition to the required second hearing. 
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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:  July 10, 2023 
 
To:  Bloomington Plan Commission 
 
From:  Bloomington Environmental Commission 
 
Subject: PUD-18-23:  Sudbury Development Partners, LLC. (Summit District PUD) 
  South Weimer Road 

Request to rezone to a Planned Unit Development and a request for approval of a District 
Ordinance and Preliminary Plan 
Hearing #1 

____________________________________________________________________________________ 
 
The purpose of Environmental Commission’s memorandums to the Plan Commission (PC) is to express 
the environmental concerns and recommendations of the Environmental Commission (EC) with the 
hope that action will be taken to safeguard and enhance the environment-enriching attributes that 
provide ecosystem services to all of Bloomington.  Sometimes these data-driven recommendations are 
environmental best management practices that exceed the minimum regulations found in the Unified 
Development Ordinance (UDO).  And sometimes, as in this memorandum, they are meant to require a 
Planned Unit Development District Ordinance to be at least as environmentally protective as any regular 
development that would be following the standard UDO regulations.  The purpose of a PUD is not to 
avoid environmental standards. 
 
The EC has not yet toured this site, although there is a date set to go after this PC meeting.  Therefore, 
this memorandum serves as a place holder for the EC’s thorough discussion of this proposal at the next 
PC hearing.   
 
This is a large site that will influence about 140 acres of Bloomington’s ecosystem services, carbon 
footprint, and plant and animal biodiversity.  The size of this site alone necessitates the very best 
environmental protections.  In addition to the large size, there are countless environmental features 
dotting the entire area, including mature tree stands, streams and riparian buffers, steep slopes, wetlands, 
sinkholes, and biodiversity.   
 
This site has the potential to be a textbook development for people and the environment, but this 
proposed PUD District Ordinance asks for numerous environmental exceptions that will have excessive 
impacts on environmental resources, which may not be necessary.  The EC understands the current need 
for housing, but is opposed to prioritizing that need over environmental protection during this time of 
climate and ecological crisis.  Climate, thus environmental, change has long term impacts on all 
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residents and must be prioritized.  However, this District Ordinance currently proposes significant 
reductions in many environmental protections.   
 
The EC continues to believe that any PUD District Ordinance should not water-down the environmental 
protection requirements to less than the minimum UDO standards.  The trend in Bloomington has 
generally been to strengthen its environmental standards over time, not decay them.  Thus, the EC stands 
against this PUD District Ordinance until the Petitioners prioritizes appropriate environmental 
mitigating standards.  Correspondingly, the EC looks forward to working together with the Petitioner to 
craft a forward-thinking PUD District Ordinance that will be a showpiece for what an environmentally-
progressive neighborhood can be. 
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SSUMMIT DISTRICT 
PLANNED UNIT DEVELOPMENT 

Bloomington, Monroe County, Indiana 
 
Chapter 01.01.010 DEVELOPMENT, DESCRIPTION, AND PHASES 

 
(a) Legal Description 

 
The Land subject to this development ordinance is a combined total of 138.51 acres and is 
legally described as follows: 
 

 TRACT 1:  53-08-07-400-006.000-009 
 
 A part of the East half of Section 7, Township 8 North, Range 1 West, Monroe County, Indiana, 

more particularly described as follows: 
 
 Commencing at a 5/8 inch rebar at the Southwest corner of Northeast quarter of said Section 

7; thence North 01 degree 37 minutes 11 seconds West along the west line of said quarter of a 
distance of 610.00 feet to a 5/8 inch rebar with yellow plastic cap stamped “BRG, INC 6892”, 
hereinafter referred to as a rebar with BRG cap, at the Point of Beginning; thence North 01 
degree 37 minutes 11 seconds West along said west line a distance of 753.08 feet to a mag nail 
at the Southwest corner of the North half of said quarter; thence South 88 degrees 01 minute 
59 seconds East along the north line of said north half of a distance of 1796.39 feet; thence 
North 50 degrees 34 minutes 15 seconds East 1061.42 feet to the east line of the Northeast 
quarter of said Section 7; thence South 02 degrees 31 minutes 28 seconds East along said east 
line a distance of 704.03 feet to a drill hole in the top of a 8” x 8” stone at the Southeast corner 
of the Northeast quarter of said Northeast quarter; thence South 01 degree 41 minutes 33 
seconds East along the east line of said Northeast quarter a distance of 710.38 feet to a 5/8 inch 
rebar at the northwest corner of Lot 4 in Thompson Community Park, of record in Plat Cabinet 
C, Envelope 69 in the office of the Recorder of Monroe County, Indiana; thence South 01 degree 
43 minutes 04 seconds East along the east line of said quarter and the west line of said 
Thompson Community Park a distance of 609.81 feet to a drill hole in the top of an 8” x 8” stone 
at the Southeast corner of said Northeast quarter; thence South 01 degree 35 minutes 11 
seconds West along the west right-of-way of Adams Street Extension as dedicated by the plat 
of Woolery Planned Community Phase VIII, of record in Plat Cabinet C, Envelope 379 in the 
office of the Recorder of Monroe County, Indiana, a distance of 80.28 feet to a rebar with BRG 
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cap at the beginning of a curve concave westerly having a radius of 785.00 feet and a chord 
which bears South 05 degrees 57 minutes 18 seconds West 119.96 feet; thence Southerly along 
said curve an arc length of 120.08 feet to a rebar with BRG cap on the north line of the property 
conveyed to Philip and Barbara Tapp by Instrument Number 2011001304 in the office of the 
Recorder of Monroe County, Indiana; thence along the north line of Tapp the next four (4) 
courses:  
1. North 79 degrees 38 minutes 29 seconds West 70.68 feet to a 5/8 inch rebar with Tapp cap; 

thence  
2. North 75 degrees 49 minutes 21 seconds West 531.71 feet to a 5/8 inch rebar with Tapp 

cap; thence 
3. South 70 degrees 59 minutes 29 seconds West 349.09 feet to a 5/8 rebar with Tapp cap; 

thence  
4. North 82 degrees 58 minutes 17 seconds West 114.38 feet to a rebar with BRG cap; thence 
 North 01 degree 37 minutes 11 seconds West 785.38 feet to a rebar with BRG cap; thence 

North 36 degrees 20 minutes 08 seconds West 209.87 feet to a rebar with BRG cap; thence 
North 88 degrees 10 minutes 15 seconds West 850.00 feet to a rebar with BRG cap; thence 
South 01 degree 37 minutes 11 seconds East 178.71 feet to a rebar with BRG cap; thence 
North 88 degrees 57 minutes 44 seconds West 629.92 feet to the Point of Beginning, 
containing 65.63 acres, more or less. 

 
 TRACT 2:  53-08-07-101-006.004-009 
 
 A part of the North half of the Northeast quarter of Section 7, Township 8 North, Range 1 West, 

Monroe County, Indiana, more particularly described as follows: 
  
 Commencing at a 5/8 inch rebar at the Southwest corner of said Northeast quarter; thence 

North 01 degree 37 minutes 11 seconds West along the west line of said quarter a distance of 
610.00 feet to a 5/8 inch rebar with yellow plastic cap stamped “BRG, INC 6892”, hereinafter 
referred to as a rebar with BRG cap; thence continuing along said west line North 01 degree 37 
minutes 11 seconds West 753.08 feet to a mag nail at the Southwest corner of the North half of 
said Northeast quarter and the Point of Beginning; thence continuing along said west line North 
01 degree 37 minutes 11 seconds West 194.56 feet to a mag nail; thence North 88 degrees 34 
minutes 57 seconds East along the south line of Lot 3 in Sudbury Farm, Phase 1, of record in 
Plat Cabinet C, Envelope 272 in the office of the Recorder of Monroe County, Indiana, a distance 
of 258.71 feet to a mag nail at the Southeast corner of said Lot 3; thence North 28 degrees 40 
minutes 00 seconds East along the east line of said Lot 3 a distance of 245.45 feet to a rebar 
with BRG cap at the northeast corner of said Lot 3; thence South 67 degrees 55 minutes 45 
seconds East along the south line of Sudbury Drive, as dedicated by the plat of said Sudbury 
Farm, a distance of 529.86 feet to a rebar at the beginning of a curve concave Northerly having 
a radius of 680.00 feet and a chord which bears South 74 degrees 47 minutes 28 seconds east 
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161.56 feet; thence Easterly along said curve an arc length of 161.94 feet to a rebar at the 
southeast corner of said platted Sudbury Drive; thence North 08 degrees 27 minutes 32 seconds 
East 80.09 feet to a rebar on the south line of the Arbor Ridge at Sudbury Farm, a Replat of Lot 
7 in Sudbury Farm, Phase 1, of record in Plat Cabinet C Envelope 272 in the office of the 
Recorder of Monroe County, Indiana and the beginning of a non-tangent curve concave 
Northerly having a radius of 600.00 feet and a chord which bears North 82 degrees 19 minutes 
57 seconds East 330.58 feet; thence along the south and east lines of said Arbor Ridge the next 
seven (7) courses: 
1. Easterly along said curve an arc length of 334.91 feet to a rebar with BT cap; thence 
2. North 66 degrees 18 minutes 33 seconds East 517.50 feet to a rebar with BT cap at the 

beginning of a curve concave Westerly having a radius of 25.00 feet and a chord which 
bears North 21 degrees 12 minutes 02 seconds East 35.42 feet; thence 

3. Northerly along said curve an arc length of 39.36 feet to a rebar with BT cap; thence 
4. North 23 degrees 32 minutes 04 seconds West 160.11 feet to a rebar with BT cap at the 

beginning of a curve concave easterly having a radius of 1030.00 feet and a chord which 
bears North 13 degrees 52 minutes 16 seconds West 354.74 feet; thence 

5. Northerly along said curve an arc length of 356.52 feet to a rebar with BT cap; thence 
6. North 85 degrees 42 minutes 27 seconds West 130.48 feet to a rebar with BT cap; thence 
7. North 01 degree 30 minutes 36 seconds East, passing a rebar at 236.74 feet, a total distance 

of 246.82 feet to a rebar with BRG cap on the north line of said Northeast quarter; thence 
 South 87 degrees 18 minutes 14 seconds East along said north line a distance of 1017.37 feet 

to a 4” x 4” cut limestone at the Northeast corner of said quarter; thence South 02 degrees 
31 minutes 28 seconds East along the east line of said quarter a distance of 627.00 feet; 
thence South 50 degrees 34 minutes 15 seconds West 1061.42 feet to the south line of the 
North half of said Northeast quarter; thence North 88 degrees 01 minute 59 seconds West 
1796.39 feet to the Point of Beginning, containing 33.52 acres, more or less. 

 
 TRACT 3: 53-08-08-200-004.000-009 
 
 A part of the Northwest quarter of the Northwest quarter of Section 8, Township 8 North, Range 

1 West, Monroe County, Indiana, more particularly described as follows: 
 
 Beginning at a 4”x 4” cut limestone at the Northwest corner of said quarter quarter; thence 

South 84 degrees 51 minutes 05 seconds East along the north line of said quarter a distance of 
20.38 feet to a rebar with BFA cap at the Southwest corner of Seminary Lot 178; thence 
continuing along the north line of said quarter quarter South 88 degrees 14 minutes 26 seconds 
East a distance of 739.62 feet; thence South 50 degrees 34 minutes 15 seconds West 947.62 
feet to the west line of said quarter quarter; thence North 02 degrees 31 minutes 28 seconds 
West along said west line a distance of 627.00 feet to the Point of Beginning, containing 5.44 
acres, more or less. 
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 TRACT 4: 53-08-08-200-005.000-009 
 
 A part of the Northwest quarter of the Northwest quarter of Section 8, Township 8 North Range 

1 West, Monroe County, Indiana, more particularly described as follows: 
 
 Beginning at a drill hole in the top of an 8” x 8” stone at the Southwest corner of said quarter 

quarter; thence North 02 degrees 31 minutes 28 seconds West along the west line of said 
quarter quarter a distance of 704.03 feet; thence North 50 degrees 34 minutes 15 seconds East 
947.62 feet to the north line of said quarter quarter; thence South 88 degrees 14 minutes 26 
seconds East along the said north line a distance of 395.00 feet; thence South 02 degrees 31 
minutes 28 seconds East, parallel with the west line of said quarter quarter, a distance of 1325.21 
feet to the south line of said quarter quarter; thence North 88 degrees 28 minutes 09 seconds 
West along said south line a distance of 1154.54 feet to the Point of Beginning, containing 29.65 
acres, more or less. 

 
 TRACT 5: 53-08-07-100-004.001-009 
 
 A part of the East half of Section 7, Township 8 North, Range 1 West, Monroe County, Indiana, 

more particularly described as follows: 
 
 Commencing at a 5/8 inch rebar at the Southwest corner of the Northeast quarter of said 

Section 7; thence North 01 degree 37 minutes 11 seconds West along the west line of said 
quarter a distance of 610.00 feet to a rebar with yellow plastic cap stamped “BRG INC 6892”, 
hereinafter referred to as a rebar with BRG cap; thence South 88 degrees 57 minutes 44 seconds 
East 1598.94 feet to a rebar with BRG cap at the Point of Beginning; thence South 01 degree 37 
minutes 11 seconds East 785.38 feet to a rebar with BRG cap on the north line of the property 
conveyed to Philip and Barbara Tapp by Instrument Number 2011001304 in the office of the 
Recorder of Monroe County, Indiana; thence North 82 degrees 58 minutes 17 seconds West 
along said north line a distance of 371.92 feet to a rebar with BRG cap; thence North 27 degrees 
30 minutes 07 seconds East 132.19 feet to a rebar with BRG cap; thence North 40 degrees 16 
minutes 29 seconds West 57.74 feet to a rebar with BRG cap; thence North 05 degrees 59 
minutes 40 seconds East 197.75 feet to a rebar with BRG cap; thence North 38 degrees 24 
minutes 39 seconds East 486.98 feet to the Point of Beginning, containing 4.27 acres, more or 
less.  
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((b) Areas and Sub-Areas 
 

 The area and sub-areas for development with the Summit District PUD are depicted in the 
below map. The numbered areas are then further divided into sub-areas, which correspond to 
development plans and sub-zoning districts of the PUD.  

 
Figure 1:  Area Plan/Regional Street Map 
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SSub-Area 1:  Shasta Meadow 
 
Sub-Area 1 consists of approximately 25.8 acres and will be subdivided and developed into sub-areas 
with expected delivery in 2025-2026.  The zoning district will be Mixed Residential (RH1) and Mixed 
Multi-family (RH2) drawing off the RH zoning, however allowing for small residential structures as well 
as larger multi-family developments focused on affordability and homeownership including single 
family to multifamily products.  The area will allow for the development of attached or multi-family 
homes, including but not limited to plex style homes, townhomes, condominiums, and apartments, 
senior or assisted living facilities as outlined on the allowed use table.  The preservation of the woods, 
floodway, and stream along the western portion of this area will also be preserved. The area will also 
allow for the development of buildings ranging from 3-4 stories with limited commercial uses in specific 
areas near the district center. 

Figure 1a:  Sub-Area 1 Map 
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SSub-Area 2: Denali Woods 
 
Sub-Area 2 consists of approximately 32.7 acres and will be subdivided and developed into sub-areas 
with expected delivery in 2025-2026.  The zoning district will be Mixed Residential (RH1) and Mixed 
Multi-family (RH2) drawing off the RH zoning.  The development will allow for single-family to multi-
family structures with emphasis on ownership and affordability.  The area will allow for the development 
of buildings ranging from 3-5 stories.  This area will also include public spaces for a fire station and trail 
access near the existing Duke easement and future trail.  The mature trees located in the southern part 
of this area will be preserved providing connectivity of the conservation area to the south and the RCA 
park woods to the east.  The continuation of Adams to the north will be included as part of this area 
and the potential connectivity of a neighborhood and the district center. 
 

Figure 1b:  Sub-Area 2 Map 
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SSub-Area 3: Blanc Place 
 
Sub-Area 3 consists of approximately 31.2 acres, with expected delivery in 2028-2029.  The zoning 
district will be Mixed Residential (RH1), Mixed Multi-family (RH2) and mixed commercial (MN) providing 
a diversity of housing types and intensities as well as the continuation of the district center to the east. 
The development will promote high-density mixed-use buildings providing services and amenities to 
the neighborhood.  These areas will have the greatest density of the PUD outside the District Center or 
Everest Center.   The area will allow for the development of including attached or multi-family homes, 
including but not limited to plex style homes, townhomes, condominiums, and apartments, senior or 
assisted living facilities as outlined on the allowed use table, limited commercial uses are also allowed.  
The larger scale development will be to the north of this area, while the southern areas will be lower 
scale and designed to consider the environmental features of the area.  Connectivity for this area will 
include the continuation of Adams to the north, Sudbury to the east and the pedestrian crossing across 
the creek to the district center.  These structures are designed to be 3-6 stories to allow for density and 
transition to the District Center.  This area has some natural features that will require special 
development criteria as outlined in the development standards.   
 

Figure 1c:  Sub-Area 3 Map 
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SSub-Area 4: Whitney Glen 
 
Sub-Area 4 consists of approximately 12.3 acres and will be subdivided into sub-areas, with expected 
delivery in 2028-2030.  The zoning district will be Mixed Residential (RH1) and Mixed Multi-family (RH2) 
drawing off the RH zoning, providing a diversity of housing types and intensities.  The areas will allow 
for the development of including single family homes, attached or multi-family homes, including but 
not limited to plex style homes, townhomes, condominiums, and apartments as outlined on the allowed 
use table, limited commercial uses are also allowed.  These structures are designed to be 3-5 stories to 
allow for density and transition to the District Center and the existing residential areas to the north and 
west. 
 
 

Figure 1d:  Sub-Area 4 Map 
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SSub-Area 5 Everest Center 
 
Sub-Area 5 consists of approximately 35.4 acres and will be subdivided into three sub-areas with 
expected delivery in 2026-2028.  The zoning district draws from the MN zoning designation of the 
UDO, however, expands the uses to include a wider range of commercial and residential uses as well 
as open space and parking facilities.  Th district center will be developed in accordance with the diversity 
of housing types including both owner and tenant occupied buildings.  The development of the area 
will promote high-density mixed-use buildings providing services and amenities to the neighborhood.  
This area will include the public spaces and access to the stream as well as the most intense 
development in the center near the upper and lower public spaces.  This area will also include some 
common green space near the center of the district center as shown on the concept map.  The areas 
will include street and structured parking as well as the potential of interim surface parking areas.  The 
area will allow for the development of mixed-use buildings ranging from 5-8 stories with high density 
residential above commercial uses on the ground floor.  While ground floor residential is allowed the 
area will promote walkability and nonresidential uses at the street.  As part of this area Sudbury will be 
continued to the east to connect with the new Adams Street extension. These areas will have a very 
grided street pattern like the downtown areas, with street parking and on-street parking.   
 

Figure 1e:  Sub-Area 5 Map 
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((c) Summitt Districtt Developmentt Standardss 
(1) Summit District PUD sets forth sub-zoning districts and design and development standards,

creating a combination of sub-zoning and standards that will enhance overall development 
of the property in an orderly manner. 

(2) Summit District PUD is designed to set forth residential and mixed-use sub-zoning districts 
with specifically defined standards, dimensions, scale, and design & development standards 
unique to the development. The PUD wholly defers to and incorporates the UDO to 
determine, the following Development Standards:

a. Floodplain (Section 20.04.040)
b. Outdoor Lighting (Section 20.04.090);
c. Operation & Maintenance (Section 20.04.120);
d. Easements (Section 20.05.040)

(3) The overall project and development of the site will span a period of years. It is anticipated 
that during that development period, as changes are made in the UDO to enhance and 
encourage orderly development, those changes may be beneficial to the PUD, as well. As 
such, upon request of the property owner, the Planning and Transportation Director is 
authorized and empowered to incorporate specific changes in or amendments to the UDO, 
which changes or amendments have been expressly approved and adopted by the City 
Council, into the PUD with the ultimate goal that once fully developed, the PUD will sunset, 
and the provisions made by the UDO will control land use into the future. 

(d))  Preliminaryy Phasingg andd Triggerss forr Infrastructuree 
Final plans can be approved and construction of required infrastructure to take place
consistent with the proposed phase plan of PUD areas as outlined below.  Final occupancy
of the units may require compliance with the standards set forth below. 

123



 

12 
Summit District PUD 
June 26, 2023 
443525 / 25528-1 

SSub-Area 1  
 Delivery anticipated 2025-2026 
 25.8 acres  
 Primary use residential  
 Developed with the extension of Sudbury to the southeast to Duke Powerline Easement. 
 Internal streets and access easement for utilities to the west to meet sewer and water at 

Weimer 
 Connection to all COB utilities is required with final occupancy 
 15% affordable units 
 10% individual ownership 
 800-1,000 units 

Sub-Area 2 
 Delivery anticipated 2025-2026 
 32.7 acres  
 Primary use residential 
 Developed with the extension of Adams and Breaking A Way to Duke Powerline Easement 

and Developed with the extension of Adams to the north through this phase. 
 Connection to all COB utilities is required with final occupancy. 
 Construction of Adams connections north and south 
 15% affordable units 
 10% individual ownership 
 850-1,100 units 

Sub-Area 3  
 Delivery anticipated 2029-2030 
 31.2 acres 
 Primary use mixed residential 
 Development with the connection of Sudbury to the east to county property.  
 Connection to all COB utilities is required with final occupancy.  
 Construction of Adams connections north and south 
 15% affordable units 
 10% individual ownership 
 1,100-1,200 units 

Sub-Area 4  
 Delivery anticipated 2029-2031 
 12.3 acres 
 Primary use residential 
 Development with the extension of the north and west. 
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 Connection to all COB utilities is required with final occupancy. 
 15% affordable units 
 10% individual ownership 
 1,600-2,400 units 

SSub-Area 5 
 Delivery anticipated 2026-2028 
 35.4 acres  
 Primary use mixed use 
 50% development until Adams connection is made to the north or south. Connection to all 

COB utilities is required with final occupancy.  
 Connection to all COB utilities is required with final occupancy.  
 Construction of Sudbury to Adams 
 15% affordable units 
 10% individual ownership 
 100-300 units 

FIGURE 2:  Triggers and Phasing 

 

 
 
FN:  The above schedule is necessarily dependent on the City of Bloomington’s support concerning utility capacity and expansion, as well as 
developing funding sources, including tax incremental financing, to support road and related infrastructure completion. 

Triggers and Phasing By Area By Unit By Month
Overall PUD Area 1 Area 2 Area 3 Area 4 Area 5 1,000 2,000 3,000 4,000 18 24 36 48 62

Streets
Adams X X X
Sudbury to Adams X X X X
Sudbury to East Property  Line X X X
Breaking Away to Adams X X
Main Street across creek to Adams X X X
Off site requirements (Weimer Rd) X X

Pedestrian
Adams With Street
Sudbury With Street
Duke Path - East X x
Connection over Creek x X x

Utilities
Weimer Connection x
New Lift Station X
Remove North Lift Station X
Water Connections With Streets

Other Public
Fire station land X x x
Trail head land X x x
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CChapter 02.02 Summit District PUD:  Sub-Zoning Districts 
 
02.02.010 PUD Sub-Zoning Districts Established. 
 

(a) Summary of PUD Sub-Zoning Districts. 
 
The following sub-zoning districts are established in Summit District PUD, as described below. 
All development shall comply with standards and regulations in the Planned Unit Development 
except where no such PUD standard is articulated, in which case the UDO, as of January 30, 
2023, shall apply as to the RH and MN districts.  
 

 Summit District has land areas which are defined by natural boundaries as well as land uses and 
locations on the site.  These areas are designed and designated to reflect specific land uses that 
when put together make up the Summit District neighborhood.  The district has three sub-
zoned land uses and designed districts:  Mixed Residential, Mix Multi-Family and District Center. 
These areas allow for a wide range of uses that support the overall neighborhood concept of 
walkability and connectivity as well as diversity in housing type and building type. 
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(1) Mixed Residential -RH1

The Mixed Residential area draws on the characteristics of the RH or Residential/High Density 
designation of the UDO, however, includes a wider range of housing types including single 
family and small grouped or multi-family structures (1-10 units). These areas will focus on 
developing in areas with limited environmental and infrastructure constraints, while continuing 
existing facilities including roads, streets, pathways and trails consistent with the City’s vision and 
planning policies. Roads within the sub-area will be designed to promote connectivity and 
walkability including gridded patterns to the extent possible, given the constraints of the 
property.  These areas will allow for the development of including single family homes, attached 
or multi-family homes, including but not limited to plex style homes, townhomes, 
condominiums, and apartments, senior or assisted living facilities as outlined on the allowed 
use table.  These structures are designed to be 2-5 stories to allow for density and diversity and 
support affordability and home ownership. These areas will have a limited gridded street, with 
on-street parking, however given the boundaries of the site and the connectivity available will 
not represent a fully gridded road system.  The areas will be served by trails, paths, and shared 
model facilities.  

Figure 3:  RH 1 
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(2) Mixed Multi-Family -RH2

The Mixed Multi-Family area draws on the characteristics of the RH or Residential/High Density 
designation of the UDO, however, includes a wider range of housing types and nonresidential 
uses to better provide range of housing options and transition from the District’s Everest Center 
to the Mixed Residential areas of 11 units or more.  Development in these areas is intended to 
promote diversity in housing types and price points as well as allowing from nontraditional 
residential uses, including but not limited to, group homes, residential care facilities, hotels, and 
assisted living structures. A limited list of nonresidential uses is also allowed to aid in the 
transition from the District Everest Center. These areas will focus on developing in areas with 
more environmental and infrastructure constraints while continuing existing facilities, including 
roads, streets, pathways, and trails consistent with the City’s vision and planning policies. Roads 
within the sub-area will be designed to promote connectivity and walkability including the 
continuation of Adams to the north and the soon to be construction Duke Multi-Use trail to the 
Thompson Park. These structures are designed to be 4-6 stories to allow for density and 
transition to the District Everest Center. These areas will have a limited gridded street, with on-
street parking to the extent possible, however natural features will limit the overall connectivity 
to a larger gridded street pattern. In addition to the local streets, Adams Street and Sudbury 
Street will continue through these areas, which have an integrated street design to support the 
other shared transportation facilities. 

FIGURE 4:  RH 2
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(3) District Center -MN

The District Everest Center area draws on characteristics of the MN or mixed-use neighborhood 
designation of the UDO and includes a wider range of uses and housing types to better 
promote the walkability of Summit District and the size and scale of the surrounding 
neighborhoods.  Development in this area is intended to promote high-density mixed-use 
buildings providing services and amenities to the neighborhood. Everest Center is conceived as 
a gathering space for the broader neighborhood and the southwest side of the City.  This area 
will also include common greenspace near the center of Everest Center.  This designated area
will include structure parking and shared parking options, as well as adequate on-street parking 
for the retail, service, and restaurant tenants. Roads within the Everest Center will be designed 
to promote connectivity and walkability, while allowing visitors to the District Center with on 
street and structure parking available. Mixed-use buildings will range from 5-7 stories, with high 
density residential above commercial uses on the ground floor.  Additional stories are permitted 
with the applications of bonuses or incentive requirements.  While ground floor residential is 
allowed, the area will promote walkability and nonresidential uses at the street-level. These 
areas will have a very gridded street pattern, consistent with the downtown areas, with street 
parking.

FIGURE 5:  MN 
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((b) Base Sub-Zoning Districts 

 
(1) Section 02.02.020 through Section 02.02.060 below employ a common structure to 

describe the purpose for each base sub-zoning district, an illustrative image, a summary 
of dimensional standards, and any district-specific standards.  

(2) Each of the sub-zoning districts described by this PUD authorize the land uses listed for 
that base district in Chapter 03.01 (Use Regulations), subject to the development 
standards applicable to that type of development in Chapter 04.01 Development 
Standards and Incentives) the subdivision standards in Chapter 05.01:  Subdivision 
Standards and the requirements for development approval in UDO Chapter 20.06 
(Administration & Procedures).  

(3) The materials shown in Sections .02.02.020 through 02.02.060 are summaries of basic 
provisions applicable to the base sub-zoning districts.  In the event of an inconsistency 
between the provisions of the Summit District PUD and the provisions in UDO Chapters 
20.03, 20.04, 20.05 or 20.07, the provisions of the PUD shall apply.  

(4) On the official sub-zoning map for Summit District, a standard sub-zoning district shall 
be labeled using the two-character abbreviation, specifically RH- Residential High 
Density Multi-Family and MN – Mixed Use Neighborhood Scale.  

(5) Residential.  The RH district is intended to accommodate a range of housing types and 
varieties, including high-intensity multifamily residential development, plus related civic 
and residential-supportive uses, to provide an adequate mix of housing types 
throughout the community. The RH district can also serve as a transition between other 
lower density uses.  
 

(6) Multi-Use Neighborhood Scale.  The MN district is intended to promote a mix of 
neighborhood-scale residential, commercial, and institutional uses with pedestrian-
oriented design and multi-modal transportation availability, in order to promote context 
sensitive neighborhood-serving development at nodes and corridors near low- and 
medium-density residential neighborhoods. 

 
(c) PUD Official PUD Zoning Map Revisions 

 
(1)  Only persons authorized by the Planning and Transportation Director may revise the 

 PUD Official Zoning Map when amendments are passed.  Such revisions shall be 
 made as soon as possible after the effective date of the amendment. 

(2)  During the time it takes for the formal electronic version of the PUD Official Zoning 
 Map to be reprinted for public display, hand-drawn lines, and text on an authorized 
 printed copy of the previous PUD Official Zoning Map will be appropriate to note 
 sub-zoning district changes.  Revisions may be made at any time to correct drafting or 
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 clerical errors and omissions in the PUD Official Zoning Map but shall not have the 
 effect of amending the PUD Official Zoning Map.    
 

02.02.020 Standards 
 
Upon subdivision and creation of separate developments within the Summit District PUD, the specific 
sub-zoning district boundaries on the PUD Official Zoning Map shall be interpreted as follows: 
Sub-zoning district boundaries shown within or parallel to the lines of roads, easements, and 
transportation right-of-way shall be deemed to follow the centerline of the affected road, easement, or 
right-of-way. 
 
 

(1) Sub-zoning district boundaries indicated as following or being parallel to section or 
fractional sectional lot lines, or city corporate boundary lines shall be construed as following 
or paralleling such lines. 

(2) Sub-zoning district boundaries indicated as approximately following the center line of 
streams, rivers, or other bodies of water shall be construed to follow such centerlines. 

(3) Where a sub-zoning district boundary divides a lot or parcel or follows or crosses property 
that is not subdivided the location of such boundary, unless indicated by legal description 
with distance and bearing or other dimension, shall be determined by the scale of the 
Official PUD Zoning Map by the Planning and Transportation Director.  

(4) Whenever any street, alley, public right-of-way, railroad right-of-way, waterway, or other 
similar area is vacated by proper authority, the sub-zoning districts adjoining each side of 
vacated areas shall be extended automatically to the center of the vacated area.  All areas 
included in the vacation shall after the vacation be subject to all regulations of the extended 
sub-zoning districts.  In the event of a partial vacation, the adjoining sub-zoning district or 
sub-zoning district nearest the portion vacated, shall be extended automatically to include 
all of the vacated area.  

(5) Any disputes as to the exact sub-zoning district boundaries shall be determined by the 
Planning and Transportation Director.  The Planning and Transportation Director may 
refuse to make a determination when he or she cannot definitely determine the location of 
a sub-zoning district boundary. In such cases, the Planning and Transportation Director 
shall refer the interpretation to the Plan Commission. The Plan Commission may then 
interpret the location of the sub-zoning district boundary with reference to the scale of the 
PUD Official Zoning Map and the purposes set forth in all relevant provisions of this PUD  
and the UDO, where applicable. All sub-zoning district boundary determinations made 
pursuant to this section may be appealed to the Board of Zoning Appeals.  
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002.02.030 Applicable to Sub-Zoning Districts 
 
The standards set forth below are applicable to all sub-zoning districts within the Summit District PUD. 
 

(1) Real Estate or Model Homes 
   
  Real estate sales or model homes are permitted in any sub-zoning district on the site  
  of the development for which the sales are taking place. They are permitted to remain 
  on the site of the development from 15 days before homes are offered for sale until 15 
  days after all homes or home sites within the development are sold. 
 

(2) Seasonal Sales 
(A) Fireworks sales shall not be permitted. 
(B) A temporary use permit shall be required and shall be valid for a maximum of 30 

consecutive days. 
(C) No property shall be issued more than three temporary use permits in a calendar 

year.  
(D) The temporary use shall be located on a lot that fronts on a collector or arterial 

street. 
(E) The temporary use shall be located at least 50 feet from any residential district. 

 
(3) Special Event 

 
  A temporary use permit is required for a special event and is permitted for 15 days.   
  No property shall be issued more than one special event permit per calendar year. 
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002.02.040 District Dimensional Standards 
 
The color-coded Area sub-zoning map is below (Figure 6).  The sub-zoning district-specific dimensional 
standards for each sub-area on the Area Sub-Zoning Map.  Additional standards from Section 02.04.010 
(Dimensional Standards) also apply. 

 
FIGURE 6: Area Sub-Zoning Map 

 
 
 
  

133



 

22 
Summit District PUD 
June 26, 2023 
443525 / 25528-1 

FIGURE 7:  District Dimensional Standards 

 
Note:  See Section 04.04.070 (Incentives for Alternative Standards) 
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Chapter 03.03:  Summit District Use Regulations 
 
 
Section 03.03.010:  General 
 

(1) In the Allowed Use Table, land uses are classified into general use categories and specific 
uses based on common functional, product, or physical characteristics such as the type and 
amount of activity, the type of customers or residents, how goods or services are sold or 
delivered, and site conditions. This classification provides a systematic basis for assigning 
present and future land uses into the appropriate sub-zoning district. In the Summit District 
PUD, all designated uses are permitted in the sub-zoning district as noted (either RH or MN 
sub-zoning districts). 

(2) A lot or parcel may include multiple principal uses, including a combination of residential 
and non-residential uses.   

(3) When a proposed land use is not explicitly listed in the Allowed Use Table, the Planning and 
Transportation Director shall make a determination in accordance with UDO Section 
20.06.080(c). 

(4) All uses required by any unit of local, state, or federal government to have an approval, 
license, or permit to operate are required to have that local, state, or federal approval, 
license or permit in effect at all times, and failure to do so is a violation of this PUD and the 
UDO.  

(5) All uses subject to operational standards of a local, state or federal government agency, 
including without limitation the regulations of the Bloomington Municipal Code, and 
regulations of the Indiana Department of Health and Human Services, shall operate in 
compliance with those standards and regulations at all times and failure to do is a violation 
of this PUD and the UDO.  

(6) The sub-area map with use areas corresponding to Figure 8 is below:   
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FFigure 8  Summit District PUD Allowed Use Table 
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FIGURE 9:  Use Maps 
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FFIGURE 9 a – Sub-Area 1 Use Map 
 

 
 

FIGURE 9b:  Sub-Area 2 Use Map 
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FFIGURE 9c:  Sub-Area 3 Use Map 

 
 
 

FIGURE 9d:  Sub-Area 4 Use Map 
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FFIGURE 9e:  Sub-Area 5 Use Map  
 
 

 
 
 
Section 03.03.020 Use-Specific Standards 
 

(a) Generally 
 
  The Use Specific Standards listed in this Section 03.03.020 apply to those uses listed in 
  Figure 8.  
 

(b) Residential Uses 
 

(1) Dwelling, Single-Family (Detached) 
(A) Occupancy of a single-family detached dwelling unit is subject to the 

definition of “family” in UDO Chapter 20.07: (Definitions). 
 

  ((2) DDwelling, Single-Family (Attached) (2-10 residential units) 
   ((A) Access 
    i. Each individual dwelling unit shall have a separate entrance  
     facing the street frontage to which the building address is  
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     assigned. Buildings on corner lots may have entrances facing  
     either street frontage. 

((B)  OOccupancy 
i. Occupancy of single-family attached dwelling units is subject to 

the definition of “Family” in UDO Chapter 20.07: (Definitions).  
 

  ((3) Dwelling, Multifamily (11 or more residential units) 
   ((A) Access 

i. Each individual building shall have a separate entrance facing 
the street frontage (Public or Private) to which the building 
address is assigned. Buildings on corner lots may have 
entrances facing either street frontage. 

(A)  OOccupancy 
ii. Occupancy of single-family attached dwelling units is subject to 

the definition of “Family” in UDO Chapter 20.07: (Definitions).   
 
  ((4) Dwelling, Live/Work 
   (A) The residential living space shall be occupied by the    
    owner of the commercial or manufacturing activity or the   
    owner’s employee, including that person’s household. 
 
 
   (B) The resident owner or employee is responsible for the    
    commercial or manufacturing activity performed. 
   (C) Signs are limited to not more than two internally    
    illuminated wall or window signs not exceeding 10 square   
    feet in total area. 
   (D) The work activities shall not adversely impact the public   
    health, safety, or welfare of adjacent properties. 
 
  ((5)  Group Care Home, FHAA (Small and Large)  

(A) Group homes for the exclusive use of citizens protected by the 
provisions of the federal Fair Housing Act Amendments of 1988 (FHAA), 
as defined in that Act and interpreted by the courts, or by any similar 
legislation of the State of Indiana, may be established in any Residential 
sub-zoning district or portion of a Mixed-Use sub-zoning district that 
permits residential dwellings, provided that they meet the definition of 
“small” and “large” facilities in Chapter  20.07: Definitions) and are 
located in sub-zoning districts where facilities of that size are allowed  
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 pursuant to Figure 8, and subject to the licensing requirements of the 
state and the City of Bloomington. 

 
   (B) Group homes shall not be designed for or occupied by more than 20  
    residents living together. 
 
((c) Commercial Uses 
 

(1)  Brewpub, Distillery, or Winery 
 
  (A) Brewpubs, distilleries, or wineries shall not manufacture more than 5,000  
   barrels of beverage (all beverages combined) annually. 
  (B) Brewpubs, distilleries, or wineries shall maintain copies of all reports filed with  
   the bureau of alcohol, tobacco and firearms (ATF) and shall be able to  
   demonstrate, upon request of the city, that they have not exceeded the  
   annual beverage production limit in any 12-month period. 
  (C) Brewpubs, distilleries, or wineries shall maintain at least15 percent of the gross  
   floor area of the facility or 500 square feet of floor space, whichever is greater, 
   for public use as a tavern, restaurant, or tasting area. 
  (D) Brewpubs may ship beverages for consumption at other sites, but only if it is  
   demonstrated that:  

i. The location and flow of shipping traffic does not impact access by 
other users; and 

ii. The proposed shipping routes are designed to    
accommodate the weight of the delivery vehicles. 
 

(2) Vehicle Fuel Station 
 

  (A) The use shall be limited to a total of eight metered fuel dispenser   
   units. For the purpose of this section, each hose shall count as one   
   fuel dispenser unit. 
  (B) Major overhaul, body and fender work, upholstering, welding and   
   spray painting shall be prohibited as an accessory use of a vehicle   
   fuel station. 
  (C) All activities other than vehicle fueling shall be conducted within a   
   completely enclosed building. 
  (D) No outdoor storage of automobile parts, discarded tires, or similar   
   materials shall be permitted. 
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  (E) Outdoor storage of more than one wrecked or temporarily    
   inoperable vehicles awaiting repairs shall be prohibited. 
  (F) All structures including fuel canopies shall be similar in appearance   
   to the surrounding development with respect to architectural style,   
   color, and materials; 
  (G) Fuel canopies shall be located to the side or rear of properties to   
   minimize visual impact from public streets; and 
  (H)  At least 50 percent of the total number of dispenser units shall   
   provide alternative fuels including, but not limited to biodiesel,   
   electricity, majority ethanol blend, hydrogen or natural gas. 
 
 ((3) Vehicle Parking  
  (A) GGarage 
   A freestanding primary use vehicle parking garage, or a parking   
   garage that is attached to but not located within the building    
   envelope of a structure containing another primary use shall be   
   permitted.   If exterior facades of a parking garage structure are not   
   covered with residential or commercial spaces, then the following   
   design elements shall all be included: 

i. Exterior facades shall utilize a punched-out window design 
with a minimum of 2’ solid space between openings and 
defined lintels and sills that utilize different finishing material 
than adjacent facade.  

ii. A minimum of one pedestrian entrance with required entrance 
detailing is required per street frontage. 

iii. A minimum of 25% of each facade facing a public street shall 
incorporate public art, planter boxes, or similar elements. 

 (B) Surface Parking 
   A freestanding primary use vehicle surface parking area shall be permitted in  
   accordance with these provisions: 
   i. The surface parking lot shall have ingress and egress to  
    adjacent roadways that are clearing marked with directional  
    signage.  
   ii. In an MN sub-zoning district only, surface parking shall be  
    limited by a minimum of 600’ separation by distance from  
    another surface parking area. 
   iii. Surface parking may be shared by the public or owners  
    through a Shared Parking Agreement.  
   iv. Surface parking shall be approved for use for a period not to  
    exceed five (5) years from the date of approval of the final site  
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    plan and may be extended for a period of up to five (5) years  
    by the Director of Planning and Transportation but only upon  
    submission of a study by petitioner demonstration a   
    continuing need for specified lawful, conforming uses. 
   v. Upon the end of approved use of a surface parking area, the  
    area must be converted by the owner through approved  
    construction of  improvements or a return of the surface  
    parking area to greenspace in compliance with PUD Section  
    04.04.080 (Landscaping, Buffers and     
    Fences).   
   (C) Shared Parking Facilities and Areas 
 
   i. The owners of two or more properties may request to provide 
    parking spaces for their respective uses in a shared parking  
    facility or area, such as a Surface Parking area. Upon review of  
    the request, the Planning and Transportation Department may 
    authorize the shared use of parking facilities or areas. 
   ii. Any property using shared parking facilities or areas shall be  
    located within 600 feet of such parking facility or area, using  
    established sidewalks and crosswalks, where available. 
 
(d) Utilities and Communication  

 
(1) Solar Collector, Ground- or Building-Mounted 

 
  (A) Accessory solar collectors shall only be located behind the    
   front yard setback or on rooftops. 
  (B) Accessory building-mounted solar collectors may exceed the maximum  
   building height requirement by a maximum of 60 inches 
 
 (2) Utility Substation and Transmission Facility 
 
  (A)  Utility substations and transmission facilities (not including sewer or water  
   boost or lifting stations) shall be screened with a solid fence or wall at   
   between eight and ten feet in height and shall provide at least one tree and  
   three shrubs per 20 linear feet of fencing to minimize the visual impact of the  
   use on surrounding properties, public streets, and public open spaces.  
   Required plantings shall be located on the side of the fence closest to abutting 
   properties. 
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 ((3)    Wind Energy System Small 
 
  (A) In Residential sub-zoning districts, an accessory small wind energy system may 
   exceed the maximum building height of the applicable sub-zoning district by  
   10 feet. 
        (B) In Nonresidential sub-zoning districts, an accessory small wind energy system  
   may exceed the maximum building height of the applicable sub-zoning district 
   by 40 feet. 
  (C) Each accessory small wind energy system shall be set back from each property 
   line at least a distance equal to the height of the tower and blade with the  
   blade in its highest vertical position. 
 
(e) Accessory Uses and Structures 
 ((1) Dwelling, Accessory Unit 
      (A)   Purpose 
   These accessory dwelling unit ("ADU") standards are intended to permit the  
   creation of legal ADUs that are compatible with residential neighborhoods  
   while also adding housing options for the City’s workforce, seniors, families  
   with changing needs, and others for whom ADUs present an affordable  
   housing option. 
 
  (B)   Generally 
   i. This use shall be accessory to dwellings of 10 or less that is   
    the principal use on the same lot or parcel. 
   ii. Not more than one ADU may be located on one lot. ADUs shall not  
    contain more than two bedrooms. 
   iii. No more than one family, as defined in UDO Chapter 20.07:   
    (Definitions), shall reside in one accessory dwelling unit; provided,  
    however, that units lawfully in existence prior to the effective date of  
    the ordinance from which this section derives where the number of  
    residents located in one accessory dwelling unit lawfully exceed that  
    provided by the definition of family in UDO Chapter 20.07: 
    (Definitions), may continue to be occupied by the same number of  
    persons as occupied the accessory dwelling unit on that effective date. 
    For purposes of this section, attached ADUs with internal access that  
    were approved under this ordinance shall be considered one dwelling  
    unit. 
   iv. A request for an ADU shall be required to submit a separate site plan  
    petition with the Planning and Transportation Department. 

147



 

36 
Summit District PUD 
June 26, 2023 
443525 / 25528-1  
 

 
  (C)   Utilities 
   All ADUs shall be connected to the public water main and sanitary sewer that  
   are adjacent to the property on which the ADU is located, per City of   
   Bloomington Utilities' Rules and Regulations or Construction Specifications.   
 
  (D)   Standards for Attached ADUs 
   i. The maximum square footage of any attached ADU shall be 1200  
    square feet. 
   ii. The maximum height of any attached ADU shall be the same as that  
    applicable to the primary dwelling structure in the sub-zoning district  
    where the ADU is located. 
   iii. Each ADU shall be set back from each property line by at least the  
    same setback distance applicable to the primary dwelling structure in  
    the sub-zoning district where the ADU is located. 
 

(E)  Standards for Detached ADUs 
   Detached ADUs shall meet the architectural and foundation requirements for  
   a single-family dwelling as found in PUD Section 04.04.020. 
 

i. The maximum gross floor area of the detached ADU portion of any 
accessory structure shall be 1200 square feet or the maximum square 
footage allowed for accessory structures permitted by PUD Section 
03.03.030(e) (Accessory Uses and Structures), whichever is less. 

ii. The detached ADU shall not exceed 30 feet in height. 
iii. The detached ADU shall not extend closer to any street than the 

existing primary dwelling structure. 
iv. A detached ADU shall be set back from any side or rear property by at 

least five feet. 
 

(F)  Recorded Documents 
   Prior to receiving a building permit for an ADU, the petitioner shall record a  
   deed or title restriction with the Monroe County Recorder, in a form   
   acceptable to the City, stating that The ADU shall not be sold separately from  
   the primary unit. 
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((1) Swimming Pools 
Swimming Pools are subject to the Indiana Administrative Code (675 IAC 20: Swimming 
Pool Code), the standards of this UDO, and the standards of the Bloomington Municipal 
Code (BMC Section 14.36.160). 
 
Pool and Pool equipment shall bel located no closer than 35 feet to the front property 
line and five feet from side and rear property lines. 

 
(f)  Temporary Uses 
 

(1)  Generally 
 

(A)  Permit Required 
 All temporary uses shall require a Temporary Use Permit pursuant to UDO   
 Section 20.06.050(k) (Temporary Use Permit), unless otherwise specified in the   
 UDO. Uses not specifically authorized in Figure 8: Allowed Use Table, shall   
 be prohibited. 

 
(B) PPublic Rights-of-way 

  Temporary uses shall be arranged so that vehicles do not block a public right-  
  of-way. 
 

(C) SSigns 
  Temporary uses shall be permitted to display one banner sign with an area of   
  up to 16 square feet without the need to obtain sign permits, subject to   
  regulations on  permitted locations and maximum height of signs of the same   
  type in the sub-zoning district where the temporary use is located. Temporary  
  banner signs shall be located on a structure (not freestanding). 
 

(2) Construction Support Activities 
Contractor's offices, equipment storage, and portable lavatories are permitted on or 
adjacent  to construction sites on property owned or controlled by the owner of the 
property on which  the construction is taking place, subject to the following conditions: 

 
(A) Use shall only occur between 15 days before and 15 days after the    
 construction activity. All temporary facilities shall be removed within    
 15 days after completion of construction. 
(B) The structures shall not contain sleeping or cooking facilities; and 
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(C) Portable lavatories shall be located as to minimize impacts to     
 adjacent residential uses. 

((3)  FFarm Produce Sales 
       A temporary use permit is not required to operate a farm produce sales use, but such use 
       shall comply with the standards of this UDO, in addition to the following standards:  

(A) Temporary tents, structures, or stands used for the sale of farm    
 produce shall not exceed 150 square feet; 
(B) Farm produce sales operations shall not block ADA-accessible     
 parking areas, parking lot access aisles, or sidewalk areas, and shall not reduce  
 the number of parking spaces below any minimum requirement for the   
 principal use in this UDO; 
(C) Farm produce sales shall not operate on the same lot for more than 180   
 days in a calendar year. 
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CChapter 04.04 Development Standards & 
Incentives 

 
 

04.04.010 Applicability 
 
(a) New Development  
 The requirements of this chapter shall apply to all new development pursuant to Section 
04.04.010 (Authority, Applicability, and Jurisdiction), unless otherwise exempted in this Chapter. 
 
(b) Activities That Trigger Compliances 

(1) Construction of any new primary structure on a lot shall require compliance with all 
standards in this Chapter unless an exception is stated in this PUD.  

(2) Figure 10:  identifies activities that trigger compliance for conforming sites and 
structures with specific development standards contained in this Section 04.04. These 
standards shall not exempt development activity that falls below the thresholds 
identified in Figure 10:  from complying with applicable standards of this PUD or any 
applicable federal, state, or local regulations. Additional information on applicability is 
provided in the referenced sections. 

(3) For purposes of this section, “entire site” shall mean the total area of the lot on which 
development is occurring. “Disturbed area” shall mean those areas of the lot or those 
portions of the structure that are included in the project area or that are affected by 
the proposed development activity. 
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FFigure 10:  Development Standards Compliance Thresholds For Conforming Sites and 
Structures 

 
 

 
 

 
04.04.020 Dimensional Standards 
 
 
(a) Purpose 

This section is intended to provide dimensional standards and uniform methods of measurement 
for interpretation and enforcement of the lot and building standards in this PUD. 

 
(b) Applicability 

Compliance with this Section 04.04.020 (Dimensional Standards) shall be required pursuant to 
Section 04.04.010 (Applicability). 

 
(c) General Dimensional Standards 

Figure 2 establishes the dimensional standards for residential, mixed- use, and other sub-zoning 
districts contained in Chapter 02.02: (Sub-zoning Districts).  In case of a conflict between the 
dimensions shown in this Section and the dimensions shown for individual districts in Chapter 
02.02: (Sub-zoning Districts), the provisions of this Section 04.04.020 shall govern. 
 

 

 

PUD or UDO Standard 

 

Section 

 

Change in Use 

 

New Development 

Redevelopment 

Minor Site Plan Major Site Plan 

Entire Site 
Disturbed 

Areas Only 
Entire Site 

Disturbed 
Areas Only 

Entire Site 
Disturbed 

Areas Only 
Entire Site 

Disturbed 
Areas Only 

Dimensional Standards 04.04.020     

Environment 04.04.030     

Floodplain 20.04.040     

Access and Connectivity 04.04.040            

Parking and Loading 04.04.050            

Site and Building Design 04.04.060     
Landscape, Buffering, and 
Fences 04.04.080 

               
                   

 

Outdoor Lighting 20.04.090     

Signs 04.04.090            
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(1) Sub-zoning Districts 
  Dimensional standards for residential sub-zoning districts are shown in Figure 2:   
  District Dimensional Standards. 

 

((d) Lot and Space Requirements 
 

(1) Minimum Lot Dimensions 
No space that is needed to meet the width, setback, area, open space, impervious surface 
coverage, landscaping, or other requirements of this PUD for a lot or building may be 
sold, leased, or subdivided away from such lot or building. All lots affected by a proposed 
subdivision shall meet the standards of this PUD. 

(2) Number of Primary Buildings or Uses per Lot 
Where a lot or parcel is used for multifamily, mixed-use, or commercial, more than one 
primary building may be located upon the lot when such buildings conform to all 
requirements of this PUD applicable to the uses and district. 

 
(e) Setbacks 

(1) Measurement 
(A) Setbacks referred to in this PUD shall be measured as stated in Chapter 20.07: 

(Definitions), under the term "setback” and “build-to range.” 
(B) For private streets, setbacks shall be measured from the edge of the curb, 

easement, or right- of-way, whichever distance is greater. 
(C) Where existing right-of-way is wider than that proposed on the Transportation 

Plan, the setback shall be measured from the existing right-of-way. 
(2) Single-Family Attached and Multifamily Dwellings 

(A) Multifamily dwellings on one lot shall be construed as one structure for purpose of 
measuring setbacks. 

(B) For purposes of setback calculations for side-by-side single-family attached or 
multifamily dwellings, only those dwelling units that do not share a common wall 
with an adjacent unit (end units) shall observe the required side setback for the 
district. 

 
(3)  Exceptions to Setback Requirements 

(A) The setback exceptions established in Figure 10 shall not authorize the 
encroachment of any development across property lines or into a public right-of-
way. 

(B) Every part of a required setback shall be unobstructed from ground level to the 
sky, except as follows: 
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Figure 11:  
Authorized Exceptions to Setback Requirements 
DU = dwelling unit 

Type of Exception Extent of Exception 

Air conditioners (ground) Up to 5 feet if screened by a fence, wall, or appropriate landscaping. 
Air conditioners (window) Up to 30 inches. 
Architectural features Up to 18 inches. 
Awnings, balconies, canopies, patios, and 
steps Up to 6 feet. 

Bay windows, chimneys, eaves, Up to 3 feet. 

Decks 
Up to 6 feet into the side or rear setback provided that no deck is closer than 2 feet to 
a side property line. 

Fire Escapes Up to 6 feet into side and rear setbacks. 
 
Front Entry 

For the residential sub-zoning districts, an entry or covered front addition a maximum of 
6 feet deep and with a width not to exceed one-third the width of the primary facade of 
the structure. 

Accessible ramps Exempt from all setback requirements. 

Satellite dishes 
Up to 5 feet into the front setback and no closer than one foot to the side and rear 
property lines. 

 
Detached garages or carports 

Where a rear alleyway provides access to a detached garage or carport, the setback 
from the property line that runs parallel to the alleyway to the detached garage or 
carport may be reduced to three feet. 

 
Additions to existing primary structures 

For residential structures, additions to existing primary structures may use existing side 
or rear setbacks already established on the lot, provided that the 
gross floor area of the existing structure is not increased by more than 50 percent. In 
no case shall the setback be less than 10 feet (rear) or 4 feet (side). 

 
(C) Where this PUD establishes a maximum setback from the front property line, that 

maximum setback may be increased by up to five feet to accommodate access 
required by the Americans with Disabilities Act, utility or access easements, or to 
prevent encroachment of building projections over the public right-of-way. 
 

((4) Through Lots 
 On a through lot, the Planning and Transportation Director shall determine which lot line shall 
 be deemed the front lot line based on the existing and/or proposed building orientation of 
 surrounding lots.  
 
(f) Building Height 

 
(1) Measurement 

Maximum building heights are expressed in both overall dimension and the number of 
stories, where applicable.  
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((A) Stories 

Story height is measured between the floor of a story to the floor of the story above 
it. For single-story buildings and the uppermost story of a multistory building, the 
measurement  shall be from the floor of the story to the ceiling. 

 
(B)  Overall Dimension 

The height of buildings shall be measured as the vertical distance from the average 
finished grade surface of the building, structure, or wall exposed above the ground 
surface to the  highest point of the roof, parapet wall, or uppermost part. 
 
 
 
 

Figure 12:  

Building Height 
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((C) Exceptions to Height Requirements 
No building or structure or part of a building or structure shall exceed the maximum 
building height within any sub-zoning unless authorized in Figure 9, or elsewhere in 
this PUD.  

 
Figure 13:  
Authorized Exceptions to Height Requirements 

 

Type of Exception Extent of Exception 

 
Place of worship elements 

Steeples, bell towers, and similar features may exceed the maximum height of the 
applicable sub-zoning district by no more than 2 feet above the roof’s highest point.  

Chimneys, lights, landscaping  and other 
ornamental architectural features 

Chimneys and other ornamental architectural features may extend 20 feet above the 
roof's highest point. 

 
Solar Collector 

All districts, accessory building-mounted solar collectors may exceed the maximum 
building height requirement by a maximum five feet. 

Water towers and quarry derricks Water towers and quarry derricks are allowed up to a height of 150 feet. 

 
Mechanical equipment and elevator 
bulkheads 

Roof-mounted mechanical equipment including, but not limited to, utility boxes, 
telecommunication devices, cables, conduits, vents, chillers and fans, may extend up to 
10 feet above the roof's highest point. In such cases, roof-mounted equipment shall 
comply with the requirements of Section 20.04.080(m)(1) (Roof-Mounted Mechanical 
Equipment ). 

Communication facilities 
Communication facilities are exempt from height restrictions, subject to the limitations 
of 20.03.030(f)(1) (Communication Facility). 

 
 

(g) Building Floor Plate 
 
 (1) The area of the lot covered by the primary building shall be included in the calculation 
  of building floor plate in all districts. 
 (2) The area of a lot covered by accessory buildings, parking garages, carports, and utility 
  and storage sheds shall not be included in this calculation. 
 
 
(h) Minor Modification 
     Minor modifications to some of the dimensional standards in this section may be available   
     through the Minor Modification process in UDO Section 20.06.080(a) (Minor Modification), which  
     may be approved by staff during the petition process without the need to apply for a variance,  
     provided that the criteria in UDO Section 20.06.080(a) are met. 
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004.04.030 Environmental 
 

(a) Purpose 
 The Bloomington area is characterized by a wide variety of environmental features that affect 
 the way land is developed, including in the Summit District PUD. These features include karst 
 geology (sinkholes, caves, springs, etc.), wetland areas, steep slopes, mature tree stands, and 
 water resources such as lakes, streams and other surface watercourses. It is prudent and 
 necessary that every area that becomes the subject of a petition for development be routinely 
 scrutinized for the presence of environmental features in order to protect and enhance these 
 environmental features as well as the public health, ecology, and welfare. 
 
(b) Applicability 

Compliance with this Section 04.04.030 (Environment) shall be required pursuant to UDO 
Section 20.04.030 except for applicability of the criteria as established specifically for the 
Summit District PUD in Sections 04.04.030(c) through 04.04.030(f), below. 

 
(c) Steep Slopes 

 
 (1) Applicability 
  This section shall apply to all land-disturbing activities on properties that contain  
  naturally occurring steep or excessive slopes. 
 (2) Slope Measurement 
  For the purposes of this section, the percent slope shall be calculated by dividing the  
  number of feet of elevation change between the top and toe of the slope in question  
  by the  horizontal distance of the slope in question, then multiply by 100 to acquire a  
  percent figure. 
 (3) Easements 
  All slope areas required to be preserved subject to this section shall be placed within  
  conservation easements pursuant to the standards of UDO Section 20.05.040   
  (Easements). 
 (4) Excessive Slopes 
  Areas of land where the pre-development slopes are greater than 18 percent shall not 
  be disturbed for any improvements with the exception of utility lines, roads, streets  
  and pathways. 
 (5) Steep Slopes 

Any development on slopes between 12 percent and 18 percent shall be allowed a 
maximum disturbance of seventy (70%) percent of the total slope. Priority for slope 
preservation shall be given to slope areas that exhibit one or more of the following 
characteristics. 
(A) A Presence of highly erodible soils as identified in the Web Soil Survey produced 

by the National Cooperative Soil Services and operated by the USDA Natural 
Resources Conservation Service; 
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(B) Adjacent to slopes of greater than 18 percent;  

(C) Adjacent to water resources; 

(D) Adjacent to other environmental features that are required to be preserved as 
part of this PUD; or 

(E) Presence of tree canopy of 50% or more of the surface area of the slope. 

((d) Riparian Buffers 
 

(1) Applicability 
 

(A) The standards and conditions of the UDO Section 20.04.030(f) shall apply to all 
development in the Summit District PUD except as specifically provided by this Subsection 
04.04.040(d).  

(2) Fringe Zone Design 
  The fringe zone (Zone 3) shall be designed as follows:  
(A) Location 

Immediately outside the intermediate zone (Zone 2). 
 
(B) Buffer Width 

The required width shall be a minimum of 10 feet measured perpendicular from the outer 
boundary of Zone 2.  

 
(e) Tree and Forest Preservation  
 

(1) Applicability 
 This section shall apply to all land-disturbing activities on properties containing closed-canopy 
 wooded areas. 

(2) Retention of Existing Canopy 
The tree canopy has a baseline coverage of 26.7 acres or 19 percent of the site, which  results 
in a retained 50 percent retained canopy of 13.5 acres across the Summit District site.  
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((f) Maps establishing specific environmental site features are below: 
 

FIGURE 14a:  KARST 
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FIGURE 14b:  TREE CANOPY 
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FIGURE 14c:  BUFFER ZONE
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FIGURE 14d:  STREAM/WETLANDS 
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FIGURE 14e:  FLOODZONE
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004.04.040 Access and Connectivity 
 
(a) Purpose 
 The purpose of this section is to reduce vehicle miles traveled and related greenhouse gas 
 emissions by encouraging walking, cycling, and transit by integrating sidewalks and bicycle 
 routes in new development and redevelopment, and by providing for shorter and more direct 
 routes between many destinations. 
 
(b) Applicability 
 Compliance with this Section 04.050 (Access and Connectivity) shall be required pursuant to 
 Section 04.010 (Applicability) and the specific applicability criteria established in Sections 
 04.050(c) through 04.050(e). 
 
 
(c)  Driveways and Access 
 

(1) Number of Drives 
  No property shall be permitted to have more than two driveway access points per street 
 frontage. 

(2) Location and Separation of Drives    
(A) No entrance or drive shall be installed: 

i. Within 25 feet of any intersection. 
ii. Closer to a street than the existing or proposed front building wall running less than 

45 degrees from parallel to the street right-of-way or ingress/egress easement. 
iii. For nonresidential uses located on corner lots, drive access shall be located on the 

street assigned the lower functional classification according to the Transportation Plan. 
iv. Multifamily dwelling developments may use garages with individual driveways 

accessing the street provided that the street being accessed is designated a local 
street and consistent with access management by the Transportation Plan or is a 
private street. 

(B) Street Classification   
i. The classification of all streets shall be as indicated on the    
 Transportation Plan as contained in the Comprehensive Plan. 

(C) Distance Calculations  
 The distances applicable to the standards outlined in this Section 04.04.040 shall be 

determined as follows:  
i. By measuring from the intersection right-of-way line to the back of    
 curb or edge of pavement (whichever is less) of the entrance or drive;    

 or 
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iii. By measuring from the back of curb or edge of pavement of the first entrance or 
drive to the back of curb or edge of pavement (whichever is less) to the second 
entrance or drive. 

iii. If the parcel is not large enough to achieve the separation required below, then the 
drive shall be installed at a location farthest from the intersection subject to approval 
by the Transportation and Traffic Engineer. 

(D) Streets  
i. Residential Uses (Less than 20 Units) 

No entrance or drive along an arterial or collector street shall be installed within 30 
feet of any intersecting street. 

ii. All Other Uses including residential of 20 units or more) 
iii. No entrance or drive along an arterial or collector street shall be installed:  
iv. Within 50 feet of any intersecting street. 
v. Within 50 feet of another driveway entrance 

 
 If the distance separation requirement cannot be met, then the entrance or drive shall 
 be located equidistant from the two adjacent drives, or as approved by the City Engineer. 
 

(3) Driveway and Access Design 
(A) Generally 
 

i. The City Planning and Transportation Department shall determine curb radii and 
other construction standards for all entrances based on the smallest design vehicle 
possible and to still accommodate the most common vehicle and occasional larger 
vehicles with appropriate encroachments, and whether an acceleration lane, 
deceleration lane, or passing blister is required. 

ii. Driveways shall not impede the flow of drainage. Where driveway culverts are 
necessary to accommodate drainage, the culvert pipe size shall be determined by a 
licensed engineer to prevent flooding. 

(B) Driveway Pavement Widths 
i. Residential Uses (less than 20 units) 

  The width of a driveway between the required front building setback and the   
  street shall not exceed 24 feet. 

ii. All Other Uses (including more than 20 residential units) 
  No entrance or drive located in the front yard of a property shall exceed the   
  following pavement widths for two-way traffic (if one-way, the measurements   
  shall be one-half of the below requirements): 

1. 24 feet if from a nonresidential use onto an arterial or collector street.   
 The City Engineer may authorize a 34-foot entrance to accommodate   
 heavy truck use. 
2. 24 feet if from a nonresidential use onto a local street. 
3. 24 feet if from a mixed-use multifamily residential use onto any type   
 of street. 
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((C) Surface Material 
i. Unless specifically stated otherwise in this PUD, all entrances and drives shall    
 be asphalt, concrete, or other material approved by the city.  
ii. The Planning and Transportation Director may approve structurally    
 engineered, permeable parking pavers for entrances and drives provided   
 these areas are intended for low intensity or intermittent vehicular use and    
 pavers are designed and used to mitigate the negative environmental impacts  
 of impervious surfaces. 
iii. Areas using permeable pavers shall not be counted in impervious surface calculations. 

For new development, all driveway aprons onto a street shall be constructed of 
concrete. 

iv. Enlargement or modification of an existing driveway shall require the driveway apron 
to be surfaced with asphalt or concrete. 

v. Drive cuts shall ramp to meet the pedestrian and/or bicycle facility in order to keep 
the pedestrian and/or bicycle facility at the same grade, unless approved by the 
Transportation and Traffic Engineer due to site elevation constraints. 

(4) Connectivity 
 Where properties have adjacent street or access drive stubs intended for connection, these 
 stubs shall be extended and connected on the developing property. 
 

(5) Vision Clearance Triangle    
(A) Applicability 

i. A vision clearance triangle shall be maintained at every street intersection.  
ii. Vision clearance triangles for intersections may be reduced upon a    
 determination by the City Planning and Transportation Department that such a 

reduction is not expected to have a significant impact on vehicle, bicycle, or   
 pedestrian safety at the intersection and such a reduction is within engineering 

standards or guidelines for vehicle, bicycle, or pedestrian modes. 
 

Figure 15: Vision Clearance Triangle 
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((B) Vision Clearance Triangle Leg Lengths 
 The vision clearance triangle leg lengths shall be as specified in the most current edition 

of the policy on geometric design of highways and streets published by the American 
Association of State Highway and Transportation Officials. Deviation from these standards 
shall require written approval from the City Planning and Transportation Department. 

 
(C) Vertical Clear Area 
 No primary or accessory structures, landscaping, fences, walls or signs shall be placed in 

or to project into the vision clearance triangle between the heights of two and one-half 
feet and nine feet above the crown of the adjacent street. 

 
(d) Pedestrian and Bicycle Circulation 
 

(1) Purpose 
 To reduce greenhouse gas emissions and improve the health and quality of life of city 
 residents by providing safe, convenient, and attractive pedestrian and bicycle transportation 
 paths, sidewalks, trails, and other facilities throughout the City. 

(2) Applicability 
 Pedestrian facilities shall be required on both sides of all streets, with the exception of new 
 single- family, duplex, and triplex residences built on existing legal lots of record on non-
 classified (neighborhood) streets with no adjacent pedestrian facilities, and additions to 
 existing residential structures; and except that cul-de-sac less than 300 feet in length and 
 providing access to 10 or less residential units shall be required to provide pedestrian  facilities 
 on one side of the street. All required trails and connector paths shall be provided. Where 
 there are conflicting standards in this PUD and the most recently adopted Transportation 
 Plan, the Planning and Transportation Director shall determine which standard governs. 

(3) Inspection and Acceptance 
 Prior to the recommendation of issuance of a final certificate of occupancy, all transportation 
 facilities located within the adjoining public right-of-way or dedicated easements shall be 
 inspected for compliance with standards adopted by the City of Bloomington, the 
 Bloomington Public Transportation Corporation, and/or AASHTO standards. 

(4) Pedestrian Network Required 
 All developments shall integrate an interior and exterior pedestrian network comprised of 
 concrete sidewalks or asphalt paths for pedestrian transportation and recreation. This network 
 shall include pedestrian facilities along street frontages, multiuse trails where indicated on the 
 Transportation Plan, and pedestrian connector paths between developments and public 
 destinations (e.g., schools, parks, hospitals), nearby trails, other developments, and vacant 
 land. 
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 All concrete sidewalk and asphalt path improvements shall be constructed as per City 
 Planning and Transportation Department and Engineering Department requirements. 
 All buildings shall have a sidewalk connection from the building entrance to the adjacent 
 public street. 

((5) Type of Pedestrian Facility 
 Required pedestrian facilities shall be as indicated in the Transportation Plan, unless it is 
 determined by the Planning and Transportation Director that such facility should be altered to 
 match adjacent facilities. 

(6) Width 
 The minimum width of required pedestrian facilities shall be as indicated in the Transportation 
 Plan unless specifically noted in street concepts. 

(7) Placement 
 To the extent possible, all required sidewalks shall be located one foot inside the right-of-way 
 to be dedicated to the City. If utility poles, trees, or other physical characteristics complicate 
 installation, then the sidewalk or path may extend into individual lots or common area if the 
 area of encroachment is placed within a pedestrian easement. 

(8) Minimum Tree Plot Width 
 All sidewalks shall be spaced away from the back of curb to provide a tree plot and to provide 
 pedestrian separation from vehicles. This minimum distance shall be as indicated in the 
 Transportation Plan. Except as specified elsewhere in this PUD, tree plots may not be less 
 than five feet and shall be planted with grass. The Planning and Transportation Director may 
 allow tree grates, tree boxes, or other appropriate streetscape treatments in areas that 
 anticipate increased pedestrian traffic.  

(9) Administrative Adjustment 
When the petitioner can demonstrate the need to modify or alter certain design standards 
relating to pedestrian facilities as described below, those standards may be modified or 
altered  by approval of the Planning and Transportation Director. In addition, these provisions 
may be adjusted to allow compliance with the standards of Section 04.04.040 (Access and 
Connectivity). 

(10) Paths, Sidewalks, and Trails 
 

(A) Construction Standards 
 All path, sidewalk, and trail improvements shall be constructed as per the City of 

Bloomington standards and/or AASHTO requirements.  
(B) AAdditional Facility Amenities 
 Additional amenities shall be required in accordance with the design standards identified 

in the Transportation Plan.  
(C) Sidewalks 

i. Material and Width 
 Sidewalks shall be constructed of durable, smooth, and skid resistant material   
 approved by the City and a minimum width of five feet. 

ii. External Sidewalks 
 Sidewalks shall be located a minimum of one foot inside the public right-of-way or   
 within a pedestrian easement along all abutting street frontages. 
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iiii. Internal Sidewalks 
 Sidewalks shall be provided that link abutting streets to primary entrances of primary 

buildings on the site, link separate facilities within the site to each other, and provide 
access to adjoining transit stops.  

iv. Separation 
 Sidewalks shall have a minimum separation of five feet from the curb, or edge of 

pavement where no curb exists. In situations where the minimum separation cannot 
be achieved due to constraints such as limited public right-of-way, mature trees, or 
unsuitable topography, the sidewalk location may be designed to avoid the 
constraints, provided that a pedestrian easement is established for any locations 
where the sidewalk is not within the public right- of-way, and that the minimum five-
foot separation is maintained. 
1. In situations where the sidewalk must be located within a pedestrian easement on 

private property, the portions of the sidewalk within the pedestrian easement shall 
not count toward the maximum impervious surface coverage or against the 
minimum landscape area for the property. 

2. In situations where the City Planning and Transportation Department has 
determined that a pedestrian easement is not feasible due to right-of-way width 
constraints or site elevation constraints, the City Planning and Transportation 
Department may approve the following design options: 
 [a] A 10-foot-wide sidewalk with reduced vegetated plot width. 
 [b] Integral sidewalk with a minimum six-inch curb and six-foot    
 wide sidewalk.  

v. Cross-Slopes 
  All sidewalks (over entrances and drives, intersections, etc.) shall be constructed to  
  comply with the Americans with Disabilities Act and all applicable adopted City  
  standards. 
 

(D) Multiuse Paths 
 Where multiuse paths are identified on the Transportation Plan, or as construction of new 

streets warrants the provision of multiuse paths, as determined by the Planning and 
Transportation Director, such facilities shall be provided as follows: 
i. Minimum Width 

10 feet.  
ii. Surface 

  Multiuse paths shall be paved with asphalt. Alternative surface materials, such as ADA- 
  compliant permeable pavers, may be authorized by the Planning and Transportation  
  Department in order to mitigate environmental impacts. 

iii. Location 
  Multiuse paths shall be constructed a minimum of one foot inside the public right-of- 
  way line or within a pedestrian easement along all abutting street frontages. 
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iiv. SSeparation 
  Multiuse paths shall have a minimum separation of five feet from the curb, or edge of  
  pavement where no curb exists. In situations where the minimum separation cannot  
  be achieved due to constraints such as limited public right-of-way, mature trees, or  
  unsuitable topography, the multiuse path location may be designed to avoid the  
  constraints, provided that a pedestrian easement is established for any locations  
  where the multiuse path is not within the public right-of-way, and that the minimum  
  five-foot separation is maintained. 

1. In situations where the multiuse path must be located within a pedestrian 
easement on private property, the portions of the multiuse path within the 
pedestrian easement shall not count toward the maximum impervious surface 
coverage for the property. 

2. In situations where the City Planning and Transportation Department has 
determined that a pedestrian easement is not feasible, the City Planning and 
Transportation Department may approve a five-foot-wide multiuse path with 
reduced vegetated plot width.   

iv. Cross-Slopes 
  All multiuse paths (over entrances and drives, intersections, etc.) shall be constructed  
  to comply with the Americans with Disabilities Act and all applicable adopted City  
  standards. 

(E) Bike Lanes 
 Where development projects include the construction of new public streets and 

redevelopment projects include alteration of existing right-of-way that are identified as 
having bike lanes in the Transportation Plan, such facilities shall be provided as follows: 
i. Type 

  The type of bicycle facility required shall be determined by the Transportation Plan. 
ii. Minimum Width 

  A minimum of five feet, or as indicated in the Transportation Plan. Any adjacent curb  
  and gutter shall not be included in the bike lane width measurement. 

iii. Location 
  Striped bike lanes shall be located at the outer edge of the street, adjacent to the  
  curb, or as indicated in the most recent Transportation Plan. 

iv. Substitution 
  Substitution of a 10-foot-wide multiuse path may be allowed if approved by the City  
  Planning and Transportation Department and such substitution is consistent with the  
  most recent Transportation Plan. 
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((F) Multiuse Trails 
 Where multiuse trails are identified on the Transportation Plan, such facilities shall be provided 
 as follows:  

i. Minimum Width 
  Pavement width shall be a minimum of 12 feet, and the paved trail shall have two- 
  foot-wide shoulders on both sides and shall be surfaced as determined by the Parks  
  and Recreation Department. 

ii. Surface 
  Multiuse trails shall be paved with asphalt. Alternative surface materials may be  
  authorized by the City Planning and Transportation Department to mitigate   
  environmental impacts. 

ii. Dedication 
  All multiuse trails shall be dedicated to the City Parks and Recreation Department  
  within rights-of-way of at least 50 feet in width. Right-of-way width for multiuse trails  
  may be reduced by the City Planning and Transportation Department after approval  
  by the City Parks and Recreation Department. 

 
(G) Connector Paths 
 Where a development is adjacent to a public park, school, commercial area, or existing or 

proposed multiuse trail as identified in the Transportation Plan, connector paths shall be 
provided as follows:  
i. The design of any required connector path that will connect to a public park or 

multiuse trail shall be subject to the approval of the city parks and recreation 
department. The parks and recreation department may waive the connector path 
requirement if it determines that the proposed connection to a public park or 
multiuse trail is not desirable or is redundant to existing facilities. 

ii. Minimum Width 
  Connector paths shall be a minimum of 10 feet in width. 

iii. Surface 
  Connector paths shall be constructed of asphalt or concrete. Alternative surface  
  materials may be authorized by the City Planning and Transportation Department to  
  mitigate environmental impacts. 

iv. Easement 
  Connector paths shall be contained within pedestrian easements of at least 20 feet in  
  width pursuant to Section 20.05.040 (Easements). 

v. Undeveloped Properties 
  Where vacant or undeveloped properties are adjacent to a property under   
  development, connector paths shall be stubbed to the property line to allow for future 
  connection when adjacent properties are developed. 
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((e) Public Transit 
 

(1) General Standards 
(A) For the purposes of this section, transit facilities shall include:  

i. Benches; 
ii. Shelters; or 
iii. Other similar transit stop amenities. 

 
(B) Where a development is required to install one or more transit facilities, the type and 

location of such facilities shall be as determined by the Bloomington Public Transportation 
Corporation. Where such facilities are proposed within the public right-of-way, approval 
by the City Board of Public Works shall also be required. 

  
(C) The Bloomington Public Transportation Corporation may waive a required transit facility if 

that Corporation deems it unnecessary based on existing facilities. 
i.. Another site approved by the Bloomington Public Transportation Corporation that is 

or will be contained within a transit facility easement. 
(3) Future Public Transportation Routes 

  
(A) Transit Facility Easement 
 For any development where one or more public transportation routes are reasonably 

expected to exist on adjacent public streets in the future, and where the development is 
expected to generate public transit usage, transit facility easements shall be established on 
each future route if one or more of the following criteria exist: 
i. Route Overlap 

The routes do not cross or overlap in a fashion that would allow the placement of a 
single transit facility to serve all routes; or  

ii. Insufficient Right-of-way 
 Insufficient right-of-way exists to reasonably allow a transit facility and/or transit 

service access. 
(B) Location 
 Transit facility easements shall occupy:  

i. A site adjacent to the right-of-way on which the public transportation route is 
established; or 

ii. Another site as approved by the Bloomington Public Transportation Corporation. 
(C) Pedestrian Accessibility 
 Transit facilities shall be connected to the public sidewalk system and ADA-accessible 

routes.  
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((4) Transit Facilities and Easements 
 

(A) Pedestrian Traffic 
 Public transit facilities shall be designed so that they will not interfere with the normal flow 

of pedestrian traffic on public or private sidewalks.  
(B) Construction Standards 
 Public transit facilities shall be built to meet the requirements of the Bloomington Public 

Transportation Corporation.  
(C) Setback Exemption 
 Public transit facilities shall be exempt from the building setback standards of the sub-

zoning district.  
(D) Minimum Easement Depth 
 10 feet.  
(E) Minimum Easement Width 
 15 feet.  
(F) Recording of Easements 
 See UDO Section 20.05.040 (Easements). 
 

(5) Bus Turnout Areas 
 

(A) Bus Turnout 
 Bus turnout areas shall be constructed in conjunction with a transit route if a transit stop is 

warranted, as determined by the Bloomington Public Transportation Corporation and the 
City, and the street on which the public transportation route is established is classified as a 
primary arterial on the most recent Transportation Plan. 

(B) Dimensional Standards 
 Bus turnout areas shall be built to the dimensional requirements of the Bloomington 

Public Transportation Corporation.  
(C) Construction Standards 
 The engineering design of bus turnout areas shall be coordinated with the City Planning 

and Transportation Department. 
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((f) Mobility Map 
 The map establishing future points of connectivity and compliance with the Transportation for 
 the Summit is below: 
 

FIGURE 16:  Mobility Map 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

174



 

Summit District PUD 
June 26, 2023 
443525/ 25528-1 

63 

 

 

004.04.050  Parking and Loading 
 
 
(a) Purpose 
 
 This section is intended to regulate the amount and design of off-street parking and loading 
 for different land uses and to help protect the public health, safety, and general welfare by: 

(1) Avoiding and mitigating traffic congestion; 
(2) Providing necessary access for service and emergency vehicles; 
(3) Providing for safe and convenient interaction between motor vehicles, bicycles, and 

pedestrians; Encouraging multi-modal transportation options and enhanced pedestrian 
safety; 

(4) Providing flexibility to respond to the transportation, access, and loading impacts of 
various land uses in different areas of the city; 

(5) Reducing stormwater runoff, reducing heat island effect from large expanses of 
pavement, improving water quality, and minimizing dust pollution; and 

(6) Avoiding and mitigating the adverse visual impact of large concentrations of exposed 
parking. 

 
(b) Applicability 
 
 Compliance with this Section 04.04.050 (Parking and Loading) shall be required pursuant to 
 Section 04.04.010 (Applicability) and the specific applicability criteria established in Sections 
 04.04.050(d) through 04.04.050(l). 
 
(c) Parking Calculations 
 

(1) Generally 
(A) All parking and loading requirements that are based on square footage shall be 

calculated on the basis of gross floor area of the subject use, unless otherwise  
 specified.  
(B) Parking spaces designed or designated exclusively for recreational vehicles, motorcycles, 

scooters, and other two-wheeled vehicles shall not be included in the calculation of 
minimum  or maximum vehicle parking requirements. 

(C) Parking spaces intended for storage of business vehicles, such as fleet vehicles, delivery 
vehicles, or vehicles on display associated with sales or rental shall not be included in the 
calculation of minimum or maximum vehicle parking requirements unless otherwise 
stated. Businesses with parking areas designed exclusively for vehicle display shall provide 
a minimum of one van accessible ADA parking space. 
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((D) When measurements of the maximum number of required parking spaces for vehicles or 
bicycles result in a fractional number, any fraction of 0.5 or larger shall be rounded down 
to the next lowest whole number. 

(E) Lots containing more than one use shall provide parking and loading based on the shared 
parking calculations in Section 04.04.050(g)(1). 

(2) Unlisted Uses 
 For uses not listed in Figure 17: Maximum Vehicle, the City Planning and Transportation 
 Department is authorized to do any of the following: 

(A) Apply the maximum off-street parking space requirement specified in Figure 12: Maximum 
Vehicle , for the listed use that is deemed most similar to the proposed use as determined 
by the City Planning and Transportation Department (based on operating characteristics, 
the most similar related occupancy classification, or other factors related to potential 
parking demand determined by the department). 

  
 Establish the maximum off-street parking space and loading requirements based on a parking 
 study prepared by the petitioner according to 04.04.050(g) or 04.04.050(h). 
 
(d) MMaximum Vehicle Parking Allowance 
 In no case shall any land use or development subject to this Section provide more than the 
 maximum number of vehicle parking spaces allowed for each land use listed in Table 04-10: 
 Maximum Vehicle Parking Allowance. 
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Figure 17:  
Maximum Vehicle Parking Allowance  
 DU = dwelling unit sq. ft. = square feet 
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((e) Accessible Parking 
(1) Accessible spaces shall be provided and designed as required to meet the requirements of the 
 Americans with Disabilities Act (ADA) and the Indiana Building Code (IBC). 
(2) Each accessible space shall be located adjacent to an access aisle and as close as reasonably 
 practicable to the building entrance most accessible for persons with disabilities. 
(3) All accessible spaces shall be striped and have vertical signs identifying them as accessible 
 spaces per the Indiana Manual on Uniform Traffic Control Devices. 
(4) Required accessible spaces shall count towards the number of maximum parking spaces 
 permitted, unless the maximum allowed number of parking spaces is 25 spaces or less. 

 
(f) Vehicle Parking Location and Design 

(1) Applicability 
 The standards in Figure 17 shall apply to all surface and aboveground vehicle parking and 
 maneuvering areas. 
(2) Location 

(A)   Generally 
i. All parking spaces required to serve buildings or uses erected or established after the 

effective date of this ordinance shall be located on the same lot as the building or use 
served,  in a shared parking facility, or in a surface or structured parking facility, unless 
otherwise allowed pursuant to this Section 04.04.05. 

ii. Parking areas shall be designed to ensure safe and easy ingress, egress, and 
movement through the interior of the lot. 

iii. For surface parking lots with 100 or more parking spaces, landscaped biodetention 
areas located below the surface level of the parking spaces, shall be provided on the 
interior of the parking lot to help direct traffic flow and to provide landscaped areas 
within such lots. 

iv. No park strip shall be used for parking unless otherwise approved by the City 
Planning and Transportation Department based on considerations of pedestrian and 
traffic safety, visual appearance, and buffering. 

iii. All parking shall comply with parking landscape standards in Section 04.04.080 
(Landscaping, Buffering, and Fences).   

(3) Dimensions of Parking Spaces and Drive Aisles 
 All on-site parking and maneuvering areas shall be constructed according to the following 
 minimum dimensional standards and per Figure 19: 

(A) All parking aisles shall terminate with a bump-out for turnaround maneuverability. 
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FFiguree 18::  

Illustrativee Scalee andd Characterr 

Figuree 19::  
Parkingg Dimensionss (inn feet)) 

Angle Parking Space One--Way AAislee Two--Way AAislee 
A B C D 

0’
(parallel)

8.0 20 [1] 12.0 20.0

30’ 15.0 8. 12.0 20.0
44’ 17.0 8. 12.0 20.0
60’ 17.0 8. 16.0 20.0
90’ 16.0 8. 20.0 20.0

Notes:: 
[1]  End spaces may be a minimum of 20 feet in length where no obstruction exists.
[2] Parking spaces for motorcycles may be provided and must be a minimum of 3 feet in width and 6 feet in depth.

(B) If the petitioner can provide different acceptable standards, including but not limited to 
compact or alternative fueled vehicle specific standards, based on a professionally 
recognized source of parking lot design, the City Planning and Transportation 
Department may approve alternative standards pursuant to the minor modification 
process outlined in Section 20.06.080(a) (Minor Modification). 

(4)) Stackedd Parkingg 
Stacked parking arrangements are permitted. 
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((5)  Stormwater Drainage 
(A) Parking lots shall be constructed such that all surface water is directed into an approved 

landscape bumpout, island, or endcap per Section 04.04.080(h)(2) (Landscape Bumpouts, 
Islands, and Endcaps). Stormwater run-off that cannot be directed into approved 
landscape  bumpouts, islands, or endcaps shall be treated using one or more of the best 
management practices prescribed in Section04.04.050(f)(5) or directed into the 
stormwater drainage system. 

(B) Water draining from a parking lot shall not flow across a sidewalk. 
(C) Stormwater drainage plans for off-street parking lots shall be reviewed and approved by 

the  City. 
(D) All parking lots, excluding drives that do not afford direct access to abutting parking 

spaces, shall have a slope of five percent or less. 
 

(E) For all new parking lots containing 12 or more spaces, the following best management 
 practices shall be used to improve stormwater infiltration and water quality: 
i. Permeable pavement materials shall be installed. If such materials are the only 

practice employed from this list, then they shall cover at least 25 percent of the total 
parking lot area; or 

ii. Treatments such as culvert outfalls, bioretention basins, or vegetated swales designed 
to the specifications of City of Bloomington Utilities shall be installed; or 

iii. Other combinations of best management practices for stormwater infiltration and 
water quality subject to approval by the City of Bloomington Planning and 
Transportation and Utilities Departments.  

 
(6) Surface Material 

 (A) All areas used for parking shall be hard surface of concrete, asphalt, brick pavers, or 
 other approved material.  

 (B) All new driveway aprons onto a street shall be surfaced with concrete. Enlargement or 
 modification of an existing driveway shall require the driveway apron to be surfaced  
 with concrete. 

 (C) Areas using permeable parking pavers shall not count towards impervious surface  
 calculations. 

 (D) Except for residential uses, all off-street parking spaces shall be striped or otherwise  
 designated to clearly mark each space. 

 (E) All driving lanes and parking aisles in parking lots shall be curbed, unless an   
 alternative design allowing for adequate stormwater management is approved. 

 
(7) Electric Vehicle Charging 

 Parking areas with 50 or more parking spaces shall provide a minimum of one parking space 
 dedicated to electric vehicles for every 25 parking spaces provided on site. The electric vehicle 
 parking space shall be: 

(A) Located on the same lot as the principal use or shared parking facility; 
(B) Signed in a clear and conspicuous manner, such as special pavement marking or signage, 

indicating exclusive availability to electric vehicles; and 
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(C) Outfitted with a standard electric vehicle charging station. 
 

((8)  Parking Area Landscaping 
 All development shall comply with UDO Section 20.04.080(h).  

 
(9)  Parking Area Lighting 
 All development shall comply with UDO Section 20.04.90(e)(2)(c).  

 
(110) Pedestrian and Bicycle Circulation 
 All development shall comply with Section 04.04.040(d). 

 
(g) Loading Area Location and Design 
 

(1)  Applicability 
 This Section shall apply to all loading areas.  

 
(2)  Location 

 Loading berths shall be located at the rear of a structure. 
 

(3)  Design 
(A) Loading berths shall be paved with asphalt or concrete. 
(B) Loading berths shall be effectively screened from view from adjacent public streets and 

residential uses by solid building walls, constructed of similar building materials as the 
primary structure and not less than six feet in height. 

(C) The design of loading berth areas shall prevent any portion of any vehicle using the 
loading facility from projecting into a public right-of-way. 

 
(h)  Drive-Through Facilities and Vehicle Stacking Areas 
 

(1) Applicability 
 The following standards apply for all uses with vehicle stacking and/or drive-through facilities. 

(2) Minimum Number of Vehicle Stacking Spaces 
 All uses with drive-through facilities shall provide the minimum number of three (3) on-site 
 stacking spaces  
 
(i)  Bicycle Parking Required 

(1) Applicability 
 The following standards shall apply to all uses except for residential uses of 10 or less units.  
(2) Minimum Bicycle Parking Spaces 

(A) Generally 
i. Each development subject to this Section 04.04.03(l) shall provide a minimum of six 

bicycle  parking spaces or 10% of the total number of vehicle parking spaces provided, 
whichever is more. 
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(B)  Building Expansions or Changes in Use 
 Building expansions or changes in use that require additional vehicle parking spaces 

pursuant to Section 04.04.060(b) shall also require additional bicycle parking spaces based 
on Section 04.04.(h)(2)(A), as applied to the building expansion area or the additional 
parking required by the change in use. 

(C) When No On-Site Vehicle Spaces are Provided 
 Where no vehicle parking spaces are provided on site, one bicycle parking space shall be 

required for every 5,000 square feet of gross floor area in each primary building, or a 
minimum of six bicycle parking spaces, whichever is greater. 

(D) Bicycle Parking Reduction 
 Subject to the approval of the Planning and Transportation Department, the number of 

bicycle parking spaces may be reduced if:  
i. Unique or unusual characteristics exist on a development site that would preclude safe 

travel of bicycles to and from the site; or 
ii. Existing bicycle parking facilities are located within the public right-of-way and within 

100 feet of the building's main entrance, provided that a minimum of four bicycle 
parking spaces are provided on site. 

 
(j) Bicycle Parking Location and Design 

 
(1) Location 

(A) Rights-of-way 
 Bicycle parking spaces shall not be located fully or partially within a public right-of-way 

without prior approval of the City.  
(B) Access and Pedestrian Obstruction 
 All required bicycle parking spaces shall be located so that a minimum three-foot clear 

pedestrian passage space is provided to all sides of a standard six-foot bicycle parked in 
each required space, and so that there is at least 54 inches of clearance remaining for 
ADA compliance on pedestrian pathways. 

(C) Design and Proximity 
 Required bicycle parking spaces shall be designed to allow bicycles to be secured with a 

lock to a fixed object and shall located within 50 feet of the main entrance of each primary 
building on site. 

(D) Collocation 
 Bicycle parking facilities may be located in a non-required vehicular automobile parking 

space so long as it is not a parking space required  to comply with the Americans with 
Disabilities Act and the location meets the other provisions of this section. 

(E) Distribution 
 Buildings with 10 or more dwellings shall provide a minimum of two Class II bicycle 

parking spaces per residential building. These spaces shall count toward fulfilling the total 
site requirement for bicycle parking. 
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((2)  DDesign 
(A) Generally 

i. Bicycle parking location and design shall comply with City of    
 Bloomington standards in the Administrative Manual. 
ii. Bicycle parking shall accommodate two points of contact that are separated 

horizontally. 
iii. Bicycle parking shall be accessible from the pedestrian/bicycle way without the need 

to lift the bicycle over a curb. 
iv. Bicycle parking shall be located no farther than the closest motor vehicle parking 

space, excluding accessible vehicle parking spaces. 
(B) Type 

i.. All bicycle parking requirements shall be met using either long-term Class I or short-
term Class II bicycle security facilities. 

ii. For multifamily residential uses, developments with 25 or more   
 dwelling units shall provide: 

1. A minimum of one-half of the total required bicycle parking spaces as covered, 
short- term Class II bicycle parking facilities; and 

2 A minimum of one-quarter of the total required bicycle parking spaces as long-
term Class I facilities. 

(C) Surface 
 Bicycle parking areas shall be placed on a paved surface composed of concrete, asphalt, 

brick pavers, or the like. Bark mulch, crushed stone, stone, rock, dirt, sand or grass shall 
not be permitted as a surface for bicycle parking areas. 

  
(k)  Use of Parking Areas 

(1) Exclusive Use 
(A) Unless a shared parking agreement has been established in accordance with Section 
 03.03.020(c)(3)(c), required vehicle and bicycle parking spaces shall be designed, 

maintained and used exclusively for the tenants, occupants, and customers of the 
buildings or uses on the site. 

(B) Excess or unused parking vehicle or bicycle parking spaces or loading spaces may not be 
rented or leased to the general public or to those who are not tenants, occupants  and 
customers of the buildings or uses where the parking is located unless: 
i.  Otherwise allowed pursuant to 04.04.050(g)(1); or 

 
(2) Storage of Vehicles or Equipment 

 Vehicle parking spaces, including both required and excess parking spaces, shall not be used 
 for storing vehicles that are not used in conjunction with the primary use of the lot. 
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((l)  On-street Parking Standards for Private Streets 
 The following standards related to on-street parking apply to all developments where the City 
 has approved the use of private streets that have not been dedicated to the City. 
 

(1) No Parking Signs 
 Any side of a street where parking is not permitted shall be clearly delineated with yellow 
 curbs or no parking signs noting such restrictions. 

(2) Bump-outs 
(A) Bump-outs may be required at street intersections where on-street parking is used. 

Where required, bump-outs shall use a six-inch standing curb, unless the City determines 
that a curb and gutter is required based on considerations of public safety, utility design, 
or site constraints. 

(B) Bump-outs shall be designed to extend a minimum of eight feet from the  curb line and 
may not reduce the travel lane widths below the standards of the Transportation Plan. The 
City may allow alternative bump-out widths based on considerations of public safety, 
utility design, or site constraints. 

(C) Curbing may include cuts for water runoff collection into approved swale or the like to 
improve water quality. 

(D) Bump-outs shall be installed at angles greater than 90 degrees away from the street curb 
to facilitate street maintenance and shall use designs approved by  the Transportation and 
Traffic Engineer based on considerations of pedestrian and traffic safety and efficient 
maintenance. 
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004.04.060  Site and Building Design 
 
(a) Purpose 

The intent of this Section is to establish site and building design standards that foster high- 
quality, attractive, and sustainable development that is compatible with the Bloomington’s 
principles and policies. The standards are further intended to: 
(1) Protect and enhance the character and quality of Bloomington’s neighborhoods; 

Protect and enhance the long-term market value of property within Bloomington; 
(2) Enhance the human and pedestrian scale of new developments and ensure 

compatibility between residential neighborhoods and adjacent nonresidential uses; 
(3) Mitigate negative visual impacts arising from the scale, bulk, and mass of large 

buildings and centers; 
(4) Promote building designs and construction practices that are sustainable and 

adaptable to multiple uses for extended building lifecycles; 
(5) Minimize negative impacts of on-site activities to adjacent uses; and  
(6) Balance the community’s economic and aesthetic concerns. 

 
(b) Applicability 
 

(1) Compliance with this Section (Site and Building Design) shall be required pursuant to 
Section 04.04.010 (Applicability) and the specific applicability criteria established in Sections 
04.04.060(c) through 04.04.060(e) 
(2) Any exterior renovation of a building shall comply with this Section 04.04.060 for the 
portions of the building affected by the renovation. If the renovation is proposed for only a 
portion of a building, the Planning and Transportation Director may waive compliance with 
the site and building design standards if that renovation would be inconsistent with the overall 
design of the existing structure. 

 
(c) Building Design 

(1) Applicability 
 The following standards shall apply to all development. 
 
(2) Exceptions 
 Residential structures of 10 or less shall not be subject to the standards of this Section 
 04.04.060(2). 
 
(3) Materials 
 All facades of a primary building shall consist of one or more of the following exterior finish 
 materials: 

(A) Primary Exterior Finish Materials  
i. Horizontal lap siding (e.g., vinyl, cementitious, wood);  
ii. Cementitious siding; Wood composite siding, such as LP Smart siding. 
iii. V-grooved tongue-and-groove siding; 
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iv. Wood-grained vertical siding materials in a board-and-batten or reverse batten 
pattern;  

v. Cedar or other wood materials; 
vi. Stucco, plaster, or similar systems, (excluding EIFS);  
vii. Brick; 
viii. Stone;  
ix. Masonry; Split face block, ground face block, 
x. Cast or cultured stone;  
xi. Cast in place concrete;  
xii. Precast concrete; 
xiii. Transparent  
xiv; Glass. 
xv. Metal 
xvi. Earthen structural materials; or 
xvii. Other materials that replicate the look and durability of the above materials, as 

approved by the staff. 
((D) Exterior Facades 
 All facades of a primary building shall incorporate three or more of the following design 

elements every 40 feet to avoid blank, uninterrupted walls: 
i. Awning or canopy; 
ii. Change in building facade height (minimum of 3 feet of difference); 
iii. Change in building facade plane (minimum of 2 feet of difference); 
iv. A regular pattern of transparent glass constituting a minimum of 50 percent of the 

total wall/facade area of the first-floor facade/elevation facing a street;. 
v. Change in pattern or orientation of siding material: change from horizontal siding to 

vertical textures. 
vi. Partial Wall elevation recesses and/or projections, the depth that are at least 12”.  

(E) Patterns 
 All facades of a primary building visible from any roadway shall contain the following color 

and texture changes: 
i. Facades shall consist of at least one primary and one secondary color. 
ii. At least one of these elements, either texture or color, shall repeat horizontally across 

the facade. 
iii. Variations in texture and color elements shall repeat vertically a minimum of every 30 

feet.  
(F) Eaves and Roofs 
 Buildings with sloped roofs (those greater than 3:12 pitch) visible from any roadway shall 

contain overhanging eaves, extending no less than two feet past the supporting walls. Flat 
roofs (those less than 3:12 pitch) shall include a parapet on supporting walls. 

(G) 360-Degree Architecture 
 Those sides of a building that are not visible from the street frontage shall have a finished 

facade that is similar to the visible facades in terms of materials and architectural detailing. 
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((H) Primary Pedestrian Entry 
i. One primary pedestrian entrance shall be provided facing a street.  
ii. On corner or through lots, the facade facing the higher classified street shall have the 

primary pedestrian entrance.  
iii. The pedestrian entry shall contain at least three of the following architectural details:   

a. Pilasters or facade modules; 
b. Public art display; 
c. Prominent building address, building name,  
d. Lighting;  
e. Awning or canopy 
f. Change in building façade colors or materials 
g. Raised corniced entryway parapet; 
h. Buttress and arched entry. 

 
(I) Windows on Primary Facades 
 All first-story windows on the primary facade of a primary structure shall be transparent 

and shall not make use of dark tinting or reflective glass, except as required for Energy 
Star Performance Rating. 

(J)  Anti-Monotony Standards 
 In the case of any development containing more than four individual buildings there shall 

incorporate the following variations to break up monotony in design:  
i. At least 20% of the siding materials to be change. 
ii. At least 30% of the siding colors to be changed. 
iii. At least 20% of the siding textures to be changed. 

 
(K)   Street Addresses 

i. Street address displays shall consist of Arabic numerals (e.g., 1, 2, 3...) no less than 
eight inches in height. For multifamily uses, the address display shall a minimum of 
five inches and a maximum of 10 inches in height. 

ii. Street address displays shall be placed above all exterior entrances visible from a 
public street, private drive, or parking lot. 

iii. All street addresses shall contrast with the color of the surface on which they are 
mounted, shall consist of reflective materials, and shall be clearly visible and 
identifiable from the street. 
 

 (3) Residential (10 units or less)  
  

(A) Applicability 
 The following standards shall apply to residential buildings of 10 or less.  
(B) Materials 

i. Primary exterior finish building materials used on residential dwellings shall consist of 
any of the following: 
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ii. Horizontal lap siding (e.g., vinyl, cementitious, wood); V-grooved tongue-and-  
 groove  siding; 
iii. Wood-grained vertical siding materials in a board-and-batten or reverse batten 

pattern; Cedar or other wood materials 
iv. Stucco, plaster, or similar systems (excluding EIFS); Stone; 
v. Split face block, ground face block, or brick; Cast or cultured stone; 
vi. Cast in place concrete; Earthen structural materials; or 
vii. Other materials that replicate the look and durability of the above materials, as 

approved by the staff. 
((C) Minimum Coverage 
 Exterior finish building materials listed above, or a combination of such materials, shall 

extend from roofline to within six inches of finished grade.  
(D) Foundations 
 All buildings shall be placed on permanent foundations. 
(E) Roofs 

i. For attached and detached single-family dwellings, duplex, triplex, fourplex, and 
 multifamily dwelling units that have sloped roofs, the roof shall consist of shingles,   
 shakes, tile, standing-seam metal, or V-grain metal. Additions to attached or  
 detached single-family dwelling units may use flat roofs (less than a 3:12 roof pitch). 
 Primary structures larger than 1,000 square feet of gross floor area may use a flat roof 

(less than 3:12 roof pitch).  
 
(F) Street Addresses 

i.  Street address displays shall consist of Arabic numerals (e.g., 1, 2, 3...) no less than 
three inches in height.  

ii.  Street address displays shall be placed on the front of the structure and on the   
 mailbox post where mailboxes are located along the street.  
iii.  All street addresses shall contrast with the color of the surface on which they are 

mounted, shall consist of reflective materials, and shall be clearly visible and 
identifiable from the street. 

 
(G)  Solar Ready Building Design 
 All primary structures shall meet either the following:  
 

i. Design building as solar or renewable energy ready and incorporate the following into 
the site plan: 

ii. Roof load bearing specifications shall be sized to bear the weight of a solar 
installation, but no less than an additional 10 psf; 

iii. Submit a completed U.S. EPA Renewable Energy Ready Home Solar Site Assessment 
or another approved solar-ready assessment is required. 

iv. Modifications to either 1 or 2 above can be approved by the Director of Planning and 
Transportation. 

 

189



 
 

78 
Summit District PUD 
June 26, 2023 
443525/ 25528-1 

004.04.070  Incentives 
 
(a) Purpose and Applicability 

The affordable housing and sustainable development incentives are available to all 
development within the Summit District PUD.  The purpose of this Section 04.04.070 is to 
establish a framework by which affordability and sustainability standards may be implemented 
to achieve the requirements of the Summit District PUD.  It is further designed to create 
standards to allow development to incorporate expanded affordability and sustainability 
measures by providing enhanced development incentives.  

(b) General Standards 
 

(1)  The following standards apply to all projects seeking affordable housing or sustainable 
 development incentives in this Section. 

 
(A) The Comprehensive Plan recognizes sustainability as a key component of nurturing 

Bloomington's environmental integrity. 
 

(B) The purpose of these standards is to encourage the provision of affordable housing for very 
low- , low-, and moderate-income households. Affordable housing is necessary to help 
maintain a diverse housing stock and to allow all residents to have better access to jobs and 
to improve their economic status. Affordability and sustainability, along with the incentives 
available for each will accompany development plans submitted to achieve goals articulated 
in this ordinance. A minimum of 15% of the residential housing offered by this Project will 
fall in the affordable category and be permanently income-limited.  

 
(C) The Summit District PUD requires 15% of the units meet the affordability standard of being 

income restricted to households earning below 120 percent of the HUD AMI for Monroe 
County Indiana.   

 
(2)  Waiver of Fees 

(A) When a petition qualifies for one or more of the incentives in this Section filing fees  
 for the Plan Commission and/or Board of Zoning Appeals may be waived. 
(B) When a petition that qualifies for one or more of the incentives in this Section has been 

approved by the decision-making body: 
i. Fees associated with right-of-way excavation permits for the project may be waived; 

and  
ii. Sewer hook-on fees for the project may be waived or reduced by the utilities service 

board. 
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((3) Administration 

(A) A petition for these development incentives shall be included with a petition for 
development approval. 

(B) Projects that qualify for the affordable housing incentive and/or the sustainable 
development incentive established in Section 04.04.070: (Incentives), shall have the site plan 
portion of the petition processed as a minor (rather than major) site plan. 

(C) Staff shall determine if the project is eligible to receive incentives and if it satisfies the criteria 
established in this Section 04.04.070. 

(D) Where the final approval authority determines that the project satisfies the criteria of this 
Section 04.04.070 the final approval authority may authorize the modifications to 
development standards otherwise applicable to the project to allow the use of the approved 
incentives. 

(E) The city may withhold issuance of a Certificate of Zoning Compliance or recommendation 
for a Certificate of Occupancy until verification that the project satisfies the affordable 
housing and/or sustainable development standards approved as part of the development 
petition. 

 
(c) Incentives 

(1)  All projects that meet the minimal standards set forth in the incentive Section 04.04.070 shall 
 be entitled to the following incentives as part of such development.  These incentives are 
 further discussed in the following sections, however, include reduction in bulk requirements 
 and increase in primary building height maximums.  

 
The standards as well as the incentives can be applied individually for any project or 
accumulatively based on the standards set forth below. 
 

(2) For projects of more than 20 residential units or all non-residential uses, if both the affordable 
 housing incentive and the sustainable development incentive have been earned, the 
 maximum building floor plate may be increased by 50% and the maximum building height 
 may be increased by four stories not to exceed 48 feet.   

 
(d) Affordable Housing 
 

(1) Purpose 
 The purpose of these standards is to encourage the provision of affordable housing for very 
 low- , low-, and moderate-income households. Affordable housing is necessary to help 
 maintain a diverse housing stock and to allow all residents to have better access to jobs and 
 to improve their economic status. The Summit District PUD requires 15% of the units meet the 
 affordability standard of being income restricted to households earning below 120 percent of 
 the HUD AMI for Monroe County Indiana.   
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 Affordability and sustainability, along with the incentives available for each will accompany 
 development plans submitted to achieve goals articulated in this ordinance. A minimum of 
 15% of the residential housing offered by this Project will fall in the affordable category and be 
 permanently income-limited. The calculus for  affordability will require that for every 250 
 residential units developed, 15%, or 38, of those units will be designated as affordable, to 
 comply with the requirement and to provide diversity in housing types and provide affordable 
 units across the entire project. The entire project will achieve the 15% dedication of affordable 
 residential housing and integrated over the entire Property. This integration of this housing 
 requirement across the entire scope of the development will  ensure that there is no single 
 concentration of affordable housing to attain the 15%  calculation, but that it is appropriately 
 disbursed throughout the Property. The calculation for each development project will  be 
 carried forward from area-to-area such that the aggregate housing dedicated to 
 affordability will total a minimum of 15%, thereby meeting the PUD requirement for 
 affordability. 
 
 In an attempt to provide housing for a variety of households with diverse incomes and needs 
 additional incentives are below to aid in the diversity of housing products, income levels and 
 needs of the community,  
 

 38 affordable units (HUD income less than 120% AMI) per every 250 units. 
 Some portion of the affordable units must be located in each of the five development 

areas of the PUD. 
 300 units can be constructed prior to the affordable covenant requirement (75 units) 

be placed on a portion of the property. 
 Assisted care, group home or other nontraditional single family or multifamily 

developments that allow for individuals or households that are income restricted (i.e. 
Medicaid or other programs) to less than 120% HUD AMI are counted as 0.5 units and 
can be applied to the overall affordable housing requirement of the project. (10 
residents or units income restricted X 0.5 = 5 affordable units). 

 Units that are restricted to households earning less than 90 percent of HUD AMI for 
Monroe County for a period of 20 years or greater shall receive twice the credit as those 
units restricted to 120 percent HUD AMI for Monroe County, Indiana.   LIHTC or other 
programs that require units at or below 90% HUD AMI are counted as 1.5 units and can 
be applied to the overall affordable housing requirement of the project, (10 income 
restricted units at 80% HUD AMI x 1.5 = 15 units). 
 

((2)  Eligibility 
 Projects that satisfy one of the following criteria shall be eligible for the incentives established 
 by Section 04.04.070: 
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((A) Tier 1 
i.  At least 60 percent of the total gross floor area of the building (including additional area 

awarded with an incentive) is dedicated to residential dwellings; and  
ii. A minimum of 15 percent of the total dwelling units (including those on floors awarded 

with an incentive) are income-restricted for a minimum period of 20 years, unless 
otherwise adjusted or forfeited by the City, to households earning less than 120 

 percent of the HUD AMI for Monroe County, Indiana; or 
 

(B)   Tier 2 
i. At least 60 percent of the total gross floor area of the building (including additional area 

awarded with an incentive) is dedicated to residential dwellings; and 
ii. A minimum of 7.5 percent of the total dwelling units (including those on floors awarded 

with an incentive) are income-restricted for a minimum period of 15 years unless 
otherwise adjusted or forfeited by the City, to households earning below 120 percent of 
the HUD AMI for Monroe County, Indiana; and 

iii. A minimum of 7.5 percent of the total dwelling units (including those on floors awarded 
with an incentive) are income-restricted for a minimum period of 20 years, unless 
otherwise adjusted or forfeited by the City, to households earning below 90 percent of 
the HUD AMI for Monroe County, Indiana. 

 
(3)  Nonresidential Projects 
 Nonresidential projects that satisfy the following criteria shall qualify for the incentives 
 established by Section 04.04.070:  

 
(A) The petitioner takes one of the following actions: 

i. The petitioner constructs and restricts at least 20 affordable dwelling units, and each of 
those affordable dwelling units (a) are located off site, and (b) are deed-restricted to 
meet the Tier 1 or Tier 2 criteria for affordability levels and length of income restriction 
in Section 04.04.070(c), and (c) complies with the standards in Section 04.04.070(c)(6); 
or 

ii. The petitioner purchases/restricts at least 20 existing market-rate dwelling units and 
converted to an affordable dwelling unit that 
  (a) are deed-restricted to meet the Tier 1 or Tier 2 criteria for affordability 
  levels and length of income restriction in Section 04.04.070 (c), and  
  (b) comply with the standards in Section 04.04.070(c)(6); or 

iii. The petitioner submits a payment-in-lieu of the construction or purchase of 20 
affordable dwelling units described in subsection (i) and (ii) above, pursuant to Section 
04.04.070(c)(7), calculated on a per unit rate. 
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((4) Other Standards 
 The following standards shall apply to all affordable housing projects seeking incentives under 
 this section 04.04.070(c). 
 

(A) Agreement Required 
 Petitioners shall enter into an affordable housing program or agreement administered by 

the  federal, state, or local governments, or an organization approved by those 
governments to ensure that no person shall sell, rent, purchase, or lease an affordable 
housing unit created pursuant to this Section 04.04.070(c)(5) except to income-eligible 
households and in compliance with the provisions of this section.  

(B) Advertising Requirement 
 Proof that the income-eligible units will be marketed and leased similar to the market-rate 

units is required before occupancy can be issued.    
(5) Payment-in-Lieu 

(A) A payment-in-lieu of providing housing that meets the Tier 1 or Tier 2 affordability criteria 
may be authorized by: an agreement with the City and all payments will be deposited into 
the  Housing Development Fund. 

(B) The provisions of this Section 04.04.070(c)(7) shall become effective as adopted and publicly 
available in the Administrative Manual within the Planning and Transportation Department. 
The procedures used for calculating, collecting, accounting for, and spending shall be 
reviewed frequently and updated as local housing market conditions change.  The 
calculations may use or be based upon one or more of the following methods: 
i. Housing and Urban Development (HUD) annual rents based on Area Median Income;  
ii. Area Median Income (per person, income bracket, etc.); 
iii. Rental rates per unit or per bedroom;  
iv. Utility rates allowances per unit; 
v. Tiered rental rates based on percentages above and/or below AMI; and  
vi. Payment contribution rates. 

 
(6) Affordable Housing Incentives 

 
(A) Reduced Bulk Requirements 
 The following dimensional standards shall apply to all projects that meet either of the two 

criteria in subsection (2) above:  
i. The minimum lot area for subdivision may be reduced up to 50 percent.  
ii. The minimum lot width for subdivision may be reduced up to 50 percent. 
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((B) Primary Structure Height 
 i. EEligibility 

  In addition to the eligibility criteria in 04.04.070(c)(2), affordable housing projects  
  seeking increased maximum primary structure height shall comply with the following  
  criteria: 

1. The building shall contain four or more dwelling units; and 
2. Unit size and bedroom mix for deed-restricted units shall be comparable to 

those for market-rate units. 
i. TTier 1 Projects 

  Projects that meet the Tier 1 affordability standards may increase the primary structure 
  height by one floor of building height, not to exceed 12 feet, beyond the maximum  
  primary structure height established for the sub-zoning district where the project is  
  located, as identified in the Section 02.02.040 District Dimensional Standards.  
 

ii. TTier 2 Projects 
  Projects that meet the Tier 2 affordability standards may increase the primary   
  structure height by two floors of building height, not to exceed 24 feet, beyond the  
  maximum primary structure height established for the sub-zoning district where the  
  project is located, as identified in the Section 02.02.040 District Dimensional   
  Standards.  
 
(e) Sustainable Development 
 

(1) Purpose 
 The Comprehensive Plan recognizes sustainability as a key component of nurturing 
 Bloomington's environmental integrity. The following incentives are intended to encourage 
 the use of sustainable development, rehabilitation, and retrofit practices in Bloomington 
 beyond the baseline standards required by the UDO. 
 

(2) Eligibility 
 Projects seeking the sustainable development incentives established in Section 04.04.110(d)(3) 
 shall meet the qualifying criteria established in 04.04.110(a), shall satisfy one of the following 
 two options below: 
 

(A) Option 1 
 Projects seeking the sustainable development incentives established in Section 04.04.110(d)(3) 
 shall demonstrate compliance with three or more of the following qualifying criteria: 

i. SStorm Water 
  The development site shall provide low impact development stormwater management 
  by installing permanent infiltration or collection features (e.g., swale, culvert outfall,  
  rainwater cistern) that can retain 100 percent of the runoff from at minimum, the 80th  
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  percentile of regional rainfall events, based on the daily rainfall data and the   
  methodology in the U.S. Environmental Protection Agency (EPA) Technical Guidance  
  on Implementing the Stormwater Runoff Requirements for Federal Projects under  
  Section 438 of the Energy Independence and Security Act or a successor or   
  replacement document issued by the EPA. 

ii. LLight Colored Hardscaping 
  At least 80 percent of horizontal hardscaping materials shall be installed with a solar  
  reflectance index (SRI) of 86 or greater. The SRI shall be calculated in accordance with  
  ASTM E1980. 

ii. CCovered Parking 
1. A minimum of 80 percent of parking spaces shall be provided under cover.  
 Any roof used to shade, or cover parking shall: 

[a] Have a three-year aged SRI of at least 78 or 
[b] Be 75% covered by energy generation systems, such as solar thermal 

collectors or photovoltaics. 
2. Parking calculations shall include all existing and new off-street parking spaces that 

are leased or owned by the project, including parking that is outside the project 
boundary but is used by the project. On-street parking in public rights-of-way is 
excluded from these calculations. 

3. Parking spaces within a parking structure shall count toward   
 meeting this standard. 

 
iii. SSolar Energy, Cool or Vegetated Roof  Provide a roof meeting the standards in 

subsections (1), (2), (3) or (4) below. Roofs containing vegetation must follow 
landscaping standards pursuant to UDO Sections 20.04.080(c): General Landscaping, 
20.04.080(d): Permitted Plant Species, and 20.04.080(e):  Prohibited Plant Species.  
1. Solar Energy.  Install an on-site solar photovoltaic system covering an area 

anywhere on the building or lot equal to or greater than 35 percent of the total 
roof area of all primary buildings, or an area equal to or greater than an amount 
required to provide 40 percent of estimated annual average electricity used in all 
primary buildings. Other renewable energy devices may be used in place of on-site 
solar panels so long as evidence of equivalent electricity generation capacity is 
provided. 

2. Cool Roof.  Install a cool roof on at least 50 percent of the total roof surface using 
roofing materials that have an aged SRI equal to or greater than the values 50.  

3. Vegetated Roof.  Install a vegetated roof on at least 50 percent of the total roof 
surface using native or adapted plant species. Vegetated roofing shall comply with 
a Standard Guide for Selection, Installation, and Maintenance of Plants for Green 
Roof Systems. 
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4. CCombination Roof.  Install a combination solar energy, cool roof and vegetated 
roof, with each portion meeting the applicable standards in subsections 1, 2, and 3 
above, and together covering at least 70 percent of the roof surface. 

5. Building Efficiency.  Design the project to achieve improved building energy 
performance beyond the minimum required building code standards by: 

[a] Demonstrating that the project qualifies for a minimum of 17 points from 
the  LEED v4.1 BD+C Optimize Energy Performance credit; or  

[b] Demonstrating that the project qualifies for a minimum of 100 points from 
the  Assessing Energy Performance standards, as provided in Section 3.3.1.1 
of the Green Globes for New Construction v1.5 Technical Reference Manual. 

(B) OOption 2 
 Projects seeking the sustainable development incentives established in Section 

04.04.110(d)(3)shall submit proof that the project is being reviewed and expects to receive 
certification by the  following verified third-party sustainability programs:   
i.  Silver Certification by the U.S. Green Building Council (USGBC) Leadership in Energy 

and Environmental Design (LEED) rating system;  
ii.  Silver Certification by the Home Innovation National Green Building Standard (NGBS) 

Green Certified rating system; 
iii. Petal Certification by the International Living Future Institute Living Building Challenge 

(LBC) rating system; or 
iv. Three Green Globes Certification by the Green Building Initiative (GBI) Green      

 Globes Certification rating system; 
v. Another verified third-party sustainability program producing equal or greater     

                      sustainability benefits to at least one of the programs listed in subsections (i.)   
                        through (iv.) above, as determined by the Planning and Transportation Director. 
 

(3) Sustainable Development Incentives 
(A) All Projects  
 Projects that satisfy the sustainable development criteria in Option 1 or Option 2 above shall 

be eligible for additional primary structure height and reduction in bulk requirements as 
established below: 
i.  The minimum lot area for subdivision may be reduced up to 50 percent.   
ii.  The minimum lot width for subdivision may be reduced up to 50 percent.  

(B) One additional floor of building height, not to exceed 12 feet, beyond the maximum primary 
structure height established for the sub-zoning district where the project is located, as 
identified in Section 04.04.020 (District Dimensional Standards). 
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004.04.080 Landscaping, Buffering, and Fences 
 

(a) Purpose 
  
 The landscaping standards are intended to improve Bloomington's vegetated environment 
 and foster development that will protect and preserve the appearance, character, health, 
 safety and welfare of the community. Additionally, the standards are intended to foster an 
 aesthetically pleasing development that will protect and improve Bloomington's biodiversity 
 and the ecological services provided by native species and ecosystems. Trees, vegetation, 
 fences, walls, and other landscape elements are essential components of a project. These 
 components act to enhance the visual quality of developments, screen land uses, and better 
 integrate the built and natural environments. 
 

(b) Applicability 
  
 Compliance with this Section 04.04.080 shall be required pursuant to Section 04.04.010 
 (Applicability) or the specific applicability criteria established in Sections 04.04.080(l) and 
 04.04.080(n).  In addition, the UDO sections 20.04.080 (d)(e) and (g) shall apply to this PUD. 
 

(c) General Landscaping 
  

(1) Placement of Landscape Materials 
 

(A) Rights-of-way and Easements 
 

  It shall be the responsibility of the property owner to install and maintain landscape  
  material in rights-of-way or easements, where such improvements are permitted.  
  Plant species shall be approved by either the City or the easement holder. 
 

(B) Utility Infrastructure 
 

i. Trees shall be located to avoid significant interference with overhead or 
underground utilities, including lateral connections. 

ii. Trees shall be planted at least 10 feet from sanitary sewer, water service lines, 
and natural gas lines. 

iii. A tree canopy may project over a right-of-way or easement. 
iv. All landscape plans shall also be reviewed by the utilities department to ensure 

that there are no conflicts between proposed landscape and utility lines. 
v. Where utility lines pass overhead of a tree plot, small trees may be used. 
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((C) Vehicular and Pedestrian Movement 

 
  Plant materials shall be located to avoid interference with vehicular and pedestrian  
  movement and shall not project over sidewalks, paths, or trails below a height of eight 
  feet.  Plant materials shall not project over street curbs or pavement within rights-of- 
  way or access easements below a height of 15 feet. 
 
       ((D) Vision Clearance 
 

(2) Landscape materials shall be located to avoid interference with visibility per Section 
04.04.050(c)(4) (Connectivity) 
 
Where properties have adjacent streets or access drive stubs intended for connection, 
these stubs shall be extended and connected on the developing property.  (Vision 
Clearance Triangle). 

 
(A) Distribution 

 
  Required landscape shall be reasonably distributed in any areas of a site not covered  
  by a structure, parking lot or required buffer yard. It is suggested that the required  
  plantings be planted in clusters or irregular patterns, and that native grasses and  
  herbaceous perennial species be used for ornamentation in addition to the required  
  plantings. 
 

(3) Plant Material Standards     
 
(A) Live Plantings 

  All plant material shall be living and healthy. Dead, diseased or artificial plants shall  
  not be recognized as contributing to required landscape treatments. 
 

(B) Species Identification 
  New plantings shall have species identification tags on the plant or paid purchase  
  identification labels. 
 

(C) Invasive Plants 
  Species identified as invasive, detrimental, or noxious shall not be planted under any  
  circumstances and will not be counted toward landscape requirements. 
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((D) Species Diversity 
i. On sites that require an aggregate total of 20 or more new trees, any given 

genus of tree shall be limited to a maximum of 25 percent of the total number 
of newly planted trees on site. 

ii. To improve pollinator habitat, at least 25 percent of planted areas shall include 
native flowering and nectar producing plant species. 

iii. Where shrubs are required to be planted, up to 15 percent of the total number 
of required shrubs may be substituted with flowering perennials, grasses, or 
ferns. This does not apply to shrubs required as part of a landscape buffer 
requirement per UDO Section 20.04.080(g). Any flowering perennials, grasses, 
or ferns used toward parking lot perimeter requirements shall be of species that 
typically grow to be at least four feet in height and shall be maintained in 
accordance with Section04.04.120(b) (Landscaping). 

 
(E) New Planting Sizes 

  The following minimum sizes shall apply to all required plant material: 
i. Deciduous Trees 

   All newly planted deciduous trees shall be two-inch caliper. 
ii. Evergreen Trees 

   All newly planted evergreen trees shall be at least six feet in height. 
iii. Shrubs 

   Shrubs shall be at least three-gallon container size and a minimum of 18  
   inches in height. 
 

(F) Substitution  
i. Public Art 

   The Planning and Transportation Department may allow up to five percent of  
   the minimum landscape area requirement to be replaced with public art. Public 
   art shall not replace required parking lot landscaping required by Section  
   04.04.080(h) and shall not count towards impervious surface area on the lot. 

ii. Existing Vegetation 
1. The City Planning and Transportation Department may permit the 

substitution of required landscape with existing vegetation provided that 
the existing vegetation is in good health and quality and is found on the 
permitted plant list in the PUD. 

2. Vegetation preserved to meet the requirements of Section 04.04.030(i), 
(Tree and Forest Preservation), may be substituted for required landscaping, 
provided it meets the requirements of Section 040.4.080(c)(3). 

3. Existing vegetation listed in Section 20.04.080(d), shall be credited towards 
required landscaping based on the following values: 
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    [[a] Deciduous Trees 
     A credit of one tree per every four inches DBH of an existing  
     qualified deciduous tree is earned. No single existing tree shall 
     count towards more than four individual required trees. 
       [[b] Evergreen Trees 
     A credit of one tree per every 12 feet in height of an existing  
     qualified evergreen tree is earned. No single existing tree shall  
     count towards more than three individual required trees. 
    [[c] Shrubs 
     A credit of one shrub per every one existing qualified shrub is  
     earned. 
     

(G) Ground Cover 
i. Turf grass and other vegetative ground cover shall be used for all landscaped 

areas, except that parking lot bumpouts, islands, endcaps smaller than 324 
square feet, and areas within 12 inches of a building foundation may use 
decorative mulch or stone. 

ii. Except as provided in Section 04.04.080(c)(2)(G)(i), decorative mulch or stone 
shall not be used as groundcover except one foot beyond the dripline of 
shrubbery and shall be no more than six feet in diameter surrounding trees. 

 
(4) Tree Protection 

(A) Any existing trees intended to be preserved and counted toward minimum landscape 
requirements shall be protected during the entire duration of construction. 

(B) Construction activities shall be prohibited within the tree protection zone, a three-foot 
minimum radius surrounding the dripline of the tree. 

(C) No equipment or supply storage, equipment movement, rest or picnicking area, or any 
land disturbing activities shall be allowed in the tree protection zone. 

 
(5) Alternatives Authorized 

 A reduction in the count, configuration, or location of required landscaping materials may be 
 allowed when alternatives are justified by site or development conditions. The petitioner shall 
 provide justification for the use of alternatives and shall demonstrate how compliance with the 
 standard(s) from which a deviation is sought will be achieved to the maximum extent 
 practicable. Conditions that may justify approval of an alternative landscape plan include: 

(A) Unique lot size or configuration; 
(B) The presence of existing utility or other easements; or 
(C)  Preservation of natural vegetation. 
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((6) Alternative Landscape Plan Approval Criteria 
 The City Planning and Transportation Department may approve alternative landscape plans 
 that do not meet the specific requirements stated in this Section 04.04.080, when the 
 petitioner demonstrates and the City Planning and Transportation Department determines 
 that the alternatives meet all of the following criteria: 

(A) Are consistent with the purposes of this Section 04.04.080; 
(B) Do not include invasive vegetation included in an adopted city, county, or state list of 

prohibited or invasive species; 
(C) Provide equal or superior buffering of adjacent properties from anticipated impacts of 

the proposed development; and 
(D) Provide equal or superior visual appearance of the property when viewed from a public 

right- of-way. 
 

(d) Permitted Plant Species  
  
 All plant material shall be selected from Section 04.04.080(d) of the UDO and in 
 compliance with the Permitted Plant Species section of the UDO.  Substitutions to the list shall 
 be submitted to the City Planning and Transportation Department for approval. 
 

(e) Prohibited Plant Species  
  
 Species identified in Table 04-17 of the UDO Section 20.04.080(e) are considered Prohibited 
 Plant Species  are considered unacceptable and shall not be planted because of invasive 
 characteristics,  weak wood, and/or abundant litter. 
 

(f) Street Trees 
  

(1) Number  
A minimum of one canopy tree shall be planted per 40 feet of property that abuts a public 
right-of- way or 20 feet for small trees under overhead utility lines. 
 

(2) Type 
Street tree species shall be subject to approval by the City's Urban Forester based on 
hardiness, seasonal appearance, and contribution to shading and cooling. 

 
(3) Location 

 
(A) Freeway/Expressway 

  Street trees along a limited-access highway shall be planted within 15 feet of the  
  property line that abuts the limited-access highway. No trees shall be planted in the  
  right-of-way. 
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((B) Arterial, Collector, Local or Private Street 

  Street trees along an arterial, collector, local, or private street shall be planted in a  
  minimum five-foot wide tree plot between the sidewalk and the curb. If a tree plot is  
  not available, then the street trees shall be planted within the front yard immediately  
  adjacent to the street. Street trees planted within the front yard shall not count towards 
  other landscaping requirements. 
   

(C) Proximity of Adjacent Street Trees 
  The spacing between adjacent street trees shall be no less than 10 feet and no more  
  than 40 feet. 
 

(D) Tree Grates 
  Street trees may be planted in a minimum five foot by five-foot tree pit covered with  
  an ADA compliant cast iron grate to maintain a flush grade with adjacent sidewalks. 
 

(E) Vision Clearance 
i. Street trees shall be planted outside the vision clearance triangle as defined in 

Section 04.04.050(c)(5) (Connectivity) 
ii. Where properties have adjacent street or access drive stubs intended for 

connection, these stubs shall be extended and connected on the developing 
property. 

iii. Vision Clearance Triangle), or within that portion of the vision clearance triangle 
behind the sidewalk. 

iv. Low-branching species shall not be allowed within 50 feet of an intersection. 
v. Locations for street trees within 50 feet of an intersection shall be approved by 

the City Engineering Department. 
vi. Street trees shall be located a minimum of 10 feet from a driveway cut, traffic 

control sign, or streetlight, and a minimum of three feet from a fire hydrant. 
 

(g) Parking Lot Landscaping 
 

(1) Parking Lot Perimeter Treatment 
Parking lots shall be screened from streets and adjacent uses using a combination of plant 
materials, decorative fences, decorative walls, and/or earthen berms. Parking lots with four 
or  more spaces shall have the following perimeter treatment: 

 
(A) Minimum Landscape Width Generally 

i. Generally 
  A landscape area a minimum of eight feet in width shall be provided along all 

 parking lot perimeter areas abutting another property or a public right-of-way. 
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 This standard does not apply to those portions of a development site where 
 shared parking, access, or other site features adjoined at the property line.  A 
 minimum of one of the following perimeter landscape treatments shall be 
 applied in the  

((B) Trees 
i. Number 

   Parking lot perimeter areas shall contain a minimum of one tree per four  
   parking spaces. 

ii. Type 
   A minimum of 75 percent of the required trees shall be large, canopy trees. 
 

iii. Location 
   Trees shall be planted within 10 feet of the parking lot edge. 

(C) Shrubs 
i. Number 

   Parking lot perimeter areas shall contain a minimum of three shrubs per one  
   parking space. 

ii. Location 
   Shrubs shall be planted within five feet of the parking lot edge. 

iii. Height 
   Shrubs planted in parking lot perimeter areas shall be selected from species  
   that grow to a minimum height of four feet. 
 

(2) Landscape Bumpouts, Islands, and Endcaps     
 
(A) Number 

  Parking lots with 12 or more parking spaces shall provide one landscape bumpout,  
  island, or endcap per every 10 parking spaces. 

(B) Minimum Area 
  The width and length of each required landscape bumpout, island, or endcap shall be 
  equal to the width and length of the adjacent parking space. 

(C) Minimum Planting 
  Each landscape bumpout, island, or endcap shall contain at least one large canopy tree. 
  Where a bumpout, island, or endcap area is equal to the width and length of two  
  parking spaces, a minimum of two large canopy trees shall be provided. 

(D) Stormwater Filtration 
  Parking lot bumpouts, islands, or endcaps shall be installed lower than the parking  
  surface to allow stormwater run-off to enter the bumpout, island, or endcap for natural 
  treatment and  filtration. Any parking areas with curbing shall incorporate gaps to allow 
  stormwater to enter the bumpout, island, or endcap. 
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((E) Placement 
  Landscape bumpouts, islands, or endcaps shall be installed to control vehicular  
  circulation and  define major drives. Such islands shall be placed at intervals of no more 
  than 10 consecutive spaces. 
 

(h) Mixed-Use and Multi-family Landscaping 
 

(1) Interior Plantings 
The minimum landscape area on a site, as established in Section 04.04.020 (Dimensional 
Standards) or areas not covered by an impervious surface or required buffer yard shall be 
planted with the following: 
 
(A) 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. 

(B) 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. 

(C) 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. 

 
(2) Parking Lot Perimeter Plantings 

The provisions in UDO Section 20.04.080(h). 
 

(i) Vacant Lot Landscaping 
  

(1) Applicability 
Except for lots where the primary land use is urban agriculture, vacant lots with frontage on 
a public street shall be subject to the requirements of this Section 04.04.080(l).  

(2) Timing 
Landscaping or ground cover shall be installed as required in Section 04.04.080(l)(3) on the 
lot  where demolition activity has occurred within 180 days after the issuance of a demolition 
permit, unless: 
(A) The City Planning and Transportation Department has granted an extension of time 

due to the need for more time to complete demolition activities or due to the presence 
of seasonal or inclement weather; or 

(B) A site plan has been approved for the reuse of the property. If an approved site plan 
has expired and has not been renewed, landscaping as outlined in Section 
04.04.080(l)(3) shall be installed within 180 days after site plan expiration. 
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((3) Planting Requirements 
(A) For lots of one-half acre or less, the entire lot containing the demolition activity shall be 

covered with grass or other suitable ground cover. No ground cover is required in 
locations where existing vegetation, remaining structures, or parking areas serving such 
remaining structures still exist. 

(B) For lots greater than one-half acre, one of the following landscaping options must be 
selected: 
i. The entire area disturbed for demolition shall be covered with grass or other 

suitable ground cover; or 
ii. A 10-foot wide planting area shall be installed along the property line bordering 

the entire area disturbed for demolition from any public street. This planting 
area may either utilize raised planters or be level with street grade. Evergreen 
shrubs that grow to a minimum height of at least four feet shall be planted 
every three feet within these planting areas. 

 
(j) Screening 

 
(1) Roof-Mounted Mechanical Equipment 

(A) Roof-mounted mechanical equipment shall be screened by a parapet wall or similar 
feature that is an integral part of the building’s architectural design.  

(B) The parapet wall or similar feature shall be sufficient to screen the mechanical 
equipment from all sides when viewed from ground-level. 

(C) Facilities for the operation of active or passive solar energy systems and other alternate 
energy systems shall be exempt from the screening requirements. 

 
(2) Ground-Mounted Mechanical Equipment 

The following standards shall apply to all uses except for single-family, duplex, triplex, 
fourplex,  mobile home, and manufactured home residential uses.  
(A) Outdoor ground-mounted mechanical equipment which relates to power supply, 

watering, heating, ventilating, and similar purposes (including, but not limited to 
subpanels, transformers, air conditioners, heating, cooling and ventilating equipment, 
kitchen hoods and vents, swimming pool equipment, pumps and heaters, propane 
tanks), and all other mechanical equipment shall be located where it is not visible from 
public open space, public trails, public streets, or from adjacent properties to the 
maximum extent practicable. 

(B) In cases when ground-mounted mechanical equipment is visible from a public open 
space, public trail, public street, or adjacent property, the equipment shall be screened 
from view by a solid wall or fence or a vegetative screen that satisfy the following criteria: 
i. The wall or fence shall be of a height equal to or greater than the height of the 

mechanical equipment being screened and shall be compatible with the 
architecture and landscaping of the development; or 
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ii. The vegetative screen shall be planted along the full length of the equipment 
to be screened and shall be of a height equal to or greater than the height of 
the equipment to be screened at the time of planting. 

(C) Screening of ground-mounted solar energy equipment is not required. 
    

(3) Loading, Service, and Refuse Areas 
(A) Outdoor loading, service, and refuse areas shall be integrated into the building design 

if possible or shall be located where they are not visible from public open space, public 
trails, public streets, or from adjacent properties, to the maximum extent practicable. 

(B) Refuse areas shall not be located within the front setback and shall be a minimum of 
five feet from side and rear property lines, except for: 
i. Side and rear locations adjacent to alleyways; 

(C) In cases when loading, service, and refuse areas are visible from a public open space, 
public trail, public street, or adjacent property, the loading, service, and refuse areas 
shall be screened from view by: 
i. A solid wall or fence a minimum of six feet in height, or high enough to ensure 

that the contents of the enclosure are not visible from adjacent parcels or public 
rights-of-way. Such enclosures shall match the general design and materials of 
the primary structure (but excluding unfinished CMU block). At least one side 
of such fence or wall shall incorporate a movable gate for access. 

ii. The use of chain-link fencing for loading, service, or refuse area screening shall 
be prohibited. 

 
(4) Design 

(A) Outdoor trash receptacles, dumpsters, compactors and similar containers shall be 
placed on an impervious surface. 

(B) Screened outdoor storage facilities shall be adequately protected from damage by 
vehicles through the installation of bollards and shall be properly maintained and kept 
in good repair at all times. 

 
(k) Fences and Walls 

 
(1) Applicability 

 Unless otherwise provided below, this Section 04.04.080(k) shall apply to all new development. 
(A) Fences and walls used to screen trash receptacles, mechanical equipment, and other 

areas requiring screening are exempt from the height limits in Section 20.04.080(n)(3); 
however they shall not be less than six feet in height. 

(B) Utility substation and transmission facilities, quarry and stone processing, jails, detention 
facilities, kennels, and prisons are exempt from Section 04.04.080(k)(3). 
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(C) Retaining walls are exempt from the height standards but shall be constructed in 
accordance with manufacturer's specifications or generally accepted engineering 
standards. 

(D) Fences and walls used to screen swimming pools shall not be less than five feet in height 
or greater than eight feet in height. 

(E) Decorative features of fences such as post tops are exempt from height requirements 
provided, they extend no more than 12 inches from the top of the fence and are spaced 
at least eight feet apart. 

(F) Fences intended exclusively to protect food garden plots from animals shall not be more 
than 12 feet in height. The portion of the fence that exceeds five feet in height shall, by 
the use of voids and solids via latticework or other similar techniques, be of open 
construction. This portion of the fence shall be constructed of materials widely accepted 
in the fence industry for garden protection. 

 
((2) Fence and Wall Location 

(A) Fences and walls shall be permitted up to the property line. 
(B) No fence or wall shall be located within a public or private easement unless written 

permission from the easement holder has been granted. 
 

(3) Fence and Wall Height    
(A) Interior Lots 

i. Behind the front building wall of the primary structure, fences and walls shall 
not exceed a combined height of eight feet, except as provided in Subsection 
(1)(G) above. 

ii. Forward of the front building wall of the primary structure, fences and walls shall 
not exceed four feet in height. 

(B) Corner Lots 
  On corner lots where the structure has two front building walls, one frontage shall be  
  considered a secondary front building wall. 

i. Fences and walls along the front setback of the front building wall shall comply 
with Section 04.04.080(n)(k)(A). 

ii. Fences and walls along the lot frontage of the secondary front building wall, 
shall not exceed four feet forward of the build to line or the building setback 
line, whichever applies. 

iii. Behind the build to line or front building setback line, on the secondary front 
building wall, fences and walls shall not exceed eight feet in height, except as 
provided in Subsection (1)(F) above. 

iv. The portion of fences up to and between the build to line/building setback line 
and the secondary front building wall that exceed five feet in height, shall, by 
use of voids and solids via latticework or other similar techniques, be of open 
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construction. This portion of the fence shall be constructed of materials widely 
accepted in the fence industry for permanent open-topped fencing. 

v. Any determinations as to the secondary front building wall shall be decided by 
the City Planning and Transportation Department. 

 
((C) Through Lots 

  On through lots where the structure has two front building walls, one frontage shall be 
  considered a secondary front building wall. 

i. Fences and walls along the front setback of the front building wall shall comply 
with Section 04.04.080(k)(3)(A). 

ii. Fences and walls greater than four feet in height, along the lot frontage of the 
secondary front building wall, when adjacent to a local street or secondary 
collector street, shall meet the building setback. 

iii. Fences and walls greater than four feet in height, along the lot frontage of the 
secondary front building wall, when adjacent to a primary collector street or 
arterial street, shall be set back at least 10 feet from the property line. 

iv. The portion of fences up to and between the build to line/building setback line 
and the secondary front building wall that exceed five feet in height, shall, by 
use of voids and solids via latticework or other similar techniques, be of open 
construction. This portion of the fence shall be constructed of materials widely 
accepted in the fence industry for permanent open-topped fencing. 

v. Where no primary structure exists on the parcel, fences and walls shall not 
exceed four feet in height, except as provided in Subsection (1)(G) above. 

 
(4) Fence and Wall Design     

(A) Prohibitions 
  The following shall be prohibited from use as a component of a fence or wall: 

i. Barbed wire; or 
ii. Security wire. 

  
(B) Orientation 

  Fences and walls shall present the nonstructural face outward towards adjacent parcels 
  and any adjacent public right-of-way. 
 

(C) Vision Clearance 
 

(5) Fences and walls shall meet all vision clearance standards in Section 04.04.050(c)(4)  
 Where properties have adjacent street or access drive stubs intended for connection, these 
 stubs shall be extended and connected on the developing property. 
 (Vision Clearance Triangle). 
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004.04.090 Signs 
  

(a) Purpose 
 

 The intent of these sign standards is to: 
 

(1) Accomplish the goals of the Comprehensive Plan;  
(2) Avoid unnecessary proliferation of signs; 
(3) Provide developments with appropriate identification;  
(4) Create a consistent streetscape; 
(5) Maintain and enhance the aesthetic environment of the city and its City; 
(6) Eliminate potential hazards to motorists and pedestrians resulting from sign clutter; and 
(7) Promote the health, safety, and welfare of the residents of the City of Bloomington. 
(8) No part of these standards shall in any way be interpreted to infringe upon those rights 

guaranteed by the First Amendment to the United States Constitution or Article 1, Section 
9 of the Indiana Constitution. 

 
(b) Applicability 

 
 No sign or advertising device shall be established, altered, changed, erected, constructed, 
 reconstructed, moved, divided, enlarged, demolished or maintained except in compliance 
 with this Section 04.04.090. 
 

(c) Permit Requirements  
 

(1) Generally 
A sign permit shall be required for all signs located, erected, constructed, reconstructed, 
moved, or altered unless specifically exempted by this Section 04.04.090 

 
(2) Signs not Requiring a Permit 

The following signs are exempt from the requirement to obtain a sign permit, unless 
specifically required by another subsection of this Section 04.04.090. 

 
(A) Public Signs 

Any signs erected, or required to be erected, by a unit of local, state, or federal 
government. 

 
(B) Small Signs 

Any sign of not more than one and one-half square feet in area.  
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((C) Temporary Signs 
i.  In all sub-zoning districts, each property is allowed to have two signs, neither 
 of which shall exceed five square feet in area, and one additional sign that 
 shall not exceed eight square feet in area. 
ii.  In nonresidential and mixed-use sub-zoning districts, each vacant property, or 
 property that is under construction, is allowed to have one sign that shall not 
 exceed 32 square feet in area. 
iii. In all nonresidential and mixed-use sub-zoning districts, each vacant tenant 
 space,  or tenant space that is under construction, is allowed to have one sign 
 that shall not exceed 32 square feet in area that shall be attached to the wall 
 of the vacant space. 

  
(D) Murals 

Murals are exempt from the requirement to obtain a sign permit.  
 

(E) Window Signs 
Window signs shall not exceed 25 percent of the glass area of any individual window 
or glass door frame and shall not count towards the wall sign allowance of the use or 
property. 

    
(F) Sandwich Board Signs 

Sandwich board signs shall comply with the standards of this Section.  
 

(d) Sign Measurements 
 Sign height and sign area measurements shall be calculated as follows: 
   

(1) Wall Signs 
The area of wall signs shall be calculated as the smallest regular geometric figure needed 
to  circumscribe any images, text, or other identifying trait placed on a structure.  

 
(2) Freestanding Signs 

The area of freestanding signs shall be calculated as the smallest regular geometric figure 
needed to circumscribe the sign, exclusive of supporting structures.   
The height of a freestanding sign shall be measured from the grade beneath the sign or 
from the crown of the adjacent street, whichever is higher. The ground beneath a sign 
shall not be raised to artificially change the point at which the sign height is measured. 

 
(3) Double-faced Signs 

For all freestanding, projecting, or temporary signs permitted by this chapter, a double-
faced sign may be erected. Only the face area of one of the two sides shall be considered  
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the face area of the entire sign. In such cases, the two sign faces shall be identical in area, 
shall be placed back-to-back, and shall be separated by a distance of no more than two 
feet.  

 
(e) Prohibited Sign Types 

  
 The following signs are prohibited in all sub-zoning districts unless specifically authorized by 
 another provision of this Section 04.04.090: 
  

(1) Animated Signs 
Signs that use any motion picture, laser, or visual projection of images or text.  

  
(2) Bench Signs 

A sign located on the seat or back of a bench placed on or adjacent to a public right-of-
way.  

  
(3) Imitation of Public Signs 

Signs that purport to be, are in imitation of, or resemble a public sign as described by the 
Manual on Uniform Traffic Control Devices. Examples include but are not limited to stop 
signs, yield signs, or pedestrian crossing signs. 

  
(4) Off-premise Signs 

Signs advertising goods, products, services, events or activities not located, sold or offered 
on  the premises on which the sign is located, except for signs as provided in Section 
20.04.100(c)(2)(B), Section 04.04.090(c)(2)(C) and Section04.04.090(j)(10). 

   
(5) Vehicle Signs 

Vehicles, vans, trailers, or trucks that are parked continuously in the same general location 
to be used to display signs. This does not prohibit vehicle or trailer owners from having 
vehicles or trailers with signs, provided the vehicles or trailers are in use on a regular basis, 
are not continuously parked in one parking lot or parking space, and are not being used 
to serve in  the same manner as an additional freestanding sign or temporary sign. 

 
(6) Intermittent Lights 

Signs that have intermittent blinking, flashing, or fluttering lights, including any device that 
has a changing light intensity, brightness of color, or gives such illusion, including but not 
limited to strobe lights. 

 
(7) Pole Signs 

Signs that are mounted on a freestanding pole or other support that is not part of or 
attached to a building or structure.  
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((8) Temporary Signs 

Any temporary sign not specifically permitted in Section 04.04.090 (i)(8), Section 
04.04.090(j)(8), or specifically exempted in Section 04.04.090(c)(2)(C), including but not 
limited to pennants, streamers, balloons, inflatable signs, spinners, feather flags, and 
banners. 

  
(9) Projecting Signs 

Any sign that projects outward more than 12 inches from the facade of a building in, 
except as provided in Section 04.04.090(l).  

  
(10) Electronic Reader Board Signs 

Any electronic reader board sign not specifically permitted in Section 04.04.090(g)(3).  
 

(f) Prohibited Sign Locations 
  
 Signs shall not be installed at any of the following locations: 
 

(1) Public Easement 
In any public easement, unless the sign is a public sign authorized by Section 
04.04.090(c)(2)(A), or is further authorized by the city. 

 
(2) Public Right-of-Way 

In any public right-of-way unless the sign is authorized by Section 20.04.090 (j)(10), or  
the  sign is a public sign authorized by Section 04.04.090(c)(2)(A) and is further authorized 
by the city;  

 
(3) Roofs 

On the roof of a structure, or extending above the eave, roof line or parapet of a building, 
except that signs may be located on the vertical portion of a mansard roof if no vertical 
wall space is available on the wall space associated with that tenancy or occupancy below. 

 
(4) Vision Clearance Triangle 

Within a vision clearance triangle as specified in Sections 04.04.040(C)(5); Section 
04.04.050.(c)(4) (Connectivity Where properties have adjacent street or access drive stubs 
intended for connection, these stubs shall be extended and connected on the developing 
property (Vision Clearance Triangle). 

   
(5) Miscellaneous 

On any traffic control signs, highway construction signs, fences, utility poles, street signs, 
trees or other natural objects.  
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((g) General Design Standards 

  
 Unless otherwise stated in this PUD, the following standards apply to all signs. 
   

(1) Freestanding Signs 
All freestanding signs shall comply with the following standards:  

   
(A) Setback 

  All freestanding signs shall be set back a minimum of two feet from the proposed  
  right-of-way line or outside of the required clear zone of a public sidewalk, whichever  
  is greater, unless specifically approved by the City’s Transportation and Traffic   
  Engineer. 

(B) Mounting 
  All freestanding signs shall be permanently affixed to the ground. 

(C) Base 
  Sign bases shall conform to the following standards: 

i. Sign bases shall have an aggregate width of at least 40 percent of the total 
horizontal width of the sign; or have supports that are less than 25 percent of 
the vertical height of the sign. 

ii. The base and exposed foundation of all freestanding signs shall be covered 
with a finished material such as brick, stone, metal, or wood. 

(D) Cap 
  A decorative cap may extend up to 18 inches above the height limit specified in this 
  Section 04.04.090. The decorative cap shall have no identifying text, images, or  
  identifying traits. 

(E) Landscaping 
i. For any new freestanding sign, a landscaped area located around the entire 

base of a freestanding sign is required. 
ii. The landscaped area shall contain materials consisting of shrubs, spread no 

greater than three feet on center, and densely planted perennial ground 
cover. 

iii. The landscaped area shall be greater than or equal to the freestanding sign 
face area. 

  
(F) Illumination 

  Sign lighting shall comply with the light trespass regulations in Section 20.04.090  
  (Outdoor Lighting). 
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((2) Changeable Copy 

Unless specified otherwise in this PUD, signs may incorporate areas for changeable copy, 
provided that the changeable copy area does not exceed 40 percent of the total sign 
area. 

 
(3) Electronic Reader Boards 

Unless otherwise provided in this PUD, electronic reader boards may only be utilized 
when incorporated into permanent signage, provided that they do not exceed more than 
40  percent of the total area of any sign face, and that information is displayed in 
increments of no less than 20 seconds. 

 
(h) Waiver of Right Damages 

  
(1) The Plan Commission, the Board of Zoning Appeals, and the City Planning and 

Transportation Department are each authorized to request waivers of the right to and 
receipt of damages pursuant to Indiana Code 22-13-2-1.5, Indiana Code 36-7-2-5.5, and 
Indiana Code 32-24, in connection with any petition for a permit or other approval that 
may involve erection of a new sign or removal or alteration of a lawfully erected sign, 
including a lawful nonconforming sign. 

(2) Waivers may be requested from the following:  
(A) The petitioner; 
(B) The property owner;  
(C) The sign owner; and 
(D) Any other person with an interest in the site or the sign. 

(3) The owner and/or the petitioner shall be responsible for obtaining waivers from all 
persons listed in Section 04.04.090(h)(2). 

 
(i) Residential District Sign Standards 

  
(1) Applicability 

This section applies to the residential districts.  
 

(2) Single-Family and Condominium Subdivision 
Each subdivision shall be permitted one freestanding sign per development entrance, 
subject to the following standards: 

     
(A) Freestanding Sign Area 

  The maximum sign area shall not exceed 32 square feet per side. 
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((B) Freestanding Sign Height 
  The maximum height shall not exceed six feet in height. 
 

(C) Changeable Copy 
  Changeable copy shall be prohibited as part of a freestanding sign. 
  

(D) Number 
  The permitted subdivision sign may be replaced with two signs of a maximum 16  
  square feet in area per sign if a sign is placed on each side of the entrance. 
 

(E) Wall Signage 
  No wall signage is permitted. 
 

(3) Multifamily 
 

(A) Multifamily developments containing between three and 14 dwelling units shall be 
permitted one wall sign not to exceed 24 square feet per development. 

 
(B) Multifamily developments containing at least 15 dwelling units shall be permitted: 

i. One freestanding sign per development vehicle entrance, not to exceed 32 
square feet per side in maximum sign area and not to exceed six feet in 
height; and 

ii. One wall sign per building not to exceed 24 square feet each. 
 
(4) Illumination 

Signs within residential districts shall not be internally illuminated.  
 

(5) Temporary Signs 
In addition to the temporary signs exempted under Section 04.04.090(c)(2)(C), conforming 
nonresidential uses and multifamily structures with at least 15 dwelling units are permitted 
to display temporary signage provided that the temporary signs comply with the following 
standards: 

 
(A) All temporary signs shall receive a sign permit from the City Planning and 

Transportation Department before being displayed; 
(B) A maximum of three temporary signs per display period described below are 

permitted; 
(C) Temporary sign types shall be limited to freestanding portable signs or materials not 

prohibited in 20.04.090 (e)(8); 
(D) Temporary signs shall not exceed 16 square feet in area per side;  
(E) Freestanding temporary signs shall not exceed six feet in height; and  
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(F) External illumination of temporary signs is prohibited. 
(G) Display of temporary signs shall be permitted for a maximum of three periods of up 

to 30 days per period, per calendar year. These permitted periods may be combined 
into one or two periods per year provided that the total display period does not 
exceed 90 days. 

  
(j) MN District Sign Standards 

  
(1) Applicability 

This sign standards section applies to the MN sub-zoning districts.  
 

(2) Wall Signs 
The following standards shall apply to wall signs for individual uses or tenants within a 
multi-tenant center:  

 
(A) Allowance 

i. Individual Nonresidential Uses 
 The cumulative square footage of all wall signs shall not exceed one and one-

half square feet per lineal foot of primary facade facing a public or private 
street. 

ii. Multi-tenant Nonresidential Center 
 The cumulative square footage of all wall signs for any individual tenant shall 

not exceed one and one-half square feet per lineal foot of the tenant's facade 
width facing either a public or private street or facing a parking area if no 
street frontage is adjacent. For purposes of this Section 04.04.090 (j), only one 
facade of the building may be used to measure the sign allowance, with the 
exception of corner locations in multi-tenant buildings, which shall be 
permitted to use the side facade as additional facade width. 

iii. Size Limits 
 No use shall be limited to less than 30 square feet of wall signage. Uses with 

less than 200,000 square feet of building area shall not be permitted to 
exceed 300 square feet of wall signage. Uses with 200,000 square feet or 
more of building area shall not be permitted to exceed 400 square feet of wall 
signage. 

 
(B) Maximum Projection 

  Except an awning sign, no part of a wall sign shall project more than 12 inches from 
 the wall or face of the building to which it is attached. 
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(C) Location 
 Wall signs for individual tenants within a multi-tenant nonresidential center shall be 

located on a wall of the tenant's lease space. 
 
(D) Multi-tenant Nonresidential Centers 
 In addition to other wall signs permitted in this Section 04.04.090(j)(2), multi-tenant 

nonresidential centers shall be permitted a single wall sign not exceeding 20 square 
feet in area. 

 
((3) Projecting Signs 

A 5 square foot projecting sign is allowed on a tenant’s lease space. Projecting signs shall 
count toward wall signage allotment.  

 
(4) Freestanding Signs 

The following standards shall apply to all freestanding signs:  
 
(A) Number 

i. Freestanding signs shall not be permitted on lots with 30 feet or less of public 
street frontage. 

ii. Lots with greater than 30 feet and less than 500 feet of frontage on a public 
street are permitted one freestanding sign. 

iii. Lots with 500 feet or more of public street frontage, one freestanding sign 
shall be permitted for each 250 feet of public street frontage. 

iv. The number of signs allowed per street frontage shall be determined based 
on the length of frontage on each street. Each frontage is regulated 
separately, and total square footages may not be aggregated. 

v. In no case shall any lot have more than four freestanding signs. 
 

(B) Area 
i. Individual Nonresidential Uses  

1. Freestanding signs on lots with greater than 30 feet and less than 50 feet 
of public street frontage shall not exceed 20 square feet. 

2. Freestanding signs on lots with at least 50 feet and less than 75 feet of 
public street frontage shall not exceed 30 square feet. 

3. Freestanding signs on lots with at least 75 feet of public street frontage 
shall not exceed 45 square feet. 

4. Where a lot has more than one public street frontage, each street 
frontage shall be regulated independently. 

 
ii. Multi-tenant Nonresidential Centers 
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1. Freestanding signs for centers with less than 20,000 square feet of gross 
floor area are permitted a maximum sign area based on individual 
nonresidential use allowances listed in the above section 
04.04.090(j)(4)(B)i. 

2. Freestanding signs for centers with at least 20,000 and less than 35,000 
thousand square feet of gross floor area shall not exceed 60 square feet. 

3. Freestanding signs for centers with at least 35,000 and less than 50,000 
square feet of gross floor area shall not exceed 75 square feet. 

4. Freestanding signs for centers with at least 50,000 square feet of gross 
floor area shall not exceed 125 square feet. 

5. Individual tenant panels shall not exceed 36 square feet. 
6. Outlots that are not counted toward center square footages shall be 

permitted freestanding signage based on individual nonresidential uses in 
Section 04.04.090(j)(4)(B)i. 

7. Replacement or switch-out of individual tenant panels on a multi-tenant 
sign shall not require compliance of the entire freestanding sign but shall 
require a sign permit. 

8. The gross floor area calculations described in this Section 
04.04.090(j)(4)(B)ii shall not include any square footage associated with a 
residential use. 

((C) Height 
i. For individual nonresidential uses and multi-tenant centers of less than 20,000 

square feet of gross floor area, the maximum freestanding sign height shall be 
six feet. 

ii. For multi-tenant centers with at least 20,000 square feet and less than 50,000 
square feet of gross floor area, the maximum freestanding sign height shall be 
eight feet. 

iii. For multi-tenant centers with at least 50,000 square feet of gross floor area, 
the maximum sign height shall be 15 feet. 

iv. The gross floor area calculations described in this Section 20.04.100(j)(4)(C) 
shall not include any square footage associated with a residential use. 

(D) Separation 
  Where a lot is permitted multiple freestanding signs, no two freestanding signs shall 

 be within 100 feet of each other, as measured along the public right-of-way.  
(E) Changeable Copy 

  A maximum of 80 percent of any freestanding sign may be dedicated to changeable 
 copy. 

 
 
 
 

219



 
 

108 
Summit District PUD 
June 26, 2023 
443525/ 25528-1 

((5) Permanent Display Cabinets 
Permanent display cabinets shall be subject to the following standards:  

 
(A) Permanent display cabinets may incorporate interchangeable signage such as 

banners, flyers, posters, and menus. 
(B) Permanent display cabinets shall count toward the wall signage square footage 

allowance of the use. 
(C) Individual display cabinets shall not exceed 16 square feet in area per display cabinet, 

measured at the outer edge of the cabinet frame. 
(D) A permanent display cabinet shall not exceed eight feet in height from ground level. 
(E) The permanent display cabinet shall be framed with wood, metal, or other durable 

material, and enclosed with a transparent cover. 
 

(6) Drive-Through Uses 
In addition to the signs listed in this Section 04.04.090:  

 
(A) Structures with a drive-through shall be permitted one additional sign at the entrance 

to or for each area connected to a drive-through lane, provided that the sign has only 
one face, the maximum area of that sign face does not exceed 36 square feet, and the 
height of the sign does not exceed six feet. 

(B) Structures with a drive-through shall be permitted two additional freestanding signs, 
with a maximum sign face area that does not exceed four square feet, and the height 
of the sign does not exceed four feet. 

  
(7) Multifamily Dwelling Uses 

Developments containing at least 15 dwelling units shall be permitted up to 24 square feet 
of  wall signage per development and one freestanding sign per vehicle entrance. The 
freestanding sign shall not exceed 32 square feet and the height of the sign shall not 
exceed six feet. 

 
(8) Temporary Signs 

In addition to the temporary signs exempted under Section 04.04.090(c)(2)(C), each 
property is allowed to display temporary signage provided that the temporary signs 
comply with the following standards: 
 
(A) All temporary signs shall receive a sign permit from the Planning and Transportation 

Department prior to being displayed. 
(B) The following numbers of signs are permitted: 

i. Individual nonresidential uses shall be permitted a maximum of three 
temporary signs. 

ii. Multifamily structures with at least 15 dwelling units shall be permitted a 
maximum of three temporary signs. 
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iii. Individual tenants within nonresidential centers shall be permitted a maximum 
of one temporary sign. 

(C) Temporary sign types shall be limited to freestanding portable signs or materials not 
prohibited in 04.04.090(e)(8). 

(D) Temporary signs shall not exceed 16 square feet. 
(E) Freestanding temporary signs shall not exceed six feet in height. External illumination 

of temporary signs is prohibited. 
(F) Display of temporary signs shall be permitted for a maximum of three periods of up 

to 30 days per period, per calendar year. These permitted periods may be combined 
into one or two periods per year provided that the total display period does not 
exceed 90 days. 

  
(9) Freestanding Signs  

The following standards apply to permanent freestanding signs.  
(A) The erection of freestanding signs shall be prohibited on any property frontage 

immediately adjacent to the B-Line Trail right-of way. 
(B) Lots with 30 feet or less of public street frontage are not permitted any freestanding 

signs.  Properties with more than 30 feet of public street frontage of a single street are 
permitted a maximum of one freestanding sign.  

(C) Freestanding signs shall not exceed 15 square feet. 
(D) Freestanding signs shall not exceed four feet in height. 
(E) No freestanding sign shall be allowed unless the primary structure on a lot is set back 

from the public right-of-way by a minimum of 15 feet. 
(F) Internally illuminated signs are prohibited.  
(G) Changeable copy shall be prohibited as part of a freestanding sign. 

 
(10) Sandwich Board Signs 

Properties immediately adjacent to a public sidewalk shall be permitted to place sandwich 
board signs in the public sidewalk provided the following criteria are met.  

 
(A) Number 

Each property shall be permitted one sandwich board sign. If a property contains 
more than one tenant, additional sandwich board signs shall be permitted, provided 
the number of sandwich boards in front of a single property shall be limited to ensure 
that no sandwich board sign shall be placed within eight linear feet of another 
sandwich board sign, measured from the base of each sign. 

  
(B) Design 

i. Sign face area shall not exceed five square feet per sign per face. 
ii. Sign face width shall not exceed two feet, nine inches measured at the widest 

point of the sign face. 
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iii. Sign height shall not exceed four and one-half feet measured from the 
ground to the top of the sign. 

iv. Signs shall be truly portable and shall not be permanently affixed to any 
structure or sidewalk. 

v.  
(C) Placement 

i.       Sandwich board signs shall meet the following placement criteria. 
ii.          Signs shall be placed only on sidewalks with a minimum width of seven feet. 
 Signs shall be removed from the public sidewalk at the end of each business 
 day. 
iii. Signs shall be located a maximum of two feet from the building; or in the tree       
             plot outside of the sidewalk. 
iv.         Signs shall be placed a minimum of 48 inches from all obstructions within the   

                   sidewalk including newspaper boxes, outdoor tables and seating, trees and      
                   tree grates, bicycle racks, trash receptacles and any other item impeding     
                   pedestrian or wheelchair movement. 

v.         Signs shall be placed a minimum of eight feet from a building corner or 
 pedestrian crosswalk. 
vi.         Sign placement shall meet all requirements of the ADA. 
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______________________________________________________________________ 
05.05.010 Subdivision Design Standards 
 
 
(a) Purpose 
 This section is intended to establish and define the design standards that are required by the 
 City for any subdivision of land. 
 
(b) Applicability 
 This Section 05.05 applies to all site and infrastructure improvements associated with 
 subdivisions. These requirements shall also apply to Planned Unit Developments associated 
 with subdivision approval. 
 
(c) Generally 

(1) In planning for the development of areas within the jurisdiction of the Plan 
Commission, the owner and petitioner shall make every effort to assure that the 
proposed project will be accomplished in agreement with the intent and purpose of 
the Comprehensive Plan. 

(2) The proposed development shall also be consistent with the property's sub-zoning 
classification and shall result in a project that is harmonious with the environmental 
character of the property as well as the overall community of the City of Bloomington. 

 
(d) Specific Standards for Subdivision Types 
 
 In addition to the standards in this Section 05.05.050 (Subdivision Design Standards), each 
 subdivision type defined in 05.05.030 (Subdivision Types ) shall comply with the specific 
 standards summarized in Figure: 20-: Subdivision Development Standards below. 
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FFigure 20:  
Subdivision Development Standards 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NOTE: 
Measured as a percent of gross acreage and shall be identified as common open space on the plat. 
Where on-street parking is provided, it shall comply with the standards in 04.04.060(o) (On-street Parking Standards for Private 
Streets ). 
 
(e) Lots 
 

(1) Generally 
(A) The shape, location and orientation of all lots within a development shall be appropriate 

for the uses proposed and be in accordance with the sub-zoning districts. 
(2) Design 

(A) Commercial developments (e.g., multi-tenant centers, commercial areas, and office parks) 
shall be designed as a single project no matter how many lots are created. All areas of the 
parent tract shall be shown as they are intended to be laid out and used. 

(B) All lots shall be designed with a depth-to-width ratio not to exceed four to one. 
(C) The minimum lot width of all lots shall be measured at the required front building setback 

line. 
(D) All new residential lots shall have frontage on a public street right-of-way. 
(E) The Director may modify lot and setback standards in order to create a common area 

 TD  CI  CI  
Applicable base sub-
zoning districts 

RH1 RH2 MN 

Parent tract size 
(minimum) 

10,000 SF 21,000 SF 21,000 SF 

Parent tract size 
(maximum) 

None None None 

Open space required 
(minimum) [1] 

None None None 

Block length 
(maximum) 

800 feet 600 feet 450 feet 

Cul-de-sac length 
(minimum) 

200 feet 200 feet 200 feet 

Cul-de-sac length 
(maximum) 

300 feet 600 feet 600 feet 

On-street parking (2) 
(minimum) 

One side of street One side of street One side of street 
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development plat. This approval is subject to the following standards: 
i. A petitioner shall request a common area development designation with the primary 

plat; All individual units shall be placed on an individual lot; 
ii. All Lots  shall have individual utility service; 
iii. Lot lines shall not extend more than 10 feet from any structure; and 
iv. All areas outside of individual lots shall be placed within common area. 

(F) The Director may approve alternative setback standards in order to create a zero-lot line 
development plat, subject to the following standards: 
i. The petitioner shall request a zero-lot line development designation with the primary 

plat; 
ii. All individual units shall be placed on an individual lot; and 
iii. All units shall have individual utility service. 

 
((f) Monuments and Markers 
 

(1) Installation of Monuments and Markers 
 All monument and marker improvements shall be installed per 865 IAC 1-12-18.  

 
(2) Centerline Monuments 
 Monuments conforming to 865 IAC 1-12-18(a)(2) shall be set on street centerlines at the 
 beginning and end of curves and at the intersection of centerlines. When it is not practical to 
 set a centerline monument in accordance with 865 IAC 1-12-18(a)(2), a centerline monument 
 conforming to 865 IAC 1-12-18(a)(3) shall be set. 

 
(3) Reporting 
 Upon completion of the development, as-built drawings shall be submitted showing where 
 monuments and markers were placed. This shall be accompanied by an affidavit from the 
 surveyor certifying that the monuments and markers are still accurately in place, and were not 
 removed, moved, or buried such that they do not accurately denote surveyed lines or cannot 
 be easily located. 

 
(g) Open Space 
 

(1) Generally 
(A) All residential developments shall have a percentage of the land set aside for open space. 

 
(2) Common Areas   

 In addition to easements required by Subsection 20.07.080(b): Easements, the following 
 environmental features shall be placed within Common Areas on the plat or such areas shall 
 be deeded along with said easement to a preservation entity. 
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((A) Karst Features: All karst features and their required buffer zones. 
(B) Riparian Buffers: All riparian buffers defined as Streamside or Intermediate Zones. 
(C) Floodways: All areas within regulatory floodways. 
(D) Wetlands: All delineated wetlands and required wetland buffer areas. 
(E) Forested Areas: All contiguous areas of tree cover totaling one (1) acre or greater that are 

required to be preserved. 
 

(3) Site Features that Qualify as Open Space 
 The following features count toward the minimum open space requirements as described: 

(A) Conservation Areas 
 Any required preservation/conservation area shall count toward open space 

requirements.  
(B) Man-made Water Features 
 Any man-made water feature (including retention facilities) shall count toward minimum 

open space if it supports aquatic life and provides native habitat as follows:  
(C) Dry Detention Facilities 
 Man-made stormwater detention facilities (dry) shall count toward the minimum open 

space if they meet the following standards:  
i. AArea 

  The facility shall have at least 6,534 square feet of flat bottom (0.15 acres). 
ii. PPerimeter Access 

  This open space (facility and buffer area) shall be planted and maintained as usable  
  area. This includes use of prairie grasses, native species, native ground cover, or lawn  
  grass. Tree planting shall not be within the basin area or on the slopes of the bank. 
 

(D) Regulated Floodplain 
 The regulated floodplain of any stream, regulated drain, or river shall count toward the 

open space requirements.  
(E) Other  
 Other common areas set aside to meet open space requirements.  

 
(h) Storm Water 

(1) Applicability 
 All proposed subdivisions submitted for approval, shall provide for the collection and 
 management of all surface water drainage.  
(2) Drainage Plan 
 All subdivision requests shall include the submittal of a drainage plan to the City Utilities 
 Department. The drainage plan shall include, but not be limited to, the following items:  

(A) Complete grading plan showing all proposed detention and retention facilities, swales, 
and drainage structures; 
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(B) All proposed piping including size and location of proposed stormwater lines, as well as 

plan and profile drawings for all proposed improvements; 
(C) Complete and accurate stormwater calculations justifying methodology of the drainage 

plan in compliance with City Utilities Department standards; and 
(D) The finish floor elevation of all proposed structures. 

 
((3) Stormwater Mitigation Requirements 

 Drainage facilities shall be provided to control runoff from all upstream drainage areas and 
 from all areas within the proposed subdivision to a location adequate to receive such runoff. 
 Furthermore, drainage facilities shall: 

(A) Be designed and constructed in accordance with City Utilities Department standards. 
(B) Be durable, easily maintained, retard sedimentation, and retard erosion. Facilities shall not 

endanger the public health and safety or cause significant damage to property. 
(C) Be sufficient to accept runoff from the site after development and the present water 

runoff from all areas upstream to achieve discharge rates meeting City Utilities 
Department standards. 

(D) Provide stormwater runoff quality mitigation in compliance with City Utilities Department 
standards. 

(4) Common Area 
 Engineered and built drainage improvements, including but not limited to detention and 
 retention facilities, for subdivisions shall be contained within common areas. Such 
 improvements shall be constructed and maintained according to City Utilities Department 
 standards, and a Facilities Maintenance Plan shall be required pursuant to the Administrative 
 Manual. 

(5) Easements 
 Features and improvements shall be located within easements where required, in accordance 
 with the Administrative Manual and the UDO Section 20.05.04 (Easements). 
 
(i) Flood Damage Mitigation 

All subdivision proposals shall: 
(1) Be consistent with the need to minimize flood damage. 
(2) Have public utilities and facilities such as sewer, gas, electrical, and water systems located and 
 constructed to minimize flood damage. 
(3) Have adequate drainage provided to reduce exposure to flood hazards. 

 
(j) Streets and Rights-of-Way 
 

(1) Applicability 
All developments submitted for subdivision approval shall allocate adequate areas for 
new streets in conformity with the PUD. 
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((2) Private Streets 
(A) Unless approved by the Director and the Board of Public Works, private streets are not 

permitted. All proposed streets shall have right-of-way dedicated as indicated on the 
Transportation Plan. 

(B) All private streets shall be constructed to the public street standards established in this 
PUD and other applicable City standards. 

 
(3)  Dedication of Right-of-Way 
 In developments that adjoin or include existing streets that do not conform to the minimum 
 right-of- way dimensions as established in the Transportation Plan, the petitioner shall 
 dedicate additional width along either one or both sides of such streets in order to bring them 
 up to standards. 

 
(4) Construction and Installation Standards for Streets 

(A) All street improvements are to be designed, constructed and installed per the City 
Planning and Transportation Department Standards and Specifications. 

(B) Any new development that includes the construction of a new or widened public street 
shall be required to install underground telecommunications conduit to extend the City's 
fiber optic network, known as the Bloomington Digital Underground (BDU). Conduit 
installation shall be in accordance with BDU specifications and permit requirements of the 
City of Bloomington. This requirement shall not apply if the Planning and Transportation 
Director determines that the installation of underground telecommunications conduit is 
not necessary after review by the City's Director of Information and Technology Services. 

 
(5) Street Design 

(A) General Street Layout 
 Streets shall be laid out on the parent tract in an orderly and logical manner to:  

i.  To provide connectivity to adjacent parcels;  
ii.  To provide pedestrian and vehicular safety; and 
iii. To provide reasonably direct access to the primary circulation system.  

(B) Topographical Consideration 
 Streets shall be adjusted to the contour of the land so as to minimize cutting and filling 

activity on natural terrain.  
(C) Design Speed 
 The maximum design speed for streets shall be in accordance with AASHTO and City 

Planning and Transportation Department requirements.  
(D) Connectivity 
 All developments shall provide stub streets to connect to adjacent properties.  

i. Where the development abuts undeveloped land, the final number and location of 
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stub streets shall be determined by the Director. 
 
ii. Where the development abuts land that has established stub streets, built or platted, 

the petitioner shall design the street system to connect to those stub streets. 
 

((E) Stub Streets 
 Stub streets shall be constructed at the same time the other streets are built within the 

development.  
i.  Temporary turnaround areas that can be surfaced with asphalt, concrete, or 

permeable pavers, may be required to provide safe turnaround for emergency 
vehicles. Such areas shall be located within dedicated street rights-of-way and shall be 
removed when stub streets are further extended. 

ii. A permanent public sign shall be installed at the terminus of the stub street stating 
clearly that the street will connect to future development.  

 
(F) Gated Entrances 
 Gated entrances are not permitted.  

 
(G) Intersections 
 All intersections of two streets shall be within 15 degrees of perpendicular as measured at 

the  street centerlines. Intersections of more than two streets at one point shall not be 
permitted.  Local street intersections with center line offsets of less than 125 feet shall not 
be permitted. 

 
(H) Right-of-way Width 

i.  The minimum right-of-way width shall be as indicated on the Transportation Plan 
unless specified otherwise in this PUD.  

ii. The minimum right-of-way dimensions established in the Transportation Plan may be 
reduced upon approval of the City Traffic and Transportation Engineer and Fire Chief, 
or designee if: 
1.  The reduction will mitigate environmental impacts; or  
2.  The reduction will result in alignment with adjacent streets.  

 
(I) Street Width 

i. The minimum street pavement width shall be as indicated on the Transportation Plan. 
Street width shall be determined by measuring from back of curb to back of curb 
unless specified otherwise in this PUD. 

ii.  The minimum street width dimensions established in the Transportation Plan may be 
reduced upon approval of the City Traffic and Transportation Engineer and Fire Chief, 
or designee if: 
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1. The reduction will mitigate environmental impacts; or 
2. The reduction will result in alignment with adjacent streets. 

 
((J) Curb Type 
All subdivisions shall use vertical curbs.  
(K) Cul-de-sac Length 
 The maximum cul-de-sac length shall be as indicated in Figure 15: Subdivision 

Development Standards.  
(L) Cul-de-sac Terminus 
 The terminus of each cul-de-sac shall be a round bulb, large enough to accommodate 

the  largest fire truck in service within the city.  
(M) Block Length 
 The maximum block length shall be as indicated in Figure 15: Subdivision Development 

Standards.  
(N) Pavement Thickness 
 The minimum street pavement thickness shall conform to City of Bloomington Standards 

based on the street's classification in the Transportation Plan.  
(6) Alleys 

 Alleys are considered an essential part of a traditional neighborhood design; therefore, they 
 shall be integrated into the overall design of traditional neighborhood subdivisions. In other 
 types of subdivisions, alleys may be utilized where they are compatible with surrounding 
 residential development patterns. 

(A) Alleys shall be public with a minimum of 15 feet of right-of-way. Alleys shall have a 
minimum of 14 feet of pavement width. 

(B) Alleys are not required to have a curb. 
(C) Alley intersections with public streets shall not exceed 20 degrees from perpendicular to 

said streets. 
(D) The minimum corner radius at any alley intersection with a public street shall be 5 feet. 

The corner radius may be reduced upon a determination by the City Planning and 
Transportation Department that such a reduction is not expected to have a significant 
impact on vehicle, bicycle, or pedestrian safety at the intersection and such a reduction is 
within engineering standards or guidelines for vehicle, bicycle, or pedestrian modes. 

(F) All alleys are to be constructed per standards of the City Planning and Transportation 
Department. 

  
(7) Ingress/Egress 

(A) Developments with 15 acres or less shall have a maximum of one ingress/egress point 
onto an arterial level street if a secondary access street is present and a maximum of two 
ingress/egress points onto an arterial level street if no secondary access street is present. 

(B) Developments with more than 15 acres shall have a maximum of three ingress/egress 
points onto a public street(s). 
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(C) Ingress/egress points onto arterial streets shall be separated by a minimum of 200 feet 
from any intersection or another ingress/egress point. 

 
(D) Traffic Lane  
 Shared access streets shall be designed to accommodate two-way traffic. 
(E) Right-of-way or Easement 
 Shared access streets shall be placed within additional right-of-way or permanent access 

easement. 
(F) Pavement Width 
 Access streets shall be a minimum of 20 feet in width. 
(G) Sidewalks 
 Access streets shall have sidewalks adjacent to the lots and be integrated into the overall 

pedestrian network. 
 

((8) Street Names 
(A) Proposed Street Name 

ii.  The petitioner shall propose a unique name for each street within the development at 
the time of primary plat petition.  

ii. The names of all new public and private streets are subject to approval by the City 
Planning and Transportation Department in compliance with Emergency-911 street 
naming procedures and the standards in this section. 

 
(B) Street Name Standards 
 Within the jurisdiction of this ordinance, the following standards shall apply:  

i. Streets that are continuations of, or obviously in alignment with, any existing streets, 
either constructed or appearing on a validly recorded plat, shall bear the names of 
such existing streets. 

ii. The root street name (e.g., "Maple") shall not duplicate or be phonetically similar to 
any existing street name. The only exception to this rule is if a new street is the 
continuation of an existing street, in which case, the new street shall have the exact 
same name as the existing street. 

iii. Deviations in suffix names (e.g., "Street," "Court," or "Avenue") shall not constitute a 
unique name. Therefore, if "Maple Street" exists, the name "Maple Court" shall not be 
permissible. 

iv. Street address numbers for all lots shall be assigned by the City Planning and 
Transportation Department and shall be identified on the secondary plat. 

v. Approved street names shall be identified on the secondary plat. 
 

(C) Authority to Rename a Proposed Street 
 The Plan Commission, the Board of Public Works, the Planning and Transportation 

Director, or E-911 coordinator shall have the authority to require a new name to be 
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chosen for any street. If a new name is not proposed by the petitioner, the Board of Public 
Works shall have the right to rename the street prior to secondary plat approval. 

  
(9) Street Signs 

(A) Applicability 
 Every street shall have the minimum number of public signs necessary to:  

i. Effectively direct or notify drives, bicyclists, and pedestrians; and 
ii. Provide an information system for visitors to efficiently find a certain street, address, or 

development amenity. 
(B) City's Responsibilities 
 The petitioner shall be responsible for disseminating specifications for the installation of all 

public safety related street signs for streets, including, but not limited to speed limit signs, 
stop signs, yield signs and street name signs. The City's engineering policies and nationally 
recognized engineering standards shall be used to determine the type, size, height and 
location of each of these public signs required for any development. Site specific 
engineering work necessary to document compliance shall be prepared by a licensed 
engineer. 

 
(C) Petitioner's Responsibilities 

i.  The petitioner shall be required to install public signs prior to any street being opened 
to public. These public signs shall be installed in the location and to the height 
determined by the City Planning and Transportation Department. 

ii.  The petitioner shall install a minimum of one street name public sign at each street 
intersection within the subdivision and on all perimeter intersections. At least one 
public sign shall be set on the most conspicuous corner of the intersections, at a point 
approximately six inches from the sidewalk intersection (on the street side). 

iii.  The petitioner shall install temporary street name public signs for any streets open to 
the public during construction. Such public signs shall meet the location requirements 
specified for street name public signs in (ii) above. Temporary street name public signs 

 shall be removed when permanent street name public signs are installed.  
(10) Street Lighting 

(A) Street Lighting Plan 
 All subdivisions shall be required to have a street lighting plan approved by the City 

Engineering Department and submitted to the City Board of Public Works as a 
component of the secondary plat proposal. The street lighting plan shall be certified by 
the local public electric company. 

(B) Street Lighting Plan Approval 
 All certified street lighting plans shall be accepted by the City Board of Public Works prior 

to secondary plat signing. Street lighting plans shall include, but not be limited to, spacing 
of the fixtures, fixture type, fixture color, easements, light shielding, and the manufacturer.  
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 Full cutoff fixtures shall be used. The developer shall be responsible for installing all 
streetlights in accordance with the approved street lighting plan.  

 
(C) Alternative Street Lighting Plans 
 Requests, including but not limited to the provision of specialized fixtures or use of privately- 
 owned lights, may be considered by the City Board of Public Works as an alternative to 
 conventional street lighting plans. 
 
(k) Utilities  
 

(1) Sanitary Sewer Standards 
(A) Applicability 
 All subdivisions for approval under the provisions of this UDO shall provide for the 

collection of all sanitary sewage discharges by the installation of sanitary sewers. These 
sewers shall be tied into the community-wide system as per City Utilities Department 
standards and constructed within street rights-of-way or within dedicated sewer 
easements. 

(B) LLocation 
 Septic systems shall not be permitted unless adequate sewer system service is not 

available and such unavailability is verified by the City Utilities Department. 
(2) Water Service Standards 

(A) Applicability 
 All proposed plats submitted for approval, under the provisions of this chapter, shall 

provide for the installation of a complete potable water and fire protection distribution 
system. 

(B) Private/Semipublic Systems 
 Private or semipublic water supplies and distribution systems shall not be allowed.  
(C) Extension of Public Water Supplies 
 The extension of public water supplies and distribution systems shall be made at the sole 

expense of the petitioner. The construction plans shall be approved by the City Utilities 
Department and shall be on file with the City Utilities Department prior to the issuance of 
secondary plat approval. 

(3) Coordination of Sewer/Waterline Installation 
 It shall be the petitioner's responsibility to coordinate the installation of the sewer and water 
 system with other utilities. Conflicts with prior constructed utilities and damage to them shall 
 not be allowed. If such damage occurs, the work shall be stopped, and damages repaired 
 before allowing the work to continue. 

(4) Fire Hydrants 
 Fire hydrants shall be installed along all public streets and shall have a maximum distance 
 between hydrants of 600 feet, or otherwise approved by the Fire Chief. 
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(55) Construction Standards for Utilities 
 All public utility improvements shall be designed and installed as per City Utilities Department 
 standards.  
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BLOOMINGTON PLAN COMMISSION CASE #: DP-23-23 / PLAT2023-06-0005 
STAFF REPORT DATE: July 10, 2023 
 
Location: West of South Rogers Street between West 1st Street and West 2nd Street 
(addresses of current parcels: 501, 601, 707, and 711 West 2nd Street) 
 
PETITIONER: CrossRoad Engineers 

115 North 17th Avenue 
Beech Grove, IN 46107 

 
OWNER: Bloomington Redevelopment Commission 

P.O. Box 1000 
Bloomington, IN 

 
CONSULTANTS: Bledsoe Riggert Cooper James 

1351 West Tapp Road 
Bloomington, IN 

 
REQUEST: The petitioner is requesting primary plat approval to create new lots and new right-
of-way in the Hopewell neighborhood, with request for subdivision waivers and waiver of second 
hearing. 
 
BACKGROUND: 
Area: 11.33 acres 
Current Zoning: Mixed-Use Medium Scale (MM) within the Transform Redevelopment 

Overlay (TRO) 
Comprehensive 
Plan Designation: Mixed Urban Residential / Former Bloomington Hospital Focus Area 
Existing Land Use: Vacant (former hospital site) 
Proposed Land Use: No change proposed 
Surrounding Uses: North – Park; Office; Medical Clinic; Personal Services 

South – Vacant buildings (former hospital site) 
East – Vacant land; Office; Medical Clinic 
West – Vacant buildings; Office 

 
REPORT: The property is located west of South Rogers Street between West 1st Street and West 
2nd Street. The petition site is a portion of the former site of the IU Health Bloomington Hospital. 
Development of the larger area is guided by the Bloomington Hospital Site Redevelopment Master 
Plan (Master Plan), released in January 2021. The petition site is occasionally called Hopewell 
West, part of the future Hopewell neighborhood. The owner of record of the property, as of the 
date of this report, is Indiana University Health. The City of Bloomington and the Bloomington 
Redevelopment Commission (RDC) hold a purchase agreement for the property as well as several 
adjacent parcels in Hopewell. The RDC has engaged the petitioner, CrossRoad Engineers, along 
with consultants Bledsoe Riggert Cooper James (BRCJ) and Rundell Ernstberger Associates 
(REA), to provide engineering design for Hopewell West including platting and road design. 
 
The entire petition site is located in the Mixed-Use Medium Scale (MM) zoning district within the 
Transform Redevelopment Overlay (TRO). Adjacent properties to the north across West 2nd Street 
include Building and Trades Park, zoned Parks and Open Space (PO), as well as several properties 
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zoned MM within the TRO which contain office, medical clinic, and personal services uses. To 
the south across West 1st Street, the property at the southwest corner of Rogers and 1st is zoned 
Residential Multifamily (RM) within the TRO, while the properties immediately west of that are 
zoned Residential Urban Lot (R4) and are not within the TRO. The properties to the south contain 
vacant buildings that were formally used as part of the hospital site. To the east across South 
Rogers Street is the area occasionally known as Hopewell Phase I East which contains vacant land 
that has been cleared for development and is zoned MM within the TRO, as well as the Centerstone 
building and property which is zoned Mixed-Use Neighborhood Scale (MN) within the TRO. 
Adjacent properties to the west are zoned MM and Mixed-Use Institutional (MI) within the TRO 
and contain vacant buildings and office space owned by the Monroe County Community School 
Corporation (MCCSC), as well as one privately owned office building. 
 
The petitioner is requesting primary plat approval to reconfigure the existing lots and rights-of-
way in this portion of the Master Plan area to re-create an urban pattern of street, alleys, and blocks 
to facilitate redevelopment. The proposed plat creates new public right-of-way for two new north-
south streets, South Fairview Street and South Jackson Street; an east-west greenway street 
bordered by green space and park amenities, West University Street; as well as five alleys. The 
proposed plat provides lots for the two existing buildings that remain: a parking garage in the 
center north of the site and the Kohr building in the southeast corner of the site. The Kohr building, 
formerly part of the hospital complex, has been locally designated as a one-building historic district 
and is intended to be redeveloped as affordable housing. 
 
The proposed plat shows 29 development lots, including two for the two existing buildings, as 
well as four greenspace lots along the new proposed West University Street greenway, and one 
additional lot, for a total of 34 lots. As guided by the Master Plan, the greenspace lots are intended 
to be managed by the City of Bloomington Parks and Recreation Department as public park space 
containing park amenities as well as stormwater drainage facilities for the neighborhood. On the 
plat submitted for this petition, these four greenspace lots and the one additional lot are labeled as 
“common area.” However, the City of Bloomington Unified Development Ordinance (UDO) 
defines “common area” to explicitly exclude areas dedicated to the public. Because these lots are 
intended to be dedicated to the public as public park space, they cannot be common areas and are 
subject to the same subdivision standards as lots intended for development. Acondition requiring 
the secondary plat to correctly label these as lots, not common areas, is included. 
 
There are two existing platted alleys in the northeast quadrant of the site. The proposed plat is 
predicated on the vacation of these alleys, with a proposed new public alley with different 
alignment. Right-of-way vacation of the existing alleys must be approved by the City of 
Bloomington Common Council prior to secondary plat approval. A condition of approval has been 
included. 
 
The UDO authorizes the Plan Commission to waive the application fee “for any proposal that is 
actively being promoted by a unit of local government…” Because City of Bloomington and the 
RDC are the owners and developers of the property, the Plan Commission may waive the 
application fee. No application fee has yet been charged, and staff recommends that the 
Commission waive the fee. 
 
The petitioner is requesting multiple subdivision waivers. The first is a waiver from the maximum 
parent tract size standard to allow the subdivision of a parent tract greater than three acres. The 
second is a waiver from the standard establishing the minimum percentage of lots served by alleys 
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at 100 percent in the TRO, which requires all lots to have alley access; the waiver is to allow the 
greenspace lots along the West University Street greenway and the additional lot west of Fairview 
Street to lack alley access. The third waiver is from property line corner radii standards to allow 
right-angle corners of development lots at street and alley corners. The fourth and fifth waivers are 
related to tree plot and pedestrian facility width in the right-of-way. 
 
Along with the subdivision waivers, the petitioner is requesting a waiver of second hearing. The 
petition believes, and staff agrees, that issues can be adequately aired and the case can receive 
sufficient review in one hearing with the Plan Commission. The second hearing waiver request is 
also driven by the timeline of a crucial funding application for the Kohr building affordable 
housing redevelopment. Approval of the development lot for the Kohr building is a requirement 
of the funding application, which is due to the Indiana Housing and Community Development 
Authority (IHCDA) within mere days after the Plan Commission hearing on July 10. 
 
20.06.060(b)(3)(E) PRIMARY PLAT REVIEW: The Plan Commission or Plat Committee shall 
review the primary subdivision 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) (Approval Criteria) and the following standards: 

i. All subdivision proposals shall be consistent with the need to minimize flood damage. 
ii. All subdivision proposals shall have public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage. 
iii. All subdivision proposals shall have adequate drainage provided to reduce exposure to 

flood hazards 
iv. Base flood elevation data shall be provided for subdivision proposals and other 

proposed development (including manufactured home parks and subdivisions), which 
is greater than the lesser of 50 lots or five acres. 

v. All subdivision proposals shall minimize development in the SFHA and/or limit 
intensity of development permitted in the SFHA 

vi. All subdivision proposals shall ensure safe access into/out of SFHA for pedestrians and 
vehicles (especially emergency responders). 

 
PROPOSED FINDING: The entire site is located in an area of minimal flood risk with less than 
a 0.2 percent annual chance of flooding, as shown on FEMA flood maps. The greenspace lots 
along the West University Street greenway are intended to assist with on-site stormwater 
management for development in the subdivision. No portion of this property is located in a Special 
Flood Hazard Area (SFHA) and the petition site is bounded by existing public rights-of-way on 
three sides, with access improvements being added on-site with the petition. 
 
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 FINDING: This plat, once conditions of approval are met and with subdivision 
waivers, will comply with all requirements of the UDO. The subdivision waivers, for maximum 
parent tract size, alley access for five greenspace lots, lot corner radii, tree plot widths, and 
pedestrian facility widths, are appropriate, as detailed in findings below for each waiver. The 
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subdivision follows the guidance of the Bloomington Hospital Site Redevelopment Master Plan. 
Approval from Common Council for right-of-way vacation of existing alleys on the site is required 
prior to secondary plat approval. Final approval from the City of Bloomington Utilities Department 
is required prior to the issuance of any permits. There are no other known applicable regulations 
or prior approvals that would apply to this subdivision. 
 
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 
The proposed use and development shall be consistent with and shall not interfere 
with the achievement of the goals and objectives of the Comprehensive Plan and 
any other adopted plans and policies. 

ii. Consistent with Intergovernmental Agreements 
The proposed use and development shall be consistent with any adopted 
intergovernmental agreements and shall comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into this UDO. 

iii. Minimization or Mitigation of Adverse Impacts 

1. The proposed use and development shall be designed to minimize negative 
environmental impacts and shall not cause significant adverse impacts on the 
natural environment. Examples of the natural environment include water, air, noise, 
stormwater management, wildlife habitat, soils, and native vegetation. 

2. The proposed use and development shall not result in the excessive destruction, loss 
or damage of any natural, scenic, or historic feature of significant importance. 

3. The proposed use and development shall not result in significant adverse fiscal 
impacts on the city. 

4. The petitioner shall make a good-faith effort to address concerns of the adjoining 
property owners in the immediate neighborhood as defined in the pre-submittal 
neighborhood meeting for the specific proposal, if such a meeting is required. 

iv. Adequacy of Road Systems 

1. Adequate road capacity must exist to serve the uses permitted under the proposed 
development, and the proposed use and development shall be designed to ensure 
safe ingress and egress onto the site and safe road conditions around the site, 
including adequate access onto the site for fire, public safety, and EMS services. 

2. The proposed use and development shall neither cause undue traffic congestion nor 
draw significant amounts of traffic through residential streets. 

v. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity shall exist to accommodate uses 
permitted under the proposed development at the time the needs or demands arise, 
while maintaining adequate levels of service to existing development. Public 
services and facilities include, but are not limited to, streets, potable water, sewer, 
stormwater management structures, schools, public safety, fire protection, libraries, 
and vehicle/pedestrian connections and access within the site and to adjacent 
properties. 

vi. Rational Phasing Plan 
If the petition involves phases, each phase of the proposed development shall 
contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are required to comply with the project’s cumulative 
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development to date and shall not depend upon subsequent phases for those 
improvements. 

 

PROPOSED FINDING: The proposed plat is consistent with the Comprehensive Plan, 
maintaining existing resources in the area, while providing opportunity for increased connectivity, 
improved amenities, and an opportunity for increased business and housing development near 
downtown. The proposed plat is also consistent with the Bloomington Hospital Site 
Redevelopment Master Plan. There are no expected adverse impacts as a result of this plat. Future 
site plans will be reviewed under separate approvals as the site develops. While adequate 
stormwater management areas will be reviewed with each subsequent site plan request, the Master 
Plan for the area calls for management along the new West University Street greenway, and this 
subdivision creates several greenspace lots to enable that. There are no known natural or scenic 
features of significant importance on this site. The plat design facilitates the preservation and reuse 
of the Kohr building, a locally designated historic district. There are no identified adverse fiscal 
impacts with this petition. A neighborhood meeting is not required with primary plat approval, 
though much input was taken on the general idea of development in this area during the Master 
Plan process. Public right-of-way access will be enhanced with this project by the addition of new 
north-south and east-west connections through the site. The City of Bloomington Utilities 
Department must approve all utility connections and services prior to issuance of a grading permit. 
No phasing of the plat is expected. 

 

20.06.060(b)(3)(F) Waivers 

Waivers from any standards within Chapter 5 shall be reviewed according to the following criteria: 
i. The granting of the subdivision waiver shall not be detrimental to the public safety, 

health, or general welfare, or injurious to other property; and 
ii. The conditions upon which the request for a Subdivision Waiver are based are unique 

to the property; and 
iii. The Subdivision Waiver shall not in any manner vary the provisions of the development 

standards, Comprehensive Plan, or Transportation Plan. 

 

Parent Tract Size Maximum 

PROPOSED FINDING: The parent tract of the proposed subdivision is 11.33 acres, which is 
greater than the maximum of 3 acres established for subdivisions within the Transform 
Redevelopment Overlay (TRO). The proposal is a unique early stage of the development of the 
Hopewell neighborhood, a stage that calls for the re-establishment of an urban street grid over a 
larger area in order to set the stage for future development. The relatively larger area covered by 
the plat is a necessary and integral aspect of the proposal. Within the subdivision area, the proposal 
complies with development standards and follows the guidance of the Comprehensive Plan, the 
Transportation Plan, and the Bloomington Hospital Site Redevelopment Master Plan. Granting the 
waiver will not be detrimental to the public, is unique to the property and the timing of the proposal, 
and complies with development standards and guiding plans. 
 

Lots Served By Alleys Minimum Percentage 
PROPOSED FINDING: 100 percent of subdivision lots must be served by alleys in the 
Transform Redevelopment Overlay (TRO). The four greenspace lots along the West University 
Street greenway and one lot west of Fairview Street lack alley access. The intended use of these 
lots, for public park space and stormwater drainage, reduces the need for vehicular alley access in 
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comparison to other development lots. For pedestrian access, the plat provides pedestrian 
easements to the four greenspace lots opposite the street frontage. Granting the waiver will not be 
detrimental to the public, is unique to the circumstances of the lots to which the waiver applies, 
and complies with development standards and the intent of guiding plans. 
 

Property Line Corner Radii at Intersections 
PROPOSED FINDING: Property lines corners are required to be rounded by arcs at street and 
alley intersections. All proposed lots have right-angle corners. The proposed property corners are 
necessary to accommodate the goals of the development as guided by the Bloomington Hospital 
Site Redevelopment Master Plan. The street and lot designs provide adequate space for vehicle 
turning movements and sight lines. Granting the waiver will not be detrimental to the public, is 
unique to the site, and complies with development standards and the intent of guiding plans. 
 
Tree Plot Widths 
PROPOSED FINDING: The proposed tree plot widths do not meet the requirements of the TRO, 
but do meet the minimums of the Transportation Plan. Requiring the TRO minimums would 
require additional right-of-way dedication in some locations, which would exceed the minimum 
right-of-way width requirements. The number of required street trees will remain the same, even 
if this waiver is granted. Granting the waiver will not be detrimental to the public, is unique 
because of the constraints on right-of-way location created by existing facilities that will remain, 
and complies with the intent of the Transportation Plan. 
 
Pedestrian Facility Widths 
PROPOSED FINDING: The proposed pedestrian facility widths do not meet the requirements 
of the TRO, but do meet the minimums of the Transportation Plan. Requiring the TRO minimums 
would require additional right-of-way dedication in some locations, which would exceed the 
minimum right-of-way width requirements. Granting the waiver will not be detrimental to the 
public, is unique because of the constraints on right-of-way location created by existing facilities 
that will remain, and complies with the intent of the Transportation Plan. 
 
 
PLAT REVIEW: The proposed subdivision follows the Infill Subdivision (IS) design standards 
with modifications as required by the Transform Redevelopment Overlay (TRO). 
 
Infill Subdivision Standards as modified by TRO section 20.02.050(b)(11)(A): 

 
Parent tract size: No minimum parent tract size. Maximum parent tract size is three acres. 
The parent tract is 11.33 acres. The petitioner is requesting a waiver to allow the parent 
tract size to exceed the maximum. As discussed above in the proposed subdivision waiver 
findings, the larger tract size is a necessary and integral aspect of this unique early stage of 
the development of the Hopewell neighborhood. 
 
Open space: Not required. The proposal provides five greenspace lots intended to be open 
space managed by the City of Bloomington Parks and Recreation Department. 
 
Lots served by alleys: Minimum 100 percent. All 29 development lots are served by public 
alleys. The petitioner is requesting a waiver to allow the five greenspace lots to lack alley 
access. The proposed plat shows pedestrian easements to four of the greenspace lots, 
providing access from the side opposite the street frontage. 
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Block length: Maximum 400 feet. The proposed block along the west side of Fairview 
Street is 650 feet in length. All other proposed blocks are less than 400 feet in length. There 
is a street connection shown in the Transportation Plan, NC-45, that is not shown in the 
plat west of Fairview Street. The inclusion of the street right-of-way is required and cannot 
be waived. As a result, when the right-of-way is added, the block will be bisected and meet 
this requirement. A condition requiring dedication of public right-of-way for a future street 
continuation of West University Street west of South Fairview Street is included. The 
portion of the lot that is currently shown as 15 feet wide and adjacent to Fairview Street 
could be dedicated as additional right-of-way.  
 
Cul-de-sac length: Not permitted. No culs-de-sac are proposed. The proposal includes 
three dead-end alleys; however, because alleys are not streets, these are not considered 
culs-de-sac. 
 
Transportation facilities: Required to meet Transportation Plan guidance. In the 
Transportation Plan, West 2nd Street and South Rogers Street are designated as the General 
Urban street typology with 84 feet of right-of-way width, while West 1st Street and the 
new interior street grid are designated as the Neighborhood Residential street typology with 
60 feet of right-of-way width. The proposal provides additional right-of-way dedication 
along West 2nd Street and South Rogers Street to bring both streets up to the proposed 
width. As discussed below in the section on ROW width standards, staff recommends 
discussion of a condition requiring further right-of-way dedication along a section of South 
Rogers Street to accommodate planned vehicle, bicycle, pedestrian, and greenscape 
facilities within the public right-of-way. The proposal shows West 1st Street, South 
Fairview Street, and South Jackson Street designed to Neighborhood Residential street 
guidance with at least 60 feet of right-of-way width. As guided by the Master Plan, the 
proposed West University Street greenway follows a modified Shared Street typology with 
a 55-foot right-of-way width. 
 
On-street parking: Per Transportation Plan guidance. Where provided, on-street parking 
shall comply with City standards. The proposal shows on-street parking on all block faces 
of new proposed streets, along with brief segments that do not include parking as 
appropriate for the layout of street and alley intersections. The proposed parking complies 
with width guidance in the Transportation Plan and complies with other City standards. 
 
Tree plot width: Per Transportation Plan, or seven feet, whichever is greater. The proposal 
shows greenscapes on both sides of South Fairview Street and South Jackson Street that 
vary from five feet, which is the minimum per the Transportation Plan, to 12 feet. Along 
the West University Street greenway, the proposal shows greenscapes within the public 
right-of-way of five to seven feet, supplemented by stormwater garden and activity zones 
up to 41 ½ feet on the adjacent greenspace lots. Greenscape facilities in the public right-
of-way of the adjacent existing streets are not shown, but will be provided by separate City 
projects for West 2nd Street and West 1st Street. The proposal provides adequate right-of-
way width to accommodate appropriate tree plot widths during those projects. The 
petitioner is requesting a waiver to allow for a minimum of five feet in width for tree plots 
on South Fairview and South Jackson Streets. 
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Sidewalk/multiuse path width: Per Transportation Plan, or eight feet, whichever is 
greater. The proposal shows six-foot-wide pedestrian zones within the public right-of-way 
along both sides of all new streets, supplemented by 15-foot-wide sidewalk/café zones on 
the greenspace lots adjacent to the West University Street greenway. Pedestrian and bicycle 
facilities in the public right-of-way of the adjacent existing streets are not shown, but will 
be provided by separate City projects for West 2nd Street and West 1st Street. The proposal 
provides adequate right-of-way width to accommodate appropriate pedestrian and bicycle 
facilities during those projects. The petitioner is requesting a waiver to allow for a 
minimum of six feet in width for pedestrian facilities on the new streets. 

 
Lot Establishment Standards: 

 
Lot area and lot width: There is no minimum lot area for lots in mixed-use and 
nonresidential zoning districts, including MM, within the TRO. The minimum lot width 
within the TRO is 35 feet. There is no maximum lot width for lots in mixed-use and 
nonresidential zoning districts within the TRO. The narrowest proposed lots are lots 19 
through 25 which have lot widths of 37 feet. All proposed lots have at least 35 feet of 
frontage on a public street. 
 
Intersection radii: Property lines corners are required to be rounded by arcs at street and 
alley intersections. The petition is requested a subdivision waiver to allow all lots to have 
right-angle corners to accommodate the goals of the development and in recognition that 
the street right-of-way designs provide adequate space for vehicle turning movements and 
sight lines. 
 
Lot shape: All lots shall be designed with a depth-to-width ratio not to exceed four to one. 
Some of the greenspace lots, such as common area [sic] 1, appear long and skinny. 
However, in the case of all of these lots the long dimension is the width along the adjacent 
street while the skinny dimension is the depth, meaning that their depth-to-width ratio is 
very small and well below the maximum of four to one. Lots 19 through 25 have depth-to-
width ratios just under four to one. All proposed lots comply with the required depth-to-
width ratio. The common area lot with a 332 foot long portion of 15 feet wide is not ideal, 
and should be converted to excess right-of-way. 
 
Lot access: All new lots in the TRO shall have frontage on a public street right-of-way, 
per TRO section 20.02.050(b)(11)(B). All proposed lots have frontage on one of the 
existing or proposed public streets. 

 
Stormwater Standards: All proposed subdivisions shall provide for the collection and 
management of all surface water drainage, and all subdivision requests shall include the submittal 
of a drainage plan to the City of Bloomington Utilities (CBU). The proposal indicates underground 
detention areas within the greenspace lots along West University Street. The petitioner submitted 
a complete drainage report to CBU on June 26, 2023. Although the proposed subdivision has not 
yet achieved CBU approval for the drainage plan, the plat provides enough area to meet the needs 
of required stormwater management facilities. 
 
Right-of-Way Standards:  
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Street Layout: The proposed new streets are laid out in an orderly and logical manner, 
provide for pedestrian and vehicular safety, and provide direct access to existing public 
streets, as required by the UDO. The proposal does not show any new street connectivity 
directly to the adjacent parcels to the west, which is required by the Transportation Plan. 
The Transportation Plan calls for a new connection, NC-45, “to create a new east-west 
connection from S Walker St to S Rogers St between E 1st St and E 2nd St” which would 
complete connectivity directly to the west of the petition site. The proposal does include 
this new connection in the form of West University Street from South Rogers Street as far 
west as South Fairview Street, but fails to carry this connection through to the west edge 
of the petition site where it would provide the opportunity for future street connection as 
far as South Walker Street. A condition to require a public right-of-way for a stub street to 
make this connection is included. 
 
ROW width: West 2nd Street is designated as the General Urban street typology in the 
Transportation Plan, requiring an 84-foot right-of-way (42 feet from centerline). The 
adjacent segment of West 2nd Street is the subject of a street redesign project by the City 
of Bloomington Engineering Department, and plans for the West 2nd Street project show 
a right-of-way width requiring more than 42 feet from centerline near the intersection with 
South Rogers Street to accommodate turn lanes and other street infrastructure. The 
proposed plat dedicates additional right-of-way width along West 2nd Street to at least 42 
feet from centerline per Transportation Plan guidance where the West Second Street project 
plans call for that much width or less, and dedicates greater width in accordance with the 
street project plans where those plan call for greater width. In this way, the proposed plat 
complies with both the Transportation Plan and the West 2nd Street project. 
 
South Rogers Street is also designated as the General Urban street typology in the 
Transportation Plan, requiring an 84-foot right-of-way (42 feet from centerline). The 
Engineering Department has drafted a conceptual street cross-section for the adjacent 
segment of South Rogers Street (included in the packet below) that accommodates desired 
vehicle, bicycle, pedestrian, and greenscape facilities within the physical constraints of the 
right-of-way. The conceptual street cross-section is narrower in the southern half of the 
segment south of the proposed West University Street, and wider in the north half north of 
West University Street. South of West University Street, 42 feet from centerline per 
Transportation Plan guidance is enough width to accommodate the conceptual cros-
section. However, north of West University Street, the conceptual cross-section shows 
facilities totaling 80 feet of width. Adding one foot on either side for access and 
maintenance, as required by the UDO, brings the total required width to 82 feet for Rogers 
Street north of West University Street. The approved secondary plat for Hopewell Phase I 
East provides only 32 feet of right-of-way width from centerline on the east side of South 
Rogers Street between West 2nd Street and West University Street. That would necessitate 
that 50 feet of ROW would need to be dedicated on the west side of South Rogers Street 
north of West University Street with this plat in order to accommodate the submitted 
conceptual cross-section. The proposed plat dedicates only an additional right-of-way 
width of 42 feet from centerline along all of South Rogers Street. Staff recommends either 
an explanation of how the cross-section will work with the limited total Rogers Street right-
of-way width or a condition requiring eight additional feet of right-of-way dedication in 
this segment, which has been included for reference below. 
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The secondary plat shall provide eight additional feet of right-of-way dedication 
along South Rogers Street between West 2nd Street and West University Street to 
bring the total right-of-way dedication in this segment to 50 feet from the 
established apparent centerline of the roadway. 

 
West 1st Street is designated as the Neighborhood Residential street typology with a 60-
foot right-of-way in the Transportation Plan. The existing right-of-way of West 1st Street 
adjacent to the petition site is 66 feet, already more than called for in the Transportation 
Plan. No new right-of-way dedication is required. The proposal maintains the existing 
right-of-way of West 1st Street. 
 
A new street grid for the former hospital site is identified in the Transportation Plan as part 
of new connection NC-45, with a Neighborhood Residential street typology and 60 feet of 
right-of-way width. The proposal dedicates 60 feet of new right-of-way width for South 
Fairview Street and South Jackson Street. As guided by the Master Plan, the proposed West 
University Street greenway follows a modified Shared Street typology with a 55-foot right-
of-way width. 
 
Street Trees: The minimum number of required street trees to be planted shall be one large 
canopy tree for every 30 feet of property that abuts a public right-of-way. The proposal 
shows symbols for compliant street trees along the proposed new streets, but does not 
provide details on species or exact locations in relation to proposed public utilities. Street 
trees along the adjacent existing streets are not shown, but will be provided by separate 
City projects for West 2nd Street and West 1st Street. The secondary plat will have to 
provide details of species, exact locations, and planting specifications for all required street 
trees, whether provided by this subdivision development or another project. 
 
Alleys: Alleys must have a minimum 20-foot-wide right-of-way and a minimum 14-foot-
wide pavement width. All alleys in the proposal show 20 feet of pavement width within 
20-foot-wide rights-of-way. Subdivision standards for the TRO require alley access for all 
lots. As discussed above, all 29 development lots are served by public alleys, but the 
petitioner is requesting a waiver to allow the five additional lots to lack alley access. One 
of those lots, common area 1, will likely be absorbed into surrounding lots and rights-of-
way when the required NC-45 is included in the plat. 
 
Three of the proposed alleys are proposed to be dead-end alleys. Dead-end alleys are not 
prohibited by the UDO, but are discouraged where avoidable. One alley on the west side 
of the site connects with South Fairview Street but dead-ends at the west property line. The 
proposal shows that this alley is to be constructed as a stub alley providing the opportunity 
for an alley connection to the west in the future. A second alley in the northeast quadrant 
connects with South Fairview Street but appears to dead-end at lot 8. In fact, however, 
drive access will continue directly into the existing parking garage on lot 8 and the parking 
garage will serve as a possible turn-around for vehicles. A third alley in the southwest 
quadrant connects with South Jackson Street but dead-ends before it reaches Rogers Street 
due to the significant grade difference between the needed alley access to the Kohr building 
redevelopment and the level of Rogers Street below. 

 
Environmental Considerations: A tree study of the larger Master Plan site was done, and no 
closed canopy areas were identified, though some specimen trees were located and will be retained 
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during redevelopment. There are no other known sensitive environmental features. 
 
Utilities: The proposal shows public water and sanitary sewer service to all lots. A utility plan 
must be approved by City of Bloomington Utilities (CBU) prior to secondary plat approval. The 
petitioner has submitted the proposed plans to CBU and is working toward approval. After 
secondary plat approval and recording, during development of lots in the subdivision, CBU 
approval will be required before any permits for development are issued for the lots in the 
subdivision. 
 
CONCLUSION: The proposed primary plat, with requested waivers and recommended 
conditions, will meet all of the requirements of the UDO. As part of the redevelopment of the area 
included in the Bloomington Hospital Site Redevelopment Master Plan, the primary plat will set 
up Hopewell West with improved public ways and new amenities, as well as create parcels that 
can be developed separately or combined. 
 
RECOMMENDATION: The Planning and Transportation Department recommends that the Plan 
Commission adopt the proposed findings, waive the application fee, waive the second hearing, and 
approve the primary plat of DP-23-23 /PLAT2023-06-0005 with all associated waivers and with 
the following conditions: 
 

1. Right-of-way vacation for the existing alleys on the petition site shall be approved by 
City of Bloomington Common Council prior to secondary plat recording. 

2. Greenspace lots intended for public use that are labeled as “common area 2” through 
“common area 5” on the primary plat shall be correctly labeled as lots on the secondary 
plat. 

3. The secondary plat shall provide public right-of-way for West University Street west of 
South Fairview Street, NC-45 in the Transportation Plan, to provide the opportunity for 
a future street connection to the west. The 332 foot long portion of the proposed common 
area 1 parcel shall be included in the Fairview Street right-of-way. The northern portion 
may need to be absorbed into Lot 2. 
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115 N 17th AVE, BEECH GROVE, IN 46107  //  317.780.1555  //  CROSSROADENGINEERS.COM 

June 5, 2023 
 
Gabriel Holbrow, AICP 
Zoning Planner 
Planning & Transportation Department 
City of Bloomington, Indiana 
 
Re:  Hopewell West Petitioner’s Statement 
 
Mr. Holbrow, 
 
Please accept this letter as the Petitioner’s Statement for the Hopewell West Subdivision 
Primary Plat submission. CrossRoad Engineers, P.C. presents this statement on behalf of 
the City of Bloomington Redevelopment Commission. The goal of this project is to 
subdivide the former Bloomington Hospital site into sellable lots. The Kohr building and 
the existing parking garage on the site will be retained.  Streets and alleys will be created 
at the direction of the Redevelopment Commission. Utility infrastructure and stormwater 
control will also be part of this project.   
 
If you have any questions or need additional information, please feel free to contact me at 
your convenience. 
 
Sincerely, 
 
 
Trent E. Newport, PE, PS 
317-780-1555 x114 
tnewport@crossroadengineers.com 
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115 N 17th AVE, BEECH GROVE, IN 46107  //  317.780.1555  //  CROSSROADENGINEERS.COM 

June 26, 2023 

Gabriel Holbrow, AICP 
Zoning Planner 
Planning & Transportation Department 
City of Bloomington, Indiana 

Re:  Hopewell West Petitioner’s Statement - Additional 

Mr. Holbrow, 

Please accept this letter as additional information to the Petitioner’s Statement for the 
Hopewell West Subdivision Primary Plat submission.  

We will be requestioning a couple subdivision waivers: 
1. All lots requiring alley access.

a. We have a dedicated easement to access the green spaces.
2. Radius lot corners.

a. We are squaring off all lots since logical intersections behind the walks
accommodates the goals of the development. All sight lines are expected to
fall inside public right-of-way.

If you have any questions or need additional information, please feel free to contact me at 
your convenience. 

Sincerely, 

Andrew J. Wolf, PE 
317-780-1555 x124
awolf@crossroadengineers.com
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HOPEWELL WEST
SUBDIVISION - PRIMARY PLAT

A PART OF THE  NORTHEAST QUARTER OF
SECTION 5, TOWNSHIP 8 NORTH, RANGE 1 WEST

MONROE COUNTY, INDIANA

PLAT DATED: June 26, 2023  JOB # 11335

OWNER/DEVELOPER:
Bloomington Hospital, Inc.
XXXX N. XXXX Road
Bloomington, IN 4740X
Phone: 812-

RECORD INFORMATION:
Bloomington Hospital, Inc.
DB 364, PG 240, INST# 2004018581,
INST# 2010019969
53-08-05-100-057.000-009,
53-08-05-100-058.000-009,
53-08-05-100-059.000-009,
53-08-05-100-119.000-009,
53-08-05-100-120.000-009,
53-08-05-100-127.000-009,
53-08-05-100-132.000-009,
53-08-05-115-012.000-009

ZONING:
Subject: MM/TRO
Adjoiners: MM, MI/TRO

S:\jobs\11300-11399\11335 HOPEWELL WEST (2ND & ROGERS, BLGTN)\DRAW\C3D\11335_PLAT.DWG

LEGEND:
ROAD CENTERLINE
LINE NOT TO SCALE
5 8" REBAR WITH CAP "BRCJ, INC 6892 IN"
IRON PIPE FOUND AS NOTED
REBAR FOUND AS NOTED
RAILROAD SPIKE FOUND AS NOTED
MAG NAIL FOUND AS NOTED
RIGHT-OF-WAY
CENTERLINE
ABOVE GROUND
BELOW GROUND
FOUND
ADDRESS

R/W

C/L

A.G.
B.G.
FD

XXXX

NOTES:
1. FIELD WORK PERFORMED MAY

3-12, 2023.
2. ALL REBAR SET ARE 5 8 INCH

WITH YELLOW PLASTIC CAP
STAMPED "BRCJ, INC 6892 IN"

3. THE BASIS OF BEARINGS ON
THIS SURVEY IS THE MONROE
COUNTY ZONE OF THE INDIANA
GEOSPACIAL  COORDINATE
SYSTEM (InGCS), NAD83 (2011).

4.  ALL LOTS, NUMBERED 1
THROUGH 8, AND ALL ALLEYS
SHOW ON THE PLAT OF ST.
CLAIR'S SUB-DIVISION OF PARTS
OF SEMINARY LOTS 37 AND 46
AND AS FOUND IN PLAT
CABINET B, ENVELOPE 9 IN THE
MONROE COUNTY RECORDER'S
OFFICE ARE HEREBY VACATED.

LEGAL DESCRIPTION
A part of Seminary Lots 37 and 46 and St. Clair’s Subdivision of parts of Seminary Lots 37 and 46 in
the City of Bloomington, Monroe County, Indiana, and more particularly described by Christopher
L. Porter, LS21200022, on May 15, 2023, as part of Bledsoe Riggert Cooper James, Inc. Job
Number 11335, as follows:

Commencing at a 3/4-inch diameter iron pipe marking the northwest corner of Seminary Lot 46;
thence along the north line of said Lot 46 SOUTH 89 degrees 39 minutes 29 seconds EAST a
distance of 66.00 feet to a 5/8-inch diameter rebar with cap and the Point of Beginning; thence
continuing along said north line SOUTH 89 degrees 20 minutes 08 seconds EAST a distance
of 794.37 feet to the northeast corner of Lot 1 of St. Clair’s Subdivision as recorded in Plat
Book 15, Page 65 in the Monroe County Recorder’s office and the west right of way line of Rogers
Street; thence along said right of way line SOUTH 00 degrees 18 minutes 59 seconds WEST a
distance of 660.66 feet to the north right of way line of First Street; thence along said right of way
line NORTH 89 degrees 26 minutes 45 seconds WEST a distance of 698.09 feet to the east line of
Deed Book 111, Page 289 in said Recorder’s office; thence along the east line of said Deed Book
NORTH 00 degrees 33 minutes 11 seconds EAST a distance of 332.00 feet; thence NORTH 89
degrees 20 minutes 08 seconds WEST a distance of 99.00 feet to the southeast corner of Deed
Book 162, Page 77; thence along the east line of said Deed Book and the east line of Instrument
Number 2004021706 NORTH 00 degrees 33 minutes 11 seconds EAST a distance of 330.00 feet to
the point of beginning, containing 11.33 acres, more or less.

This description includes the platted alleys in St. Clair’s Subdivision.  Said alleys may not have
been vacated at the time this description was prepared.

REPORT OF SURVEY
In accordance with Title 865, 1-12-1 through 1-12-30 of the Indiana Administrative Code, the following
observations and opinions are submitted regarding the various uncertainties in the locations of the lines
and corners established on this survey as a result of:

(a) Reference monuments of record
(b) Title documents of record
(c) Evidence of active lines of occupation
(d) Relative Positional Accuracy “RPA”

The Relative Positional Accuracy “RPA” (due to random errors in measurement) of this survey is within
that allowable for an Urban survey (0.07 feet (21 millimeters) plus 50 parts per million) as defined in
IAC, Title 865 (“Relative Positional Accuracy” means the value expressed in feet or meters that
represents the uncertainty due to random errors in measurements in the location of any point on a
survey relative to any other point on the same survey at the 95 percent confidence level.).

In regard to “ACTIVE LINES OF OCCUPATION”, point (c) above: ACTIVE refers to lines which are marked
by visible, obvious, well defined and maintained, man-made or placed objects, such as, but not limited
to, fences, hedges and retaining walls. The uncertainty cited for a line of occupation is general in nature
and is NOT intended to be specific for every point along the line. Therefore, portions of the occupation
line may vary from the surveyed line by a distance greater or less than uncertainty cited in this report.

This is a partial Retracement Survey and an Original Survey performed at the request of the City of
Bloomington Redevelopment Commission.

The property is currently in the name of Bloomington Hospital, Inc (Deed Book 364, Page 240,
Instrument No. 2004018581 and Instrument Number 2010019969).

The field work was performed May, 2023.

SURVEYS & PLATS OF RECORD:
1. ALTA/NSPS Land Title Survey for Indiana University Health, Inc. by Terry D. Wright, Hamilton
Designs Job Number 2018-147, dated May 25, 2018, provided by Indiana University Health, Inc.
2. Plat of Seminary Square and Lots, found in Plat Cabinet B, Envelope 5 in the Monroe County
Recorder’s office.
3. Plat of St. Claire’s Subdivision of Parts of Seminary Lots 37 and 46, found in Plat Cabinet
B, Envelope 9 in said Recorder’s office.
4. Survey of Seminary Lots 11, 12, 13, 14 and Part of Lot 10 and Part of Seminary Lot 37 by Charles
D. Graham, found recorded as Instrument Number 2021024040 in said Recorder’s Office.

MONUMENTS FOUND:
300.  A 5/8-inch diameter rebar with Bynum Fanyo Associates cap was found flush with grade.  This
monument is shown as number 500 on the Graham survey.
302.  A 5/8-inch diameter rebar with Bynum Fanyo Associates cap was found flush with grade.  This
monument is shown on the Hamilton survey as the northwest corner of Tract 6, PCL 3 per Deed Record
371, Page 479.
304.  A 5/8-inch diameter rebar with Bynum Fanyo Associates cap was found flush with grade.  This
monument is shown as number 504 on the Graham survey.
308.  A 5/8-inch diameter rebar with illegible cap was found flush with grade.  The origin of this
monument is unknown.
2821. A railroad spike was found 0.1 foot below grade.  The origin of this monument is unknown.
2822. A 5/8-inch diameter rebar was found disturbed.  This monument is shown as number 501 on
the Graham survey.
2823. A 5/8-inch diameter rebar with Bynum Fanyo Associates cap was found 0.1 foot above grade.
This monument is shown as number 502 on the Graham survey.
2834. A 3/4-inch diameter iron pipe was found flush with grade and accepted as the northwest corner
of Seminary Lot 46 per survey 1.
2835. A 5/8-inch diameter rebar with Hamilton 0124 cap was found 0.1 foot above grade and
accepted as the northwest corner of Instrument Number 2004018581 per survey 1.
2836. A 3/4-inch diameter iron pipe was found 0.2 feet above grade. This monument is shown on the
Hamilton survey as the southeast corner of Tract 6, PCL 2 per Deed Record 371, Page 478.

DEED ANALYSIS:
  No discrepancies were found when comparing the legal descriptions for the western adjoiners

with the Bloomington Hospital, Inc. descriptions.

ESTABLISHMENT OF LINES AND CORNERS:
Monument 2835 as held for the geometry shown on the Hamilton survey.  Said geometry was

then rotated to monument 2836 to establish the perimeter lines of the Bloomington Hospital, Inc.
parcels.

As a result of the above observations, it is my opinion that the uncertainties in the location of the lines
and corners established on this survey are as follows:

Due to Availability and condition of reference monuments: Up to 1.5 feet when comparing the distance
between monuments 2835 and 2836 calculated per the Hamilton survey with the measured distance.

Due to Occupation or possession lines:  No discrepancies noted.

Due to Clarity or ambiguity of the record description used and of adjoiners’ descriptions and the
relationship of the lines of the subject tract with adjoiners’ lines:  No discrepancies noted.

1351 West Tapp Road Bloomington, Indiana 47403
Phone: 812-336-8277       Email: cporter@brcjcivil.com

OWNER CERTIFICATION
Bloomington Hospital, Inc., Owner of the real estate shown and described herein, does hereby
certify, layoff, and plat (X) tracts, numbered X-X.

Rights-of-way not heretofore dedicated are hereby dedicated to Monroe County, Indiana.  In
accordance with this plat and certificate, this plat shall be known as HOPEWELL WEST Subdivision.

IN WITNESS WHEREOF, the undersigned Owner set their hand and seal this_____ day of

___________________________, 2023.

___________________________
Bloomington Hospital, Inc.

STATE OF INDIANA COUNTY OF MONROE
Before me, a Notary Public in and for said County and State, personally appeared Bloomington
Hospital, Inc., owner, who acknowledged the execution of the above referenced plat, to be their
voluntary act for the uses and purposes therein set forth.

WITNESS my hand and Notarial Seal this ____day of ______________________,2023.

________________________________
Notary Public (Signature)

________________________________
Notary Public (Printed Name)

My Commission Expires:____________________________

My County of Residence:____________________________

PLAN COMMISSION AND BOARD OF PUBLIC WORKS
Under the authority provided by Chapter 174, Acts of 1947, enacted by the General Assembly of
the State of Indiana and ordinance adopted by the Common Council of the City of Bloomington,
Indiana, this plat was given approval by the City of Bloomington as follows:

APPROVED BY THE PLAT COMMITTEE AT A MEETING HELD: ____________________, 2023

________________________________________________________________________________
Director of Planning & Transportation Department

SURVEYOR'S CERTIFICATION
This survey was executed according to survey requirements contained in Section 1 through 19 of
865 IAC 1-12.

This certification does not take into consideration additional facts that an accurate and correct
title search and/or examination might disclose.

Evidence of easements have not been located in the field and are not shown on this survey
drawing.

Subject to the above reservation, I hereby certify that the survey work performed on the project
shown hereon was performed either by me or under my direct supervision and control and that
all information shown is true and correct to the best of my knowledge and belief.

Certified this 26th day of June, 2023.

Christopher L. Porter
Professional Surveyor No. LS21200022
State of Indiana

SCALE 1"=100'

0 25 50 100

PRELIMINARY PLAT NOTE:
1. Site was an active demolition project when field work was performed. Contours are shown
based on an AutoCAD file by DLZ, provided by The City of Bloomington, and represent proposed
elevations at 1 foot intervals.

St. Clair's Sub-division
alley vacation.
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LINE 'F & J ALLEY'     HORZ. SCALE: 1"=40     VERT. SCALE: 1"=5
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HYDROLOGIC AND HYDRAULIC REPORT  

INTRODUCTION  
The City of Bloomington is planning to redevelop approximately 10 acres of the old IU 

Bloomington Hospital site into mixed-use areas and residential lots. Bloomington plans to 
reestablish the old “block” street grid system as part of this redevelopment and a new “greenway” 
street running east-west with landscape, streetscape, and multi-modal infrastructure features. 

The site is bordered on the north by 2nd Street, the east by Rogers Street, and the south by 1st 
Street. To the west, there are existing parcels owned by other entities that are remaining at this 
time. 

 
 

FLOODZONE DESIGNATION  
 Based upon a scaled interpretation of the Flood Insurance Map No. 18105C0141D for 
Monroe County, Indiana, dated August 19, 2021, with data refreshed from October 2020, the subject 
tract is not located with Zone AE (Special Flood Hazard Area inundated by 100-year flood Base Flood 
Elevations determined) or Floodway Area Zone AE. The subject tract is located within Zone X (area of 
minimal risk between 1% and 0.2% annual chance floodplains. No base flood elevations or base 
flood depths are shown within the zone. 
 
HYDROLOGIC ANALYSIS  

The Rational Method is used as the basis of analysis for hydrologic design. Analysis for this 
project examined the 2-yr, 10-yr, and 100-year rainfall return period to determine the required pre-
development and post-development runoffs for evaluation. 

The existing storm sewer on the site are demolished and all proposed storm sewer will tie 
into water quality and detention facilities as required. Ultimate outlets of the proposed system will 
outlet to existing facilities that tie into the Rogers Street storm sewer. 

The proposed storm sewer has not been designed and it is anticipated that this will be 
developed as the project develops further. The proposed system shown in our plans is preliminary in 
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nature. Inlet sizing and spacing has not been completed at this time since final planned 
infrastructure is not determined. Ultimately, at this time we cannot finalize use scenarios as the site 
is not being developed. Final approval and ultimate sizing will need to be re-evaluated as required 
by CBU. 
 
RAINFALL  

The Intensity-Duration-Frequency (IDF) rainfall data used in the Rational Method analysis 
was taken from the City of Bloomington Utilities Department (CBU Standard Detail No. 16). The time 
of concentration for pre-developed site was calculated using the TR-55 methodology by adding the 
travel times for sheet flow, shallow concentrated flow, and channel flow. A minimum Time of 
Concentration of 5 minutes was used. 
 
DETENTION REQUIREMENTS  

The goal of the City is to detain all future Hopewell West site developments within the 
Hopewell West site. It was also expressed that the use of public right-of-way was not desirable for 
underground detention. There is an existing basin with some additional capacity to the east that 
could serve as some relief if necessary. 
 
PRE-DEVELOPMENT CONDITIONS 

Since this is a redevelopment site, we followed the Monroe County Ordinance Section 761 to 
determine the detention requirements and allowable release rates based on the planned land use 
as outlined in the Master Plan for this site. The following tables indicate the applicable runoff 
coefficients and the areas associated with those surface types for pre-developed conditions. Since 
we are using Rational Method, we are instructed to use 0.2. 
 

Pre-Development Runoff Coefficient 
Surface Type Runoff Coefficient, C Area, Ac. 
Natural Condition 0.2 10.03 

 
The existing drainage map and Time of Concentration path is shown in the Appendix. The 

resulting flows based on a 5-minute Time of Concentration are as follows: 
 

Pre-Development Natural Condition Flow 
Return Period Flow Rate, cfs 

2-Yr 10.99 
10-Yr 14.94 

100-Yr 20.9 
 
POST-DEVELOPMENT CONDITIONS 

At this stage, ultimate development conditions have not been determined. As such, we are 
evaluating post-development conditions based on the ultimate plan as outlined in the Master Plan 
for the Hopewell West site. An exhibit of the site is shown below. 
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 As part of the master plan, greenspace areas, and parcel areas were determined. We know 
the total runoff area is 10.03 acres. We know that the ultimate plan will utilize pervious pavers and 
green space (utility strips) but the final layout of those features has not been determined. The 
remainder of area will be assumed to fall within Public R/W at this point and will be assumed to be 
impervious to be conservative. A breakdown and calculation for weighted coefficient for the entire 
site is tabulated below. 
 

Post-Development Runoff Coefficient 

Area (sft) 
Pervious 
Area (sft) 

Pervious 
Coeff. 

Impervious 
Area (sft) 

Impervious 
Coeff. 

Weighted 
Coeff. 

4 189124 48235 0.25 140889 0.85 0.70 
5 78164 40540 0.25 37624 0.85 0.54 
6 85462 24449 0.25 61013 0.85 0.68 
7 46073 15094 0.25 30979 0.85 0.65 
C 10951 10951 0.25 0 0.85 0.25 

ROW 27191 0 0.25 27191 0.85 0.85 
Total 436965     0.66 

Post-Development Runoff Coefficient (100-YR) 

Area (sft) 
Pervious 
Area (sft) 

Pervious 
Coeff. 

Impervious 
Area (sft) 

Impervious 
Coeff. 

Weighted 
Coeff. 

4 189124 48235 0.3125 140889 1.0625 0.87 
5 78164 40540 0.3125 37624 1.0625 0.67 
6 85462 24449 0.3125 61013 1.0625 0.85 
7 46073 15094 0.3125 30979 1.0625 0.82 
C 10951 10951 0.3125 0 1.0625 0.31 

ROW 27191 0 0.3125 27191 1.0625 1.06 

Total 436965     0.82 
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ALLOWABLE DISCHARGE RATE & REQUIRED VOLUMES  
Our Detention Storage Calculations take the allowable outflow rate from the planned 

development inflow rate to develop a required storage depth at various storm durations. The peak 
storage depth determines the required volume in acre-feet. The analysis scenarios for the 2-yr, 10-
yr, and 100-yr can be found in the appendix. Below is a summary of the peak results. 

 
Required Storage Analysis 

Return Period Peak Storage, Acre-ft 
2-Yr 0.25 

10-Yr 0.34 
100-Yr 0.74 * 1.1 = 0.82 

 
 
VOLUME CALCULATION 

The maximum required storage depth in acre-ft comes from the 100-year analysis. A 
maximum depth of 0.82 acre-ft is required. Preliminary options for detention areas are shown in the 
site plans. We have approximately 27,000 sft of available surface detention area set aside as part of 
the development shown in our plan. If we use all available area, this translates to an average depth 
of 16 inches required within the 27,000 sft of area. Underground detention could be utilized 
exclusively in this area or in combination with surface detention and falls entirely outside of public 
R/W as desired. 
 The topography of the site might require the use of staged detention basins. Detailed design 
of basins will be performed as the site furthers development. 
 
PROPOSED OUTLET STRUCTURE  

Currently, the site is planned to outlet to an existing manhole near the intersection of Rogers 
Road and University. We will work with CBU to determine capacity of this structure and if additional 
detention may be required above and beyond the prior analysis. 
 
PREPARER CONTACT INFORMATION  

Andrew J. Wolf, PE 
  CrossRoad Engineers, PC 
  115 N. 17th Avenue 
  Beech Grove, IN 46107 
  (317) 780-1555 x124 

awolf@crossroadengineers.com 
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EC16591764.56 EC1+6592764.54EC16593765.16EC16594765.14

EC16595765.18 EC1+6596765.16

EC26597765.72

EC26598765.72

EC26599766.28

EC2+6600766.40

BWAL1/FWAL16601766.02

FWAL16602766.02

FWAL16603766.00

FWAL1./BWAL1.6604766.00 BWAL1/FWAL16605765.52

FWAL16606765.52 FWAL16607765.53

FWAL1./BWAL1.6608765.53

BWAL1/FWAL16609765.02

BWAL16610765.01BWAL16611765.01

FWAL16612765.01

FWAL16613765.00FWAL1./BWAL1.6614764.99

BWAL1/FWAL16615764.56

FWAL16616764.57

FWAL16617764.68

BWAL16618764.68

FWAL16619764.68

FWAL1./BWAL1.6620764.67BWAL1/FWAL16621765.67

FWAL16622765.69

FWAL16623765.68

FWAL1./BWAL1.6624765.65

LP6625766.10

LP6626766.10

EC26627766.71

EC26628766.82

EC26629766.00

EC26630766.03 EC26631766.06

EC26632766.00EC26633766.02

EC2+6634766.03

EC16635765.43 EC16636765.43

EC16637765.44EC1+6638765.47 EC16639764.84 EC16640764.81

EC16641764.80EC1+6642764.82 EC16643764.16EC16644764.19

EC16645764.23

EC1+6646764.18EC16647763.58 EC16648763.54

EC16649763.53EC1+6650763.55 EC16651762.94 EC16652762.91

EC16653762.92

EC1+6654762.98 EC16655762.27EC16656762.32

EC16657762.27

EC1+6658762.30

BWAL1/FWAL16659765.63

FWAL16660765.63 FWAL16661765.65

FWAL1./BWAL1.6662765.65 BWAL1/FWAL16663764.65

FWAL16664764.66

FWAL16665764.67

BWAL16666764.65

FWAL16667764.58FWAL1./BWAL1.6668764.65

BWAL1/FWAL16669764.13 FWAL16670764.11

FWAL16671764.09FWAL1./BWAL1.6672764.17BWAL1/FWAL16673763.71 FWAL16674763.64

FWAL16675763.66FWAL1./BWAL1.6676763.72BWAL1/FWAL16677763.31 FWAL16678763.22

FWAL16679763.26FWAL1./BWAL1.6680763.31

BWAL1/FWAL16681762.85 FWAL16682762.79

FWAL16683762.82FWAL1./BWAL1.6684762.89

BWAL1/FWAL16685762.49 FWAL16686762.40

FWAL16687762.50FWAL1./BWAL1.6688762.58BWAL1/FWAL16689762.11 FWAL16690762.03

FWAL16691762.06FWAL1./BWAL1.6692762.09BWAL1/FWAL16693762.54 FWAL16694762.48

FWAL1.6695762.66

BWAL1.6696762.65

FWAL16709773.08

FWAL1./BWAL1.6710773.11

FWAL1/BWAL16711773.04BWAL16712772.99

FWAL1-6720775.01

BWAL1-6721775.03

FWAL1.6722775.47 BWAL1.6723775.46

EC16725766.95

EC16726766.96 EC16728767.50

EC16729767.51EC16730767.47

EC1+6731767.48

EC16732768.00

EC16733768.00 EC16734768.01

EC1+6735768.02

EC16736768.55

EC16737768.56EC16738768.54

EC1+6739768.53

EC16740769.08

EC16741769.07 EC16742769.08

EC1+6743769.08

EC16744769.60

EC16745769.59EC16746769.59

EC1+6747769.60

EC16748770.14

EC16749770.16 EC16750770.15

EC1+6751770.13

EC16752770.67EC1.6753770.67

PS1 (YELLOW)6754759.13 PS2 (YELLOW)6755759.12

PS2 (YELLOW)6756759.78

PS1 (YELLOW)6757759.79

PS1 (YELLOW)6758760.34

PS2 (YELLOW)6759760.32

PS2 (YELLOW)6760760.94PS1 (YELLOW)6761760.92

PS16763761.51

PS26764761.53

PS26765761.92PS16766761.91

WV6767760.12

WV6768761.84

WV6769761.88

MH ELECTRIC6770758.36

PS16771758.08 PS26772758.06

PS2.6773756.83PS1.6774756.86

PS16776754.95 PS26777754.95

PS26778753.98PS16779754.00

PS1-6780753.31

PS2-6781753.30

PS16783752.82 PS26784752.82

PS26785752.62PS16786752.61

PS36788752.64

LTA6789752.75

PS26790752.81

PS16791752.80

PS16792753.24 PS26793753.24

LTA6794753.30

PS36795753.21

PS3.6796754.03

PS2.6797753.83PS1.6798753.81

PS16799753.17

PS1/PS26800752.74

PS2.6801752.68

PS1/PS26802752.59

PS2.6803752.43

PS16804752.58

PS1/PS26805752.50

PS2.6806752.24

PS1/PS26807752.54

PS2.6808752.20

PS1/PS26809752.67

PS2.6810752.32

PS1/PS26811752.97

PS2.6812752.44

PS1/PS26813753.40

PS2.6814752.72

PS1/PS26815753.89

PS2.6816753.12

PS1/PS26817754.38

PS2.6818753.57

PS1/PS26819755.19

PS2.6820754.19

PS1/PS26821755.99

PS2.6822755.30

PS1./PS26824756.53

PS2.6825756.30

BC16826758.49 EA1/FC16827758.22

BW16828758.51

BW1./BC3/FC36829757.88 FC36830757.89 BC16831757.82 EA1/FC16832757.62

EA1/FC16833757.40BC16834757.46

BC16835757.14 EA1/FC16836757.09

EA1/FC16837756.80BC16838757.26

BC1-6839757.14

EA1-/FC1-6840756.54

EA1/FC16841756.47

BC16842757.10

BC1-6843757.22

EA1-/FC1-6844756.58

EA1/FC16845756.73

BC16846757.21

BC16847757.04

EA1/FC16848756.98

BC36849757.88 FC36850757.77

FC36851757.52

BC36852757.78

EC16853758.12

EC16854758.12

BC36855757.62 FC36856757.18

POLE TRAFFIC6857758.10

BRK16858757.39

BRK16859757.80

BRK16860757.99

BRK1.6861757.83

SGN (YIELD)6862757.03

SGN (STOP)6863757.22

FC36864757.42FC3./BC3./BW16865757.43

BW1-6866757.30

BW16867757.22

BW1-6868757.18

BW1./FC3/BC36869757.27

FC36870757.29

FC36871757.08

BC36872757.55

FC3.6873757.38

BC3.6874757.88

BC16875757.36

EA1/FC16876757.33BC16877757.82

BC1./EA1/FC1.6878757.77

EA1/FC1/BC16879756.05

BC16880756.46

BC16881755.96

EA1/FC1/FC36882755.61

BC3/FC16883755.61

BC3-6884755.07

EA1-/FC3-6885754.91

BC3/FW16886754.97

EA1/FC36887754.73

EA1-/FC3-6888754.21

BC3-6889754.57

BC36890754.20 EA1/FC36891753.91

FW16892754.43

FC16893755.26FC1./BC1./BW16894755.33

BW16895754.70

SGN (PED CROSSING)6896753.72

BW16897753.71 FW16898753.61 BC36899753.45 EA1/FC36900753.06

EA1/FC36901752.44BC36902752.82FW16903752.87

BW16904753.04

BW16905752.79

FW16906752.63

BC36907752.50 EA1/FC36908752.12

SGN (ADOPT A ROAD)6909752.74

EA1/FC36911751.93BC36912752.16

FW16913752.49

BW16914752.64

EA1/FC36915751.92BC36916752.35

SGN (SPEED LIMIT)6917752.71

EA1/FC36918752.22BC36919752.59

FW16920752.80BW16921752.95

BW16922753.36

FW16923753.24 BC36924753.09 EA1/FC36925752.71

EA1/FC36926753.10BC36927753.49FW16928753.65BW16929753.68

FH6930753.79

POLE SIGNAL6931753.88

MH (SIGNAL)6932754.04

POLE TRAFFIC6933754.10

EA1-/FC3-6934753.22

FW16935753.66 FW1./BC3-6936753.63

BC36937753.57

EA1/FC36938753.53

EA1-/FC3-6939753.67

BC3-6940753.67

BC36941753.88

EA1/FC36942753.80

EA1-/FC3-6943754.06

BC3-6944754.34

BC36945754.68

EA1/FC36946754.22

BW1./BC1/FC16947753.63

FC16948753.73

FC1-6949753.75

BC1-6950754.06

BC16951754.15

FC16952753.71

EC26953754.17

EC26954754.08

EC26955754.03

EC2+6956754.08

FC1-6957754.09

BC1-6958754.33

BC16959754.76

BC1./FC1./BW16960754.75

BW16961754.91

MH (COMMUNICATIONS)6963754.74

BC26964758.04EA2/FC26965757.64

EA2/FC26966757.22 BC26967757.28

BC26968757.07EA2/FC26969756.99

EA2/FC26970756.90 BC26971757.31

BC26972757.15EA2/FC26973756.75

EA2/FC26974756.60 BC26975756.72

BC2-6976756.68

EA2-/FC2-6977756.56

EA2./FC2.6978756.79

BC2.6979756.97

BWAL1/FWAL16980762.76 FWAL16981762.76

FWAL16982762.72

BWAL16983762.72

BWAL16984762.75

FWAL16985762.75

FWAL16986762.72

FWAL1./BWAL1.6987762.72

BWAL1/FWAL16988761.80

FWAL16989761.81

FWAL16990761.79

FWAL1./BWAL1.6991761.81

BWAL1/FWAL16992760.87

FWAL16993760.84

FWAL16994760.83

FWAL1./BWAL1.6995760.84

EA2/FC26996755.48

BC26997755.87

BC2-6998755.22

EA2-/FC2-6999754.77

EA2/FC27000754.51 BC27001754.81

BC27002753.72

EA2/FC27003753.35

EA2/FC27004752.46

EA2/FC2./BC2.7005752.48

EA27006752.15

EA27007752.07

EA27009752.41

EA27010752.90

EA2/FC27011753.52

BC27012753.66

BC2-7013753.69EA2-/FC2-7014753.68

EA2/FC27015753.69 BC27016753.70

BC2-7017753.79

EA2-/FC2-7018753.74

EA2/FC27019753.69

BC27020753.64

BC27021753.70

EA2./FC2.7022753.46

BC37156755.10

EA1./FC3.7157754.57

BW17159755.18

EA1/FC37160754.61

BC37161755.11

BC37162755.37

EA1/FC37163754.96

BW17164755.54

BW17165755.90

BC37166755.73

EA1/FC37167755.25

EA1./FC3.7168755.38

BC3.7169755.87

BW17170756.00

BW1-7171756.21

BW17172756.36

BW1-7173756.54

BW17174756.73

EA1/FC37176755.38

BC37177755.93

BC37178755.96

EA1/FC37179755.50

EA1/FC37180755.72

BC37181756.19

BC3-7182756.35

EA1-/FC3-7183755.88

EA1/FC37184756.08

BC37185756.55

BC37186756.98

EA1./FC3.7187756.42EA1/FC37189756.60

BC37190757.05

BW17191757.25

BW17192758.10

BC37193757.95

EA1/FC37194757.46

EA1./FC3.7195758.02EA1/FC37197758.14

BC37198758.60

BW17199758.92

BW17201759.83

BC37202759.68

EA1/FC37203759.17

EA1/FC37204760.16

BC37205760.64

BW17206760.85

EA1./FC3.7207760.46EA1/FC37208760.59

BC37209761.19

BW17211761.40

BW17212762.78

BC37213762.55

EA1/FC37214762.08

PS4 (WHITE)7274755.76

PS4 (WHITE)7275755.46

PS47283755.27

PS47284755.00

PS4.7287754.71

LP7291754.71

LP7292755.86

LP7293757.24

LP7294762.06

EL BOX7295764.34

SGN (S ROGERS ST)7296757.37

GRD7297800.42

GRD7298801.45

GRD7299801.34

GRD7300801.14

GRD7301799.77

GRD7302797.52

GRD7303794.70

GRD7304792.12

GRD7305788.94 EL BOX7356770.75

LP7357769.75

LP7358765.28

BW17360763.38

BW17361763.50

BW17362763.66

BW17363763.54

BW17364763.55

BC37365763.51

EA1/FC37366763.09

EA1/FC37367764.27

BC37368764.76

BC3-7369764.86

EA1-/FC3-7370764.42

EA1/FC37371764.52

BC37372765.01

BC37373764.84

EA1/FC37374764.64

EA1/FC37375764.78

BC37376765.09

BC37377765.28

EA1./FC3.7378764.84

EA1/FC37381765.34 BC37382765.83

BC3.7383766.47EA1./FC3.7384765.90

BW1.7385765.23

EC17386764.18

EC17387764.16EC17388764.01

EC1+7389764.05EC17390764.55

EC17391764.58 EC17392764.68

EC1+7393764.67

EC17394765.20

EC17395765.18

EC17396765.07

EC1+7397765.07EC17398765.54

EC17399765.79

EC17400765.87

EC1+7401765.69

BRK1 (BUS STOP)7402763.94

BRK1 (BUS STOP)7403763.39 BRK1 (BUS STOP)7404762.92

BRK1+ (BUS STOP)7405763.91

HDR17406763.61

HDR1.7407765.72

HDR17408765.61

HDR1.7409763.56

SGN (BUS STOP)7410763.90

SGN (DO NOT ENTER)7411768.37

BC37412768.37 EA1/FC37413767.83

EA1-/FC3-7414767.47

BC3-7415767.96

BC3/BW17416767.74

EA1/FC37417767.28

EA1/FC37418767.25

BC37419767.74

BC37420767.46

EA1/FC37421767.26

EA1/FC37422767.20

BC37423767.44

BC37424767.68

EA1/FC37425767.21

EA1-/FC3-7426767.32

BC3-7427767.81

BC37428767.97

EA1/FC37429767.47

BW17430768.22

BW17431769.42

BW1-7432770.29

BW17433771.54

BW17434772.04

EA1/FC37435768.81

BC37436769.26

BC3-7437769.57

EA1-/FC3-7438769.10

EA1/FC37439769.30

BC37440769.75

BC37441769.57

EA1/FC37442769.36

EA1/FC37443769.47

BC37444769.78

BC37445770.03

EA1/FC37446769.54

EA1./FC3.7447769.66

BC37448770.08

BC37449770.34

EA1/FC37452770.54 BC37453770.84

BC3-7454771.53EA1-/FC3-7455771.04

EA1./FC3.7456771.66

BC3./BW1.7457772.13

BC37458772.54 EA1/FC37459772.06

EA1-/FC3-7460772.00

BC3-7461772.46

BC37462772.43

EA1/FC37463772.03

EA1-/FC3-7464772.13

BC3-7465772.61

BC37466772.85

EA1/FC37467772.37

EA1/FC37468773.50

BC3/FW17469773.98

BW17470772.56

BW1-7471772.72

BW17472772.85

BW17473774.01

BW17474776.40

FW17475776.32

FW17476778.15

BW17477778.26

LP7478775.77

EC2./BRK17486778.34BRK1/FL17487778.22BRK1./EC27488778.66FW17502779.59

BW17503779.69BW17504780.81

BC1./FW17505780.66FC3./FW17506780.66FC3/FW17507781.33BC3/FW17508781.33

BW17509781.46

FW17516783.23

BW17517783.16

BW17518784.88

FW17519784.94

BC3./EA1./FC3./FW1.7527786.90

BW1.7528786.82

BW1/FW1/BC17529788.62 EA1/FC17530788.52

EA1/FC17531788.18

BC1/FW17532788.24LP7542788.62

LP7544782.34

WTR5.8008789.32

WTR3.8017775.16

WTR3.8023769.45

WTR48059754.28

WTR48060753.32

WTR48061752.75

WTR38065754.25

WTR38066753.62

FH/WTR3.8067753.87

WTR48068752.58

WTR48069753.86

WTR48070755.56

WTR4/WTR28071756.26

WTR2.8072757.18

WTR48073757.53

WTR48074759.67

WTR48075761.11

WTR48076761.95

WV/WTR48077761.94

WV/WTR48078761.85

WTR48079760.91

WTR4/WTR28080760.03 WV/WTR28081760.17

WTR2.8082760.26

WTR4/WTR28083759.84

WTR28084760.06 WV/WTR28085760.11 WM/WTR2.8086759.68

WTR48087758.72

UFO18183753.73UFO28184753.71

UFO28185752.81 UFO18186752.82

UFO18187752.51UFO28188752.47

UFO28189752.04

UFO18190752.13

UFO18191752.32UFO28192752.35

UFO28193753.68 UFO18194753.72

UFO28195754.69

UFO18196754.77

UFO18197755.18

UFO18198756.47

UFO28199755.89

UFO28200757.36

UFO18201757.90

FORSR8202758.06

UFO18203758.57

UFO28204757.59

UFO28205759.42

UFO18206760.29

UFO18207761.68

UFO28208761.20

UFO18209762.81

UFO28210761.72

UFO18211761.10

UFO28212761.24

UFO18213761.74

UFO28214760.57

UFO28215758.66

UFO28216758.50

UFO28217758.03

GAS28223759.46

GAS18257791.85

GAS18258790.30

GAS1/GAS28259789.26GAS18262788.25

GAS18263786.90

GAS1/GAS28265786.07

GAS18268784.82
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Pre-Development Summary
Tc = 15 min
C = .20
A = 10.03 acres
2-YR Flow = 10.99 cfs
10-YR Flow = 14.94 cfs
100-YR Flow = 20.9 cfs
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Chapter 761/Page 125 
Amended 12/3/10 

TABLE AG-4 
 

Typical Values of Manning's n 
                                                                                                                      

Material 
 

Closed Conduits 
Concrete 

Vitrified Clay 
Brick 

Cast Iron 

 Manning's n 
 
 
0.013 
0.013 
0.015 
0.013 

 Desirable Maximum 
Velocities 

 
15.f.p.s. 
15 f.p.s. 
15 f.p.s. 
15 f.p.s. 

 
Circular Corrugated Metal Pipe, Annular Corrugations, 2 2/3 x 2 in. 

Unpaved 
25% Paved 
50% Paved 
100% Paved 

 0.024 
0.021 
0.018 
0.013 

 7 f.p.s. 
7 f.p.s. 
7 f.p.s. 
7 f.p.s. 

     
Circular Metal Pipe, Helical, 2 2/3 x 2 in. Unpaved Corrugations 

12" 
18" 
24" 
36" 
48" 

60" or larger 

 0.011 
0.013 
0.015 
0.018 
0.020 
0.021 

  

     
Corrugated Polyethylene 

Smooth Interior Pipe 
 0.012  15 f.p.s. 

 
Concrete Culverts  0.013   

Open Channels 
Concrete Trowel Finish 

Concrete, Broom or Float  
Finish 

  
0.013 
 
0.015 

  

Gunite 
Riprap Placed 

Riprap Dumped 
Gabion 

New Earth (Uniform, Sodded,  
Clay) 

Existing Earth (Fairly Uniform With 
Some Weeds) 

Dense Growth of Weeds 
Dense Weeds and Brush 

Swale With Grass 

 0.018 
0.030 
0.035 
0.028 
 
0.025 
 
 
0.030 
0.040 
0.040 
0.035 
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Project:

Designer: AJW Date:

Str. No.: Pre-Development
Sheet Flow

1. Surface Description grass concrete

2. Manning's Roughness Coeff., (n) 0.025 0.013

3. Flow Length, (L) **total L<= 100 ft 70.00 ft. 30.00 ft. ft.

4. Two-yr 24-hr Rainfall, (P2) 3.07 in. 3.07 in. in.

5. Land Slope, (s) 0.1020 ft./ft. 0.0200 ft./ft. ft./ft.

6. Travel Time, (Tt) 0.016 hr + 0.009 hr + 0.000 hr
(Tt = [0.007(nL)^0.8]/[P2^0.5*s^0.4])

Shallow Concentrated Flow

7. Surface Description paved paved
(paved or unpaved)

8. Flow Length, (L) 460.00 ft. 310.00 ft. ft.

9. Watercourse Slope, (s) 0.0430 ft./ft. 0.0800 ft./ft. ft./ft.

10. Average Velocity, (V) 3.399 ft./s 4.637 ft./s 0.000 ft./s Watershed or
(Vp = 20.683(s)^0.5) Subarea Tc or Tt =
(Vup = 16.393(s)^0.5) 0.081 hr

or
11. Travel Time, (Tt) 0.038 hr + 0.019 hr + 0.000 hr 4.84 min

(Tt = L/3600V)

Channel Flow (

12. Cross Sectional Flow Area, (a) ft.^2 ft.^2 ft.^2

13. Wetted Perimeter, Pw ft. ft. ft.

14. Hydraulic Radius, (r) #DIV/0! ft. #DIV/0! ft. #DIV/0! ft.
( r = a/Pw)

15. Channel Slope, (s) ft./ft. ft./ft. ft./ft.

16. Manning's Roughness Coeff., (n)

17. Velocity, (V) #DIV/0! ft./s #DIV/0! ft./s #DIV/0! ft./s
(V = [1.486*r^(2/3)*s^(1/2)]/n)

18. Flow Length, (L) ft. ft. ft.

19. Travel Time, (Tt) 0.000 hr + 0.000 hr + 0.000 hr

TIME OF CONCENTRATION or TRAVEL TIME WORKSHEET
Hopewell West

6/26/2023
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DETENTION STORAGE CALCULATIONS

Project: Hopewell West

Designer: AJW Date: 06/26/23

Release Rate Return Period 2 yrs Design Return Period 2 yrs

Watershed Area, (AU) 10.03 acres Watershed Area, (AD) 10.03 acres
(Undeveloped Watershed) (Developed Watershed)

Time of Concentration 5.00 min. Developed Runoff 0.66
(Undeveloped Watershed) Coefficient, (CD)

Rainfall Intensity, (iU) 5.48 in./hr

Undeveloped Runoff 0.20
Coefficient, (CU)

Undeveloped Runoff Rate, (O) 10.99 cfs
(O = CU*iU*AU)

Storm Rainfall Inflow Outflow Storage Required
Duration Intensity Rate Rate Rate Storage

td id I(td) = O = I(td)-O [I(td)-O]*td/12
(CD*id*AD) (CU*iU*AU)

(hrs) (in./hr) (cfs) (cfs) (cfs) (acre-ft)
0.08 5.48 36.28 10.99 25.28 0.17
0.17 4.28 28.33 10.99 17.34 0.25
0.25 3.49 23.10 10.99 12.11 0.25
0.50 2.34 15.49 10.99 4.50 0.19
1.00 1.43 9.47 10.99 -1.53 -0.13
2.00 0.84 5.56 10.99 -5.43 -0.91
3.00 0.59 3.91 10.99 -7.09 -1.77
6.00 0.36 2.38 10.99 -8.61 -4.30

12.00 0.21 1.39 10.99 -9.60 -9.60
24.00 0.13 0.86 10.99 -10.13 -20.26
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DETENTION STORAGE CALCULATIONS

Project: Hopewell West

Designer: AJW Date: 06/26/23

Release Rate Return Period 10 yrs Design Return Period 10 yrs

Watershed Area, (AU) 10.03 acres Watershed Area, (AD) 10.03 acres
(Undeveloped Watershed) (Developed Watershed)

Time of Concentration 5.00 min. Developed Runoff 0.66
(Undeveloped Watershed) Coefficient, (CD)

Rainfall Intensity, (iU) 7.45 in./hr

Undeveloped Runoff 0.20
Coefficient, (CU)

Undeveloped Runoff Rate, (O) 14.94 cfs
(O = CU*iU*AU)

Storm Rainfall Inflow Outflow Storage Required
Duration Intensity Rate Rate Rate Storage

td id I(td) = O = I(td)-O [I(td)-O]*td/12
(CD*id*AD) (CU*iU*AU)

(hrs) (in./hr) (cfs) (cfs) (cfs) (acre-ft)
0.08 7.45 49.32 14.94 34.37 0.23
0.17 5.75 38.06 14.94 23.12 0.33
0.25 4.72 31.25 14.94 16.30 0.34
0.50 3.28 21.71 14.94 6.77 0.28
1.00 2.08 13.77 14.94 -1.18 -0.10
2.00 1.23 8.14 14.94 -6.80 -1.13
3.00 0.88 5.83 14.94 -9.12 -2.28
6.00 0.53 3.51 14.94 -11.44 -5.72

12.00 0.31 2.05 14.94 -12.89 -12.89
24.00 0.18 1.19 14.94 -13.75 -27.51
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DETENTION STORAGE CALCULATIONS

Project: Hopewell West

Designer: AJW Date: 06/26/23

Release Rate Return Period 100 yrs Design Return Period 100 yrs

Watershed Area, (AU) 10.03 acres Watershed Area, (AD) 10.03 acres
(Undeveloped Watershed) (Developed Watershed)

Time of Concentration 5.00 min. Developed Runoff 0.82
(Undeveloped Watershed) Coefficient, (CD)

Rainfall Intensity, (iU) 10.42 in./hr

Undeveloped Runoff 0.20
Coefficient, (CU)

Undeveloped Runoff Rate, (O) 20.90 cfs
(O = CU*iU*AU)

Storm Rainfall Inflow Outflow Storage Required
Duration Intensity Rate Rate Rate Storage

td id I(td) = O = I(td)-O [I(td)-O]*td/12
(CD*id*AD) (CU*iU*AU)

(hrs) (in./hr) (cfs) (cfs) (cfs) (acre-ft)
0.08 10.42 85.70 20.90 64.80 0.43
0.17 7.84 64.48 20.90 43.58 0.62
0.25 6.49 53.38 20.90 32.48 0.68
0.50 4.69 38.57 20.90 17.67 0.74
1.00 3.13 25.74 20.90 4.84 0.40
2.00 1.91 15.71 20.90 -5.19 -0.87
3.00 1.39 11.43 20.90 -9.47 -2.37
6.00 0.85 6.99 20.90 -13.91 -6.96

12.00 0.47 3.87 20.90 -17.04 -17.04
24.00 0.28 2.30 20.90 -18.60 -37.20
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